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Executive Summary

methodology has been undertaken in accordance with 

the guidance set out in the following Historic England 

publications:

• Historic Environment Good Practice Advice 
Note 1: The Historic Environment in Local 
Plans;

• Historic Environment Good Practice Advice 
Note 2: Managing Significance in Decision 
taking in the Historic Environment;

• Historic Environment Good Practice Advice 
Note 3: The Setting of Heritage Assets;

• Historic England Advice Note 3: The Historic 
Environment and Site Allocations in Local 
Plans;

• Historic England guidance on preservation in 
situ; and,

• Conservation Principles, Policies and 

Guidance. 

Broadly, the Study has adapted the approach 

recommended under Historic England’s Good Practice 

Note 3, undertaking a series of steps that apply 

proportionately to the complexity of each Site:

• Step 1: Identify which heritage assets and 
their settings are affected;

• Step 2: Assess the degree to which 
these settings make a contribution to the 
significance of the heritage asset(s) or allow 
significance to be appreciated

• Step 3: Assess the effects of the proposed 
allocation, whether beneficial or harmful, 
on that significance or on the ability to 
appreciate it;

• Step 4: Explore ways to maximise 
enhancement and avoid or minimise harm; 
and,

• Step 5: Make and document the decision 

and monitor outcomes

Whilst acknowledging the Council’s specified Sites, the 

team’s initial assessment included researching a wider 

area for each Site, in order to understand its underlying 

characteristics and relationships with other parts of the 

borough,including the Council’s own aspirations. This 

is included in the assessment of each site.

In September 2019, Northampton Borough Council 

commissioned Iceni Project’s Built Heritage & 

Townscape Team to undertake a Heritage Impact 

Assessment for four specific areas, allocated within 

the Council’s draft submission Local Plan as potential 

development Sites.

Northampton Borough Council has recently 

undertaken public consultation on the Proposed 

Submission version of the Northampton Local Plan Part 

2. This attracted representations on some sites with 

heritage sensitivity. 

Following advice from Historic England, the Authority 

has commissioned this Heritage Impact Assessment 

as an evidence base, in line with guidance including 

Historic England Advice Note 3, in four areas of 

Northampton:

• Area 1 – to cover the area including sites 
0167, 0288, 0333, 0818, 0931 and 1010;

• Area 2 – to cover the area including sites 
0174, 0932, 0933 and 1139; 

• Area 3 - to cover the area including sites 0598 
and 1113; and,

• Area 4: to cover 1098.

The outputs of this study will support the evidence 

base for further consultation on the Northampton Local 

Plan Part 2 prior to submission to the Secretary of State. 

Specifically, it this study provides:

• Assessment of designated and non-
designated heritage assets, their significance 
and setting, including archaeology within 
and around the areas 1, 2, 3 & 4.

• Holistic assessment of the Site in terms of 
siting, use, reuse, disuse and interrelation, 
integrated with a landscape approach.

• Highlight probable impact of the proposed 
allocations on the heritage assets and 
principles to consider in terms of further 

development of proposals. 

The methodology used for the Study is compliant with 

the National Planning Policy Framework, in particular, 

regarding the assessment of harm or impact. The 
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medium sensitivity. Views of the spire of Holy Sepulchre 

Church and the civic buildings on Upper Mounts is 

considered to be of value and need to be considered 

accordingly. 

Area 4

Area four is located to the south west of Great 

Houghton Village, part of which is within Great 

Houghton Conservation Area. There are a number of 

listed buildings within the designated Area.  It is located 

between Great Houghton village and Brackmills 

Industrial Estate. The allocated Site comprises 

agricultural land and borders onto designated 

woodland area to the north west which creates a 

buffer zone from Brackmills Employment Area. Great 

Houghton Village conservation area is characterised 

by well maintained small-scale residential properties 

located on the historic linear settlement. 

Given the large extent of the Site, there is opportunity 

to provide a well considered small-scaled residential 

scheme which incorporates open space and public 

realm to create a desirable place to live. Whilst there 

are some constraints to the Site, specifically to the 

north east towards the designated heritage assets and 

with regard to important views towards Nene Valley, 

careful masterplanning could provide the a residential 

extension.  

It is important to note that although, the above 

paragraphs and the assessment suggest some 

design considerations, it does not make specific 

recommendations for action. The aim is to inform 

processes of spatial planning and regeneration through 

an understanding of the significance of heritage assets; 

and how the sites contribute to it.

The four areas considered are those that the Council 

considers most sensitive to heritage assets and will 

be an evidence base for the Local Plan. However, the 

Study has no formal status as a policy document, i.e. a 

Supplementary Planning Document (SPD).

Additionally, the Study is not intended as a fully 

inclusive detailed survey of each of the asset and 

further assessments such as building fabric appraisals 

and archaeological studies may be required where 

relevant.

together, and for a comprehensive development to be 

procured as a complete masterplan which capitalises 

on its sustainable location near a rail network, and its 

proximity to the town centre.

Area 2

Area two concentrates around the Norman monastic 

abbey of Delapre, and the War of Roses that occurred 

in 1460 around its grounds. There are two sites south 

of River Nene which already have extant planning 

permission for development. Another Site at the 

entrance to Ransome Road, is a derelict site sitting within 

two storey terraces. These three sites are of low heritage 

sensitivity and therefore the development potential 

is high, but should consider the townscape context 

accordingly. The Ransome Road Site is immediately 

north of the Abbey and west of the Battlefield. Whilst 

only part of the Site falls within the Registered Battlefield, 

it has been stipulated that it could have been the area 

where the Lancastarian encampments were laid. There 

is evidence of a medieval nunnery on the southern 

part of the Site. As such, it is sensitive although the 

sensitivity is highest to the east and south, and much 

lower to the west. Any new development should also 

take into account the Conservation Management Plan 

for the Battlefield.

Area 3

Area three lies within the centre of Northampton’s 

historic market town and contains LAA0598 Car Park, 

Victoria Street; and LAA1113 Greyfriars. This is the 

third phase of the borough’s historic development 

and includes several highly graded listed buildings. 

However this part of the town has undergone major 

changes in the post-war era with substantially large 

developments, some of which are now derelict and 

contribute poorly to the townscape of the area. In 

addition, it is dominated by car parks, making no 

contribution to the historic market town. The setting 

of these Sites is fundamentally characterised by an 

urban town centre, encompassing a mixed use, varying 

building types, styles, scales, and forms. 

Although the Sites within Area 3 are derelict and detract 

from the setting of the heritage assets, their visual 

relationship means that the area is considered to be of 

the development capacities of the allocated sites.

It should be noted that evaluating a Site’s capacity for 

development is a complex issue requiring professional 

judgment about all relevant policy considerations and 

designations. Even if there is some impact on a heritage 

asset, these will always need to be balanced against 

deliverable planning benefits as per relevant local and 

national policies.

In addition, it should not necessarily be assumed that 

the capacity assessment applies consistently across 

the entire land parcel. For example, it could be possible 

for a certain scale/ type of development, where carefully 

sited, well-designed and with suitable mitigation, to be 

accommodated in a land parcel assessed as having an 

overall low or moderate capacity to the development 

scenario.

Area 1

The overall townscape character of Area One and its 

immediate setting is varied, reflective of the mixed use 

nature of the area including industrial and commercial 

buildings. The topography of the Area ascends from 

west to east allowing views looking down towards the 

Area from the town centre. The sites have separate 

origins, each with their own set of complexities. Area 

one centres around the Saxon Palace Complex and 

the ruins of the Norman Castle. Both these sites are 

scheduled ancient monuments. Additionally, several 

listed structures are concentrated around the ancient 

monuments, providing a narrative of the two phases of 

Northampton’s history.

The Allocated Sites LAA0333 and LAA0288 have a 

varying level of heritage sensitivity, it being higher 

closest to the designated ancient monument, and 

lower further away from it. In addition to the heritage 

assets, the open space around Victoria Park and along 

River Nene should be considered when considering 

development. 

To the south of Area One are LAA0818 St Peter’s Way; 

LAA0931 Sites in Green Street; LAA1010 Land at St 

Peter’s Way, Court Road, Freeschool Street; LAA0167 

Tanner Street. These sites concentrate around the 

Saxon Palace Complex. The four allocated sites form a 

cluster, and it is advised for the Sites to be considered 

Before embarking on field survey work, preparatory 

desk-based studies were undertaken to collate and 

analyse available information about the Study Areas. 

As the starting point, an initial review of the following 

existing documents was undertaken:

• Northampton Urban Fringe Landscape 
Character & Sensitivity Study, November 
2018;

• Northamptonshire Historic Landscape 
Character Information;

• A Character Assessment & Tall Buildings 
Strategy for Northampton’s Central Area 
(2010);

• Northampton Urban Design Appraisal (2016);

• Conservation Area Appraisals, various;

• Delapré Abbey Conservation Plan (2006);

• Northampton Central Area Action Plan 
(2013);

• Northampton Local Plan 1997, Saved 
Policies (2015);

• Northampton Local Plan Part 2 - Submission 
Draft Consultation (2019);

• Battle of Northampton, Conservation 
Management Plan SPD (2014); and,

• West Northamptonshire Joint Core Strategy 
Local Plan (Part 1) (2014)

Professional judgement has been used in determining 

the significance of heritage assets, taking into account 

the existing Historic England guidance ‘Conservation  

Principles’ (2008, which promotes a values-based 

system), as well as ICOMOS’ guidance on ‘Heritage 

Impact Assessments’ (2011), which broadly defines 

value categories as ‘very high’, ‘high’, ‘medium’, ‘low’ 

and ‘negligible’ (2011, Appendix 3A).

In order to establish the heritage sensitivity, the 

heritage value (as per Conservation Principles) of each 

asset was assessed against its visibility in context in a 

matrix. The resultant heritage sensitivity was assessed 

against the heritage values in another matrix to assess 

the development capacity of the Sites. This helped in 

establishing a structured framework within which the 

heritage sensitivities could be assessed to determine 
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Overall townscape sensitivity and development capacity table

Allocated Site Heritage Assets considered

Value of 
heritage 
asset

Sensitivity of the 
Site in relation to 
the heritage assets

Recommended development 
capacity

Mitigation and 
enhancements

Northampton Castle and precincts (Scheduled
Ancient Monument) High High

Postern gate and walls on Black Lion Hill (Grade II) High High

Doddridge United Reform Church (Grade II) Medium Medium
Black Lion Inn (Grade II) Medium Medium

3, Black Lion Hill (Grade II) Medium Medium

Cromwell House (Grade II*) High Medium
The Church of St Peter (Grade I) Exceptional Medium

Saxon Palace Complex High Low
Northampton Castle and precincts (Scheduled
Ancient Monument) High Very high

Postern gate and walls on Black Lion Hill (Grade II) High High

Black Lion Inn (Grade II) Medium Medium

3, Black Lion Hill (Grade II) Medium Medium

Cromwell House (Grade II*) High Medium

The Church of St Peter (Grade I) High High

Saxon Palace Complex (Scheduled Ancient Monument) High Low
All Saints Conservation Area High Medium

Saxon Palace Complex (Scheduled Ancient Monument) High Very low

All Saints School (Grade II) Medium Low

Baptist Church (Grade II) Medium Very Low

All Saints Conservation Area High Medium
Northampton Castle and precincts (Scheduled
Ancient Monument) High Low

Postern gate and walls on Black Lion Hill (Grade II) High Low

Black Lion Inn (Grade II) Medium Medium

3, Black Lion Hill (Grade II) Medium Medium

Cromwell House (Grade II*) High Medium

The Church of St Peter (Grade I) Exceptional High

Church of the Holy Sepulchre (Grade I) Exceptional Low
Warehouse building (locally listed) Low Medium

Saxon Palace Complex (Scheduled Ancient Monument) High Low
All Saints School (Grade II) Medium Medium

Baptist Church (Grade II) Medium Very Low

All Saints Conservation Area High Very low
Northampton Castle and precincts (Scheduled
Ancient Monument) High Low

Postern gate and walls on Black Lion Hill (Grade II) High Medium

Black Lion Inn (Grade II) Medium Medium

3, Black Lion Hill (Grade II) Medium Medium

Cromwell House (Grade II*) High Medium

The Church of St Peter (Grade I) Exceptional High

Church of the Holy Sepulchre (Grade I) Exceptional Low
Warehouse building (locally listed) Low Low

Saxon Palace Complex (Scheduled Ancient Monument) High Very high

All Saints School (Grade II) Medium High

Baptist Church (Grade II) Medium Low

All Saints Conservation Area High Medium
Northampton Castle and precincts (Scheduled
Ancient Monument) High Low

Postern gate and walls on Black Lion Hill (Grade II) High Low

Black Lion Inn (Grade II) Medium Medium

3, Black Lion Hill (Grade II) Medium Medium

Cromwell House (Grade II*) High High

The Church of St Peter (Grade I) Exceptional High

Church of the Holy Sepulchre (Grade I) Exceptional Low

Warehouse building (locally listed) Low Low

AR
EA

 1

Based on the sensitivity, the site could 
accommodate medium to high density 
development, taking into 
consideration the reuse/conversion of 
the warehouse building. Development 
within the immediate vicinity of the 
locally listed building should be 
carefully considered in terms of scale

Based on the sensitivity, the potential 
development capacity of the Site is 
very low closest to the Scheduled 
Monument, low within its immediate 
proximity and the around Postern 
Gate; and medium to the northern 
part beyond the railway station

LAA0333 (Rail 
freight)

LAA0288 (Station Car 
Park)

Based on the sensitivity, the potential 
development capacity of the Site is 
medium to the southern part and high 
to the northern part.

Scope to improve connectivity with 
the town centre; open up St 
Andrew's Road to increase urban 
permeability and open up views to 
heritage assets where possible

Public realm improvements directly 
within the precinct of the 
monument and the postern gate; 
better connection with the Saxon 
complex and St Peter's Church, 
creating a heritage node at the 
intersection. Development on 
these sites should only be after 
appropriate archaeological 
investigation and a strategy of 
mitigation

1010 Land at St 
Peter's Way, Court 
Road and Freeschool 
Street

This site has a very high sensitivity 
owing to its close proximity to the 
Saxon Palace complex; Cromwell 
House and Church of St Peter's. 
However some development could be 
achieved following careful assessment 
of the archaeological implications. To 
the south, the site has medium 
sensitivity and any development 
should consider the sensitivity of the 
local context. 

Improvement of public realm 
around the ancient monument 
could be achieved alongside 
interpretation boards etc to better 
reveal its significance. 

Conversion of the locally listed 
building has the opportunity to 
enhance it and provide with a 
sustainable long term future. 

The two sites have low sensitivity 
towards most of the heritage assets 
owing to their low intervisibility and 
contextual relationship with the 
assets. As such the potential for 
development is high. However, site 
context and important views of the 
listed assets to the north should be 
taken into consideration.

There is potential to create framed 
views of the Church of St Peter's, to 
better reveal its significance. 
Additionally improvement of public 
realm around the ancient 
monument could be achieved 
alongside interpretation boards etc 
to better reveal its significance. 

0931 Sites in Green 
Street & 0167 Tanner 
Street

0818 St Peter’s Way

Allocated Site Heritage Assets considered

Value of 
heritage 
asset

Sensitivity of the 
Site in relation to 
the heritage assets

Recommended development 
capacity

Mitigation and 
enhancements

Battle of Northampton 1460 (Battlefield) High High

Delapre Abbey (Grade II*) High Medium
Billiard Room at Delapre Abbey (Grade II) Medium Medium

Game Larder at Delapre Abbey (Grade II) Medium Medium
Delapre Abbey (Grade II*) High Medium
Stable Block at Delapre Abbey (Grade II) Medium Medium
Coach House at Delapre Abbey (Grade II) Medium Medium
Park House (Grade II) Medium Medium

Woman with a Fish Statue (Grade II) Medium Medium

Garden Wall and Gate House at Delapre Abbey (Grade II) Medium Medium

Former Midland Railway Locomotive Shed (Grade II) Medium Medium

Former Railway Depot Granary (Grade II) Medium Medium

Delapre Park Conservation Area Medium Medium
Non‐designated buried archaeology High High

Latimer and Crick Warehouse (Locally Listed) Low Very low

South Bridge (Locally Listed) Low Very low

Former Railway Depot Granary (Grade II) medium Low

Battle of Northampton 1460 (Battlefield) High Low

Latimer and Crick Warehouse (Locally Listed) Low Low

South Bridge (Locally Listed) Low Low

Former Railway Depot Granary (Grade II) Medium Low

Boot and Shoe Quarter Conservation Area Medium Medium
Holy Sepulchre Conservation Area Medium Medium
Mounts Baths (Grade II) Medium Medium
Church of the Holy Sepulchre (Grade I) High High
55 and 57 Sheep Street (Grade II) Medium Medium
49‐53 Sheep Street (Grade II) Medium Medium
56A and 56B Sheep Street (Grade II) Medium Medium
47 Sheep Street (Grade II) Medium Medium
41 and 43 Sheep Street (Grade II) Medium Medium
54 Sheep Street (Grade II) Medium Medium
50A, 52, and 52A Sheep Street (Grade II) Medium Medium
44 Sheep Street (Grade II) Medium Medium
18, 18A, 20, 20A, and 22 Sheep Street (Grade II) Medium Medium
Regent House (Grade II) Medium Medium
Quaker Meeting House (Grade II) Medium Low
Northampton Combined Crown and County Courts 
(Locally Listed) Low Medium
Northampton Fire Station (Locally Listed) Low Medium
Northampton Magistrates Court and Police Station 
(Locally Listed) Low Medium
Non‐designated archaeological remains of the 13th 
Century Carmelite Friary Medium Medium

Boot and Shoe Quarter Conservation Area Medium Medium
Holy Sepulchre Conservation Area Medium Medium
Mounts Baths (Grade II) Medium Medium
Church of the Holy Sepulchre (Grade I) High Medium
55 and 57 Sheep Street (Grade II) Medium High
49‐53 Sheep Street (Grade II) Medium High
56A and 56B Sheep Street (Grade II) Medium High
47 Sheep Street (Grade II) Medium High
41 and 43 Sheep Street (Grade II) Medium High
54 Sheep Street (Grade II) Medium High
50A, 52, and 52A Sheep Street (Grade II) Medium High
44 Sheep Street (Grade II) Medium High
18, 18A, 20, 20A, and 22 Sheep Street (Grade II) Medium High
Quaker Meeting House (Grade II) Medium Medium
Northampton Combined Crown and County Courts 
(Locally Listed) Low Medium
Northampton Fire Station (Locally Listed) Low Low
Northampton Magistrates Court and Police Station 
(Locally Listed) Low Low
Non‐designated archaeological remains of the 13th 
Century Fransiscan Friary Medium Medium

Archaeological potential High Medium

Great Houghton Conservation Area Medium Medium

20‐22 The Green (Grade II) Medium Low

Sunnybank (Grade II) Medium Low
Great Houghton House (grade II*) and associated listed 
outbuildings and boundary wall High Low

AR
EA

 2
AR

EA
 3

AR
EA

 4

LAA 0174 Ransome 
Road Gateway

Based on the sensitivity, the potential 
development capacity of the Site is 
high. However, given the low rise 
townscape context, the site should is 
suitable for low to mid rise 
development.

LAA0198 The Green 
Great Houghton

Site is considered to have medium 
sensitivity within its northern and 
central portions closest to the 
conservation area, and high/medium 
sensitivity within its south‐western 
portion due to the potential of 
possible prehistoric, Saxon and Roman 
remains.

As a gateway site into Ransome 
Road, leading to the Battlefield, it 
has the potential to become a 
wayfinder with high quality 
architecture. 

LAA 0932 
Southbridge Site 1 & 
LAA 0933 
Southbridge Site 2

Based on the sensitivity, the potential 
development capacity of the Site is 
high. 

LAA1138 Ransome 
Road

Although, not part of the designated 
Battlefield, the Site's potential 
archaeological impact would need to 
be considered prior to any form of 
development. As such the sensitivity 
of the Site is considered to be high. 
The sensitivity towards the east is low 
to very low. Given the immediate 
townscape context, this part of the 
Site could accommodate high density, 
low to mid rise development. 

There is potential to create a new 
link across the site between 
Delapre Abbey and the battlefield 
and by undertaking archaeological 
investigations to better reveal the 
significance of the site. 
Improvement could also be 
achieved close to the lake with 
public realm and increased 
connectivity.

Opportunity to create a gateway 
into the historic village of Great 
Houghton. Archaeological 
investigation prior to development 
will need to be considered to 
establish the extent of any remains 
with the possibility of a subsequent 
programme of archaeological 
mitigation.

LAA0598 Car Park 
Victoria Street

The Site is considered to have medium 
sensitivity towards the surrounding 
heritage assets. Particular attention 
ought to be given to the views of Holy 
Sepulchre Church and the Civic 
buildings, alongside potential buried 
archaeological evidence. Based on the 
sensitivity, the Site could 
accommodate medium density 
development with carefully 
considered contextual architecture.

There is potential to enhance the 
significance of the Civic buildings 
and the Holy Sepulchre Church by 
creating framed views. An 
archaeological desk based 
assessment that takes a more in 
depth look at the investigations in 
the area, followed by further, 
targeted, archaeological test 
trenches would help understand 
the extent and character of the 
surviving archaeological assets.

LAA1113 Greyfriars

The Site is considered to have medium 
sensitivity towards the surrounding 
heritage assets. Particular attention 
ought to be given to the setting of the 
listed buildings along Sheep Street 
including creating of new views, 
alongside potential buried 
archaeological evidence. Based on the 
sensitivity, the Site could 
accommodate medium to high density 
development with carefully 
considered architecture, including 
suitably located taller buildings in the 
middle of the Site.

Potential to create new urban form 
and integrate with the existing 
multi‐storey car park. An 
archaeological desk based 
assessment that takes a more in 
depth look at the investigations in 
the area, followed by further, 
targeted, archaeological test 
trenches would help understand 
the extent and character of the 
surviving archaeological assets.
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Background

1.1 Northampton is the County Town of 
Northamptonshire and is the area’s main 
employment, retail and cultural centre, 
particularly since its designation as a New 
Town in 1965 when it absorbed several 
surrounding villages. It is located centrally 
in Northamptonshire, covering an area of 
approximately 80 square kilometres. 

1.2 The borough is bordered by Daventry District 
to the north and west, South Northamptonshire 
District to the south west and south and 
Wellingborough Borough to the east. There is no 
Green Belt in Northampton or its neighbouring 
authorities. 

1.3 Historically recognised for its shoe and leather 
industry, Northampton developed as a market 
town on the valley slopes to the north of the 
River Nene. As the town grew, the Market Square 
became the focus of trade and commerce. Much 
of the historic centre remains within the ring 
road, which roughly follows the old town walls.

Topography & Hydrology

1.4 Northampton is located within a shallow “bowl” 
adjacent to the River Nene. It is surrounded by 
higher land, which rings the town, including 
Glassthorpe Hill (141m above sea level) to the 
west, Coneybury Hill (approximately 120m above 
sea level) and the Pitsford Ridge (approximately 
125m above sea level). Within the town, there 
are three main areas of higher ground. These 
are to the south of the Nene Valley, the eastern 
edge of the town and the area around the former 
University campus towards the northern edge of 
the town.

1.5 Northampton is also located at the confluence 
of the River Nene and its tributary the Brampton 
Nene, which flows south into the Nene from 
Pitsford Reservoir. Smaller streams also influence 
the topography and hydrology of the town, 
including Dallington brook and the Wootton 
Stream, which flows into the Nene from the 
south. The Billing Brook, Ecton Brook and Sywell 
Bottom flow south into the Nene on the eastern 
side of the town.

Geology

1.6 Northampton is located on the edge of the band 
of Oolitic limestone, which runs north-south 
through England. It lies at the junction of several 
types of limestone and the adjacent clay, which 
creates a complex geology for the area. The 
most well known of the Oolitic limestones are 
the “Northampton sands and Ironstones” which 
have a distinctive golden-brown colour and are 
often seen in local buildings. The valley of the 
River Nene has accumulated deep sedimentary 
deposits of sand and gravel which have been 
quarried in recent years.

Population

1.7 The population of Northampton was recorded in 
2017 at just over 225,000, making it the largest 
town in England. Its population has grown 
substantially since it became a New Town in 
1968, from 133,673 in 1971, to 212,500 people 
in 2011. It is anticipated that the population of 
the town will continue to grow to approximately 
240,000 by 2026.

Town Centre

1.8 Northampton Town Centre is a regional 
shopping centre and remains the main retail and 
services centre within Northamptonshire.

1.9 The Central Area, incorporating the town centre, 
its adjoining areas and parts of the Waterside 
Enterprise Zone, have experienced some key 
changes in recent years. These include the 
consolidation and relocation of the University 
of Northampton to its new premises (now 
known as Waterside Campus) in Bedford Road, 
the development of the University’s student 
accommodation in St John’s Street, the opening 
of a new bus station in the town centre, the 
development of a new railway station building 
and the development of a new Premier Inn hotel 
in St John’s Terrace. Also of significance is the 
University of Northampton’s Innovation Centre, 
located close to the railway station, offering 42 
flexible office units, a cafe and conference space.

1 | Introduction
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Heritage Context

1.10 Northampton has a range of heritage assets, 
including over 500 listed buildings (such as 
Delapre Abbey, the Guildhall, County Hall and 
All Saints Church) and 21 conservation areas. 
In addition, there is also a Registered Battlefield 
within Northampton’s boundary, located partly 
within the grounds of the Barnes Meadow Local 
Nature Reserve and Delapre Abbey Park. There 
are 7 scheduled monuments in the Borough.

1.11 Other heritage sites of interest includes 
the remains of Northampton Castle which 
can be found close and within the grounds 
of Northampton Railway Station and the 
Ironstone Heritage Centre, which is home to 
the Northamptonshire Ironstone Railway Trust. 
The latter is based within the grounds of the 
Hunsbury Hill Country Park

1.12 The Central Area itself retains a considerable 
amount of its historical character, including 
much of its medieval street pattern and important 
listed buildings, which reflects the town’s 
strong heritage legacy. The six designated 
Conservation Areas (St Giles, Holy Sepulchre, 
All Saints, Derngate, Billing Road and Boot & 
Shoe Quarter) enable the Council to protect and 
enhance the architectural heritage and character 
of the area. There are 210 Grade I, II* and II listed 
buildings and 3 Scheduled Monuments.

1.13 Additionally, other buildings have been identified 
of being local architectural and historic value and 
are classified as Locally Listed Buildings. Also, 
the consecrated burial ground of the Sisters of 
Notre Dame off Abington Street, is considered to 
be of historic value.

1.14 During the 1960s and 70s, some of the rich 
historic features were damaged through 
redevelopment and highway widening 
schemes. In some areas, this has resulted in the 
creation of a disjointed environment in which the 
car dominates to the detriment of the townscape 
as well as the pedestrians and cyclists. As a result 
there is an over-dominance of car parking areas 
within the town centre.

Landscape Context 

1.15 In terms of landscape, Northampton currently 
has over 1,600 ha of parks, open spaces and 
other green areas. Together with the River Nene, 
these natural and man made corridors provide 
valuable natural and historic assets which are 
of great important for sustaining and enhancing 
biodiversity. In addition, parts of Northampton 
also accommodate the Upper Nene Valley 
Gravel Pits Special Protection Area and six Local 
Nature Reserves. 

1.16 There are many different types of green areas 
within Northampton and its surroundings.  
Strategic Green space includes Country Parks, 
Woodlands and there are three Country Parks, 
at Hunsbury Hill, Wootton Brook and Foxfield 
(Grange Park). 

1.17 Other Strategic Green space includes open 
spaces within the urban area (such as University 
Recreation Grounds, Delapre Abbey Grounds, 
and Abington Abbey grounds). There are also 
several areas of Other Strategic Green spaces 
outside the urban area, including Althorpe Park, 
Overstone Hall and Courteenhall. There are 
six Local Nature Reserves, plus Wildlife Trust 
Reserves. 

Transport & Movement

1.18 Northampton is served by one modern 
and central railway station, which is on the 
Northampton loop of the West Coast Main Line. 
The station was redeveloped and opened in 
2015 to accommodate increasing passenger 
demand. It is located within 10 minutes’ walk of 
the town centre and is served by West Midlands 
Train services to both London and Birmingham 
New Street. It also has access to Birmingham 
International Airport, London Luton Airport and 
East Midlands Airport.

1.19 The Borough also benefits from a range of 
key strategic highway network connections 
including three junctions of the M1 (Junctions 15, 
15A and 16). The A43 links to the M40 Motorway 
linking Oxford and the south of England.

1.20 Northampton accommodates around 10,000 
car parking spaces which are formed of over 20 
private and public surface and multi storey car 
parking facilities.

Figure 2.1 Sheep Street, date unknown Figure 2.3 Delapre Abbey

Figure 2.2 Painting of the battle of Northampton Figure 2.4 1850s sketch of the Sepulchre Church

Figure 2.5 Northampton Town Hall
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Use

1.35 The Study and the individual assessments will 
be used as a basis for developing specific site 
policies and guidelines that will help protect, 
enhance and improve the character and 
appearance of heritage assets, whilst delivering 
the Council’s growth aspirations. By having 
in place a strong evidence of the heritage 
significance and probable impact,  positive 
decisions can be made with more certainty and 
confidence

1.36 This would assist in the production of important 
planning and management documents 
including Regional Spatial Strategies and 
Plans, Local Development Frameworks and 
Documents including Site Specific Allocations 
and Area Action Plans, Design Guides, and 
Concept Plans and also inform planning and 
design at all scales. 

1.37 The use of the study will differ for each audience, 
however, the principal users would be:

• Planning policy - as an evidence base 
for Local Plan documents and assisting 
planners producing proactive and positive 
plans that deliver growth whilst protecting 
and enhancing the relevant heritage assets.

• Development management - as a resource 
and evidence base in pre-application 
meetings, assessing design and access 
statements and helping to appreciate the 
heritage context surrounding the allocated 
site.

• Applicants - as a resource to help them 
prepare design and access statements 
and to understand the heritage context of 
an area and opportunities that may need 
investigation.

• Public - as an educational resource and 
baseline from which to understand and 
analyse their local area. It may be useful 
to help the local community assess future 
planning applications.

Project Scope

1.28 The Historic Impact Assessment would be 
an evidence document, showcasing the 
significance of the designated and non-
designated assets within the areas. 

1.29 Although, the assessment has suggested some 
design considerations, it does not make specific 
recommendations for action. This Study is not a 
design guide. Instead, the Study aims to inform 
processes of spatial planning and regeneration 
through an understanding of the significance of 
heritage assets; and how the sites contribute to 
it. 

1.30 Its scope is limited to the four allocated sites, 
which the Council consider most sensitive 
to heritage assets. It has no formal status as a 
policy document, i.e. a Supplementary Planning 
Document (SPD).

1.31 Additionally, the Study is not intended as a fully-
inclusive detailed survey of each of the asset 
and further assessments such as building fabric 
appraisals and archaeological studies may be 
required where relevant. 

1.32 In addition to heritage and archaeology, the 
Study has taken into consideration the landscape 
and townscape setting of the sites. However, 
the scope of these considerations should not 
be considered exhaustive. Any development 
on these sites should consider in detail all other 
planning designations that are relevant. 

1.33 Iceni Projects have worked closely with 
Council’s policy team, sharing information and 
scopes of work, to ensure close alignment of the 
understanding of Northampton.

1.34 The assessment has been undertaken in 
accordance with the most up to date guidance 
and methodologies by Historic England.

1.23 Following advice from Historic England, the 
Authority has commissioned Iceni Projects to 
undertake heritage impact assessments, on 
a proportionate basis, in line with guidance 
including Historic England Advice Note 3, in 
three areas of Northampton:

• Area 1 – to cover the area including sites 
0167, 0288, 0333, 0818, 0931 and 1010;

• Area 2 – to cover the area including sites 
0174, 0932, 0933 and 1139; and

• Area 3 - to cover the area including sites 0598 
and 1113.

• Area 4: to cover 1098.

1.24 The outputs of this study will support the 
evidence base for further consultation on 
the Northampton Local Plan Part 2 prior to 
submission to the Secretary of State. 

1.25 The purpose of this study is to provide: 

• Assessment of  designated and non-
designated heritage assets, their significance 
and setting, including archaeology within 
and around the areas 1, 2, 3 & 4. 

• Holistic assessment of the Site in terms of 
siting, use, reuse, disuse and interrelation, 
integrated with a landscape approach.

• Highlight probable impact of the proposed 
allocations on the heritage assets and 
principles to consider in terms of further 
development of proposals.

1.26 The document also explains the nature of 
the harm and provides recommendations for 
how harm can be minimised. Even where no 
harm is cause, the study recommends ways to 
better reveal the significance of the relevant 
heritage assets. Where harm is unavoidable, 
the it recommends potential for mitigation and 
opportunities to enhance heritage assets to 
better reveal their significance. 

1.27 Where relevant, these have been illustrated on 
maps showing levels of sensitivity across the 
site. 

Purpose of the Study

1.21 Northampton Borough Council has recently 
undertaken public consultation on the Proposed 
Submission version of the Northampton Local 
Plan Part 2. The emerging draft Plan contains 
heritage policies and a number of proposed 
allocations close to important heritage assets 
including: 

• the site of the Battle of Northampton 1460, 
which is a Registered Battlefield; 

• the Scheduled Ancient Monuments 
of Northampton Castle, Saxon Palace 
Complex and Medieval Deposits (Central 
Northampton);

• various listed buildings; 

• Conservation areas; 

• locally listed buildings; and

• other non-designated assets including 
archaeological remains 

1.22 The recent consultation has attracted 
representations to the heritage policies and 
allocations including the proposed allocation 
of sites in Tanner Street (0167), Ransome Road 
(1139), Ransome Road Gateway (0174), Railway 
Station Car Park (0288), Railway Station Car Park 
(Railfreight)  (0333), St Peter’s Way (0818), Green 
Street (0931), land in St Peter’s Way / Court Way 
/ Freeschool Street (1010) and Greyfriars (1113).   
Also in the vicinity of those sites are Southbridge 
Site 1 (0932), Southbridge Site 2 (0933), and Car 
Park, Victoria Street (0598).
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Introduction

2.1 The methodology used for the Study is compliant 
with the National Planning Policy Framework, in 
particular, regarding the assessment of harm or 
impact. The methodology has been undertaken 
in accordance with the guidance set out in the 
following Historic England publications:

•  Historic Environment Good Practice Advice 
Note 1: The Historic Environment in Local 
Plans; 

• Historic Environment Good Practice Advice 
Note 2: Managing Significance in Decision-
taking in the Historic Environment;

• Historic Environment Good Practice Advice 
Note 3: The Setting of Heritage Assets 

• Historic England Advice Note 3: The Historic 
Environment and Site Allocations in Local 
Plans;

• Historic England guidance on preservation in 
situ; and, 

• Conservation Principles, Policies and 
Guidance. 

2.2 In order to fully investigate and understand the 
opportunities and constraints for the Sites, the 
consultant team has:

• Researched the history of Northampton;

• Considered policy and guidance related to 
development in Northampton, as already set 
out in their plans;

• Visited the four areas to understand their 
physical context and relationship with 
surrounding areas;

• Identified designated and non-designated 
heritage assets within and around those sites, 
and sought to understand their significance 
and any contribution to their setting;

• Highlighted key considerations including 
townscape and landscape concerns for 
further assessment.

2 | Methodology

Understanding Northampton

Researching history of Northampton

2.3 Researching the history of a place is part 
of understanding the existing context, how 
development occurred over time, what forces 
drove development and what urban forms arose. 
The team made a concerted effort to access 
appropriate archives, records, documents 
and online sources to fully understand the 
history of the town. This was fundamental in 
understanding the evolution of the town and its 
historic and communal values. The findings are 
set out in the relevant sections of the Study. 

2.4 Whilst acknowledging the Council’s specified 
Sites, the team’s initial assessment included 
researching a wider area for each Site, in order 
to understand its underlying characteristics and 
relationships with other parts of the borough, 
including the Council’s own aspirations. This is 
included in the assessment of each site.

Considering policy and guidance

2.5 Understanding the planning policy context 
and related guidance is an important element 
in identifying the opportunities and constraints 
affecting any site. The consultancy team has 
taken into account national and local planning 
policy and guidance, in particular that relating 
to townscape, landscape, urban design, views, 
heritage assets, and supplementary guidance 
related to the four sites. 

Field Surveys

2.6 Understanding the sites and their surroundings 
in their existing state was a crucial part of the 
assessment. All the heritage assets referred 
to in this study were visited. However, it has 
not always been possible to gain access to 
individual heritage assets, especially those in 
private ownership. Some assessments of setting 
are therefore made based on publicly accessible 
views and desktop study.

2.7 The physical characteristics of the sites; 
their contribution to the wider public realm, 
to permeability, legibility and the image of 
Northampton was recorded and discussed. 
This included the identification of both positive 
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and negative elements. The character of the 
townscape, its topography and building form, 
was also considered in the various areas within 
the wider Northampton. The identification and 
appraisal of townscape elements were recorded 
on maps and photographs.

Site assessments and identification of heritage 
assets

2.8 Heritage assets were identified initially through 
online resources. Historical research and 
site visits, including consideration of online 
resources such as listed building descriptions 
and conservation area appraisals, allowed an 
understanding of the significance of heritage 
assets and the contribution of setting toward 
the significance, in accordance with the 
National Planning Policy Framework (NPPF) and 
guidance by Historic England. 

2.9 As there is a large number of listed buildings in 
the surrounding area, only those buildings in the 
immediate vicinity were assessed individually. 
Other heritage receptors which could potentially 
be affected by future development have been 
considered according to their location in relation 
to the sites.

2.10 The identification and assessment of significance 
of relevant heritage assets has been informed 
by Historic England’s published guidance, 
including:

• ‘Historic Environment, Good Practice Advice 
in Planning Note 2: Managing Significance in 
Decision-Taking in the Historic Environment 
(2015)’, 

• ‘Historic Environment Good Practice Advice 
in Planning Note 3: The Setting of Heritage 
Assets, Second Edition’ (December 2017); 
and,

• ‘Conservation Principles, Policies and 
Guidance for the Sustainable Management 
of the Historic Environment (2008)’. 

2.11 The significance of the assets has been 
undertaken in accordance with Historic 
England’s best-practice guidance document 
Conservation Principles, Policies, and Guidance 
(2008). Broadly, this proposes the use of four key 

heritage values – evidential, historical, aesthetic, 
and communal – in assessing what makes a 
place and its wider context special. 

2.12 The four values are defined summarily as follows: 

• Evidential value derives from the potential of 
a place to yield evidence about past human 
activity.

• Historical value derives from the ways in 
which past people, events and aspects 
of life can be connected through a place 
to the present. It tends to be illustrative or 
associative.

• Aesthetic value derives from the ways in 
which people draw sensory and intellectual 
stimulation from a place.

• Communal value derives from the meanings 
of a place for the people who relate to it, or for 
whom it figures in their collective experience 
or memory. Communal values are closely 
bound up with historical (particularly 
associative) and aesthetic values but tend to 
have additional and specific aspects. 

2.13 DCMS’s ‘Principles of Selection for Listing 
Buildings (2010)’ which outlines statutory criteria 
when assessing whether a building is of special 
architectural or historic interest has also been 
taken into account.

2.14 Professional judgement has been used in 
determining the significance of heritage assets, 
taking into account the existing Historic England 
guidance ‘Conservation Principles’ (2008, which 
promotes a values-based system), as well as the  
NPPF. The contribution that the setting makes to 
this significance was also assessed as part of the 
baseline for each asset. This combines steps 1 
and 2 of HEAN3 and GPA3.

2.15 An overall heritage value for each asset was then 
assigned against the criteria contained in Figure 
2.6. 

2.16 The report follows Historic England’s staged 
approach to proportionate decision-taking, as 
outlined in the 2017 Good Practice Advice in 
Planning Note 3.

Value Criteria Examples 
Exceptional Building/site/area of 

international significance. 
Likely to be World Heritage Sites, Areas of Natural Beauty and 
National Parks. Often listed Buildings Grade I and II* and their 
settings, Scheduled Monuments with upstanding remains, 
registered Historic Parks and Gardens Grade I and II* and their 
settings. 

High Building/site/area of national 
significance. 

May be Listed Buildings Grade I and II* and their settings, 
Scheduled Monuments with upstanding remains, registered 
Historic Parks and Gardens Grade I and II* and their settings 

Medium Building/site/area of national 
significance. 

Often Listed Buildings Grade II and their settings, Conservation 
Areas and their settings, Scheduled Monuments without 
upstanding remains, and registered Historic Parks and Gardens 
Grade II and their settings 

Low Buildings/sites/areas of 
national and/or regional 
significance, or local assets of 
particular significance  

Areas and their settings, Scheduled Monuments without 
upstanding remains, registered Historic Parks and Gardens Grade II 
and their settings, and buildings of local interest 

Very Low Buildings/sites/areas with 
some evidence of significance 
but in an incoherent or 
eroded form of local interest 
and generally with no 
statutory protection.  

Often buildings of local interest and dispersed elements of 
townscape merit. Assets may be so badly damaged that too little 
remains to justify inclusion into a higher grade 

 Figure 2.6 Assessment of significance and heritage value

• Step 1: Identify which heritage assets and 
their settings are affected; and, 

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

• Step 3: Assess the effect of the proposed 
allocation on the significance of the asset.

• Step 4: Assess the options for mitigation in 
order to maximise the enhancement and 
minimise harm.

Potential Effects

2.17 Potential heritage impacts resulting from the 
allocation include direct effects on assets, such 
as physical changes to listed buildings or below 
ground archaeology, and also indirect impacts 
that may result in changes to an asset’s setting 
and significance, such as changes to setting.

2.18 Given the location of the Sites, there would 
be some assets that may have direct physical 
changes. In other cases, the changes are indirect 

such as the impact on their setting. As noted 
above, setting may contribute to the significance 
of a heritage asset; therefore, changes to an 
asset’s setting have the potential to have an 
effect on its significance.

2.19 Within each allocated area, heritage assets 
are identified and the potential effects of 
development on them were assessed. Heritage 
assets outside each area that whose settings are 
most likely to be affected by development were 
also identified and potential impacts on them 
assessed. These may change depending on the 
form and nature of any development that might 
come forward in these areas.

2.20 This assessment follows the broad criteria set 
out in step 4 of HEAN3, including

• Location and siting of development e.g. 
proximity, extent, position, topography, 
relationship, understanding, key views;

• Form and appearance of development e.g. 
prominence, scale and massing, materials, 
movement;
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Figure 2.7 Impact and Capacity assessment

• Other effects of development e.g. noise, 
odour, vibration, lighting, changes to general 
character, access and use, landscape, 
context, permanence, cumulative impact, 
ownership, viability and communal use;

• Secondary effects e.g. increased traffic 
movement through historic town centres as 
a result of new development.

2.21 Following assessment, a level of sensitivity 
was assigned to each area. It is important to 
note that the sensitivity differs within each Site 
and has been indicated accordingly as per  
professional judgement. The criteria for these 
levels of sensitivity is set out in Figure 2.7. These 
sensitivities reflect the capacity of the area to 
accept development with regard to the setting 
and significance of heritage assets.

2.22 At the end of each area assessment, some 
design principles have been suggested. These 
are effectively equivalent to Step 4 of the GPA 
Note 3, and suggest possible mitigation and 
enhancement opportunities. These principles 
are particularly in respect to heritage assets 
and do not consider other factors such as 
transport, parking, amenity etc. For the purposes 
of this assessment, sites evaluated as having 
capacity to accommodate a particular type of 
development are considered on the following 
siting, design and mitigation principles:

• New development’s siting, design and 
landscaping responds to the identified 
heritage assets, their special interest and 
special qualities that contributes to its setting. 

• New development avoids adverse impacts 
on the setting of sensitive heritage assets and 
significant views.

• The use of appropriate building and 
hard/soft landscaping materials that are 
complementary and contextual to local 
vernacular design.

• Use of materials with appropriate finishes and 
colours that create a sense of distinctiveness 
and enhance the setting of the particular 
heritage assets.

• Where appropriate, landscaping is designed 
to create a strong sense of enclosure, 
frame views, provide screening and soften 
impact of built development, that links with 
existing townscape features to create a 
cohesive urban design to help integrate new 
development. 

• Where opportunities exist, the enhancement 
of assets by better revealing their significance; 
or restoring those that are in degraded 
condition, using opportunities to integrate 
them with wider public realm.

Limitations to the Methodology

2.23 It should be noted that evaluating a Site’s 
capacity for development is a complex issue 
requiring professional judgment about all 
relevant policy considerations and designations. 
Even if there is some impact on a heritage assets, 
these will always need to be balanced against 
deliverable planning benefits as per relevant 
local and national policies.  

2.24 In addition, it should not necessarily be 
assumed that the capacity assessment applies 
consistently across the entire land parcel. For 
example, it could be possible for a certain scale/
type of development, where carefully sited, 
well-designed and with suitable mitigation, to 
be accommodated in a land parcel assessed as 
having an overall low or moderate capacity to 
the development scenario. 

2.25 Conversely, in a parcel assessed as having 
an overall high capacity for the development 
scenario, it could be possible that the capacity 
is lower in parts of the parcel due to site-specific 
constraints. 

2.26 While the Study provides an indication of the 
relative sensitivity of the sites within the 4 study 
areas to development, and their relative capacity, 
care should be taken not to interpret the results 
as a definitive statement on the suitability 
of a specific site/location to accommodate 
a particular type or scale of development. 
The findings of the Study would need to be 
supplemented by detailed studies at a site-
specific level.

Sensitivity Area Characteristics Examples 
Very High • Area likely to contain highly graded assets and/or important 

historic landscape features; 
• These highly graded assets and/or important landscapes are 

an important defining feature of the area; 
• Area may have a high concentration of heritage assets; and 
• Assets have little or no capacity to accept major change to 

their surroundings without substantial harm to their 
significance. 

• Area is unlikely to be able to 
accommodate new development without 
substantial harm to heritage assets and/or 
historic landscapes; and  

• Development is likely to result in the total 
loss of, or major alteration to, key 
elements, features, or characteristics of 
the baseline. 

High • Area likely to contain some highly graded assets and/or 
important historic landscapes; 

• Some assets and/or important landscapes may be an 
important defining feature of the area; 

• Area may also contain less highly graded assets; 
• Area may have moderate concentrations of assets or more 

widely spaced assets;  
• Assets have a limited capacity to accept to change to their 

surroundings without harm to their significance.  

• Area has a limited capacity to 
accommodate new development without 
harm to heritage assets and/or historic 
landscapes; 

• Development is likely to result in 
significant change to key elements, 
features, or characteristics of the baseline; 
and 

• Careful planning of development may be 
able to mitigate some harm to heritage 
assets. 

Medium • May contain less highly graded assets or a mix of grades; 
• Assets may be well spaced or few in number;  
• Historic landscapes are likely to be of only moderate or low 

significance; 
• Assets may be well contained within their settings and so able 

to accommodate change in the wider area; and  
• Assets have some capacity to accept change within their 

setting without substantial harm to their significance. 

• Area has some capacity to accept change 
to the setting of heritage assets; and 

• Development may not result in significant 
change to key elements, important 
features, or main characteristics of the 
baseline if harmful effects are mitigated 
through good design. 

Low • Probably contains mainly low graded assets; 
• May contain relatively few heritage assets;  
• Unlikely to contain highly graded assets;  
• Historic landscapes are not likely to be significant;  
• Assets likely to be well contained within their own settings; 

and/or  
• The existing setting of heritage assets may be already altered; 

and  
• Assets have the capacity to accept change to their setting 

without substantial harm to their significance. 

• Area has a good capacity to 
accept change to the setting of 
heritage assets; and 

• Development may result in 
some limited change to the 
setting of heritage assets, but 
this is likely to cause less than 
substantial harm to their 
significance.  

Very Low • Area contains very few heritage assets or heritage assets of 
very low value (e.g. locally designed assets);  

• Historic landscapes are not significant;  
• The existing setting of heritage assets may already be very 

altered or degraded; and 
• Assets have a high capacity to accept change to their settings 

without harm to their significance. 

• Area has a high capacity to accommodate 
change through new development without 
harm to the significance of heritage assets; 
and  

• Change to the setting of heritage assets 
through development is not likely to result 
in harm to their significance. 
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Overview

3.1 Northampton was founded in Anglo-Saxon 
times. Coming up the River Nene from The 
Wash, the invaders could travel no further as the 
valley became much narrower providing a good 
crossing point. A small hillock, now the site of St 
Peter’s Church and well above the flood level, 
was chosen as a place of the settlement, and a 
village called Ham-Tune (home village) arose.  
The prefix “North” was added later to distinguish 
it from other towns called Hampton, and most 
prominently Southampton. 

3.2 The Domesday Book refers to the town as 
Northantone ‘growing rapidly’ after the Norman 
Conquest in 1086. A powerful Baron, Simon 
de Senlis, fortified the town with massive stone 
walls and a great castle. He also founded the 
Church of the Holy Sepulchre and St Andrew’s 
priory, and rebuilt All Saints’ Church. His son 
added Delapre Abbey and St Giles Church. 

3.3 Northampton’s central position in the country 
gave it a special significance in medieval times. 
It was halfway between Winchester, the old 
capital of Wessex and York, the chief town of 
Northumbria. It was not too far from London and 
was better placed than the latter for the King to 
deal with rebellion. 

3.4 The Castle became an occasional royal 
residence from the reign of King Henry I in 1130 
until that of King Richard II. King John regularly 
stayed at the castle and moved The Treasury 
there in 1205. 32 Parliaments were held at the 
castle on a number of occasions and in 1170 
it became the location of the trial of Thomas 
Becket. The last of the parliaments was held in 
1380. In 1189, Richard I granted Northampton its 
first charter. 

3.5 Significant damage was inflicted on 
Northampton by the First Barons’ War in 1215. 
The barons besieged Northampton Castle in 
protest at King John’s oppression of his subjects, 
and in retaliation, royalist forces destroyed a 
large part of the town. 

3.6 Markets and fairs were a key element in the 
town’s economy in medieval times. The Market 
Square came to prominence in 1235 when King 
Henry III ordered that the selling of goods in the 
churchyard of All Saint’s should be relocated 
to the Market Square. Surviving street names, 

including Drapery, Sheep Street, Horse Market, 
Marefair, Mercer’s Row, Tanner Street and 
Gold and Silver Streets, show the flourishing 
trades and markets that grew in the town; 
making Northampton a trading centre for the 
surrounding villages. From this point, it remained 
a small market town until the 19th Century.

3.7 In 1460, the War of the Roses was fought in the 
fields of Delapre Abbey. The Yorkists defeated 
the Lancastrians and King Henry VI was taken 
prisoner. In 1484, the Mayor declared that 
Northampton was “in great desolation and 
ruin”. The dissolution of the monasteries in 1538 
led to further destruction of what remained 
of the medieval town. Northampton was also 
severely affected by Plague between March 
and September 1638 when a seventh of the 
population died.

3.8 After the restoration of King Charles II in 1660, 
he took revenge on the town by ordering the 
destruction of its walls and partial demolition of 
its castle in 1662, in retaliation for not supporting 
his father and his cavaliers. The town centre 
was further destroyed by the Great Fire of 
Northampton in 1675, which consumed three-
quarters of the town centre in 24 hours.

3.9 By the end of the 18th Century, Northampton had 
become a major centre of footwear and leather 
manufacture. The first railway to be built was 
the Northampton and Peterborough Railway, a 
branch from the main London and Birmingham 
Railway, which opened in 1845 along with the 
town’s first railway station, Bridge Street station. 
Castle station opened in 1859 on the site of part 
of the historic Northampton Castle, and later St. 
John’s Street station in 1872. 

3.10 Development bolstered again after World War 
II and the landscape of Northampton changed 
dramatically. Key changes which lead to this 
change include the M1 motorway opening 
to the south-west of the town in 1959, and in 
1968, Northampton’s designation as a New 
Town. Both these events and the rail link helped 
Northampton’s growth as a commuter town 
for London, and in response, the Northampton 
Development Corporation (NDC) was set up 
in 1968 to substantially redevelop the town in 
partnership with the local council.

3 | Historic Context
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3.16 To the west of this building, the extreme east 
end of a further stone structure has been located 
under St. Peter’s Church. This was thought to be 
a precursor of the present church, contemporary 
with the large stone hall. Other aspects of the 
Saxon settlement which have been observed 
include five mechanical mortar mixers and four 
orientated burials near present day Gregory 
Street. This site lays 15 metres south of the site 
of St. Gregory’s Church, which was first recorded 
in the 12th Century, but the early dedication and 
the presence of the graves suggest that there 
may have been a church or chapel on the site 
contemporary with the large stone hall. 

3.17 For its time, the stone hall is considered to be 
without parallel in England although similar 
buildings presumably existed at major royal 
centres, but with considerable medieval and 
later disturbance, no other such examples 
survive or have been located. 

3.18 Following Danish invasion, the central area of 
the town was turned into a stronghold called 
a burh and became the base for one of the 
Danish armies in 850. A ditch was dug around 
the settlement and it was fortified with earth 
ramparts. Towards the end of the 9th century the 
palace fell into disrepair and was destroyed and 
the walls were subsequently robbed. Having 
conquered Mercia (a kingdom of Anglo-Saxon 
Heptarchy), the Danes turned the settlement into 
a centre for military and administrative purposes, 
during the thirty years of their undisturbed 
occupation from 877–912. By 918 it had an Earl 
and an army dependent upon it, whose territory 
extended to the Welland. 

3.19 The settlement was recovered by Edward the 
Elder the same year, and in 940, it successfully 
resisted the invading forces of Danish opposition 
in Northumbria. As in the case of other Danish 
towns, the military centre seems to have rapidly 
become a trading centre and was described as a 
port by 1010. The same year the settlement was 
burned by Thorkil’s Danes and again pillaged 
by Edwin’s and Morcar’s forces in 1065. Despite 
this, the Domesday Book records ‘Northantone’ 
as possessing 316 houses with a population 
of 2000 people in 1086, ranking it between 
Warwick and Leicester in size.

Early History

3.11 Present-day Northampton is the latest in a series 
of settlements that began in the Bronze Age. 
Remains found in the Briar Hill district show 
evidence of a Neolithic encampment within a 
large circular earthwork where local farmers 
assembled for tribal ceremonies and seasonal 
events from approximately 3500 BC to 2000 BC.

3.12 During the British Iron Age, the settlement was 
centred at the hill fort of Hunsbury Hill, 3km 
south-west of the centre of Northampton. It is 
probable that defences were built between 
the 7th and 4th Centuries BC. The deep ditch 
excavated and a wooden rampart have survived.

3.13 In the Roman period, a small rural settlement 
is thought to have existed in the present-day 
district of Duston, a suburb of Northampton, 
where remains of Roman pottery were found. 
Archaeological evidence indicates occupation 
of the castle site and its surrounds in the 
Romano-British period, although no settlement 
of any importance seems to have existed at 
Northampton until the Saxon Period. Surviving 
evidence of a Saxon settlement is the most 
abundant from the middle period, with extensive 
remains found in the area around St. Peter’s 
Church.

3.14 A Saxon ‘Palace’ Complex at St. Peter’s Street 
stood in an area to the east of St. Peter’s Church 
Remains of perhaps two probably early Saxon 
sunken-featured buildings were have been 
uncovered. Probably in the later 7th Century a 
large timber hall was erected, with a further large 
timber structure (possibly a church) to the west. 
Other timber, mainly post-in-trench, buildings 
on a much more modest scale were located 
immediately to the north and south-west. The 
large timber hall by its very nature marks the site 
out as a major centre of its period and is reflective 
in plan to other significant Saxon buildings from 
this period. 

3.15 At about the beginning of the 8th century the 
large timber hall was replaced by an even more 
massive one of stone, and later in the first half 
of the 8th century, two smaller rooms were 
attached to the west end of the building. Of this, 
only short lengths of walls survived, most of the 
plan being represented by robber trenches; floor 
levels had similarly been eroded away.

Figure 3.1  Saxon Palace Complex

Figure 3.2  Saxon Palace from W excavations in progress on 
7th Century timber Palace 
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Medieval

3.20 The period from the Norman Conquest up 
to the end of the 12th century was one of 
consolidation, expansion and prosperity for 
Northampton. During this time it grew from a 
well-established shire town into one of the great 
centres of England. Its location in the centre of 
England made it a valuable strategic point for 
government, and as a convenient meeting place 
for political, social, ecclesiastical and military 
events.

3.21 Northampton Castle was built under the 
stewardship of Simon de Senlis, who became 
the first Earl of Northampton, circa 1084, though 
it likely took a number of years to construct as 
there is no mention of it in the Domesday Book, 
nor the great survey of England completed 
in 1086. It was originally an earth and timber 
stockaded construction which was later rebuilt 
in stone. 

3.22 The castle became an occasional royal residence 
from the reign of King Henry I in 1130 until that of 
King Richard II. King John regularly stayed at the 
castle and moved The Treasury there in 1205. 
32 Parliaments were held at the castle, the last of 
which was held in 1380. Other significant events 
in the castle’s history include the trial of Thomas 
Becket in 1164, the publication of the Assize of 
Northampton in 1176, the declaration of peace 
with Scotland in the Treaty of Edinburgh–
Northampton, the passage of the Statute of 
Northampton in 1328, and the imposition of poll 
tax in 1380. 

3.23 Simon de Senlis was also responsible for the 
construction of the medieval town walls, which 
enclosed about 245 acres (99 ha) and had four 
main gates. Though only fragments of these 
walls remain, the circular pattern of the main 
roads surrounding the town centre marks their 
original position. De Senlis also founded the 
Cluniac Priory of St Andrew’s, where St Andrew’s 
Hospital now stands, and built the Church of the 
Holy Sepulchre, one of four remaining round 
churches in England. His son, Simon II de Senlis, 
built St Peter’s Church on a site between a former 
Anglo-Saxon palace and Northampton Castle. 
He also founded the Cluniac priory Delapré 
Abbey, which still stands today. 

3.24 On 18 November 1189, King Richard I granted 
the town its first charter in exchange for funding 
for his crusades. In 1215, King John authorised 
the appointment of William Tilly as the town’s first 
Mayor. The appointment of a mayor highlights 
the importance of Northampton at this time, as 
the only other cities to hold such a position at 
this time were London, York, and King’s Lynn. 

3.25 A key element of the medieval town’s economy 
were markets and fairs. The Market Square came 
to prominence in 1235 when Henry III ordered 
that the selling of goods in the churchyard of All 
Saint’s should be relocated to the Market Square. 
Many street names are reflective of trades and 
goods exchanges at the market centre. Cloth 
and wool were very important amongst these, 
but these industries declined by the following 
century due to heavy taxation. 

3.26 Significant damage was inflicted on Northampton 
by the First Barons’ War in 1215. The Barons 
besieged Northampton Castle in protest at 
King John’s oppression of his subjects, and in 
retaliation, royalist forces destroyed a large part 
of the town. The first Battle of Northampton—a 
battle in the second civil war—took place in 1264 
at the site of Northampton Castle where King 
Henry III and his son Prince Edward attacked 
with a large army, pillaged the town, and took 
prisoners.

3.27 In 1349, the Black Death pandemic killed more 
than half the population of Northampton, and 
the town began to rapidly lose its wealth and 
importance as a national centre. In 1460, the 
second Battle of Northampton took place during 
the War of the Roses in the meadows between 
the River Nene and Delapré Abbey. The Yorkists 
defeated the Lancastrians and King Henry VI 
was taken prisoner. 

3.28 In 1484, the Mayor declared that Northampton 
was “in great desolation and ruin”. The dissolution 
of the monasteries in 1538 led to further 
destruction of what remained of the medieval 
town. Northampton was severely affected by 
Plague between March and September 1638 
when a seventh of the population died.

Figure 3.3  1610-11 Speeds Map
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3.33 The extent of desolation led to an Act of 
Parliament for the rebuilding the town, with 
local people and businesses helping to raise 
funds towards the rebuilding of the town centre 
based around the Market Square. As part of the 
rebuilding, streets were widened, and buildings 
made of more substantial materials. 

3.34 In 1678, the Sessions House and what is now 
County Hall were amongst the first buildings 
to be completed. A Georgian town with new 
houses, shops and workshops eventually grew 
out of the old medieval town destroyed by the 
fire. In 1741 Edward Cave opened Marvel’s Mill, 
the world’s first cotton mill to be driven by a 
water wheel.

3.35 By the end of the 18th century, Northampton had 
become a major centre of footwear and leather 
manufacture, attributed to the great demand 
for footwear caused by the Napoleonic Wars 
of the late 18th and early 19th centuries. The 
mechanisation of the shoe industry instigated 
the building of factories, particularly between 
the Mounts and the racecourse, where rows of 
terraced houses were built to accommodate the 
huge influx of workers. 

3.36 Manufacturing was assisted by the Grand Union 
Canal that reached the town in 1815, giving the 
town a direct link to the Midlands coalfields, as 
well as Birmingham, Manchester, and London. 
This was further supported by the first railways 
in 1845 along with the town’s first railway 
station, Bridge Street station. Castle station 
opened in 1859 on the site of part of the historic 
Northampton Castle, and later St. John’s Street 
station in 1872. 

3.37 Following the completion of the Northampton 
loop of the West Coast Main Line by the late 
1870s, Castle station was rebuilt and expanded 
over the site of Northampton Castle, the remains 
of which were purchased and demolished in 
1880 to make way for the goods shed. Bridge 
Street Station closed in 1964 and St John’s 
Street closed in 1939, leaving only Castle station 
serving the town, now known as Northampton 
railway station. Tram lines were also laid down in 
the town in 1881 and electrified in 1903. 

17th - 19th centuries

3.29 In the following centuries, the royal connection to 
Northampton Castle became less significant, and 
by the time of the English Civil War, Northampton 
took a pro-Parliament position. Though Spencer 
Compton, Earl of Northampton, was a royalist 
(Cavalier) and backed King Charles I, the people 
of Northampton supported Parliament and 
Oliver Cromwell’s republican Roundhead army. 

3.30 When war broke out in 1642, the town willingly 
became the main Parliamentarian garrison for 
the south-east Midlands area with the former 
royal castle as its headquarters. In 1643, 
Prince Rupert attacked Northampton with 
approximately 2,000 men, but was beaten back 
at the North Gate of the town. Oliver Cromwell 
visited in 1645 and General Fairfax marched 
from the town to Naseby, where Charles I’s 
Royalist army was decisively defeated. As part 
of the town’s contribution to the war, over 4,000 
pairs of leather shoes and 600 pairs of cavalry 
jack-boots for the Parliamentary armies were 
manufactured in Northampton during the Civil 
War, and a further 2,000 for Cromwell’s New 
Model Army in 1648, which is partly the basis 
for a booming shoe industry in the area which 
lasted until well into the 19th century in and 
around the town. 

3.31 The War ended with a Parliamentary victory, 
though after the restoration of King Charles 
II in 1660, he took revenge on the town by 
ordering the destruction of its walls and partial 
demolition of its castle in 1662, in retaliation 
for not supporting his father and his cavaliers. 
Subsequently, the castle was used as a court 
and a gaol, but its physical condition continued 
to decline. 

3.32 The town centre was further destroyed by the 
Great Fire of Northampton in 1675, believed 
to have been caused by sparks from an open 
fire in a thatched cottage by the castle. The fire 
spread eastwards by strong westerly winds and 
consumed three-quarters of the town centre in 
24 hours. Very little survived the fire, apart from 
buildings made of stone, like the Welsh House 
on Market Square, built in 1595, and Hazelrigg 
House in Mare Fair, built in 1662. 

Figure 4.1  Shoe factory workers, 1920Figure 3.4  Cole and Roper’s Map, 1807
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20th century - Present

3.38 Despite the shoe industry providing over 23 
million pairs of boots to the armed forces during 
World War I, the shoe industry began to rapidly 
decline. Still, the town expanded further during 
the 1920s and saw the erection of Northampton 
Power Station, which supplied electricity to 
areas as far away as Wolverton until its closure 
in 1975. Large amounts of council housing was 
also built after the war, largely to the east, north 
and south of the town, including Abington, Far 
Cotton, Kingsley, Kingsthorpe and Dallington, 
all areas which had been incorporated within 
the borough’s boundaries in 1901. However, 
the population growth slowed down as people 
moved beyond its boundaries. 

3.39 Development bolstered again after World War 
II and the landscape of Northampton changed 
dramatically. Key changes which lead to this 
change include the M1 motorway opening 
to the south-west of the town in 1959, and in 
1968, Northampton’s designation as a New 
Town. Both these events and the rail link helped 
Northampton’s growth as a commuter town 
for London, and in response, the Northampton 
Development Corporation (NDC) was set up 
in 1968 to substantially redevelop the town in 
partnership with the local council. New housing 
and industrial estates were constructed soon 
after, firstly in Lumbertubs, Moulton Park, and 
Round Spinney to the east, and later in Briar 
Hill, Camp Hill, and East and West Hunsbury in 
the south of the town. In the town centre, older 
buildings were demolished and replaced or 
redeveloped for other buildings, including the 
former Greyfriars bus station, the Grosvenor 
Centre, and Peacock Place (now Market Walk)

Figure 4.2  Market Square in 1913. The fountain, now 
demolished, was manufactured by the Eagle Foundry of 

Northampton. It was erected in 1863 at the south-side 
of the Market Square to commemorate the marriage of 

Prince Albert to Princess Alexandra of Denmark. It was 45 
feet high and 19 feet wide with many of the enrichments 

cast in valuable bronze.

3.40 Although growth was at a slower rate than was 
anticipated, the population grew steadily, with 
15,655 new homes added to the town between 
1970 and 1985. The borough boundaries also 
changed following a split of the Northampton 
parliamentary constituency into Northampton 
North and Northampton South in 1974. 
Northampton was reconstituted as a non-
metropolitan district which also covered areas 
outside the former borough boundaries but 
inside the designated New Town. The town 
tried for unitary status during the 1990s UK local 
government reform but failed and remains a 
non-metropolitan district to this day, meaning it 
relies on a two-tier system of government. 

3.41 The town has continued to grow into the 2000s 
and applied for city status in 2000 and again in 
2002, failing to do so on both occasions, and 
this remains a large town. In 2006, Northampton 
became a government expansion zone with new 
growth promoted by West Northamptonshire 
Development Corporation (WNDC), an 
unelected quango, which has provoked a series 
of regeneration schemes across the town. 
Some have been completed, including the 
opening of the Radlands Plaza Skatepark and 
the development of Becket’s Park Marina just 
south of Northampton’s town centre, as well as 
the improvement of the town’s Market Square, 
the building of the new North Gate bus station, 
the redevelopment of the railway station and the 
creation of a Cultural Quarter. 
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Legislation

Planning (Listed Buildings and Conservation 
Areas Act) 1990

4.1 Where any development may have a direct or 
indirect effect on designated heritage assets, 
there is a legislative framework to ensure the 
proposals are considered with due regard for 
their impact on the historic environment.  

4.2 Primary legislation under Section 66 (1) of the 
Planning (Listed Buildings and Conservation 
Areas Act) 1990 states that in considering 
whether to grant planning permission for 
development which affects a listed building or its 
setting, the Local Planning Authority or Secretary 
of State, as relevant, shall have special regard to 
the desirability of preserving the building or its 
setting or any features of special architectural or 
historic interest that it possesses.  

4.3 Section 72(1) of the Act, meanwhile, states that: 

‘In the exercise, with respect to any buildings or 
other land in a conservation area, of any functions 
under or by virtue of any of the provisions 
mentioned in subsection (2), special attention 
shall be paid to the desirability of preserving or 
enhancing the character or appearance of that 
area.’ 

The Ancient Monuments and Archaeological 
Areas Act 1979

4.4 This Act consolidates and amends law relating 
to ancient monuments and makes provision for 
the investigation, preservation, and recording of 
matters of archaeological or historical interest 
and (in connection therewith) for the regulation 
of operations or activities affecting such matters.

4.5 Section 1(11) defines “scheduled monument” 
as any monument which is for the time being 
included in the Schedule”.

4.6 Section 61(7) meanwhile states that “Monument” 
means:

“(a) any building, structure or work, whether 
above or below the surface of the land, and any 
cave or excavation;

(b) any site comprising the remains of any such 
building, structure or work or of any cave or 
excavation; and

(c) any site comprising, or comprising the 
remains of, any vehicle, vessel, aircraft or other 
movable structure or part thereof which neither 
constitutes nor forms part of any work which is 
a monument within paragraph (a) above;”

4.7 Section 61(12) defines sites that warrant 
protection due to their being of national 
importance as ‘ancient monuments’. These 
can be either scheduled monuments or ‘any 
other monument which in the opinion of the 
Secretary of State is of public interest by reason 
of the historic, architectural, traditional, artistic or 
archaeological interest attaching to it’.
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National Policy

National Planning Policy Framework (February 
2019) (As amended)

4.8 In July 2018, the government published the 
updated National Planning Policy Framework 
(“NPPF), which was again updated in February 
and June 2019.  This maintains the focus on 
the ‘golden thread’ of sustainable development 
that was established as the core of the previous, 
2012, NPPF. 

4.9 This national policy framework encourages 
intelligent, imaginative and sustainable 
approaches to managing change. Historic 
England has defined this approach, which 
is reflected in the NPPF, as ‘constructive 
conservation’: defined as ‘a positive and 
collaborative approach to conservation that 
focuses on actively managing change...the 
aim is to recognise and reinforce the historic 
significance of places, while accommodating 
the changes necessary to ensure their continued 
use and enjoyment’ (Constructive Conservation 
in Practice, Historic England, 2009).

4.10 Section 12, ‘Achieving well-designed places’, 
reinforces the importance of good design in 
achieving sustainable development, by ensuring 
the creation of inclusive and high quality places. 
This section of the NPPF affirms, in paragraph 
127, the need for new design to function well 
and add to the quality of the surrounding area, 
establish a strong sense of place, and respond 
to local character and history, including the 
surrounding built environment and landscape 
setting, while not preventing or discouraging 
appropriate innovation or change (such as 
increased densities). 

4.11 The guidance contained within Section 
16, ‘Conserving and enhancing the historic 
environment’, relates to the historic environment, 
and developments which may have an effect 
upon it. 

4.12 Heritage Assets are defined in Annex 2 of the 
NPPF as: ‘A building, monument, site, place, area 
or landscape identified as having a degree of 
significance meriting consideration in planning 
decisions, because of its heritage interest. 
It includes designated heritage assets and 
assets identified by the local planning authority 
(including local listing).’ Listed buildings and 
Conservation Areas are both designated 
heritage assets.

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

4.14 The ‘Setting of a heritage asset’ is defined as 
‘The surroundings in which a heritage asset 
is experienced. Its extent is not fixed and may 
change as the asset and its surroundings evolve. 
Elements of a setting may make a positive or 
negative contribution to the significance of an 
asset, may affect the ability to appreciate that 
significance or may be neutral.’

4.15 Paragraph 187 requires local authorities to 
maintain or have access to a historic environment 
record. This should contain up-to-date evidence 
about the historic environment in their area and 
be used to assess the significance of heritage 
assets and the contribution they make to their 
environment. 

4.16 Paragraph 189 states that, when determining 
applications, local planning authorities should 
require applicants to describe the significance 
of the heritage assets affected and any 
contribution made by their setting. The level 
of detail provided should be proportionate to 
the significance of the asset and sufficient to 
understand the impact of the proposal on this 
significance. According to Paragraph 190, local 
planning authorities are also obliged to identify 
and assess the significance of any heritage 
asset that may be affected by a proposal and 
should take this assessment into account when 
considering the impact upon the heritage asset. 

4.17 Paragraph 192 emphasises that local planning 
authorities should take account of: the desirability 
of sustaining and enhancing the significance of 
heritage assets and putting them to viable uses 
consistent with their conservation; the positive 
contribution that conservation of heritage assets 
can make to sustainable communities including 
their economic vitality; and the desirability of new 
development making a positive contribution to 
local character and distinctiveness.

4.18 Paragraph 193 states 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. It emphasises that the weight 
given to an asset’s conservation should be 
proportionate to its significance, and notes that 
this great weight should be given irrespective 
of whether any potential harm amounts 
to substantial harm, total loss or less than 
substantial harm to its significance. 

4.19 Paragraph 194 states that 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. 

4.20 Paragraphs 195 and 196 address the balancing 
of harm against public benefits. If a balancing 
exercise is necessary (i.e. if there is any harm to the 
asset), considerable weight should be applied to 
the statutory duty where it arises. Proposals that 
would result in substantial harm or total loss of 
significance should be refused, unless it can be 
demonstrated that the substantial harm or loss is 
necessary to achieve substantial public benefits 
that outweigh that harm or loss (as per Paragraph 
195). Whereas, Paragraph 196 emphasises that 
where less than substantial harm will arise as a 
result of a proposed development, this harm 
should be weighed against the public benefits 
of a proposal, including securing its optimum 
viable use.

4.21 Paragraph 197 requires a balanced judgment for 
proposals that affect non-designated heritage 
assets, having regard to the scale of any harm or 
loss and the significance of the heritage asset.

4.22 Paragraph 200 encourages opportunities for 
new development within, and within the setting 
of, Conservation Areas and World Heritage Sites. 
Paragraph 201 notes that not all elements of 
Conservation Areas and World Heritage Sites 
will contribute to their significance, but that, if 
harm to their significance is caused, decisions 
should follow the balancing exercise set out in 
paragraph 195 or 196, as appropriate. 
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National Design Guide (September 2019)

4.23 In September 2019, the Ministry of Housing, 
Communities and Local Government (MHCLG) 
produced a National Design Guide illustrating 
how well-designed places that are beautiful, 
enduring and successful can be achieved 
in practice. It forms part of the Government’s 
collection of planning practice guidance, 
alongside the separate planning practice 
guidance on design process and tools.

4.24 The Guide recognises that well-designed 
places have individual characteristics which 
work together to create its physical Character. It 
introduces 10 specific characteristics that would 
need to be considered when considering new 
development. These are:

• Context - An understanding of the context, 
history and the cultural characteristics of a 
site, neighbourhood and region influences 
the location, siting and design of new 
developments.

• Identity – The identity or character of a place 
comes from the way that buildings, streets 
and spaces, landscape and infrastructure 
combine together and how people 
experience them. It is not just about the 
buildings or how a place looks, but how it 
engages with all of the senses.

• Built form – Built form is the three-dimensional 
pattern or arrangement of development 
blocks, streets, buildings and open spaces. 
It is the interrelationship between all these 
elements that creates an attractive place to 
live, work and visit, rather than their individual 
characteristics. 

• Movement – Patterns of movement for 
people are integral to well-designed places. 
They include walking and cycling, access to 
facilities, employment and servicing, parking 
and the convenience of public transport. 
They contribute to making high quality 
places for people to enjoy. They also form a 
crucial component of urban character. 

• Nature – Nature contributes to the quality of 
a place, and to people’s quality of life, and 
it is a critical component of well-designed 
places. Natural features are integrated into 
well- designed development. They include 
natural and designed landscapes, high 
quality public open spaces, street trees, and 
other trees, grass, planting and water. 

• Public spaces – The quality of the spaces 
between buildings is as important as the 
buildings themselves. Public spaces are 
streets, squares, and other spaces that are 
open to all. They are the setting for most 
movement. The design of a public space 
encompasses its siting and integration into 
the wider network of routes as well as its 
various elements.

• Uses – Sustainable places include a mix 
of uses that support everyday activities, 
including to live, work and play. They need 
to include an integrated mix of tenures and 
housing types that reflect local housing need 
and market demand. They are designed to 
be inclusive and to meet the changing needs 
of people of different ages and abilities.

• Homes and buildings – Well-designed homes 
and buildings are functional, accessible 
and sustainable. They provide internal 
environments and associated external 
spaces that support the health and well-
being of their users and all who experience 
them. They meet the needs of a diverse 
range of users, taking into account factors 
such as the ageing population and cultural 
differences.

• Resources – Well-designed places and 
buildings conserve natural resources 
including land, water, energy and materials. 
Their design responds to the impacts of 
climate change. It identifies measures to 
achieve: mitigation, primarily by reducing 
greenhouse gas emissions and minimising 
embodied energy; and; adaptation 
to anticipated events, such as rising 
temperatures and the increasing risk of 
flooding.

• Lifespan – Well-designed places sustain their 
beauty over the long term. They add to the 
quality of life of their users and as a result, 
people are more likely to care for them over 
their lifespan . They have an emphasis on 
quality and simplicity.

4.25 MHCLG further intend to publish a National 
Model Design Code, setting out detailed 
standards for key elements of successful design. 
This will intend to consider the findings of the 
Building Better, Building Beautiful Commission 
and recommendations to the Government 
on how to promote and increase the use of 
high-quality design for new build homes and 
neighbourhoods.

4.26 The Guide acknowledges that quality design 
does not look the same across different areas of 
the country, for instance, that by definition local 
vernacular differs. MHCLG, therefore, expects 
that local planning authorities develop their own 
design codes or guides, taking into consideration 
the National Model Design Code. These would 
be expected to set clear parameters for what 
good quality design looks like in their area, 
following appropriate local consultation.

4.27 In support of Paragraph 130 of the National 
Planning Policy Framework, which states 
requires local authorities to refuse “permission 
for development of poor design that fails to take 
the opportunities available for improving the 
character and quality of an area and the way it 
functions, taking into account any local design 
standards or style guides”; MHCLG expects that 
in the absence of local design guidance, local 
planning authorities will defer to the illustrated 
National Design Guide and National Model 
Design Code. 

Planning Practice Guidance (“PPG”) (July 2019)

4.28 The guidance on Conserving and enhancing 
the historic environment in the PPG supports the 
NPPF. Paragraph 002 states that conservation is 
an active process of maintenance and managing 
change that requires a flexible and thoughtful 
approach, and that neglect and decay of heritage 
assets is best addressed through ensuring that 
they remain in active use that is consistent with 
their conservation.

4.29 Paragraph 006 sets out how heritage significance 
can be understood in the planning context as 
archaeological, architectural, artistic or historic, 
defined as follows:

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

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

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

4.30 The PPG emphasises in paragraph 007 the 
importance of assessing the nature, extent and 
importance of a heritage asset in understanding 
the potential impact and acceptability of 
development proposals. 
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4.31 Paragraph 018 explains that, where potential 
harm to designated heritage assets is identified, 
it needs to be categorised as either less than 
substantial harm or substantial harm (which 
includes total loss) in order to identify which 
policies in the National Planning Policy 
Framework (paragraphs 194-196) apply. 
It goes on to state that whether a proposal 
causes substantial harm will be a judgment 
for the decision-maker, having regard to the 
circumstances of the case and the policy in the 
National Planning Policy Framework. In general 
terms, substantial harm is a high test, so it may not 
arise in many cases. For example, in determining 
whether works to a listed building constitute 
substantial harm, an important consideration 
would be whether the adverse impact seriously 
affects a key element of its special architectural 
or historic interest. 

4.32 Harm may arise from works to the heritage 
asset or from development within its setting. A 
thorough assessment of the impact on setting 
needs to take into account, and be proportionate 
to, the significance of the heritage asset and the 
degree to which proposed changes enhance or 
detract from that significance and the ability to 
appreciate it.

4.33 The PPG also provides clear guidance in 
paragraph 020 on the meaning of ‘public 
benefits’, particularly in relation to historic 
environment policy, including paragraphs 193 
to 196 of the NPPF. The PPG makes clear that 
public benefits should be measured according 
to the delivery of the three key drivers of 
sustainable development: economic, social 
and environmental outcomes, all of which 
are reflected in the objectives of the planning 
system, as per Paragraph 8 of the NPPF. Public 
benefits include heritage benefits, and do not 
always have to be visible or accessible to the 
public in order to be genuine public benefits, for 
example, works to a listed private dwelling which 
secure its future as a designated heritage asset 
could be a public benefit.

Historic Environment Good Practice Advice in 
Planning

4.34 To support the national policies, three separate 
Good Practice Advice in Planning Notes (GPA’s) 
have been published by  Historic England. 

GPA 1: The Historic Environment in Local Plans 
[March 2015] 

4.35 This advice note focuses on the importance 
of identifying heritage policies within Local 
Plans. The advice stresses the importance of 
formulating Local Plans that are based on up-to-
date and relevant evidence about the economic, 
social and environmental characteristics and 
prospects of the area, including the historic 
environment, as set out by the NPPF. 

4.36 The document provides advice on how 
information about the local historic environment 
can be gathered, emphasising the importance 
of not only setting out known sites, but in 
understanding their value (i.e. significance). This 
evidence should be used to define a positive 
strategy for the historic environment and the 
formulation of a plan for the maintenance and 
use of heritage assets and for the delivery of 
development including within their setting that 
will afford appropriate protection for the asset 
(s) and make a positive contribution to local 
character and distinctiveness.

4.37 The document gives advice on how the heritage 
policies within Local Plans should identify areas 
that are inappropriate for development as well 
as defining specific Development Management 
Policies for the historic environment. 

GPA 2: Managing Significance in Decision-Taking 
in the Historic Environment [March 2015]

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

approach to the assembly and analysis of 
relevant information and is as follows:

• Understand the significance of the affected 
assets;

• Understand the impact of the proposal on 
that significance;

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

• Look for opportunities to better reveal or 
enhance significance;

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

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

4.39 The advice reiterates that heritage assets may be 
affected by direct physical change or by change 
in their setting. Assessment of the nature, extent 
and importance of the significance of a heritage 
asset and the contribution of its setting at an 
early stage can assist the planning process in 
informed decision-taking. 

4.40 The document sets out the recommended 
steps for assessing significance and the impact 
of development proposals upon it, including 
examining the asset and its setting and 
analysing local policies and information sources. 
In assessing the impact of a development 
proposal on the significance of a heritage asset 
the document emphasises that the cumulative 
impact of incremental small-scale changes may 
have as great an effect on the significance of a 
heritage asset as a larger scale change. Crucially, 
the nature and importance of the significance 
that is affected will dictate the proportionate 
response to assessing that change, its 
justification, mitigation and any recording which 
may be necessary.

GPA 3: The Setting of Heritage Assets (2nd 
Edition) [December 2017]

4.41 This advice note focuses on the management 
of change within the setting of heritage assets. 
It replaces The Setting of Heritage Assets: 
Historic Environment Good Practice Advice in 
Planning Note 3 – 1st edition, (2015) and Seeing 
the History in the View: A Method for assessing 
Heritage Significance within Views (English 
Heritage, 2011). 

4.42 The advice in this document, in accordance 
with the NPPF, emphasises that the information 
required in support of applications for planning 
permission and listed building consent should be 
no more than is necessary to reach an informed 
decision, and that activities to conserve or invest 
need to be proportionate to the significance of 
the heritage assets affected and the impact on 
the significance of those heritage assets. At the 
same time those taking decisions need enough 
information to understand the issues. 

4.43 This note gives assistance concerning the 
assessment of the setting of heritage assets 
and the statutory obligation on decision-makers 
to have special regard to the desirability of 
preserving listed buildings and their settings; and 
that settings can contribute to the significance of 
a heritage asset. 

4.44 This note gives general advice on understanding 
setting and how it may contribute to the 
significance of heritage assets. It also provides a 
staged approach to taking decisions on the level 
of the contribution which setting and related 
views make to the significance of heritage assets. 
It suggests that, at the pre-application or scoping 
stage, the local authority, having due regard to 
the need for proportionality:

• indicates whether it considers a proposed 
development has the potential to affect the 
setting of (a) particular heritage asset(s), or

• specifies an ‘area of search’ around the 
proposed development within which it is 
reasonable to consider setting effects, or
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• advises the applicant to consider approaches 
such as a ‘Zone of Visual Influence’ or ‘Zone 
of Theoretical Visibility’ in relation to the 
proposed development in order to better 
identify heritage assets and settings that may 
be affected.

4.45 Particularly for developments that are not likely 
to be prominent or intrusive, the assessment of 
effects on setting may often be limited to the 
immediate surroundings, while taking account 
of the possibility that setting may change as a 
result of the removal of impermanent landscape 
or townscape features, such as hoardings or 
planting.

4.46 This should be followed by an analysis to assess 
whether the setting of an affected heritage asset 
makes a contribution to its significance and 
the extent and/or nature of that contribution; 
both setting, and views which form part of the 
way a setting is experienced, may be assessed 
additionally for the degree to which they allow 
significance to be appreciated.

4.47 The next stage is to identify the effects a 
development may have on setting(s) and to 
evaluate the resultant degree of harm or benefit 
to the significance of the heritage asset(s).

4.48 At the proposal stage, ways to maximise 
enhancement and avoid or minimise harm 
should be considered. Enhancement (see NPPF, 
paragraph 137) may be achieved by actions 
including:

• removing or re-modelling an intrusive 
building or feature

• replacement of a detrimental feature by a 
new and more harmonious one

• restoring or revealing a lost historic feature or 
view

• introducing a wholly new feature that adds to 
the public appreciation of the asset

• introducing new views (including glimpses 
or better framed views) that add to the public 
experience of the asset, or

• improving public access to, or interpretation 
of, the asset including its setting.

Registered Battlefields

Historic England - Battlefields - Registration 
Selection Guide – 2017

4.49 The Register of Historic Battlefields was 
established in 1995 and is administered by 
Historic England. The National Planning Policy 
Framework sets out that registered battlefields 
are designated heritage assets of the highest 
significance (paragraph 194).

4.50 The principle consideration of whether the 
site of a battle is to merit registration it has, 
notwithstanding any other claims, to have been 
an engagement of national historic significance, 
and to be capable of secure location on the 
ground. 

4.51 The most important factor will be the battle’s 
historic significance. Battlefields have frequently 
been the setting for crucial turning-points in 
English history – though not exclusively, a 
battle’s historical significance will frequently be 
defined by its political impact. 

4.52 To be registered, a battle’s location must 
be securely identified; the place where the 
troops drew up, deployed and fought while in 
battle formation must be established beyond 
reasonable doubt. Events taking place beyond 
this area of engagement, such as the location of 
camps, formal acts of surrender, related actions 
such as the attack on baggage trains or mass 
graves, can all be significant elements in the 
understanding and appreciation of the battle, 
and if demonstrably of special interest, can be 
included in the designated area where they 
can be securely located, even if their position is 
separate from the battlefield itself. 

4.53 The nature of warfare is such that boundaries 
to an area of conflict are rarely precise although 
designation requires that a reasonable boundary 
to this area must be defined. For the purposes of 
clarity, Register entries will generally use existing 
land boundaries to provide a clear definition of 
the extent of the battlefield area, which seeks to 
include all areas of special interest. 

4.54 Other factors may add to the likelihood that a 
battlefield merits registration or lend enhanced 
significance to particular parts of a battlefield. 

These are:

• Topographic integrity - The topography of 
a battlefield typically played a critical role 
in military tactics. Physical features present 
at the time of the battle, whether terrain or 
structural elements, can explain why events 
unfolded as they did. Integrity relates to the 
survival of the character of the landscape at 
the time of the battle.

• Archaeological potential - The potential 
presence of features such as graves, 
structures, projectile scars on buildings, or 
assemblages of bullets, arrowheads and 
personal effects, creates archaeological 
significance as it may allow deployments and 
events to be reconstructed.

• Documentation - Documentation is crucial 
both to locating battles and to understanding 
their significance. Documented accounts 
can greatly enhance our interpretation of the 
battlefield and shed light on contemporaries’ 
reactions. 

• Military innovations - Some battles saw 
significant military innovations in terms of 
tactics or technology. This can add to the 
significance of the engagement.

• Biographic associations - The reputations 
of kings and great political leaders were 
frequently built on battlefield success, and a 
battle may have seen the crowning glory of a 
military career or the death of a great figure.

• Commemoration - Battlefields have a 
particular significance as places which 
witnessed conflict and death, sometimes 
on a massive scale, and the human cost 
of battle will be reflected in memorials and 
monuments (generally separately listed) 
erected on or near the site of the engagement. 
In some places activities such as annual 
ceremonies may have become part of local 
tradition, or place-names may reflect a way 
in which particular episodes in a battle may 
have come to be remembered.

Strategic Policy 

West Northamptonshire Joint Core Strategy Local 
Plan (Part One)

4.55 The West Northamptonshire Joint Strategic 
Planning Committee adopted the West 
Northamptonshire Joint Core Strategy Local 
Plan (Part 1) on 15th December 2014.

Policy BN5 - the historic environment and 
landscape

4.56 Designated and non-designated heritage 
assets and their settings and landscapes will 
be conserved and enhanced in recognition of 
their individual and cumulative significance and 
contribution to west Northamptonshire’s local 
distinctiveness and sense of place.

4.57 In environments where valued heritage assets 
are at risk, the asset and its setting will be 
appropriately conserved and managed.

4.58 In order to secure and enhance the significance 
of the area’s heritage assets and their settings 
and landscapes, development in areas of 
landscape sensitivity and/ or known historic or 
heritage significance will be required to:

1. Sustain and enhance the heritage and 
landscape features which contribute to the 
character of the area including:

A) conservation areas;

B) significant historic landscapes including 
historic parkland, battlefields and ridge and 
furrow;

C) the skyline and landscape settings of towns 
and villages;

D) sites of known or potential heritage or historic 
significance;

E) locally and nationally important buildings, 
structures and monuments
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D) provision of local shopping, services and 
supporting facilities within identified sustainable 
urban extensions (policies s9, n3 to n9a refer);

E) addressing factors of deprivation within the 
communities of spring boroughs, kings heath/ 
spencer, eastfield and Northampton east (policy 
n11 refers); and

F) improvements to the transport network, public 
transport, cycling and walking facilities within 
Northampton to improve connectivity, safety 
and journey reliability (policy n12 refers).

Policy N2 - Northampton Central Area

4.60 The Northampton town centre boundary and 
primary shopping area will be identified on the 
Northampton Central Area Action Plan proposals 
map.

4.61 Major office, leisure and cultural development 
will take place in the Northampton central area. 
Retail provision will be accommodated firstly 
within the town centre focused primarily on the 
redevelopment of the Grosvenor centre and 
town centre sites as set out in the Northampton 
central area action plan and then on other sites 
identified in the Central Area Action Plan.

4.62 The Northampton Central Area Action Plan will 
make provision for a net increase of:

• A minimum of 37,500 sqm (net) comparison 
(non-food) shopping floorspace to 2026;

• In the region of 3,000 sqm (net) convenience 
(food) shopping floorspace to 2026; and

• Office development in the region of 100,000 
sqm of floorspace.

4.63 Development of additional retail floorspace within 
the town centre in excess of the above figures 
will be acceptable where it is demonstrated that 
there will be no unacceptable adverse impact 
on the vitality or viability of other town centres. 
Central area proposals must include appropriate 
flood risk management solutions and seek to 
deliver a reduction in flood risk where possible

Policy N11 - Supporting areas of community 
regeneration

4.64 To support the regeneration of spring boroughs, 
kings heath/spencer, eastfield and Northampton 
east, Northampton borough council will, working 
in partnership with other service providers and 
the community, set out a strategy approach 
designed to address the key principles of 
delivering inclusive, sustainable communities, to 
include the following:

A) achieving better integration both within 
the identified communities and with the rest 
of the town in particular improving physical 
connectivity with adjoining development, both 
existing and proposed, as well as improving 
public transport services to the town centre;

B) improving the public realm and quality of 
design including addressing areas of poor 
quality public space;

C) improving the quality of the public sector 
housing stock;

D) creating safe and sustainable environments 
by designing out opportunities for crime and 
anti-social behaviour;

E) addressing the existing deficiencies in the 
level and quality of local recreational facilities; 
and

F) creating local opportunities for employment 
and business development. The Northampton 
Central Area Action Plan will set out a framework 
of how these key principles will be delivered 
in regenerating spring boroughs. Proposed 
regeneration schemes for the communities 
of spring boroughs, kings heath/ spencer, 
eastfield and Northampton east will be set out in 
supplementary planning documents

Local Policy: Northampton Local Plan Part 2 
(Proposed Submission May 2019)

POLICY 1 PRESUMPTION IN FAVOUR OF 
SUSTAINABLE DEVELOPMENT 

4.65 When considering development proposals 
in Northampton, the Council will maintain a 
positive and flexible approach that reflects 
the presumption in favour of sustainable 
development contained in the National Planning 
Policy Framework. The Council will always work 
pro-actively, and be sufficiently flexible, with 
applicants jointly to find solutions and respond 
to rapid change. This means that sustainable 
development proposals will be approved and 
developments that improve the economic, social 
and environmental conditions of the area can 
be secured. Planning applications that accord 
with the policies in this Local Plan (and, where 
relevant, with other development plan policies) 
will be approved without delay, unless material 
considerations indicate otherwise. Where there 
are no policies relevant to a planning application 
or relevant policies are out of date at the time 
of making the decision, then Northampton 
Borough Council will grant permission unless 
material considerations indicate otherwise. The 
Council will take into account whether there 
are any adverse impacts of granting permission 
which would significantly and demonstrably 
outweigh the benefits, when assessed against 
the National Planning Policy Framework.

POLICY 2 PLACEMAKING 

4.66 Development should be designed to promote 
and contribute to good placemaking through 
high quality, innovative and sustainable design 
which encourages the creation of a strong, 
locally distinctive sense of place by: 

• Being well designed for the intended 
use(s), attractive and adaptable to future 
requirements 

• Incorporating a mix of easily accessible 
facilities for day to day living, or providing 
easy access to those facilities nearby 

• Creating healthy environments that 
encourage people to walk and cycle to reach 
local facilities and facilitate recreation. 

2. Demonstrate an appreciation and 
understanding of the impact of development on 
surrounding heritage assets and their setting in 
order to minimise harm to these assets; 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 3. Be sympathetic 
to locally distinctive landscape features, design 
styles and materials in order to contribute to a 
sense of place the retention and sensitive re-use 
of disused or underused heritage assets and 
structures is encouraged in order to retain and 
reflect the distinctiveness of the environment, 
contribute to the sense of place and promote 
the sustainable and prudent use of natural 
resources. Proposals to sustain and enhance 
the area’s understanding of heritage assets, for 
tourism and historic interest as part of cultural, 
leisure and green networks will be supported.

Policy N1 - The regeneration of Northampton

4.59 The regeneration of Northampton will be 
supported by the following measures:

A) a focus on Northampton’s town centre and 
central area for office, retail, leisure and service 
development providing high quality urban 
design and public realm and protecting its 
heritage assets and historic character through 
managed change (policy n2 refers);

B) housing development within the existing 
urban area through urban capacity infill and 
sustainable urban extensions at Northampton 
north, Northampton west, Northampton south, 
Northampton south of brackmills, Northampton 
kings heath, Northampton north of whitehills, 
Northampton norwood farm/ upton lodge and 
Northampton upton park (policies n3 to n9a 
refer);

C) employment development by regeneration 
and redevelopment at existing employment 
sites and Northampton waterside enterprise 
zone, with major office and service development 
focused on the central area (policies e1, e3 and 
n2 refer);
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POLICY 3 DESIGN 

4.67 To assist in the achievement of good 
placemaking, new developments should be 
designed to: 

• Perform positively against Building for Life (or 
successor advice) criteria; 

• Incorporate Design Coding (in the case of 
major developments) 

• Create legible street layouts and public 
spaces with good pedestrian/cycle routes 
and public transport access, high quality 
landscaping and street furniture, avoiding a 
motor vehicle-dominated approach; and 

• Demonstrate how they respond to and 
incorporate climate change and adaptation 
into the design process Small scale 
developments including infill, corner plot 
and backland development fronting a street, 
should ensure continuity in the way the 
buildings enclose and relate to the street. 
Small scale developments should respect 
their context.

POLICY 4 AMENITY AND LAYOUT 

4.68 Development will be required to create and 
protect a high standard of amenity for buildings 
and external open space. In particular new 
development should ensure: 

• New development is not overbearing upon 
existing buildings or open spaces 

• External private or communal garden 
space, in its extent and design, meets the 
reasonable needs of its users. The design of 
new communal garden areas should seek to 
create spaces that provide opportunities for 
privacy or seclusion for residents 

• The outlook and visual amenity afforded 
from within buildings and private / communal 
garden areas should be satisfactory taking 
account of the relationship with neighbouring 
buildings and the wider street scene, 
including the design of parking, boundary 
treatments and landscaping. 

• Shared circulation space and routes to 
private entrances within flatted development 
should be of sufficient width, be welcoming, 
and be naturally lit wherever possible 

• Provision of the at least the minimum internal 
space standards and storage areas as 
described nationally 

• Provision of adequate facilities for refuse and 
storage which are effectively designed in 
terms of use, access and layout 

• Levels of sunlight and daylight within 
buildings are satisfactory

POLICY 5 SUSTAINABLE CONSTRUCTION 

4.69 To aid the effective implementation of the Core 
Strategy Sustainable Development polices, 
development proposals should: 

• Consider sustainable design at the beginning 
of the development process 

• Adapt development, but not at the detriment 
of the particular assets of the site 

• Where possible, incorporate decentralised 
energy networks through Combined Heat 
and Power systems 

• Ensure that new buildings and refurbishment 
of existing building stock adopt sustainable 
construction methods 

• Actively promote energy efficiency and use 
of renewable energy sources where there is 
opportunity to do so 

• Ensure renewable energy design and 
installation does not create a negative effect 
on the local area in term of; noise, views, 
character of the area, residential amenity For 
residential development, proposals should 
demonstrate that dwellings meet the Building 
Regulation optional higher water efficiency 
standard of 110 litres per person per day, as 
set out in Building Regulations Part G2.

POLICY 6 FLOOD RISK AND WATER 
MANAGEMENT 

4.70 Proposals that assist in the management of 
flood risk and ensure flood risk is not increased 
elsewhere, and proposals which comply with 
relevant guidance for flood risk management and 
standards for surface water will be supported. 
For all new development, suitable access must 
be provided and maintained for water supply 
and drainage infrastructure

POLICY 7 SUPPORTING NORTHAMPTON TOWN 
CENTRE 

4.71 In the town centre, as defined on the policies 
map, the Council will continue to support 
proposals and schemes which contribute 
positively towards the range of retail, leisure 
and service based offers, to accommodate the 
changing role of Northampton’s town centre 
and to improve visitor experience.

POLICY 8 REGENERATION OPPORTUNITIES 

4.72 Town Centre The Council will continue 
to support schemes which will contribute 
positively towards the regeneration of the town 
centre, particularly where the schemes provide a 
balanced mix towards meeting the requirements 
for town centre uses and housing delivery whilst 
respecting and enhancing the heritage assets. In 
particular, regeneration of the Greyfriars site, as 
shown on the Policies Map, is encouraged. This 
is a vacant site which was previously occupied 
by the bus and coach station. It adjoins the 
Grosvenor Shopping Centre. Proposals should 
conform to the site specific proposal for Greyfriars 
as outlined in Policy 37. Central Area In addition, 
the Council will also support the regeneration 
of sites within the Central Area, which will 
deliver opportunities for housing and economic 
development for the benefit of Northampton’s 
residents and investors. The sites, most of which 
are in the Northampton Waterside Enterprise 
Zone, are considered suitable for regeneration in 
the Central Area are: 

• Castle Station – passenger and railfreight 
areas. Any proposals should conform to 
Policy 34 of this Local Plan 

• Responding to and enhancing locally 
distinct townscape, landscape and historic 
environment characteristics 

• Retaining, enhancing and creating important 
views and vistas into, out of and through the 
site responding to topography and landform 
where such opportunities arise. 

• Sustaining, protecting and enhancing 
heritage and natural environment assets, 
including prospective non-designated assets 
and setting and those included on Local Lists 
as well as those already statutorily protected. 
Additionally future development must not 
leave these assets vulnerable to risk and, 
wherever possible, should promote the use, 
understanding and enjoyment of the historic 
and natural environments as an integral part 
of good placemaking 

• Having regard to safeguarding or enhancing 
the setting of locally distinct places, including 
those found in Conservation Area Appraisals, 
in terms of scale, design, landform and 
integration within the existing local context to 
protect their identified important and unique 
characteristics based on sound, consistent 
analysis 

• Including high quality public realm for streets 
and public spaces incorporating features 
such as public art as an opportunity to 
reinforce and enhance legibility, character 
and local distinctiveness.
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POLICY 13 TYPE AND MIX OF HOUSING 

4.75 Housing needs will be met by development 
providing a mix of dwelling types and sizes to 
meet current a forecast accommodation needs. 
Market housing Proposals for market housing 
will be supported where they provide a mix of 
housing in line with the requirements outlined in 
Northampton Local Plan. 

4.76 Specialist accommodation The Council will 
support schemes that provide specialist 
accommodation that promotes independent 
living. Such schemes are particularly supported 
in areas with easy access to services and facilities, 
including public transport and retail and service 
centres. Proposals should be designed in a 
manner which will meet the specialised nature 
and care requirements of prospective occupiers. 

4.77 Accessible Housing: To meet the needs of the 
Borough’s residents and to deliver dwellings 
capable of meeting their occupants’ changing 
circumstances over their lifetime, an appropriate 
proportion of residential development must be 
designed to meet the requirements of M4(2) 
or its successor standard. 4% of all new market 
dwellings and 8% of affordable dwellings should 
be constructed to M4(3) standards, or their 
successor, to enable wheelchair accessibility.

POLICY 15 SAFEGUARDING EXISTING 
EMPLOYMENT SITES 

4.78 To facilitate the creation of new jobs, attract 
inward investment and deliver economic 
prosperity to Northampton residents and 
investors, the Council will: 

• Safeguard all existing employment sites, 
including the Enterprise Zone, as shown on 
the Policies Map, for employment use within 
the office, general industrial and warehousing 
and distribution sectors. Employment 
generating uses which are ancillary to and/ 
or support the wider employment operations 
will also be supported if evidence associated 
with need is provided 

• Support the change of use to alternative 
non-employment-generating uses only if 
evidence can be provided to demonstrate 
that the existing use and other employment-
generating uses are no longer viable. 
Evidence to be supplied includes detailed 
marketing over a minimum of 12 months 
which shows that the applicant has actively 
and extensively marketed the site for 
employment use

POLICY 17 NEW RETAIL DEVELOPMENTS AND 
RETAIL IMPACT ASSESSMENT 

4.79 The Council will support the provision of 
between 7,000 sq.m and 8,900 sq.m net of 
convenience retail floorspace and between 
5,300 sq.m and 7,300 sq.m net of comparison 
floorspace to meet forecast retail expenditure to 
2029 in the defined retail hierarchy as set out in 
the table below.

4.80 The Council will support proposals which meet 
the following criteria: 

• Will deliver retail firstly in the Primary 
Shopping Area, followed by the Town Centre 
as shown on the Policies Map. Priority will 
be given to additional comparison retail in 
the town centre. If no suitable, viable and 
available sites exist in the centres identified 
in this policy (taking account of reasonable 
flexibility in the format of the proposal), then 

• Four Waterside – located to the east of Castle 
Station and the Innovation Centre 

• St Peter’s Way – to the north of the Lidl 
Supermarket and B&Q 

• Ransome Road – to the south of the University 
of Northampton Waterside campus. Any 
proposals should conform to Policy 38 of this 
Local Plan

POLICY 10 MANAGING HOTEL GROWTH 

4.73 Proposals for new hotel development including 
aparthotels and serviced apartment complexes 
will be supported in the following locations: 

• Within the town centre boundary as defined 
in the Policies Map 

• Within the Enterprise Zone boundary as 
defined in the Policies Map Developments 
for hotels in any other locations which apply 
the sequential test and demonstrate that the 
scheme will attract new leisure and business 
tourism demand without substantially 
undermining the potential for new hotels to 
be delivered in the town centre and in the 
Enterprise Zone will also be supported.

POLICY 11 DEVELOPMENT OF MAIN TOWN 
CENTRE USES 

4.74 The Council supports the development of 
an appropriate mix of main town centre and 
residential uses in the town centre and the 
Central Area. Where suitable and viable sites are 
not available for main town centre uses in the 
town centre, support will be given for appropriate 
edge of centre sites that are well connected to 
the town centre.

proposals for sites on the edge of those 
centres will be considered. If no edge of 
centre sites are suitable, viable and available, 
out-of-centre sites will be considered. It is 
not accepted that specific classes of goods 
cannot be sold from in-centre locations. 
Developments will need to demonstrate 
flexibility in their operational requirements in 
terms of their form 

• Any retail proposals on sites outside centres 
in the retail hierarchy will be required 
to demonstrate compliance with the 
sequential approach to site selection. For 
those proposals exceeding 500 square 
metres gross floorspace, it will have to be 
demonstrated that the proposal will not have 
an unacceptable impact on existing centres 
in the retail hierarchy 

• Within the defined Primary Shopping Area, 
development proposals should: i. Not result in 
the over-dominance of non-retail use within 
a frontage; and ii. Provide an active frontage 
and be open for business during the day 

• Change of use of vacant units into alternative 
main town centre or upper floor residential 
use will be supported if evidence shows that 
there is a continuous period of vacancy and 
marketing over an 18 month period and that 
there are no realistic prospects of the unit 
being occupied for its previous use
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POLICY 23 SUSTAINING AND ENHANCING 
EXISTING, AND SUPPORTING THE 
CREATION OF, NORTHAMPTON’S GREEN 
INFRASTRUCTURE 

4.81 New development must ensure that existing 
green infrastructure assets will be protected, 
managed, maintained and connected to 
enhance their multi-functionality. 

4.82 Development of 15 dwellings or more will 
deliver and / or contribute to a net gain of green 
infrastructure in accordance with the Best 
Practice Principles, Aims and Objectives set out 
in the Northampton Green Infrastructure Plan (or 
subsequent updated documents). Development 
proposals will demonstrate through context and 
design how they make a positive contribution to 
the Green Infrastructure Components. 

4.83 Major applications must be accompanied by 
a site specific green infrastructure strategy 
and /or plan to illustrate how GI is integrated 
within the development proposal and seeks to 
improve connectivity to the Local Level Green 
Infrastructure network beyond the site boundary.

POLICY 24 PROVIDING OPEN SPACES 

4.84 New development must ensure that open spaces 
defined on the Policies Map are sustained or 
enhanced. All new housing developments of 0.2 
ha or sites accommodating 6 dwellings or more 
will be required to contribute to open space 
provision as per the standards included within 
Northampton Local Plan_V17.

4.85 POLICY 25 SUPPORTING AND ENHANCING 
BIODIVERSITY The Council will require major 
development proposals to conserve, enhance 
and increase the net gain for biodiversity. In 
particular, the Council will seek the protection 
or enhancement of wildlife sites that are in areas 
which are: 

• of national or international importance, 
specifically the Site of Specific Scientific 
Interest, Special Protection Area and Ramsar 
site at the Upper Nene Valley Gravel Pits or 

• of local importance including the Borough’s 
Local Nature Reserves and Local Wildlife 

Sites All proposals must secure a net gain 
in biodiversity through the protection, 
strengthening, creation and management 
of new habitats. All applicants are expected 
to assess the impacts of their proposals on 
biodiversity by undertaking an ecological 
survey. 

POLICY 27 PROTECTION AND ENHANCEMENTS 
OF DESIGNATED AND NON-DESIGNATED 
HERITAGE ASSETS 

4.86 The Council will require development 
proposals to conserve and enhance the 
historic environment and designated and non-
designated heritage assets, including historic 
landscapes, by: 

4.87 Ensuring that development proposals 
demonstrate a clear understanding of the 
significance of the asset and its setting, and the 
impact the scheme will have on that significance 

4.88 Ensuring that this enhanced understanding 
has been considered and incorporated into the 
development proposal demonstrating how the 
scheme preserves and/ or enhances the asset 

4.89 Requiring a clear and convincing justification 
for any harm or loss of an asset, supported by 
demonstrating how harm is outweighed by 
public benefits 

4.90 Supporting high quality proposals which 
positively considers Northampton’s local 
distinctiveness including aspects associated 
with siting, scale, massing, layout, form, materials 
and architectural detailing 

• Being consistent with guidance from Historic 
England and heritage best practice Proposals 
which will result in an increased and/ or 
improved accessibility to heritage assets will 
also be supported.

POLICY 28 DESIGNING SUSTAINABLE 
TRANSPORT AND TRAVEL. 

4.91 The Council will support planned growth and 
existing development with appropriate transport 
infrastructure, including for sustainable modes 
of travel and safety improvements. The Council 
will work together with the highway authority, 
Highways England, public transport operators, 
developers and other relevant bodies to 
design and fund improvements to transport 
infrastructure where these are necessary to 
support growth or to improve existing centres, 
employment areas and community facilities.

4.92 All new and existing developments will be 
expected to contribute towards achieving the 
Northamptonshire County Council’s Modal shift 
targets. All Major Applications of 10 dwellings or 
more, or 0.5ha or more, will also be required to 
include a Travel Plan.

4.93 Applicants will be required to demonstrate 
that they can mitigate their transport impact 
either on site or off site and will be required to 
enter into the relevant legal agreement(s) with 
the Local Planning Authority and the relevant 
Highway Authority. The design of developments 
should ensure that people are encouraged 
and facilitated to undertake short and regular 
journeys by walking and cycling safely and to 
use public transport. Developments should 
be designed to incorporate, demonstrate 
and achieve the following sustainable travel 
principles: 

• To promote, improve and encourage active 
lifestyles and health and well-being 

• To reduce car usage 

• To improve accessibility by, and usability of, 
public transport 

• To maximise opportunities for integrated 
secure and safe walking and cycling routes 
which connect to the existing network, as 
well as open spaces and green infrastructure 

• To secure a high quality design of the street 
scene which creates a safe, secure and 
pleasant environment 

• To upgrade and improve the existing street 
scene 

• To design developments including the 
provision of streets, streetscapes and open 
spaces which enable and encourage 
children to walk, cycle and play within their 
local environments 

• To promotes sustainable travel to day-to-
day destinations including the town centre, 
the railway station, the bus station, places of 
work, schools and colleges, health facilities 
and local leisure and recreation facilities. 
Major new developments of 10 dwellings or 
more, or 0.5ha or more, must include: 

• Facilities for the use of public transport 

• Infrastructure that facilitates cycling including 
parking facilities and links to the existing 
cycle network 

• Travel planning for new users

POLICY 29 HIGHWAY NETWORK AND SAFETY 

4.94 Subject to consideration of all other relevant 
plan policies and material considerations, 
development proposals will be permitted 
provided: 

• There would be no potentially adverse 
impacts on the local and/or strategic 
transport network which cannot be mitigated 
against. Major planning applications and 
development proposals that generate a 
significant number of traffic movements must 
be accompanied by a Transport Assessment 

• They are designed to allow safe and suitable 
means of access and site operation
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POLICY 31 PARKING STANDARDS 

4.95 Subject to all other relevant local plan policies 
and material considerations, planning 
permission will be granted for proposals that 
meet the County Council’s parking standards 
and any replacement standards formulated 
over the plan period. These standards include 
car parking, disabled parking, garage parking, 
visitor parking, cycle parking and provision 
for deliveries and emergency parking. New 
residential and commercial developments will 
be required to cater for the provision and use of 
electric and hybrid vehicles. 

4.96 Where appropriate, where there will be an 
additional demand for car parking but where 
car parking cannot be accommodated on site, 
the Council will require a financial contribution 
towards parking provision and management 
based on the parking type, size, provision and 
locality. 

POLICY 33 DEVELOPMENT ALLOCATIONS

4.97  The sites set out below are allocated on the 
Policies Map for development. The Council will 
support the developments and proposals on 
these allocated sites, provided that they meet 
the requirements set out in the development 
management policies within this Plan.

4.98 These include those discussed within this report:

Area One:

0167 Tanner Street

0288 Railway Station Car Park

0333 Railway Station Car Park (Rail freight)

0818 St Peter’s Way

0931 Sites in Green Street

1010 Land at St Peter’s Way/Court Road/
Freeschool Street

Area Two:

0174 Ransome Road Gateway

0932 Southbridge Site 1

0933 Southbridge Site 2

1139 Ransome Road

Area Three:

0598 Car Park, Victoria Street 

1113 Greyfriars

Area Four:

1098 The Green, Great Houghton

Northampton Central Area Action Plan

4.99 The Northampton Central Area Action Plan was 
submitted to the Secretary of State in 2012 and 
was subsequently adopted on January 21st 2013 
after it was accepted and as legally compliant. 
The Action Plan is a local plan document that 
sets out how the centre of Northampton will 
develop in the period to 2026 and beyond by 
providing a consistent strategic framework 
for improvements and extensions to the town 
centre. The plan provides a more locally specific 
interpretation of local and national planning 
policy, policies contained within it provide 
detailed guidance for developers on the types 
of development acceptable within the Central 
Area. It is, therefore, a material consideration for 
the determination of planning applications. 

Other relevant policy and guidance 
considerations

Battle of Northampton 1460 Conservation 
Management Plan (July 2014)

4.100 This Management Plan provides guidance in 
relation to how development proposals should 
take into account issues related to the Battle 
of Northampton Registered Battlefield. It sets 
out the significance and sensitivity of the site, 
identifying any areas of particular significance, 
and the cumulative value of the heritage assets 
in the wider environment. It further establishes 
a series of management policies and actions 
aimed at safeguarding the significance of the 
assets whilst recognising that the parkland 
setting is a valued and much used recreational 
asset. 

Conservation Area Appraisals

4.101 In addition, the Council has adopted the 
following Conservation Area Appraisals and 
Management Plans:

• Delapre Park Conservation Area Assessment 
and Management Plan, 2007;

• Great Houghton Conservation Area appraisal 
- March 2018;

• Holy Sepulchre Conservation Area Appraisal 
and Management Plan, 2008;

• All Saint’s Conservation Area Appraisal and 
Management Plan, 2007; and

• Great Houghton Conservation Area Appraisal 
and Management Plans.

4.102 These documents provide guidance as to how 
the character or appearance of the conservation 
areas could be preserved or enhanced. They 
also provide a sound basis for the assessment 
of planning applications in and near the 
conservation areas. In addition, they identify 
proposals for preserving or enhancing the 
character or appearance of the conservation 
area. 

Local List

4.103 Council has an adopted Local List, dating from 
1990s. 

Other SPDs

4.104 As part of the Local Plan evidence base 
documents, there are several SPDs available 
on the Council’s website at: https://www.
Northampton.gov.uk/info/200205/planning_
for_the_future/1746/

https://www.northampton.gov.uk/info/200205/planning_for_the_future/1746/
https://www.northampton.gov.uk/info/200205/planning_for_the_future/1746/
https://www.northampton.gov.uk/info/200205/planning_for_the_future/1746/
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Overview

Geographical Location: 

5.1 Area One comprises six allocated Sites which 
are located to the west of the historic core of 
Northampton Town Centre, specifically to the 
north and south east of Northampton Railway 
Station. 

Sites covered: 

5.2 LAA0333, LAA0288, LAA1010, LAA0931, 
LAA167, LAA0818

Overall townscape character:

5.3 The overall townscape character of Area One 
and its immediate setting is varied, reflective 
of the mixed use nature of the area including  
industrial and commercial buildings. The 
residential hinterland sits beyond this immediate 
context in a rather closed environment, with 
St Andrew’s Road and River Nene acting as 
the physical buffers. Other physical and visual 
barriers include busy thoroughfares such as the 
railway track which runs north to south, A4500, 
A5095 and Spencer Bridge Road to the north. 
Natural barriers such as Dallington Brook also 
divides the area and further contributes to a 
varied townscape character.

5.4 Site allocation 0333 is an industrial yard and is 
predominantly used for storing materials such 
as sand and other building aggregates. There 
are a number of small commercial units within 
its boundary to accommodate the businesses 
on site. Large-scale industrial buildings are also 
positioned to the north east and comprise of 
three-four storey units.

5.5 Northampton Railway Station is located to the 
north of West Bridge Road. This includes large 
areas of car park which forms the immediate 
setting for the ruin of Northampton Castle, a 
Scheduled Ancient Monument. Dense foliage 
obstructs the visibility of the ruin.

5.6 St Andrews Road defines a barrier between the 
industrial nature of the railway station and its 
car park with the twentieth century residential 
development to the east. St Andrews Road 
itself is aligned with high masonry walls, which 
physically obstructs views to the west, towards 
the brook and parkland thereafter.

5.7 To the east, Mare Fair leads towards 
Northampton’s later Saxon town centre where 
the townscape is distinctive of a historic market 
town, with a myriad of designated commercial 
streets, the Market Square and commercial 
streets. Later developments have included 
modern large scale residential and commercial 
blocks including the five-storey Vue Cinema 
building. 

5.8 To the south, areas of archaeological importance 
are identified to the south east of the Area  which 
sits amongst car parking, busy thoroughfares, 
and modern commercial development. 

5.9 To the west, Victoria Park presents a contrasting 
character, offering a large  open space with a 
brook and labyrinth. Residential development is 
located to the west of the park  and comprises 
predominantly two/three storey Victorian and 
Edwardian terraces. Some larger development 
rising five/six storeys presents some variety to 
the townscape. An attractive two-storey terraced 
row of houses align Spencer Bridge Road to the 
north. 

5.10 The crossing of Spencer Bridge Road and the 
A5095 to the north east of the Area presents a 
busy junction, and a physical boundary to the 
parkland to the north.

5.11 The topography of the Area ascends from west 
to east allowing views looking down towards the 
Area from the town centre.

Summarised heritage sensitivity:

5.12 This area contains the oldest part of Northampton- 
i.e the Saxon Palace, 12th Century Castle and 
defence walls present along Bridge Street, The 
Drapery, Bearwood Street and Scarlet Street. 
The castle had natural defensible boundaries 
to the west and south due to its proximity to the 
course of the River Nene. 

5.13 As such there are a number of designated 
heritage assets within and to the vicinity of Area 
One. This includes a Scheduled Monument 
and a listed asset within allocation LAA0288, a 
scheduled Monument within LAA1010 as well 
as a range of heritage assets and Scheduled 
Monuments in the surrounding area. Amongst a 
number of listed buildings, All Saints, Boot and 
Shoe, and Holy Sepulchre Conservation Area 
are located to the east. 
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7th Century

Saxon timber 
framed hall and 
possibly church 
constructed 

8th Century

Timber 
structures 
replaced with 
more substantial 
stone buildings 

Northampton 
conquered 
by the Danes; 
palace likely fell 
into disrepair 
during this 
period

Construction 
begins on 
Northampton 
Castle 

Northampton 
granted first 
charter by 
Richard I

The treasury is 
moved to the 
castle

9th Century 1189 1205c1084

The last 
parliament held 
in the Castle 

The town 
became 
the main 
Parliamentarian 
garrison for 
the south-east 
Midlands area 
with the former 
royal castle as its 
headquarters

King Charles II 
took revenge 
on the town by 
ordering the 
destruction of its 
walls and partial 
demolition of its 
castle

1380 1642 1662 1675 1859 1880

Town centre 
further 
destroyed by the 
Great Fire

Castle station 
opens on the 
site of part of 
the historic 
Northampton 
Castle

Castle station 
rebuilt and 
expanded over 
the site of the 
Castle, the 
remains of which 
were purchased 
and demolished 
to make way for 
a goods shed

Figure 5.1  Saxon palace complex, from E. Remains of 8th-century stone 
palace

Figure 5.2  St Peter’s Church Figure 5.3  Castle Railway Station and environs, Northampton, 1937 Figure 5.4  Castle Railway Station, 1950s
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Historic Development of the Sites

LAA0333: Railway Station Car Park (Railfreight)

5.19 Currently, the Site is used for the storage of rail 
freight, with a small business area, a café, and a 
car and lorry park to the northern edge. The Site 
lies to the north of the demolished Northampton 
Castle (Scheduled Monument). The majority of 
the Site, save for the southern and south-eastern 
boundary, was outside of the Castle’s boundary 
walls. However it is likely to have been part of 
the larger setting and grounds of the Castle and 
archaeological evidence may still be existing.  
A map of the extent of the original Castle is 
illustrated in Fig 5.10.

5.20 On early OS mapping, the Site is clearly 
undeveloped, and is marked as being liable to 
flooding, which likely resulted in developers 
avoiding the area in favour of Site’s further from 
the river. The original station on the Site was 
constructed to the south of the Site in 1859. It 
was expanded in 1880-81 at which time the 
additional rail lines leading to the goods shed 
(now demolished) were constructed within the 
southern half of the Site. 

LAA0288: Railway Station and Car Park

5.21 This Site is almost entirely on the location of the 
former Northampton Castle and contains the 
last remaining remnant in the form of the Postern 
Gate, recovered from the Castle when it was 
demolished and quarried and built into part of 
the boundary wall of the station. This gate was 
dismantled from its original position and rebuilt 
along with the wall in the 19th century. The wall 
is also built of re-used Castle stone.

5.22 Northampton Castle was a Norman Castle of 
considerable prominence. Whilst River Nene 
provided a natural barrier to the west, the Castle 
was defended on three sides by deep trenches. 
The Castle also had extensive grounds and a 
large keep. Although partly demolished and 
in ruins, the Castle remained on Site until it 
was purchased in 1880-81 and subsequently 
demolished to make way for the Castle Station.

Allocation Number: LAA0333

Site Name: Railway Station Car Park (Railfreight)

5.14 The Allocated Site is located to the south of 
Spencer Bridge Road and north of Northampton 
Railway Station. The site is currently used for 
railfreight and further north is a small business 
area, and a café and lorry park. The western 
boundary of the Site runs along the railways 
tracks and River Nene. To the east of River Nene is 
Victoria Park which acts as a buffer between the 
residential areas and the railway infrastructure 
related activities. The Site is bounded to the east 
by St Andrew’s Road and the residential areas to 
the west of the town centre. 

5.15 The Draft Local Plan supports the delivery of 
at least 200 dwellings on this Site, subject to 
analysis of capacity, on the residual areas not 
required for commercial and/ or passenger rail 
services.

Allocation Number: LAA0288

Site Name: Railway Station and Car Park

5.16 The allocated Site includes Northampton 
Railway Station and its precincts, to the east of 
the town centre. It currently comprises a new 
two storey station building, provision for taxis 
and a temporary decked car park.

5.17 The site is currently used as a car park and 
includes the remains of Northampton Castle to 
the south east which is a Scheduled Ancient 
Monument.

5.18 The Draft Local Plan supports the delivery of 
mixed use development including a multi-storey 
car park, offices, residential and ancillary Class A 
uses.

LAA0288

LAA0333

Figure 5.5  Railway Station, Car Park and Railfrieght Sites
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Figure 5.6  1883-87 OS Map Figure 5.7  1896-1900 OS Map Figure 5.8  1926 OS Map Figure 5.9  1935-36 OS Map
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Heritage Assets

5.23 There are a large number of designated heritage 
assets to the vicinity of the Sites. These are largely 
located to the east, densely populated within the 
historic core of Northampton town centre, with 
most enclosed within Conservation Areas.

5.24 Those considered to have the potential to be 
impacted upon through development in their 
setting are discussed in detail below.

Northampton Castle and precincts (Scheduled 
Ancient Monument)

5.25 The site of Northampton Castle (HER1160/268) 
lies immediately to the west, whilst the predicted 
line of Northampton’s Saxon defences follow the 
lower contour of the hillside within the curve of 
the river (HER1160/2). A Saxon palace complex 
and deeply stratified urban archaeological 
remains were identified and excavated on the 
slopes of the valley to the south of Marefair.

5.26 The Castle Site has been researched in the past 
and a fairly complete and accurate plan of the 
castle defences was drawn up at the time of the 
railway’s expansion (by Sir Henry Dryden and E 
F Law). In addition the north  east corner of the 
inner bailey was excavated in 1961-64 by Dr J 
Alexander, who found a large kitchen range and 
part of the royal apartments. Excavations during 
1975-78 by the Development Corporation 
revealed evidence of Saxon occupation  
of the site, including timber buildings sealed 
beneath the remnants of the bailey bank.

5.27 The easily visible physical remains of the castle 
are the Postern Gate (relocated from its original 
position), a mound on the eastern side of  
St Andrew’s Road containing stones from a wall, 
and the area covered by the Ancient Monument 
- the wooded mound to the east of St Andrew’s 
Road and the land beneath the adjacent Railway 
Social Club.

5.28 Excavations were carried out in advance of 
the new station building in 2013 in the south 
western corner of site LAA0288. These were 
situated in the area of the castle’s outer bailey. 
The excavation recorded Saxon boundary 
ditches running towards the Saxon river edge. 
These were replaced by an L-shaped ditch 
system in the late 11th century, along with pits 
and wells that may have signified a change 

associated with the arrival of the Normans to 
the town. The pre-castle features also included 
a buried soil horizon containing evidence of 
refuse dumping. Remains of the castle’s outer 
bailey wall foundation, bank and stone building 
containing hearths within the bailey were 
excavated along with areas of metalled surface. 
Other wall fragments may have formed a further 
building in the bailey, although the whole area 
was evidently levelled by the end of the 12th 
century. The structures and features were sealed 
by soil horizons suggesting that the area was 
grassed and left open from perhaps the 13th 
century until the 19th century, when mapping 
depicts an orchard here. Granite setts of the late 
19th century station yard were seen sat below 
the modern tarmac along with some drains cut 
deep into the archaeological sequence. In this 
part of the site, the pre station, 19th century land 
surface can be assumed to be approximately, or 
just below, that of modern levels.

5.29 The levels of the 2013 excavation sequence are 
summarised: 

• Modern ground level surrounding the 
excavation was recorded at between 61.65 
and 62.45m OD. The top of the Saxon cut 
features (ditches, pits, wells) were located 
between 59.60 and 60.95m OD. The 12th 
century stone building was seen at c61m OD.   

• The levels of the sequence in the remainder 
of the unexcavated outer bailey area, in the 
south east of LAA0288 towards the SAM area, 
are probably broadly similar. However, in the 
northern half of LAA0288, the inner bailey 
of the castle would have sat higher than the 
outer bailey to allow commanding views over 
the town and surrounding landscape. Parts 
of the inner bailey underwent archaeological 
excavation and survey in the mid–late 19th 
century and included the recording of several 
buildings and the postern wall. This area was 
then levelled to make way for the station and 
goods yard.

• It is likely that remains of the castle’s inner 
bailey in the northern part of site LAA0288 and 
southern part of LAA0333 were destroyed in 
the 19th century. However, remains of deep 
cut features such as the ditch that encircled 
the inner bailey and barbican may still survive 
below the current ground level. 

Figure 5.10  Position of Castle Complex within the existing Railway Station Site

Source: ‘Excavation at Northampton Station within the outer bailey of Northampton Castle’ MOLA 2013-2015 

© Crown copyright. All rights reserved.   Northamptonshire
County Council: Licence No. 100019331. Published 2015

Northampton Castle in relation to the excavated area and the modern landscape in 2013   Fig 2
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• The river was diverted to accommodate 
the 19th century train station on the site,but 
would have originally crossed the main 
body of site LAA0333 from the north east. 
The area within the site, north of the old river 
course, would have been wet and marshy 
and is marked on the 1883 OS map (after 
the river diversion) as ‘Liable to floods’. No 
archaeological work has taken place in this 
part of the site. There is potential for the 
survival of palaeoenvironmental remains 
and perhaps evidence for former water 
management/drainage systems. Borehole 
records from the north of the site show some 
evidence for deeply stratified, partly organic 
buried soil and riverine clays.

5.30 Given the national evidential and historic 
significance of the Site’s and its precincts, its 
value is considered to be high. 

Postern gate and walls on Black Lion Hill (Grade II)

5.31 To the south east boundary of the allocated Site 
(0288) is the medieval postern gate and walls 
on Black Lion Hill which is Grade II listed. The 
boundary wall and gateway was re-constructed 
in 1879 and comprises ironstone, flanked by 
buttresses with a triple pointed arch. A plank 
door with a tall gable with ashlar coping stone 
and moulded kneelers are constructed above. 

5.32 The postern gate is all that remains of a once 
impressive Royal residence, Northampton Castle. 
Medieval Kings held parliaments here, however, 
after the Civil War it was made uninhabitable 
on the orders of Charles II. Following centuries 
of neglect, the Site was cleared in 1879 to 
make way for Northampton railway station. The 
postern gate was dismantled and rebuilt here 
in the early 1880s as a monument to the Castle. 
The remains of Northampton Castle which are 
located to the east of the reconstructed gateway 
is a designated Scheduled Ancient Monument.

5.33 Although the listed structures are considered 
to have high evidential, aesthetic and historic 
significance, their relocation has somewhat 
compromised the archaeological value. 
Nevertheless, it is still considered to have high 
value. 

Doddridge United Reform Church (Grade II)

5.34 Approximately 225m to the north east of the Sites 
is Doddridge United Reformed Church (Grade 
II). The Church was founded in 1662, built 1695, 
and was later enlarged in 1852 and 1890. The 
building is constructed of sandstone ashlar and 
has a hipped welsh slate roof. The Church has a 
galleried interior. The building has architectural 
and historic interest reflected in its designated 
status as the earliest surviving Nonconformist 
chapel in Northampton. It is considered to have 
medium value.

Other listed buildings

5.35 There is also a small cluster of buildings which 
are listed Grade II further afield to the south east of 
the Sites. This includes the seventeenth century 
Black Lion Inn (Grade II), and 3, Black Lion Hill 
(Grade II) which is an eighteenth century two 
storey cottage with a painted stucco front and 
Welsh slates above. Cromwell House (Formerly 
Hazelrigg Mansion) (Grade II*) is also located on 
Mare Fair to the south east of the Site dating to 
1662, as well as numbers 33 to 43 (odd) and 37a, 
and 1 to 3 Black Lion Hill. These are considered 
to be of medium to high value. 

5.36 The Church of St Peter (Grade I) is located to 
the south east. The Church sits within the Saxon 
palace complex which continues eastwards 
to the corner of Horseshoe Street and Marefair. 
There are three areas which are designated 
Scheduled Ancient Monuments, separated by 
Gregory Street and Freeschool Lane. Given its 
evidential and historic significance, the Church 
is considered to be of high value. 

Conservation Areas

5.37 The western boundary of Holy Sepulchre 
Conservation Area is approximately 400m to the 
east. The Conservation Area captures the Holy 
Sepulchre Church itself as well as a number of 
Grade II listed buildings also Sheep Street. The 
setting to the west of the Conservation Area 
comprises mid-rise residential accommodation, 
including blocks of flats which rise up to six 
storeys, and four storey industrial buildings 
along Spring Lane as the topography descends 
to the west. 

Figure 5.11  Designated heritage Assets
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5.38 All Saints Conservation Area is located 
approximately 510m to the south east. The 
character and appearance of the Conservation 
Area derives from the rebuilding of the town 
after the great fire of 1676 which was centred 
around the Church of All Saints, rebuilt in 1676-
80 on the site of its Mediaeval predecessor. 
The early development extended southwards 
along George Row and included a Grade I listed 
Sessions House, built at the same time as the 
Church and flanked by the Judges Lodgings 
and County Hall, listed Grade II*. 

5.39 Along The Drapery, the buildings comprise a 
variety of architectural styles and massing, and 
create a good sense of enclosure. The elegant 
curving facade of Sheep Street terminates the 
north end of the Drapery, whilst the view to the 
south is dominated by the tower of All Saints 
Church. Bridge Street and Giles Square include 
late eighteenth and early nineteenth century 
buildings and express a variety of stone facings 
and styles.

5.40 The setting of the Conservation Area to the 
north west comprises a mixture of large scale 
buildings and mixed-use development. This 
includes the six storey VUE cinema complex, 
blocks of residential accommodation which rise 
six storeys, as well as a Grade II listed Church, 
and both hard and soft landscaping.

5.41 The setting to the west towards the Site LAA0288 
comprises dense built form with major vehicular 
routes along the A508 and A4500 (Black 
Lion Hill). The built form comprises a mixture 
of commercial and residential development, 
of varying scales, massing and materiality. 
This includes the six storey cinema building 
and Pearson Professional Centres building, 
contrasting with the two storeyed designated 
cottages along Mare Fair. There is also a large 
area of car parking and large areas of twentieth 
century block of flats ranging from three storeys 
to twelve storeys.

5.42 The Conservation Area is considered to have 
medium value.

Site’s contribution to the designated assets

LAA0333: Railway Station Car Park (Railfreight)

5.43 Given its current use, the Site is considered to 
have a negative impact on the significance of 
the identified heritage assets. The Site is located 
in a prominent position to the west of the town 
centre and, is highly visible in views from the 
two Conservation Areas [All Saints and Holy 
Sepulchre] to the east and a number of listed 
buildings.  The Site’s prominence within these 
views is reinforced through the topography of 
Northampton and the Site’s position within the 
valley.

LAA0288: Railway Station Car Park

5.44 Due to the extent of hard-landscaping and 
the extensive foliage to the south east of the 
Site which forms the immediate setting of the 
Scheduled Ancient Monument, the Site prevents 
the ruin to be fully experienced and appreciated. 
The Site is, therefore, considered to have a 
negative contribution to the significance of the 
Scheduled Ancient monument. Additionally, 
the Site makes a limited contribution to the 
surrounding United Reform Church. 

5.45 Due to the distance and the limited intervisibility 
between the Site and the other assets to the 
south-east, the Site is considered to make 
a neutral contribution to their significance. 
Additionally, due to the changing topography 
within this area of Nene Valley, there appears to 
be a visual separation between the Site and the 
heritage assets.

Figure 5.12  Heritage Value Assessment
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• The development of a permanent and secure 
multi-storey car park on the Northampton 
Railway Station site with access to the main 
railway station building will be supported in 
order to create sufficient on-site car parking, 
bicycle and motorcycle parking to cater for the 
future growing demand of rail usage. 

• The layout of the development should be 
designed to take into account existing sewers 
and water mains within the site. 

• Subject to detailed assessment, development 
on this site should maximise the use of 
Sustainable Drainage Systems (SuDS). 

5.49 On site LAA0333, the Council will support the 
delivery of at least 200 dwellings, subject to 
analysis of capacity, on the residual areas not 
required for commercial and/ or passenger rail 
services. The following design principles are to 
be incorporated into any master planning and/ 
or planning application proposals for the two 
sites: 

• A high quality development that preserves 
and enhances the significance of the former 
castle site and in particular the scheduled 
monument and listed Postern Gate and the 
setting of these heritage assets 

• Development across the whole area need to 
be considered in an integrated manner 

• This high quality development must secure 
permeability within the site for pedestrians and 
cyclists 

• Improved and safe connectivity, including 
direct pedestrian routes, with the Spring 
Boroughs area and the town centre will need 
to be created 

• Opportunities should be explored for 
development to enhance the site’s relationship 
to the Brampton Arm of the River Nene.

• Proposed dwellings: 200

• Proposed Allocation: Housing

Policy Context: 

LAA0333: Railway Station Car Park (Railfreight)

5.46 The policies relevant for site LAA0333 are:

• Central Area and Town Centre Strategy 
policies: 7, 8 and 11

• Housing Policy 12

• Local Economy Policy 16

• Development Allocation Policy 33.

5.47 These are included in detail in Section 5 of 
this report. In addition, the following Policy 
is specifically tailored to Allocated Site no. 
LAA0333:

POLICY 34 NORTHAMPTON RAILWAY STATION 
(LAA0288), RAILFREIGHT AND ADJOINING 
SITES (LAA0333) 

5.48 The existing Northampton Railway Station 
Building and associated buildings, platforms, 
tracks, infrastructure, security measures, car 
parking and associated services and facilities will 
be safeguarded to ensure that the provision of 
current and future accessible passenger railway 
services to and from Northampton will be met. 
This will also continue to contribute towards an 
increased modal shift towards rail usage whilst 
supporting the provision of on site and related 
employment. These safeguarded areas will 
include safeguarded road accessibility to allow 
for 24 hour servicing and emergency access to 
Northampton Rail Station via St Andrew’s Road. 

• Subject to compliance with other policies 
in the plan and material considerations, 
proposals to provide additional capacity to 
facilitate improved passenger railway services 
at Northampton station will be supported. 

• To secure the protection, enhancement and 
enjoyment of the character and setting of the 
adjacent listed building and its two adjoining 
listed walls that are located within the existing 
railway station site, public realm will be created 
between the heritage assets and the station 
building.

LAA0288: Railway Station Car Park

5.50 The policies relevant for site LAA0288 are:

• Central Area and Town Centre Strategy 
policies 7, 8 and 11

• Local Economy Policy 16

• Mixed Use Allocation Site Policy 34

5.51 These are included in detail in Section 5 of 
this report. In addition, the following Policy 
is specifically tailored to Allocated Site no. 
LAA0288:

POLICY 34 NORTHAMPTON RAILWAY STATION 
(LAA0288), RAILFREIGHT AND ADJOINING 
SITES (LAA0333) 

5.52 The following design principles are to be 
incorporated into any master planning and/ or 
planning application proposals for the two sites: 

• A high quality development that preserves 
and enhances the significance of the former 
castle site and in particular the scheduled 
monument and listed Postern Gate and the 
setting of these heritage assets 

• Development across the whole area need to 
be considered in an integrated manner 

• This high quality development must secure 
permeability within the site for pedestrians 
and cyclists

• Improved and safe connectivity, including 
direct pedestrian routes, with the Spring 
Boroughs area and the town centre will need 
to be created 

• Opportunities should be explored for 
development to enhance the site’s 
relationship to the Brampton Arm of the River 
Nene.

• Proposed dwellings: 68

• Proposed Allocation: Mixed Use

Figure 5.13  Remnant of Northampton Castle Gates

Figure 5.14  Northampton Railway Station
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BOROUGH OF NORTHAMPTON 

Figure 5.15  Heritage Sensitivity Considerations

Site sensitivity and design principles

5.53 With a new railway station, there is an 
opportunity to capitalise on the sites’ location 
for development to meet future passenger 
requirements as well as housing and commercial 
development needs. There is potential to 
consider a comprehensive and integrated 
development on both sites, capitalising on its 
sustainable location on a rail network, close to 
the town centre and supporting modal shift. Its 
location also provides an opportunity for high 
density development to be delivered.

5.54 Given the high probability of archaeological 
remains within the sites, development should 
only be after appropriate archaeological 
investigation and according to a strategy of 
mitigation, agreed with the Northamptonshire 
County Archaeologist and Historic England. 
Deep foundations such as piling may not be 
appropriate, especially in the south of LAA0288 
where they may impact upon Castle and pre-
castle remains. Foundation position and depth 
may also need to be carefully considered in the 
northern part of LAA0288 and LAA0333, where 
deep cut features survive.

LAA0333: Railway Station Car Park (Railfreight)

5.55 The proposed allocation at this site is considered 
to have a low to medium sensitivity, owing to 
its potential impact on the high value heritage 
asset, Northampton Castle. Archaeologically, the 
Site is considered as having medium sensitivity; 
there is potential for deep palaeo-environmental 
remains and drainage/water management 
features from perhaps the Saxon period.

5.56 As a result, there is opportunity for medium/
high capacity, subject to appropriate siting, 
archaeological investigations, design and 
landscaping mitigation. There is also an 
opportunity to integrate the Site better within the 
surrounding townscape and context, creating a 
new neighbourhood whilst better revealing its 
archaeological significance. 
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5.57 Having considered the surrounding townscape, 
specifically the industrial nature of buildings 
to the north east of the Site and the high-rise 
residential buildings to the east, we consider 
that high density would be appropriate at the 
northern section of the Site. This is further 
supported by the existing topography  of the 
area and the Site’s position on the lower ground 
within the Nene River valley. 

5.58 Whilst there is scope to introduce taller buildings 
within this area, special regard to the identified 
views will need to be considered. Due to the 
location of the Site on lower grounds, the Site 
has relatively high visibility when viewed from 
Northampton town centre. 

5.59 The identified key views include those from 
and towards the Conservation Areas and listed 
buildings, and views captured from Victoria 
Park towards the town centre. Views from the 
east side of St Andrews Road looking west from 
Wilimgton terrace, Spring Lane, and Scarletwell 
Street should also be considered. 

5.60 Closer to the southern section of the Site, 
however, the sensitivity increases due to the 
presence of potential archaeological remains 
of from the Saxon settlement. These should be 
considered in further detail following appropriate 
investigations.

5.61 There is scope to improve the relationship of the 
Site with the surrounding area. This could be 
achieved by creating pedestrian links through 
the eastern boundary of the Site, along St 
Andrew’s Road, and integrating open spaces 
within the Site itself. This would also help improve 
public realm, and better connect the site with the 
surrounding context. Additionally, a new access 
from the Site towards Scarletwell Street and 
Spring Lane should also be considered. This 
would help reaffirm the relationship between 
the town centre and the lower ground to the 
west. However, this should be only undertaken  
following further archaeological investigations 
including possible field surveys.

5.62 The brook runs along the northern boundary 
of the Site and, due to the low topography, 
parts of the northern section of the site are at 
moderate risk of groundwater flooding. It is 
advised for a strategy to be incorporated within 
the proposed development to prevent flooding 
within this location and for a landscaping 
scheme to be established which enhances 
these key characteristics of the Site. There is also 
opportunity to explore how this watercourse 
could be used to improve biodiversity within the 
Site.

5.63 Similarly, there is also opportunity to improve 
the green infrastructure to the north west of the 
Site. This should be incorporated as part of the 
proposed development.

 LAA0288: Railway Station Car Park

5.64 Following identification of the surrounding 
designated assets and assessment of the 
Site and surrounding context, the Allocated 
Site is considered to have high sensitivity 
throughout. Archaeologically, this part of the 
Site is considered as having high archaeological 
sensitivity; remains of the castle’s outer bailey 
and pre-castle remains likely survive within 2m 
of the current ground surface where they have 
not been truncated by the 19th century station 
development. The central and northern part 
of the site may contain deep cut features such 
as defensive castle ditches that survived 19th 
century levelling of the area. 

5.65 Subject to appropriate siting, archaeological 
investigations, design and landscaping 
mitigation, there is opportunity for medium 
capacity development within the northern 
portion, and low capacity within the southern 
development without eroding positive key 
features and characteristics which are desirable 
to safeguard. 

5.66 The Site forms part of the gateway into 
Northampton when entering from the railway 
station. There is opportunity to improve the sense 
of arrival to the town and enhance the overall 
experience. This should be achieved through 
the provision of public realm, and an improved 
relationship between the station building and 
the Site.

5.67 This provision of public realm could be 
incorporated as part of the strategy to better 
reveal and enhance the Scheduled Ancient 
Monument to the south east of the Site which is 
currently obscured from view as a result of the 
overgrown vegetation.  There is opportunity to 
improve the accessibility and the appreciation 
for the ruins of Northampton Castle through 
the removal of vegetation, and reaffirm the 
significance of the monument.

5.68 A landscaped buffer zone between the 
designated heritage assets and the proposed 
development should be incorporated within 
the design to safeguard the significance of the 
assets through development within their setting. 

5.69 As the site is currently being used as a car park, 
re-provision of these allocated parking spaces 
will need to be considered.

5.70 It is also advised for the development within 
closest proximity to the designated assets to be 
low scale, with opportunity for the massing to 
increase eastwards.

5.71 Pedestrian access between the Site and the 
wider context, specifically from St Andrew’s Road 
through to Scarletwell Street and Spring Lane, 
should be incorporated within the proposed 
development. This will improve the relationship 
between the Site and the town centre.

5.72 Mixed use allocation would be appropriate for 
this site, including a multi-storey car park, offices, 
residential and ancillary Class A uses.     

Summary of proposed development within 
Allocated Sites LAA0333 and LAA0288

5.73 In summary, the two allocated sites, together, 
present a great opportunity to capitalise on the 
sites’ location for development to meet future 
passenger requirements as well as introduce a 
residential and commercial development which 
reintegrates the land with the surrounding 
context. 

5.74 There is also potential to improve the 
permeability of the Sites through opening up 
the existing solid boundaries, especially along St 
Andrew’s Road, and introduce active frontages, 
landscaping, and well-designed architecture to 
establish a sense of place. In turn, this will better 
connect the Site with the town centre to the east 
and Victoria Park to the west, which could be 
reinforced through the advised retention and 
enhancement of viewpoint corridors within the 
Site. Notably, the redevelopment of allocated 
Site 0288 presents great opportunity to better 
reveal and enhance the significance of the 
Scheduled Ancient Monument and the nearby 
heritage assets.
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Allocation Number: 0818 St Peter’s Way

5.75 This Site is located to the west of the Carlsberg 
Brewery, north and east of the River Nene, 
and South of the A5123. Until 2013, the Site 
was occupied by the Centrica Billing Centre 
building as well as some surviving buildings 
from the former gas works, but all of these 
buildings, excluding the locally listed former 
gas works office at the very north of the Site, 
were demolished in 2013, leaving behind large 
areas of hardstanding and construction waste 
from the retired buildings. An access road runs 
through the Site from Tanner Street and crossing 
the River Nene but is closed off as the Site 
remains vacant. Areas of the Site which remain 
in part use include a small car park to the south 
and light industrial use to the east. Much of the 
Site is enclosed by tall boarding concealing it 
from view.

Allocation Number: 0931 Sites in Green Street

5.76 This Site is bound by Green Street to the north, 
Tanner Street to the South, the A4500 to the 
north, and the River Nene to the South. The Site is 
separated from the river by a low brick boundary 
wall, and remains otherwise cleared, currently 
in use as storage for construction equipment. 
The south-east section of the Site formerly 
formed the rear gardens of a short terrace along 
Tanner Street, and so some vegetation remains, 
including a short boundary of trees which would 
have separated the private properties from the 
vacant area to the west. Some material from the 
demolished houses remains on Site. The Site is 
currently accessed via a temporary access road 
to the south-east, from Tanner Street.

LAA1010

LAA0818

LAA0167

LAA0931

Figure 5.16  Area One, southern sites

Allocation Number: 1010 Land at St Peter’s 
Way, Court Road, Freeschool Street

5.77 The northernmost of the small cluster of Sites in 
Area 1, this Site is currently occupied by several 
uses and buildings, included two garages and 
their large car parks, a small office building, a 
small shop, as well as single storey workshop 
buildings. There are two secondary roads which 
wind through the Site, The Green/Court Road to 
the South and Gregory Street north of this. 

5.78 Though most of the Site is covered in small scale 
development and large areas of hardstanding, 
below this are archaeological remains recoded, 
including the Saxon palace complex and Saxon 
and medieval urban deposits, which are a 
Scheduled Ancient Monument. 

Allocation Number: 0167 Tanner Street

5.79 This triangular Site is bound by the A4500 to the 
north, Towcester Road to the South, and Tanner 
Street to the west which separates this Site from 
0931. The Site is currently bounded by temporary 
timber boarding as well as surrounding sections 
of a low brick wall which once surrounded the 
former gasometer, demolished in 2016. Like the 
other Sites in this group which have been cleared 
for development, Tanner Street has a thin brush 
boundary but is otherwise comprised of packed 
earth and is currently in use for the storage of 
construction supplies and equipment. The Site 
is currently accessed via a gate to the north-west 
via Tanner Street.

NOTE:

5.80 Due to the location of the four allocated sites 
highlighted above and the short distance 
between each area, we have assessed 
these together. Given the high sensitivity of 
designations, we consider that the future 
development upon all four Sites should be 
considered as one larger masterplan. Our 
assessment below reflects this.



5 |  Site Assessment: Area One BOROUGH OF NORTHAMPTON 

Site Allocation Heritage Impact Assessment | 73

Historical Development of the Site

0818 St Peter’s Way

5.81 This Site was occupied by Gas Works by at least 
1885, owned by the Northampton Gaslight 
Company which was incorporated in 1858. 
Gasometers as well as other works buildings 
occupied the Site until at least the mid-1970s, 
after which the gasometers and their frames 
were dismantled. The smaller works buildings 
remained as well as the offices which are located 
at the northern boundary of the Site towards St. 
Peter’s Way and are locally listed. 

5.82 The built fabric was later demolished, making 
way for Centrica Billing Centre, however, its 
existence was short lived following its demolition 
in 2013, along with the surviving workshop 
buildings, the generator/tank room, and liquids 
store.

0931 Sites in Green Street

5.83 This Site which is bounded by the river remained 
undeveloped until the turn of the century, with 
terraced houses shown to line the former Green 
Street and Tanner Street on OS Mapping from 
1991. By the early 1960s, most of the housing 
had been demolished and replaced with large 
Works buildings. Only a terrace of ten houses 
survived which faced on to Tanner Street. 

5.84 The Works buildings had varied uses including 
a recycling centre. These were demolished and 
replaced by large commercial units in the early 
1980s, along with the remaining houses in 2013 
as part of the wider planned regeneration of the 
area, including the removal of the former gas 
towers on the adjacent Sites.

1010 Land at St Peter’s Way, Court Road, 
Freeschool Street

5.85 This Site formed part of the historic Saxon 
settlement, and there is surviving evidence of 
their occupation, reflected in the designation 
of part of the Site as a Scheduled Ancient 
Monument. The structures here are thought to 
have been constructed in the beginning of the 
8th century, and largely destroyed by the end of 
the 9th century with the Danish conquest.

Figure 5.17  1883-87 OS Map Figure 5.18  1896-1900 OS Map Figure 5.19  1935-36 OS Map
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5.86 Early mapping (1885) shows this Site as a 
predominantly residential area, though there are 
also Timber Yard’s and other commercial uses, 
including a public house and mission room. At 
the centre of the Site is a church and what is 
labelled as ‘St Gregory’s Church (Remains of). 
The housing was built on smaller plots and was 
terrace housing, in contrast to the older built 
form along Mare Fair, which has narrow and 
deep plots, and abuts the northern boundary of 
the Site. By 1925, some infill development had 
occurred, and on the Site of the former church, a 
boot factory appears, which signals the transition 
of the area from residential to a more industrial 
nature, while much of the built form along the 
eastern side of the Site was demolished to 
Horse Shoe Street. This is followed by major 
redevelopment of the area, with much housing 
replaced with light industrial buildings, including 
numerous warehouses, builder’s yards, and 
garages, as visible on OS Mapping from 1964. 
By the mid-1980s, the arrangement of local 
streets had been changed and many of the 
larger buildings were demolished, replaced 
with smaller commercial enterprises, including 
garages and car parking, very much reflective of 
the Site as it exists today.

0167 Tanner Street

5.87 During the Middle Saxon period a major Palace 
and Ecclesiastical complex comprising two 
churches flanking the east and west ends of a 
royal hall occupied this central area of the town. 
The medieval church of St Peter, still in use today, 
overlies the western palace Church. 

Heritage Assets

5.88 There is a large number of designated 
heritage assets to the vicinity of the four Sites. 
These are largely located to the north east, 
densely populated within the historic core of 
Northampton town centre. The assets identified 
are largely enclosed within Conservation Areas.

5.89 Those considered to have the potential to be 
impacted up on through development within 
their setting are discussed in detail below.

Saxon Palace Complex & Medieval Urban 
Deposits

5.90 Allocation Site 1010 is located on the Scheduled 
Ancient Monument of the “Saxon palace complex 
and Saxon and medieval urban deposits in the 
centre of Northampton”. The three allocated 
sites adjacent fall within the immediate setting of 
the Scheduled Ancient Monument.

5.91 The scheduled area covers the remains of the 
Saxon Palace complex and Saxon and Medieval 
urban deposits in the area of Northampton, 
specifically above the ruins of the medieval 
church of St Gregory. The designated Area is 
bounded by Marefair, Freeschool Street, St 
Gregory’s Street and Horseshoe Street. Recent 
excavations within the designated area have 
demonstrated that the town has a lengthy  
and complex history stretching back at  
least to Saxon times. 

5.92 During the Middle Saxon period a major Palace 
and Ecclesiastical complex comprising two 
churches flanking the east and west ends of a 
royal hall occupied this central area of the town. 
The medieval church of St Peter, still in use today, 
overlies the western palace church. The eastern 
church lies under the ruins of the medieval 
church of St Gregory. Both would originally 
have been of timber construction but were soon 
rebuilt in stone. Each would have provided a 
focus for burials, and indeed some burials of 
Saxon date were recorded in excavations south 
of St Gregory’s Street. The royal hall was also 
originally a timber construction quickly rebuilt 
in stone. The scale of the rebuilding which 
occurred within the complex is indicated by the 
group of mortar mixers also discovered during 
excavations.

Figure 5.20  Designated heritage Assets
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5.93 In the late Saxon period the nature of settlement 
and activity changed and the Palace Complex fell 
out of use to be replaced by individual properties 
carefully arranged as tenements fronting on to 
firmly established street lines such as Marefair. 
Within these properties activities of commercial 
and industrial nature were beginning to develop, 
thus transforming Northampton for the first time 
into a settlement recognisable as a town. 

5.94 The recent excavations examined a block of 
land running north-south between Marefair 
and St Peter’s Green. Although, with the 
exception of St Peter’s Church and the ruins of  
St Gregory’s Church, there are no visible 
archaeological features surviving above ground 
in the scheduled area, the recent excavations 
confirmed that substantial buried deposits of 
Saxon and Medieval date survive extensively 
beneath the present ground surface.

5.95 It is evident that the form of the Middle Saxon 
Palace on this site is of a unique type within the 
British Isles and is one of only four such royal 
centres to have been extensively examined 
in England. Well-preserved late Saxon urban 
deposits are a rare resource throughout England 
and the survival of the Saxon and Medieval 
urban deposits in Northampton is now largely 
restricted to this area of the town. 

5.96 This is the historic core area of Northampton 
and lies within the streets (Marefair, Horsemarket 
and Horseshoe Street) established as the main 
axes of the late Saxon town. Apart from the 
general urban deposits, burials of medieval date 
are thought to survive around both medieval 
churches. Due to the extreme raritity and 
evidential value of the designated asset, it is 
considered to be of high value.

St Peter’s Church (Grade I)

5.97 The Church of St Peter (Grade I) is located to 
the south east. The Church sits within the Saxon 
Palace Complex which continues eastwards 
to the corner of Horseshoe Street and Marefair. 
There are three areas which are designated 
Scheduled Ancient Monuments, separated by 
Gregory Street and Freeschool Lane. 

5.98 The current Church was mainly built during 
the Norman times, circa 1160, but has Saxon 
origins. It’s built in stone and includes chancel, 
North and South chapels, nave, North and South 
aisles and a continuous arcade of 8 bays. It has 
elaborate ornamentation with carved capitals 
and banded columns. The Norman arches are 
plain but with banded stone rise and flow with 
zig-zag waves.  The western tower dates from 
early 17th Century, whilst the Font and Crypt are 
from the 15th Century. The eastern end of the 
CHurch was restored by George Gilbert Scott 
1850. 

5.99 The Church along with Nos 33 to 43 (odd) 
and 37a and Nos 1 to 3 Black Lion Hill form an 
important group.

5.100 Given the high evidential, historical and 
aesthetic value of the Church, its visibility within 
the townscape and the national significance 
attributed to it by its desgination Grade I, the 
Church is considered to have exceptional value.

Black Lion Inn (Grade II), and 3, Black Lion Hill (Grade 
II)

5.101 There is also a small cluster of buildings which 
are listed Grade II further afield to the south 
east of the Sites. This includes the seventeenth 
century Black Lion Inn (Grade II), and 3, Black 
Lion Hill (Grade II) which is an eighteenth 
century two storey cottage with a painted 
stucco front and Welsh slates above. Given their 
statutory designation immediate setting, they 
are attributed to have medium value.

Cromwell House (Grade II*)

5.102 Cromwell House (Grade II*) is also located on 
Mare Fair to the south east of the Site dating to 
1662. Given its high statutory designation and  
historic and aesthetic value, it is considered to 
have high significance.

Figure 5.21  Heritage Value Assessment
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Other listed buildings

5.103 To the north of the allocated Sites is the medieval 
wall and the Postern gateway to Northampton 
Castle which is Grade II listed. Given its context 
and early history, it is considered to be of high 
value.

5.104 Approximately 75m to the north-east of the 
cluster is the former All Saints School (Grade II). 
The stone building was constructed in 1839 by 
E F Law with a symmetrical design and three 
curvilinear projecting gables. Given its listed 
status at grade II, the building is considered 
to have values; although the setting has been 
compormised by modern developments 
around. As such, the building is considered to 
have medium value.

5.105 Approximately 250m to the north east of the 
Allocated Site is the Baptist Church on College 
Street, Grade II. The two-storeyed Church was 
designed by William Hall in 1863 and comprises 
a neo-classical ashlar front with an impressive 
Corinthian portico. Given its historic and 
aesthetic value and its listed status at grade II, 
the Church is considered to have medium value.

Conservation Areas

5.106 All Saints Conservation Area is located 
approximately 90m to the north east. The 
character and appearance of the Conservation 
Area derives from the rebuilding of the town 
after the great fire of 1676 which was centred 
around the Church of All Saints, rebuilt in 1676-
80 on the site of its Mediaeval predecessor. 
The early development extended southwards 
along George Row and included a Grade I listed 
Sessions House, built at the same time as the 
Church and flanked by the Judges Lodgings 
and County Hall, listed Grade II*. 

5.107 Along The Drapery, the buildings comprise a 
variety of architectural styles and massing, and 
create a good sense of enclosure. The elegant 
curving facade of Sheep Street terminates the 
north end of the Drapery, whilst the view to the 
south is dominated by the tower of All Saints 
Church. Bridge Street and Giles Square include 
late eighteenth and early nineteenth century 
buildings and express a variety of stone facings 
and styles.

5.108 The setting of All Saints Conservation Area to 
the south west towards the four Sites comprise 
a varied mix of buildings types and uses. 
The townscape varies from five storey office 
buildings, to four storey residential buildings with 
ground floor commercial use, to two storey public 
houses. There is also extensive hard-landscaped 
car parking tot he south. The intersection of the 
A5123 and A4500 also falls south of the southern 
boundary of the Conservation Area, creating a 
busy thoroughfare. 

Site’s contribution to designated assets

Site 1010

5.109 The designated Saxon remains are located within 
allocated site 1010. A large portion of the Site is 
listed as a Scheduled Ancient Monument. The 
built fabric and hard-landscaping within the Site 
boundary obscures all visibility of the surviving 
remains with no reference to the significance 
of the Site made. There is also potential for the 
hard-landscaping above the ruins to be having 
a physical impact on the historic built fabric 
and, therefore, the Site, in its current form, has 
a negative impact on the Schedule Monument 
and subsequently its significance.

Site 0818

5.110 Site 0818 includes a locally listed building within 
its boundary, located to the north. The Site in its 
current form makes some contribution to the 
locally listed building through fully revealing all 
elevations due to its undeveloped nature. 

5.111 The Site is, however, industrial in nature with low 
quality built form and landscaping. As a result, 
this contributing significance is limited.

5.112 The Site is not considered to contribute to the 
significance of the identified heritage assets to 
the north.

Site 0931 and 0167

5.113 Sites 0931 and 0167 are not considered to 
make any contribution to the significance of 
the identified heritage assets. The Site is well 
screened by its boundary wall and mature 
foliage, and is further separated by the busy 
thoroughfare, A4500. As such the sites are not 
considered to contribute to above idenitified 
heritage assets, including the Scheduled 
Ancient Monument or the listed buildings in the 
vicinity. 

Policy Context

0931 Sites in Green Street

• Central Area and Town Centre Strategy 
policies 7,8 and 11, 

• Local Economy Policy 16

• Employment Allocation Site Policy 15

0818 St Peter’s Way

• Central Area and Town Centre Strategy 
policies 7,8 and 11 

• Local Economy Policy 16

• Employment Allocation Site Policy 15

1010  Land at St Peter’s Way, Court Road, 
Freeschool Street

• Central Area and Town Centre Strategy 
policies 7,8 and 11 

• Local Economy - Policy 16

• Housing Delivery - Policy 12

• Development Plan Allocations - Policy 33

0167 Tanner Street

• Central Area and Town Centre Strategy 
policies 7,8 and 11 

• Local Economy Policy 16
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Site sensitivity and design principles

5.114 It is considered that Site 1010 has a high sensitivity 
owing to its close proximity to the Saxon Palace 
complex; Cromwell House and Church of St 
Peter’s. However some development could 
be achieved following careful assessment 
of the archaeological implications. To the 
south, the site has medium sensitivity and any 
development should consider the sensitivity of 
the local context. 

5.115 Sites 0931 and 0167  have low sensitivity towards 
most of the heritage assets owing to their low 
intervisibility and contextual relationship with the 
assets. As such the potential for development is 
high.

5.116 Site 0818 has low to very low sensitivity and  
could accommodate high density development, 
taking into consideration the reuse/conversion 
of the warehouse building. Development 
within the immediate vicinity of the locally listed 
building should be carefully considered in terms 
of scale and massing. 

5.117 Given the varied sensitivity of the four sites,  
there is potential to consider a comprehensive 
and integrated development and review all four 
sites together as a complete masterplan. This 
approach would capitalise on its sustainable 
location on a rail network, and its close proximity 
to the town centre. This strategy also presents 
the opportunity to balance the development 
on lesser sensitive sites whilst preserving the 
highly sensitive nature of the buried remains of 
the Saxon Palace Complex. To better reveal and 
interpret the Saxon remains, public realm should 
be reintroduced, which would also improve the 
relationship between Area One and the town 
centre. 

5.118 There is also an opportunity to preserve and 
enhance views from Towcester Road looking 
towards the Area from the south. Careful massing 
could also provide framed views of the Church 
of St Peter’s which could potential better reveal 
its significance and enhance it. 

Figure 5.22  Heritage Sensitivity Considerations
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5.119 There is no record of any archaeological 
investigations on sites LAA0931, LAA0167 
and LAA0818. However, due to their proximity 
to the Saxon Palace Scheduled Monument 
and the discovery of medieval remains during 
investigations in their immediate vicinity, these 
sites should be subject to archaeological 
assessment and evaluation prior to any 
development. This will help inform any necessary 
mitigation to lessen the impact of development 
upon below ground assets that may survive.

5.120 The Sites containing the Scheduled Monuments 
have additional legislation and protection. Any 
future proposals would need to undertake 
appropriate archaeological surveys and 
assessments in consultation with Historic 
England and local archaeological services.  

5.121 Subject to appropriate siting, design and 
landscaping mitigation, there is opportunity 
for the following capacity development to be 
introduced within the boundary of the allocated 
sites without eroding the positive key features 
and characteristics which are desirable to 
safeguard. 

• Allocated Site 0818 is considered suitable 
for commercial development of medium 
to high capacity. There is opportunity to 
enhance the site through good design that 
addresses the existing industrial nature 
and poorly integrated connections with the 
surrounding area. 

• A new sense of place should be integrated 
as part of the proposed development with 
pedestrian links established which connect 
the Site with those to the north and town 
centre thereafter. 

• Special regard to the locally listed building to 
the north of the Site will need to be considered, 
including the visibility of the building from the 
south eastern and south western approach. 
It is, therefore, recommended for the existing 
green space along the Site boundaries to 
be retained and enhanced to better reveal 
the heritage asset and improve the Site 
aesthetically. 

• Allocated Site 0931 and 0167 is considered 
to have low sensitivity with limited 
intervisibility with adjacent listed buildings 
and monuments. However, its proximity to 
the Church of St Peter’s and the cluster of 
listed buildings at Black Lions’ means that 
scale and massing would need to consider 
the setting of these heritage assets and their 
prominence in views from the south. 

• Medium to high density commercial 
development is considered appropriate. 
Actions to better connect the green spaces 
and the river to the south west with the Site 
and the town centre to the north east should 
be explored,  and provision of introducing 
pedestrian access between these areas 
is encouraged. This seeks to reinforce the 
relationship between the waterway and 
green spaces with the town centre to improve 
public realm.

• Allocated Site 1010 is considered to have 
high sensitivity. The Site is located upon the 
Saxon remains and partly designated as a 
Scheduled Ancient Monument. Therefore, 
any proposal including public realm works 
would need Scheduled Monument Consent 
(SMC) alongside appropriate archaeological 
surveys and assessments in consultation with 
Historic England and local archaeological 
services. 

• There is opportunity to have some form of 
development immediately to the south of 
the designated SAM. This should be very 
carefully sited and ensure that there are no 
adverse impacts on the SAM or any other 
potential archaeological remains. Careful 
consideration will also have to be given to 
the type and depth of foundations used 
along with all other intrusive ground works 
adjacent to the SAM. 

• Opportunities to better reveal the historic 
significance of this Site should be maximised 
through the removal of the tarmac and car 
park and improve public access. Reference 
to the significance of the Site through 
landscaping and story boards which illustrate 
the historic development of the Site could be 
used to enhance this space, both in heritage 
terms and aesthetically. This strategy could 
form part of the wider masterplan which uses 
this allocated site as the central hub to better 
integrate the land to the south of A4500 with 
the town to the north. 

Summary of development potential

5.122 In summary, as the four allocated sites form a 
cluster, it is advised for the Sites to be considered 
together, and for a comprehensive development 
to be procured as a complete masterplan which 
capitalises on its sustainable location on a rail 
network, and its close proximity to the town 
centre. 

5.123 The masterplan should seek to address the 
existing disconnected nature between the sites 
and the town centre, better reveal the historic 
significance of the area, and introduce high-
quality architecture. The master plan should also 
explore improved landscaping which could also 
be used to better connect the Sites and the wider 
area, helping to reintroduce a sense of place. 



LAA1139

LAA0174

LAA0933

LAA0932

6 | Heritage Impact Assessment: Area TwoSection 6
Heritage Impact 
Assessment: Area 2.

Overview

Geographical Location

6.1 This area comprises four allocated Sites which 
are located to the south-east of Northampton 
Town Centre. Area 2 is located between the 
River Nene to the north and Delepre Park to 
the south. Running east/west through Area 2 
are railway tracks. To the east, is Delepre Lake 
and the University of Northampton’s Waterside 
Campus; to the west is the A508. 

Sites covered

6.2 LAA0932, LAA0933, LAA0174, LAA1139

Overall townscape character

6.3 The overall townscape character of Area Two 
and its immediate setting is varied with industrial, 
commercial, and residential buildings sitting 
cheek by jowl. There is also a physical barrier in 
the form of railway tracks, which run east to west 
through the area.

6.4 To the northwest is a predominantly residential 
area, which is largely comprised of housing 
developments which range from two and 
half storey short terraces to 6 storey blocks 
of flats. The area to the north-east has been 
widely redeveloped as part of the University of 
Northampton Waterside Campus, and contains 
a mix of student accommodation, education 
buildings, and a sports complex. The campus 
is located between the river and the railway, 
and is located to the east of the residential 
development, Waterside Place.

6.5 To the south of the railway tracks and north of 
the battlefield, along the A508, is a mixed area 
with commercial to the west, residential at the 
middle, and some light industrial to the east. 

6.6 South of the Area is the largely undeveloped 
registered battlefield, which forms the ground of 
Delapre Abbey. It is primarily an open space with 
a golf course. The Abbey is listed and includes, 
within its estate, a cluster of listed buildings 
400m east of London Road (A508).

Summarised heritage sensitivity:

6.7 The primary assets within the Area and its setting 
include the registered battlefield, the Grade 
II* Delapre Abbey and its associated group of 
Grade II listed buildings, and the two former 
railway buildings to the north west, the Depot 
Granary and Midland Railway Locomotive Shed, 
both listed Grade II.

6.8 While the land use to the north of Area 2 is 
industrial in nature, with buildings typically 2-3 
storeys in scale, there is a transition heading 
south to more residential use. To the west, is an 
area of Edwardian terraces which developed 
at the beginning of the 20th century and are 
typically two storeys. To the east, the terraces 
along Southfield Avenue are of a similar scale 
and were constructed in the post-war period, 
and these sit within a light industrial area with a 
mix of mid-20th century and modern warehouse 
type buildings, typically of a single storey.  

6.9 The north section of the Area is also primarily 
residential, though it is modern in nature and 
within lower density developments, comprised 
of either semi-detached houses of up to two 
and a half storeys, or blocks of flats ranging 
from three to five storeys. The northeast of the 
Area has recently been redeveloped to form the 
University of Northampton Waterside Campus 
and contains a mix of student accommodation 
and education buildings.

Delapré Abbey 
was built by 
Simon, the son of 
Simon de Senlis, 
the 2nd Earl of 
Northampton

The Battle of 
Northampton 
between the 
Yorkists and 
Lancastrians took 
place as part of 
the War of the 
Roses

Under the 
dissolution of 
the English 
Reformation, King 
Henry VIII forced 
the Abbey to 
surrender to the 
Crown

The railway 
arrives to 
Northampton, and 
the first station, 
Bridge Street, is 
constructed just 
to the west of the 
Area, with railway 
lines running 
through

The London, 
Midland, & 
Scottish Railways 
built a Permanent 
Way Stores to the 
northwest of the 
Battlefield

Industrial buildings 
along the river 
begin to be 
replaced with 
new residential 
developments

Early 20th C. 1990s1845153814601145
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Area Allocation: 0174

Site Name:  Ransome Road Gateway

6.10 This Site is currently vacant except for an EIectric  
sub-station at its southwest corner. The Site 
is bounded by Ransome Road to the north, 
Southfield Avenue to the South, London Road 
(A508) to the west, and terraced housing and 
gardens to the east. The Site is a mixture of hard 
standing, compact earth, and some brush. 

Historic Development of the Site

6.13 This area was undeveloped until the turn of the 
20th century, when terraced housing was first 
constructed to the west of the Site (Euston and 
St. Leonard’s Roads visible on OS map 1901). 
However development to the east of London 
Road is not apparent until 1927, when mapping 
shows industrial buildings and allotments to the 
south of the railway. 

6.14 On part of the Site itself is a smaller detached 
structure labelled as a garage. New roads and 
housing spread eastward in the 1930s, with 
Southfield Avenue appearing by 1938, at which 
time a substation appears on the south of the 
Site. As housing spreads east, so do industrial 
buildings, and there are several depots, which 
the Site is also labelled as, by 1963. 

6.15 By the mid-70s the depot was demolished and 
replaced with a garage which occupied the 
entirety of the Site and enveloped the sub-station. 
The garage was subsequently demolished, and 
the Site has remained vacant, except for the sub-
station, since at least 2009.

Designated Heritage Assets

6.11 Approximately 200m to the north of the Site, at 
the corner of Cotton End and New South Bridge 
Road, is the Grade II listed Former Railway Depot 
Granary, a structure industrial in scale and design, 
primarily redbrick and 3 storeys, and which is 
reflective of the historic presence of the railway 
in this area. Given its statutory designation, the 
building is considered to have medium value.

6.12 Roughly 150m to the south of the Site is the 
closest boundary of the registered Battlefield 
from the Battle of Northampton, which was 
one of the key engagements of the Wars of the 
Roses, seeing the defeat of the Lancastrian army 
and the capture of King Henry VI. As a registered 
battlefield, the asset is considered to have high 
value. 

Site’s contribution to the significance of the 
identified designated assets

6.16 Given the size and distance of the Site from the 
identified heritage assets, it is not considered to 
contribute to their settings. This site in particular 
is a small site, which is formed of a small parcel of 
land that is surrounded by existing development, 
and as such, there is limited or no opportunity 
for longer views toward any identified assets, or 
for the Site to be experienced concurrently with 
any of the assets identified. Currently the Site 
is undeveloped and is enclosed by temporary 
metal fencing, creating an unsightly gap and 
detracting from the local streetscape, which is 
otherwise complete. 

Figure 6.1  Ransome Road Gateway Site 

Figure 6.2  1883-1987 OS Map Figure 6.4  1935-36 OS MapFigure 6.3  1896-97 OS Map

LAA0174
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Policy Context: 

• Housing Delivery - Policy 12

• Development Plan Allocations - Policy 33

• Central Area and Town Centre Strategy 
Policies 7, 8 and 11

Proposed Allocation: Housing

Dwelling capacity: 50

Site sensitivity and design principles

6.17 This site is considered to have low heritage 
sensitivity. The site is a small parcel of land 
abutting an A-road, largely surrounded by small 
scale domestic architecture, primarily residential, 
2-storey terraced housing. Small to mid-rise 
developments and larger commercial sites flank 
the A508 to the north. 

6.18 The Site therefore has high capacity for 
development, subject to appropriate siting and 
design, with suitable massing being a mid-rise 
development in response to the existing context. 
Though there are no key views identified at 
present, the scale of development would need 
to consider height in relation to views from the 
registered battlefield to the southeast.

Figure 6.6  Bridge Street and Dalepre Abbey, 1930 (Britain from Above)

Figure 6.5  Site as existing Figure 6.7  Surrounding townscape character
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Area Allocation: 0932 Southbridge Site 1

6.19 This Site is an undeveloped parcel of land to the 
south of the River Nene. It is occupied by low 
quality brush. The Site is bounded by Trenery 
Way to the west,, a public footpath to the south 
which connects Trenery Way to Lion Court, and  
Lion Court, a block of flats, to the east.

Area Allocation: 0933

Site Name:  Southbridge Site 2

6.20 This small Site is undeveloped and comprises 
low quality scrub. It is bounded to the north by a 
bloc of flats (Southbridge Court), by Trenery Way 
to the west, New South Bridge Road to the south, 
and a car park for the adjacent flats to the east. 

LAA0932

LAA0933

Historic Development of the Site

6.21 The development history of these two Sites 
is largely identical. On early mapping (1885) 
the Site is labelled as ‘Liable to Flooding’, 
and sits between other large-scale industrial 
development, including a brewery and a timber 
yard, which took advantage of river access to the 
west.

6.22 The Sites remained vacant until the 1930s, when 
a Works building (Globe Works) was constructed. 
This works building was quickly replaced or 
expanded with an Iron Foundry, visible by 1938 
and adjacent to a new Greyhound Racing Track 
which was constructed between the Site and 
the railway. The industrialisation of the area 
continued, and the Site was surrounded by the 
expanded Foundry and other Works in the next 
two decades. The area remained industrial until 
the demolition of the foundry and its replacement 
with housing blocks at Lion Court, which began 
construction in 2004.

Site Constraints

Site 0932

6.23 200m to the west of the Site along the River Nene 
are two locally listed structures: the Latimer and 
Crick warehouse, a four storey red brick building 
constructed in the late 19th century, as well as 
South Bridge which traverses the river. 

Site 0933

6.24 Roughly 200m to the west of the Sites, at the 
corner of Cotton End and New South Bridge 
Road, is the Grade II listed Former Railway Depot 
Granary.

Site’s contribution to the significance of the 
identified designated assets

Site 0932

6.25 The Site is currently an undeveloped parcel of 
land that is surrounded by existing development. 
As such, there is limited opportunity for longer 
views from the Site towards the identified assets, 
or for the Site to be experienced concurrently 
with any of the assets. The Site is visible from 
longer views from two locally listed structures, 
the Latimer and Crick warehouse and the Cotton 
End Bridge, from which it appears as a small gap 
within the existing line of development. Given 
the scale and distance, the Site makes a neutral 
contribution to the significance of these assets, 
with opportunity to enhance through its infilling. 

Site 0933

6.26 The Site is currently an undeveloped parcel of 
land that is surrounded by existing development. 
There are no designated heritage assets within 
close proximity of the Site which are considered 
to have the potential to be impacted upon 
through development in their wider setting. 

6.27 The Site does not fall within any of the longer 
views from the identified assets, and the Site is 
not experienced concurrently with any of the 
designated buildings. As a vacant, unmaintained  
Site adjacent to a housing development, it is 
considered to make a negative impact on the 
local streetscape. 

Figure 6.8  Site location, south of River Nene

LA 0174

LAA 1139
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Site sensitivity and design principles

Site 0932

6.28 This Site is considered to have low heritage 
sensitivity, as an undeveloped parcel of land 
located next to the housing estate at Lion Court, 
and extant planning permission for development 
under N/1999/1166. There is, therefore, 
high capacity for development. Adjacent 
development is primarily in the form of four and 
five storey housing blocks, and therefore similar 
proposals are considered to be most suitable. 
There is also opportunity to address the riverfront 
location in design and siting to better enhance 
local views, and townscape character.

Site 0933 

6.29 This Site is considered to have low heritage 
sensitivity and is another undeveloped parcel of 
land located next to the housing estate at Lion 
Court, and also has extant planning permission 
under N/1999/1166. Therefore, there is again 
high capacity for development with adjacent 
development primarily in the form of three 
and four storey housing blocks, and similar 
proposals are considered to be most suitable to 
this location.

Figure 6.9  1883-87 OS mapping

Figure 6.10  1896-1900  OS mapping

Figure 6.11  1926 OS mapping

Policy Context: 

Site Name:  Southbridge Site 1

Policy Context: 

• The Local Economy - Policy 16

• Housing Delivery - Policy 12

• Development Plan Allocations - Policy 33

• Central Area and Town Centre Strategy 
Policies 7, 8 and 11

Proposed Allocation: Housing

Dwelling capacity: 44

Site Name:  Southbridge Site 2

• The Local Economy - Policy 16

• Housing Delivery - Policy 12

• Development Plan Allocations - Policy 33

• Central Area and Town Centre Strategy 
Policies 7, 8 and 11

Proposed Allocation: Housing

Dwelling Capacity: 50
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Area Allocation: 1139

Site Name:  Ransome Road

6.30 The Site is located within an area which is and will 
be experiencing significant regeneration activity 
and change. It lies immediately to the south of 
the Enterprise Zone, and is accessible to all the 
leisure activity and open spaces associated with 
the River Nene and its adjoining parks. The site 
is within 10 minutes’ walk of the town centre 
and its Primary Shopping Area, and further 
opportunities exist to improve accessibility from 
University Drive.

6.31 The Site is bound by the railway lines to the north, 
Ransome Road to the south and west, and the 
registered battlefield to the east and the south.. It 
is currently vacant but contains some remnants 
of its former industrial and commercial uses. The 
majority is low quality scrub growth but there 
is also a former access road, hard standing, 
and mounded earth. Other than the remnants 
of the railway related structures, it is likely that 
it contains earlier archaeological evidence of 
the battlefield . The eastern section of the Site 
which forms part of the Registered Battlefield is 
separated by a footpath and is primarily wooded, 
containing Delapré Lake.

Historic Development of the Site

6.32 The Site forms part of the wider landscape 
setting of Delapré Abbey and the Registered 
Northampton Battlefield. The history of the two 
assets are closely inter-related and has been 
discussed together in the following paragraphs.

6.33 Delapré Abbey is of Norman origin, and was 
originally part of Hardingstone parish called ‘De 
La Pre’. The land was granted to Simon de Senlis 
II, Earl of Northampton. His father, Simon, the first 
Earl, had built Northampton Castle and founded 
the priory of St Andrew at the north end of the 
town.

6.34 At the second Earl’s request and in return for a 
yearly rent of 60 shillings, the monks gave back 
part of this land for a site for the nunnery he 
wished to establish. Like the Priory of St Andrew, 
the nunnery of St Mary was of the Cluniac order. 
Only one other Cluniac house of nuns was 
founded in England-at-Arthington, in Yorkshire.

6.35 The landscape surrounding the monastic 
complex was used by the nunnery for 
productive usages such as food growing and 
the management of woodland for wood fuel. 
The extent of land under the management of 
the nunneries changed over the forthcoming 
centuries through donations by local landowners 
or exchanges with adjoining monasteries. The 
nunnery received tithes from the mill located to 
the north of the Abbey. 

6.36 A 14th Century rental of the Abbey’s property in 
Hardingstone indicates that much of the land 
was either under the direct management of the 
Nunnery or rented out to tenants in exchange of 
small services including ploughing, haymaking 
and harvesting. Other features  mentioned 
include Nun Meadow, and two crofts next to the 
Abbey for pasture.

6.37 It is, therefore, highly likely that the Allocated Site 
formed part of the wider agricultural setting and 
parkland landscape of the Abbey. A study into the 
history of the Abbey evidences its development 
from a Nunnery to a private residence, and how 
the estate gradually shrunk to its current form. 

6.38 In 1290, the Abbey hosted the  funeral cortège 
of Eleanor of Castile, Queen of Edward I who 
halted at Delapré overnight en route from Harby 
in Nottinghamshire to Westminster. An Eleanor 
Cross was erected in 1291-3, outside the abbey 
on the London Road marking the halting place 
and is one of only three crosses still surviving out 
of the original 12 which marked this event.

6.39 The Abbey’s life as a nunnery is little known 
between 1200 and the dissolution of the 
monasteries in 1538. However, during this 
time, one of the most important events which 
occurred near Delapré Abbey was the Battle 
of Northampton, on the 10th July 1460. This 
was one of the battles between the Houses of 
Lancaster and York, known as the War of the 
Roses. It was fought between the River Nene and 
Delapré Abbey. The Lancastrians were heavily 
defeated and King Henry VI taken prisoner and 
conducted into the nunnery.

Figure 6.12  Site location, south of River Nene

LAA0174

LAA1139
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Figure 6.13  1883-87 OS Map Figure 6.14  1896-1900 OS Map Figure 6.15  1935-36 OS Map
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6.40 The Battle of Northampton was a dynastic 
struggle between the house of York and the 
house of Lancaster which took place between 
1455 and 1487.  The site near Delapré Abbey 
was chosen by King Henry VI and his troops 
to camp, ahead of the Yorkist advance. When 
attempts at negotiation by the Archbishop of 
Canterbury failed, a battle became inevitable. 
The Yorkists defeated the Lancastrians and King 
Henry VI was taken prisoner.

6.41 Following the dissolution of monasteries, 
the Abbey was sold (or gifted) in 1548 to 
Anne Saunders and her third husband, 
Andrew Wadham, possibly to provide for the 
maintenance of her son by her first marriage to 
Bartholomew Tate I. The Tate ownership lasted 
two centuries until the mid-18th Century during 
which time they reconstructed and adapted the 
nunnery buildings to form a courtyard house, 
probably on the foundations of the original 
monastic buildings. Examples of 16th century 
detailing, mainly door heads, remain in the north 
and east ranges. Changes had also taken place 
in terms of the Estate’s extent to the north, and it 
is likely that it was during this time that the area 
to the north of the Abbey was left as scrubby 
wooded area.

6.42 In 1764 the house and its park was sold to 
Edward Bouverie. Plans deposited in the 
Northamptonshire Record Office among the 
Bouverie papers show a ground floor plan with 
names of rooms, a first floor plan of the east 
and south ranges, showing a circular staircase, 
a plan of the stables, coach house and service 
outbuildings and a plan and elevation showing 
schemes of decoration for the passage behind 
the south range. These alterations may have 
been made prior to the property being sold to 
the Bouveries in 1764

6.43 By the end of the 19th Century, however, 
financial difficulties of the family forced to rent 
the property out to a boot manufacturer from 
Northampton. The ownership of the Site during 
this time may already have been transferred 
to Railways for the new infrastructure to be 
constructed. 

6.44 The Allocated Site was first developed as part of 
the development of the railways and is shown 
in the 1935 OS map. At this time (by 1927), the 
London, Midland, & Scottish Railways built a 
Permanent Way Stores on the Site, with large 
storage sheds to the northwest of the Site and 
line running east to west through the northern 
half of the Site. 

6.45 In September 1940 the Abbey was requisitioned 
by the War Office and by 1941 all the furniture 
had been sold at an auction. The House was 
not relinquished by the War Office until 1948, 
when the heir sold the Abbey along with the 
acres of land to Northampton Corporation. It has 
remained in the hands of the Council ever since.

6.46 During the mid 20th Century, parts of the 
Abbey’s estates were being used for financial 
rewards with reports that as many as 250 trees 
on the Delapré Estate were offered for sale 
and in 1955 Mackaness Ltd obtained a license 
to extract gravel from 47 acres of the estate. 
On the cessation of the gravel extraction, the 
resulting pit was flooded to create Delapré Lake. 
There were other plans for the estate including 
creation of a leisure complex which included 
a stadium, football pitch, a golf course etc. To 
support these proposals, the A45 bypass was 
constructed through the south-east corner to 
improved access. 

6.47 Further development to the south of the Site was 
between 1968 and 1976, with several smaller 
depot and works buildings, and was used for the 
storage and movement of shipping containers 
until at least 2010. Although out of use for 
decades, the Permanent Way Stores stood until 
at least 2006 after which they were demolished, 
while some of the smaller industrial buildings to 
the south remained until after 2010.

Figure 6.16  Sketch of Delepre Abbey, 1818

Figure 6.17  3 areas of suggested areas of encampment- Battlefield 
SPD by LUC Consultants
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Heritage Assets

Registered Battlefield

6.48 The eastern section of the Site is forms part of 
the Registered Battlefield site and is protected 
by its designation as a Registered Battlefield. 
Additionally, it is in close proximity to other 
designations, which include:

• The Delapré Park Conservation Area; 

• River Nene Local Nature Reserve;

• Queen Eleanor Cross (Grade I listed and 
Scheduled Ancient Monument)

• Delapré Abbey (Grade II*)

• Associated Stable Block, Coach House, 
Billiard Room, Garden Wall and Gateway, 
Game Larder, Abbey Cottage and the 
‘Woman with a fish’ Statue (Grade II)

6.49 The Battlefield includes the remnants of the 18th 
Century parkland landscape of the Abbey. As 
evident from the 1st edition Ordnance Survey 
Maps, the Abbey was set within an established 
parkland and surrounded by farmland with 
Delapré Wood to the south. However, the 19th 
Century expansion of Northampton resulted 
in the loss of the surrounding agricultural land. 
In addition, the expansion of the railway yards 
to the north, the construction of the A45 to the 
south and the establishment of the Golf Course 
have had a considerable impact on the setting of 
the battlefield. 

6.50 The Charter Wood was planted to the east 
of the Abbey to mark the 800th anniversary 
of Northampton’s Charter. The north-eastern 
section of the park, part of the Allocated Site, 
contains a large lake formed following the 
extraction of aggregates with Barnes Meadow 
Local Nature Reserve forming the north-eastern 
boundary surrounded by the current and former 
course of River Nene. 

6.51 It has been suggested that the allocated Site 
forms part of the location of the Lancastrian 
encampment. There have also been suggestions 
that the Site formed part of the area where routed 
troops fled and many killed (LUC, Battlefield 
SPD). Previous battle archaeological studies 
have indicated that part of the battlefield has 
been damaged due to previous developments. 

6.52 The Battlefield is particularly important nationally 
as the only one of the Wars of the Roses where a 
fortified camp was assaulted. It is also unique in 
having earthwork ridge and furrow, representing 
an open field system in use at the time of the 
battle, which still survives over a significant 
area of the site. There is also documentary 
evidence that artillery was used in the Battle, 
even if some guns were not able to fire. In the 
light of this, it is clear that the recovery of round 
shot from battlefields of the 1460s, such as 
Northampton, would be of great archaeological 
significance in providing comparative data prior 
to the introduction of new types of artillery so far 
seen from Towtown in 1461, which prove to be 
atypical. It also seems likely that, across much 
of Northampton battlefield, any battle related 
artefacts will be in very good condition. 

6.53 The landscape within the Battlefield has evolved 
since the 17th Century with major design phases 
during 18th, 19th and 20th Centuries and helps 
to create a narrative of the setting of both the 
Abbey and Northampton as a settlement. 

6.54 Owing to its high evidential and historic value 
of national importance, the significance of the 
Battlefield is considered to be high. 

Delapré Abbey (Grade II*)

6.55 Delapré Abbey is listed grade II* and consists 
of a much altered building arranged around 
a courtyard. The Abbey complex includes its 
historic stables, and later outbuildings, all listed 
separately. 

6.56 Delapré Abbey was one of the only two Cluniac 
nunneries in the country and remnants of the 
medieval structures are present within the 
current building. Although there is little obvious 
evidence of wider monastic complex, which 
would have consisted of a number of built 
structures to support a small community, the 
surrounding parkland is likely to have retained a 
wide range of evidence of monastic life. 

6.57 The present landscape is a palimpsest of 
human activity, from its Norman origins to its 
redevelopment from a monastic site to a family 
home, and later 20th Century phases thereafter.  Figure 6.18  Designated Heritage Assets



6 | Site Assessment: Area Two BOROUGH OF NORTHAMPTON 

Site Allocation Heritage Impact Assessment | 103

6.58 Owing to the high evidential, historical, 
landscape, aesthetic and communal value, the 
Abbey and the complex is considered to be of 
high significance. 

Delapré Abbey Conservation Area 

6.59 This small Conservation Area includes Delapré 
Abbey and all of the buildings within its 
immediate curtilage, including the listed group, 
Nos. 1, 2 and 3 Gardeners Cottages, and Park 
Cottage. It excludes the buildings to the north, 
such as the Lodge at the London Road entrance 
to the park Road, as well as the Golf Course and 
the surrounding parkland. The Conservation 
Area is limited to this group and its setting to 
ensure future action preserves and enhances 
the special architectural and historic interest of 
the site. As the Conservation Area encompasses 
the same are as the Abbey as described above, it 
is also considered to be of high significance.

Other heritage and townscape considerations

6.60 There is potential for the survival of significant 
below ground archaeological remains on the 
site, as summarised below:

• A cruciform feature is visible on aerial 
photography from the 1940s in the very 
southern part of the site. Possible transepts 
or apsidal chapels are visible either side of 
the crossing. This has been interpreted as the 
subsurface remains of a medieval church, 
potentially predating the Delapre Abbey 
complex 100m to the south. The layout of the 
structure would fit with that of a 12th century 
nunnery church, although may actually have 
origins as an earlier, Saxon ecclesiastical site. 
Foundations, walls and floors may survive 
below the ground surface, although it is likely 
that some or all of the building materials were 
re-used leaving behind robber trenches and 
demolition debris. If the remains are that of a 
church, there is also potential for inhumations 
to survive as part of a surrounding burial 
ground.

• The exact limits of activity relating to the 
Battle of Northampton are not known and it 
has been suggested that the part of the site 
relating to an encampment, along with finds 
scatters.  outside of the registered battlefield 
area was the approximate location of the 
Lancastrian encampment (Figure 6.17). 
Such activity may be indicated by subsurface 
remains of entrenchments, postholes and 
other features

6.61 There are also remnants of the first railway  
station, constructed near the Site on the west side 
of Cotton Road. This includes the Grade II listed 
Former Railway Depot Granary at the corner of 
Cotton End and New South Bridge Road, and 
just north of the Ransome Road Site, the Grade 
II listed Former Midland Railway Locomotive 
Shed. Both these structures are industrial in 
scale and design, primarily redbrick and ranging 
from 2-3 storeys, and are reflective of the historic 
presence of the railway in this area. The Site itself 
was occupied, and subsequently altered by the 
Permanent Way Stores constructed by the LMSR 
in the early 20th century.

6.62 There are areas of historic landfill and 
contamination on the site, particularly within 
the southern and eastern areas. These are 
primarily associated with the haulage industry, 
contamination from the previous engine sheds 
and depots, as well as earthworks. The site is 
also at moderate risk of groundwater flooding, 
and is within Flood Zones 2 and 3.

Figure 6.19  Heritage Value Assessment



6 | Site Assessment: Area Two BOROUGH OF NORTHAMPTON 

Site Allocation Heritage Impact Assessment | 105

Policy Context: 

• Housing Allocation Site Policy 12

•  Built and Natural Environment Policy 24

• Central Area Boundary Policy 7,8 and 11

6.65 In addition to the Policies noted above which 
are included in detail in Section 4 of this report, 
the following Policy is specifically tailored to 
Allocated Site no. LAA1139: 

POLICY 41 RANSOME ROAD 

6.66 Ransome Road will be developed for up to 
500 dwellings. Proposals need to include the 
following: 

• Be two to four storeys in height, with 
taller buildings facing along the principal 
movement routes and the northern section 
of the site 

• Bus only route to be provided, connecting 
Bedford Road to London Road via University 
Drive, designed specifically to discourage 
private vehicle traffic from the wider primary 
distributor network accessing and adversely 
impacting on the predominantly residential 
character of the site 

• Deliver a strategic green space corridor with 
associated footpaths to effectively link the site 
to Becket’s Park and Delapré Park. Suitable 
access to Delapré Lake and Delapré Abbey 
and Park from Ransome Road is encouraged 

• Respect the historic integrity and significance 
of on-site and nearby heritage assets. 
Appropriately address the site’s location 
within and adjacent to the registered 
battlefield of the Battle of Northampton and 
also make an appropriate contribution to 
supporting its interpretation to the local area 

Site’s contribution to the significance of the 
identified designated assets

6.63 The Site’s contribution to the identified assets 
is considered to be medium-high, especially 
owing to the possibility of the entrenchment 
camps being present within the grounds. 
The land height within this Site has changed 
significantly, notably by earlier structures from 
the railways which may have eroded some of 
the evidence, and compromised the Site’s ability 
to further contribute to the assets. However, 
battlefield-related archaeological remains 
may still exist well below the surface, and the 
Conservation Management Plan suggests that 
the depth of the 1460 surface needs to be more 
accurately established to determine if any further 
archaeological remains are present.

6.64 The Site is also close to the Grade II listed former 
midland railway locomotive shed. While the 
shed sits just north of the Site, its contribution to 
its setting, which has changed drastically in the 
last few decades, is considered to be neutral. 
The western half of the Site has seen more 
developed with extensive small-scale housing 
light industrial workshops. The loose industrial 
nature of this part of the Site detracts from the 
landscape and parkland setting of the Abbey.

• Incorporate appropriate measures to 
mitigate against flood risk both within the 
area and downstream of the sites, particularly 
taking account of the role of Hardingstone 
Dyke and residual risk associated with River 
Nene fluvial flood defences The layout of 
any development should be designed to 
take into account existing sewers and water 
mains within the site. Subject to detailed 
assessment, development on this site should 
maximise the use of Sustainable Drainage 
Systems (SuDS).

• Proposed Allocation: Housing

• Dwelling Capacity: 500

Site sensitivity and design principles

6.67 The Site is considered to have high sensitivity 
towards the east and south, closest to the 
registered battlefield and the possible site of 
the medieval church. The high sensitivity is also 
attributed to possiblity of trenches within the 
Site. However, the sensitivity reduces moving 
westwards, closer to the looser townscape 
and built form of the wider area. Given the 
medium-high sensitivity of the Site, and the high 
sensitivity of the adjacent Abbey and Battlefield, 
it is highly recommended that specialist 
surveys are undertaken, both with regards to 
the archaeological sensitivities as well as the 
possible contamination. Recommendations 
within the Battlefield Conservation Management 
Plan published by the Council alongside 
guidance from the Battlefield Trust should be 
followed.

6.68 Development on the site has potential to impact 
on surviving below ground assets. A programme 
of on site investigation would inform a strategy 
to mitigate the impact of development on any 
archaeological assets.

6.69 An archaeological evaluation of the site by 
a combination of geophysical survey, metal 
detector survey and trenching is recommended 
prior to any development taking place. It is 
understood that a large part of the northern site 
area is covered by deep made ground deposits 
relating to industrial use of the site. Once its 
extent is understood, this raised ground may 
need to be removed prior to the excavation 
of evaluation trenches. There is a chance that 
remains relating to the early 20th century railway 
yard survive beneath the made ground.

6.70 The likelihood of archaeological remains 
within or close to the battlefield is high and 
development which disturbs the ground 
is unlikely to satisfy relevant national/local 
planning policy objectives. However, there is 
great opportunity to incorporate public realm 
and amenity space to introduce a sense of place, 
enhance the understanding of the Battlefield’s  
interest within the development site.
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Summary of development potential

6.74 The eastern and southern sections of the Site 
are the most sensitive given their inclusion in, or 
proximity to, the registered battlefield, and are 
therefore of high heritage sensitivity, resulting 
in a low capacity for development. With a high 
likelihood of archaeological remains present, 
development which disturbs the ground is 
unlikely to be acceptable, subject to design 
and siting. Suitable development here would 
be limited to low density, low-rise development, 
with public realm or amenity space.

6.75 To the north and west of the Site the heritage 
sensitivity is low-medium, with the least sensitive 
areas of the Site the furthest from the battlefield 
boundary. These areas have medium-high 
capacity, and based on surrounding context, 
medium density development in mid-rise would 
be most suitable. To the east, the sensitivity is 
higher and therefore, lower density is best suited 
within this part.

6.76 There is opportunity to enhance the area to the 
south west significantly, through enhancement 
of existing and creating new pedestrian routes, 
introducing public realm and through open 
space and connections to the town centre and 
the Abbey. A corridor through the Site would 
help protect the setting of the Abbey and create 
a north-south connection to the town centre. 

Figure 6.20  Heritage Sensitivity Considerations

6.71 To the north and west of the Site the heritage 
sensitivity is considered to be low-medium, with 
the least sensitive areas of the Site being the 
furthest from the battlefield boundary. In these 
areas, any potential development must consider 
longer views through the site and surrounding 
development, particularly longer views toward 
the river. Though Delapré Abbey is located to 
the immediate south of the Site, longer views 
toward the asset are not possible and therefore 
have limited impact on its sensitivity. However, 
prior to site investigations taking place, the 
archaeological sensitivity of this part of the Site 
can be considered as high, given the potential 
the remains of the early church. 

6.72 Given the differing levels of heritage sensitivity, 
medium density development should remain 
restricted to the west, and lower densities to the 
east. 

6.73 The area to the southwest of the Site is very low 
quality and unwelcoming, and therefore there 
is opportunity to enhance the area significantly. 
This could be achieved through better informing 
existing and creating new pedestrian routes, as 
well as opportunity for public realm and open 
space to connect the town centre to the Site 
and to the Abbey. A corridor through the Site 
would not only help protect the setting of the 
Abbey, but would help contribute to a north-
south connection to the town centre, offer a new 
pedestrian route, and form a logical boundary 
for development, with slightly denser, mid-rise 
development to the west, and lower density or 
public realm space to the more sensitive area to 
the east. 
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Overview

Geographical Location:

7.1 This area comprises two allocated Sites which 
are located within Northampton Town Centre, 
just north of Northampton Market.

Sites covered: 

7.2 LAA0598, LAA1113

Overall townscape character:

7.3 The townscape character of Area Three can 
be divided into four zones, though given the 
town centre location, there is some disparate of 
development within each character area.  

7.4 Civic – to the northeast of the allocated sites are 
a cluster of civic buildings which share a style 
and form, being modernist buildings completed 
largely in bath stone. These are grand, detached 
buildings, ranging from two to six storeys and 
form a group.

7.5 To the north and west of the Area is a smaller 
scale development, which comprises a 
modern housing estate, the Church of The 
Holy Sepulchre, and the 18th terraces of Sheep 
Street. Though there is variation in age, buildings 
share character in that they are terraced or semi-
detached, constructed primarily of brick, and 
range from three to four storeys. 

7.6 To the south and west of the Area is a densely 
developed commercial area, which includes a 
variety of building types, styles, and ages, but is 
dominated by the multi-storey car parks, office 
buildings, and the 13 storey Northampton House, 
currently the tallest building in Northampton. The 
area is characterised by its multiple shopping 
centres, as well as the open market.

7.7 To the east of the Area is an area characterised 
by low density development, primarily in 
commercial use. This area has development 
focused on Abington and Lower Mounts Streets 
with up to four storeys. Central to this area is 
an open market square in use from the 12th 
Century.

Summarised heritage sensitivity:

7.8 As a town centre location, there are numerous 
heritage assets within the wider setting of the 
allocated Sites. These include the locally listed 
group of civic buildings to the northeast, which 
also includes the Grade II listed Mounts Baths, 
the Grade I listed Church of The Holy Sepulchre 
to the north west, and the Grade II listed 18th 
century buildings along Sheep Street. At the 
southern end of Sheep Street is a Grade II listed 
terrace (18, 18a, 20, 20a and 22). To the east of 
the Sites there is the Quaker Meeting House and 
the Former G T Hawkins Factory, Part Originally 
Hornby And West, both of which are also Grade II. 
Although neither sites are within a Conservation 
Area, they are within the setting of three: the Boot 
and Shoe Quarter, the Holy Sepulchre and All 
Saints Conservation Areas.

Note:

7.9 Due to the location of the two allocated sites 
highlighted above and the short distance 
between each area, we consider that the 
future development upon both Sites should 
be considered as one larger masterplan. Our 
assessment below reflects this.
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1189

Northampton received 
its first market charter 
allowing markets and 
fairs to be held on 
the ground east of All 
Saints.

1235

The market moves to 
its present location 
in the Market Square 
after Henry III forbade 
the selling of goods in 
the churchyard of All 
Saints

The town was 
destroyed by fire for 
the first time

The Great Fire 
of Northampton 
devastated the Town 
Centre

The town’s cattle 
market was built. 
Before which, animals 
were penned and sold 
on the Market Square 
and the surrounding 
streets - hence the 
names of Sheep Street 
and Marefair

1516 18731675

Figure 7.1  View of Holy Sepulchre Church

King George V visited 
and was received on 
the Market Square

Wider redevelopment 
of the town during 
which time older 
buildings were 
demolished - a new 
road (Greyfriars) was 
laid 

Greyfriars Bus Station 
opens

Greyfriars Bus Station 
ceases operations, 
demolished in 2015

1913 1960s 1976 2014

Figure 7.2  View of historic buildings across Regent Square Figure 7.3  View of Market Square
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Area Allocation: 0598

Site Name:  Car Park Victoria Street 

7.10 This Site is bounded by Victoria Street to the 
west, Lady’s Lane to the south, the Northampton 
Combined Crown and County Courts to the 
east, and Church Lane/Campbell Square to the 
north. This Site is currently in use as a car park 
and is therefore covered in hard standing, with 
a single line of mature trees at its northern edge. 

Area Allocation: 1113

Site Name:  Greyfriars

7.11 The Greyfriars site is located within the town 
centre boundary, and is bounded by a number 
of buildings which accommodate a range of 
mixed uses including employment and car 
parking facilities to the north, residential and 
commercial to the east, North Gate bus station 
and commercial to the west and south west 
and predominantly retail and the Market Square 
further south. Its location within the town centre 
makes the site ideal for a variety of mixed town 
centre uses as well as an element of residential 
use.

7.12 This vacant site was previously occupied by the 
bus station, and adjoins the Grosvenor Centre 
retail development area. This site lies within 
close proximity to heritage assets including 
three Conservation Areas.

7.13 This Site is bound to the north by Lady’s Lane, 
west by Sheep Street, to the south by Greyfriars, 
and to the east by Wellington Street. The eastern 
and western ends have remained undeveloped 
and are therefore covered in grass and other 
brush, with the eastern section containing 
walkways and a staircase which lead to the 
lower levels of the former bus station. The central 
section of the Site is a mix of gravel and hard 
standing, remnants of the demolished station, 
but is otherwise unoccupied.

LAA1113LAA1113LAA1113

Figure 6.21  Area Three

Historic Development

Allocated Site 0598

7.14 On early OS mapping (1885), the area which 
comprises this Site was part of a group of 
buildings in a rectangular form. The buildings 
were primarily dwellings and shops facing onto 
the Street, with insurance plans from 1888 
showing several leather warehouses, a draper, 
tailor, and offices. At the centre of the Site, infill 
or back land development is evident as larger 
utilitarian buildings, such as a carpenter, smithy, 
coach houses, as well as additional warehouse 
space for leather. The built form and even 
use remained largely the same until the mid-
1960s, with the OS map 1962/3 showing the 
same planform, and a number of warehouses 
and depots. By 1969, however, the entire Site 
appears to have been demolished entirely, along 
with adjacent areas, with a single large structure 
constructed in its northern half, the purpose of 
which is unclear. This widespread demolition 
was part of the wider boom in development 
of the town which began in the 1960s, when 
Northampton was designated a New Town, and 
older buildings in the centre were demolished 
to make way for new development. The 
Site, however, was never developed further, 
appearing as a car park in subsequent mapping, 
and a use which remains today.

Allocated Site 1113

7.15 The Greyfriars Site was primarily occupied by 
housing at the end of the 19th century, with 
rows of terraces arranged in grids to the south 
of Lady’s Lane from 1885. To the western and 
eastern end of the Site, there was a higher 
degree of larger commercial properties, as 
evident on insurance plans from 1899, including 
offices, leather warehouses, carpenters, and a 
large boot and shoe factory. The layout of the 
streets and this semi-industrial use remained 
until the wider redevelopment of the town in 
the late 1960s, during which time the buildings 
within the Site were demolished, and a new road 
(Greyfriars) was laid to the south, forming the 
Site as it appears today. Within the Site, a new 
bus station was built, which opened in 1976 and 
operated until 2014, and was demolished the 
following year. 

LAA0598

Figure 7.4  Victoria Street Car Park and Greyfriars
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Figure 7.5  1883-87 OS Map Figure 7.6  1896-1900 OS Map Figure 7.7  1935-36 OS Map
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Heritage Assets

7.16 There are no designated assets within the Sites. 
However, there are several designated and non-
designated assets within the vicinity.

Mounts Bath (Grade II)

7.17 Built in 1935-36, the building is a good example 
of a modern movement swimming pool with 
its bold, stepped façade in pale, finely jointed 
ashlared stone. The interior includes notable 
decorations such as the Art Deco hot rooms in 
black and ivory tiles. It is also an example of the 
early use of steel reinforced concrete parabolic 
arches which allowed for the tiered clerestory 
windows, providing natural light and ventilation. 

7.18 Along with the locally listed Police Station 
and Fire Station, Mount Baths forms part of 
an imposing group of civic buildings in Upper 
Mounts that makes a powerful statement of 
municipal pride, and as such forms a significant 
addition to the public realm. Overall, the building, 
along with the civic buildings adjacent, forms a 
group of medium value buildings, contributing 
positively to the civic history and townscape of 
the area. Given its location, the buildings has 
medium sensitivity towards the allocated sites.

Quaker Meeting House (Grade II)

7.19 The grade II listed Quaker Meeting house lies to 
the east of the Site and is an early 19th Century 
Georgian building in red brick stretchers and gre 
brick headers, an ovolo cornice and Welsh slate 
hipped roof. The building’s focal point is the 
closed porch in the centre with entablature over 
Roman Doric columns. The building is set back 
from the street frontage and appears imposing 
within the streetscape. As such the building’s 
aesthetic and historic interest are considered to 
be of medium value. The building has medium 
sensitivity towards the sites.

Figure 7.8  Designated Heritage Assets
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G T Hawkins Factory & Part Originally Hornby & 
West (Grade II)

7.20 The Former G T Hawkins Factory, Part Originally 
Hornby And West, is a grade II listed former boot 
and shoe factory which was built in several 
phases (c.1875, with extensions from the later 
19th century and early 20th century) by two 
different companies before being amalgamated 
to form a single large factory. 

7.21 The factory has historic value in illustrating the 
importance and growth of the footwear industry 
in Northampton, being the main factory for 
two prominent shoemakers, and architectural 
and historic interest for the robust, industrial 
buildings, physical alterations illustrating the 
shared history and expansion of the building 
as the industry evolved. As such, the building is 
considered to have medium value, attributed to 
its historic and aesthetic values. The building has 
medium sensitivity towards the sites.

Listed buildings along Sheep Street

7.22 Just north-west of the Site is Sheep Street, 
a narrow street lined with a number of 18th 
century buildings, all of which are Grade II listed, 
and though there is slight variation in age and 
scale, are primarily constructed of ashlar brick, 
and range from 2 to 3 storeys plus attics.

7.23 At the end of Sheep Street and to the south-
west of the Site is a short terrace group which is 
listed Grade II (18, 18a, 20, 20a and 22, Sheep 
Street) which were originally constructed in 
the 17th century with an upper storey added 
in the earlier part of the 18th century, and each 
has a late 19th or early 20th century shop front 
and traditional detailing. The buildings along 
Sheep Street share historic interest, as some of 
the earliest buildings in the town centre after a 
flourish of development following the Great Fire, 
and with the transition of the town from market 
to industrial with the expansion of the footwear 
industry. 
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7.24 The buildings also have architectural and artistic 
interest in their balanced compositions with 
traditional details, with the southern group in 
particular demonstrating historic shopfronts 
and architectural detailing. The buildings on 
Sheep Street also have group value as remnants 
of the market town, reflected in the name of the 
Street itself. Overall, these buildings contribute 
positively to the history of the town and have 
high townscape significance, and are therefore 
considered to have medium value. The building 
has medium sensitivity towards the sites.

Holy Sepulchre Church (Grade I)

7.25 To the north-west of the Sites, is the Grade I 
listed Church of The Holy Sepulchre. It is one of 
the rare round churches, having a circular nave, 
derived from the Church of the Holy Sepulchre, 
Jerusalem. The original church of about 1100 
had a round nave of 8 columns, supporting a 
triforium, and a short chancel, probably apse-
ended. A North aisle was added circa 118O, 
leaving the present arcade. A second North aisle 
was added circa 1275. During the early C15 a 
South aisle was built, the triforium of the round 
was replaced by a clerestory, and a Western 
tower was added. The restoration of 1860-4 
added further extensions to the East. The round 
nave, now the Baptistry, is still impressive, though 
restored 1868-73. Further additions were also 
designed in 1860-4 by Sir George Gilbert Scott. 
Although not a Templar church, it has always 
been a parish church. 

7.26 Given its unique evidential, historic, aesthetic 
and communal value, derived from the Church’s  
early history, association with the Holy Sepulchre 
in Jerusalem, and as a Parish Church for the 
town, the building is considered to have high 
value and high sensitivity towards the sites.

Boot and Shoe Quarter Conservation Area

7.27 The Boot and Shoe Quarter Conservation 
Area is located to the north-east of the Site. 
The area illustrates the history of footwear 
production in Northampton, which has left a rare 
and unique built environment, notable for its 
dense concentration of factories and specialist 
buildings. There is also survival of other key 
related and contemporary buildings of interest 
such as shops, public houses, schools, and 
places of worship, which illustrate life in the area 
from the mid-19th and early 20th centuries. 

7.28 The Conservation Area includes architecturally 
and historically important buildings with a diverse 
range of uses set within a coherent framework of 
residential streets, developed over a short period 
of time and retaining a largely unaltered street 
pattern. Built with a homogeneity of materials, 
mainly locally made brick, the area has a strong 
and unusual visual coherence and sense of 
place.   

7.29 The dominant architectural style is the simplified 
classical language of the terraced houses, a style 
which is also found with the earlier industrial 
buildings. Interspersed, and often dominantly 
placed, are larger buildings, mainly places of 
worship, in a prominent and contrasting gothic 
revival style. 

7.30 The area is predominantly of a low scale, 
characterised by buildings of predominantly 
two-storeys, with factories seldom more than 
three storeys. As an industrial area, there is a 
sense of overwhelming urbanity, compacted by 
the fact there is very little green space, trees, or 
even front gardens. With its unique architectural 
and historic qualities, the conservation area is 
considered to be of medium value and medium 
sensitivity towards the sites.

Figure 7.10  Postcard of the Market Place, Northampton 1900 (Source: Northants Family History)
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Holy Sepulchre Church Conservation Area

7.31 The Holy Sepulchre Conservation Area is 
located to the north of the site with the CA of high 
significance considering the designation of the 
Holy Sepulchre Church as Grade I Listed. The 
significance of the conservation area is found in 
the juxtaposition of the historic streetscape with 
its more modern surrounds. Before the Industrial 
Revolution changed the commercial face of 
England, Northampton featured as an important 
market town. In the northern part of the old town 
near the North Gate extensive sheep markets 
were held and this gave the central street of the 
area its name.

7.32 The Character and Appearance of the Area 
is predominantly derived from its historic 
collection of buildings along Sheep Street. The 
most prominent historical feature in this part of 
the town is the Church of the Holy Sepulchre, 
founded by Simon de Senlis on his return from 
the 1st Crusade. The other buildings within the 
conservation area date mainly from the late 18th 
century. Very few of the buildings in this part of 
the town survived the Great Fire of 1675.

7.33 Overall the area is considered to have medium 
value, attributed to the architectural and historic 
qualities; and medium sensitivity towards the 
sites.

Locally Listed Buildings

7.34 Adjacent to the listed Mounts Bath building, are 
a group of civic buildings including the Police 
and Fire Stations, the Magistrates Court, and the 
Crown and Country Courts. These buildings are 
locally listed.

7.35 Though the scale and form of these buildings 
vary, they share architectural and artistic value 
as large (from approximately two and a half to 
six storeys in height), detached formal buildings 
in similar materials, primarily pale, finely jointed 
ashlar stone, and are fine examples of the 
modern movement of architecture, from which 
they derive historic value. 

7.36 Although a later construction, the Crown and 
County Courts building is responsive to the 

group in its design and construction. These 
structures form an imposing group of civic 
buildings in Upper Mounts that makes a powerful 
statement of municipal pride, and as such, have 
group value, and form a significant addition 
to the townscape. Overall, these buildings are 
considered to be of medium value derived from 
their imposing architecture and civic uses; and 
medium sensitivity towards the sites.

Archaeological considerations 

7.37 Both sites are likely to contain non-designated 
heritage assets in the form of below ground 
archaeological remains. 

7.38 The site of the 13th century Carmelite Friary 
(the White Friars) lies in the area bounded by 
Lady’s Lane, Newlands, Campbell Square 
and the Mounts; i.e. most of site LAA0598. The 
friary was dissolved in 1538 and the remains 
were possibly incorporated into a large house, 
Fleetwood mansion, which stood in the area by 
the 17th century. Trial trenches were excavated 
in the centre of site LAA0598 in the early 1970s. 
They located parts of the friary building but 
deep 19th century cellars truncated most of the 
earlier remains. Quarry pits were also reportedly 
discovered. Later attempts to report on the 
trenches failed due to the state of the archive. 
Although below ground remains will have been 
subject to an element of disturbance earlier 
remains clearly survived in places. It is also 
noted that the edge of the Saxon burh (fortified 
settlement) may survive in this part of the town.

7.39 The site of the Franciscan Friary (Greyfriars) 
lies in the central part of the LAA1113 site and 
extends south.  The friary was founded in the 
early 13th century and dissolved in 1538. A four 
trench archaeological evaluation took place on 
the site of the former bus station in 2000 and 
found islands of surviving medieval remains, 
including walls, between modern truncations. 
These could potentially have been part of the 
Franciscan Friary, although the HER record is 
unclear as it also refers to the remains as being 
part of the Carmelite Friary and located in Mounts 
Car Park (site LAA0598) to the north east. It is, 
however, clear that there is potential for sensitive 
archaeological remains to survive on the site.

Sites contribution to the significance of the 
identified heritage assets

7.40 As an undeveloped parcel of land and a car 
park within the historic town centre, the sites 
are considered to detract from the setting of 
the numerous identified heritage assets, which 
include highly graded listed buildings such as 
Holy Sepulchre Church, and other listed and 
locally listed buildings, as well as Conservation 
Areas. Although the Site is largely not visible 
from many of the assets directly, it forms part 
of the experiential setting, and as a low quality, 
largely dead space, detracts from the sense of 
importance or history that is so clearly evident in 
the surrounding built environment. 

7.41 Given the density of surrounding development 
and the slight sloping topography of the area 
toward the river, there are limited views toward 
or from the Site which include identified heritage 
assets, though taller assets will need to be 
considered in regard to any future development, 
such as the spire of The Holy Sepulchre, which is 
present in some views identified on the existing 
Sire Constraints Map (Fig. 5.54)

Policy Context

Policy Context for Allocated Site 1113: 

• Northampton Town Centre Policy 7

• Central Area and Town Centre Strategy 
Policies 7, 8 and 11

• Mixed-use Allocation Policy 40

7.42 In addition to the Policies noted above which 
are included in detail in Section 5 of this report, 
the following Policy is specifically tailored to 
Allocated Site no. LAA1113:

POLICY 40 GREYFRIARS 

7.43 This key development site is available for a 
high density, high quality mixed use town 
centre development and residential use which 
complements, expands and seeks to enhance 
the current town centre offer and improve 
connectivity to the Market Square and the town 
centre. Any proposals will need to ensure that 
they: 

• Are of a high quality design, using high 
quality materials which complement the 
surrounding area and public realm. The 
proposal should include the creation of key, 
unique landmark buildings that reflect the 
location of this site and Northampton town 
centre 

• Provide sympathetic design of an appropriate 
scale taking into account the historic 
character of Sheep Street together with 
improved, safe and well-lit pedestrian and 
cycle connectivity north / south and reinstate 
a building line in the missing gap to the north 
of Lady’s Lane and to the south of Greyfriars. 
Pre-existing surface connections should also 
be reinstated 
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Figure 7.12  Photograph capturing the surrounding townscape to the  north west 
of the allocated sites

Figure 7.13  Photograph taken from Greyfriars, looking east towards the Site 

Figure 7.14  Photograph taken from Greyfriars from the north east of the AA 1113

Figure 7.15  Photograph taken from  Allocated site 0598, facing south

Figure 7.16  Photograph taken from  north boundary of allocated site 1113, facing 
south east

Figure 7.17  View of the rear of locally listed building and the listed civic buildings

Site sensitivity and design principles

7.44 Both sites are likely to contain below ground 
archaeological remains of the Carmelite Friary 
and Franciscan Friary. An archaeological desk 
based assessment that takes a more in depth 
look at the investigations in the area, followed 
by further, targeted, archaeological test trenches 
would help understand the extent and character 
of the surviving archaeological assets.       

7.45 Given the existing context is similar for these 
two sites their capacity and sensitivities are 
considered to be medium. Though several 
heritage assets have been identified within 
the wider area of these Sites, their setting is 
fundamentally characterised by an urban town 
centre, encompassing a mixed-use, varying 
building types, styles, scales, and forms. 
Remains of buried non-designated assets adds 
a level of sensitivity that ought to be determined 
prior to any development proposals through 
appropriate investigations.

7.46 The surrounding urban character is such that 
many of the assets are currently viewed or 
experienced within an already built-up context. 
Although, the existing built forms to the south 
are taller, modern buildings, it is considered 
that these buildings are out of scale, and too 
bulky/massive in response to their surrounds. 
Additionally, whilst there are limited views of 
the Site at present, taller buildings may become 
apparent in views from assets, such as the Grade 
I listed Church of the Holy Sepulchre, which also 
sits on higher ground. Development, therefore, 
should consider existing context alongside 
the height of identified heritage assets and not 
compete with them. 

• Be outward looking towards maximising 
external active frontages particularly at 
ground floor level 

• Ensure that new development is well related 
and sympathetic to the characterisation and 
heritage assets of the surrounding areas 

• Ensure the provision of appropriate levels 
of secure and safe vehicle parking which 
are consistent with parking requirements. 
The layout of new development should 
be designed to take into account existing 
sewers and water mains within the site.

Proposed Allocation: Mixed-Use Allocation

Proposed Density:  400

Policy Context for Allocated Site 0598: 

• Local Economy Policy 16,

• Central Area and Town Centre Strategy 
Policies 7, 8 and 11

Proposed Allocation: Employment

Proposed Density: Not applicable as this is a 
commercial site
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7.47 It is, therefore, considered that heritage 
sensitivities for the Sites are medium, and 
consequently their capacity for development is 
low to mid-rise development suitable throughout 
both Sites. The main constraints to these Sites are 
the potential for buried archaeology; and their 
visual sensitivity, with views through the Sites 
toward these identified assets and the groups 
they form, as well as the three Conservation 
Areas. Given the topography of the area and 
its taller height, views from The Holy Sepulchre 
should be particularly considered, along with 
the setting of The Parade, which has limited 
views from its rear toward the Site, with low rise 
development most suitable to these areas.

7.48 The Sites at present, particularly 1113, are 
currently islands, disconnected by their 
surrounds by roadways. This has created dead 
space in the area, especially to the north of the 
taller buildings, which visually and physically 
separate the Sites from the busy commercial 
centre. There is, therefore, ample opportunity 
to reinvigorate this space and create new 
pedestrian links and public space.

7.49 The Sites are part of the wider regeneration of 
the area and as such a masterplan led approach 
could be considered that would improve the 
local townscape. Creation of new access routes 
through the Sites would also create new, active 
frontages. In the longer term, it may be beneficial 
to consider a masterplan which includes the 
Sites as well as the large parking garage/taller 
buildings to the south, which would offer the 
opportunity to improve the townscape of the 
area as a whole, and create a stronger link 
between these isolated Sites and the dense 
commercial centre. 

Figure 7.18  Heritage Sensitivity Considerations

Summary of development potential

7.50 The heritage sensitivities for the Sites is 
considered to be medium, and therefore their 
capacity for development is low to mid-rise 
throughout both Sites. Archaeological sensitivity 
for both sites has the potential to be high in 
places. Desk based and on site archaeological 
investigations prior to development is 
recommended to fully understand the resource 
and to develop a strategy to mitigate the impact 
of development on any assets.

7.51 The main constraints to these Sites are their 
visual sensitivity, with views through the Sites 
to identified groups of assets in their surrounds, 
as well as the three Conservation Areas. Their 
setting is fundamentally characterised by an 
urban town centre, encompassing a mixed-
use, varying building types, styles, scales, and 
forms. The Sites, particularly 1113, are currently 
islands, disconnected by their surrounds by 
roadways, which has created dead space, 
with visual and physical separation from the 
busy commercial centre. There is, therefore, 
opportunity to reinvigorate this space and 
create new pedestrian links and public space. 
Though the Sites are adjacent to some of the 
tallest buildings in Northampton, these modern 
buildings are considered out of scale with the 
existing townscape context.

7.52 Although the site can be accessed from the 
Grosvenor Centre, an opportunity exists to 
improve the connectivity and permeability of the 
site with its surrounding areas primarily to the 
north and south.
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LAA0198

LAA0198

Section 8
Heritage Impact 
Assessment: Area 4.

Overview

Geographical Location: 

8.1 The site is located approximately 5km to the 
south east of Northampton Town Centre. It is 
located within the Borough of Northampton, 
specifically to the south west of Great Houghton 
Village.

Allocated Sites within Area Four: 

8.2 LAA1098

Overall townscape character: 

8.3 The overall townscape character of Area Four is 
predominately characterised by the significant 
regional industrial estate and distribution centre 
function due to its favourable location south of 
Bedford Road and west of the A45 Nene Valley 
Way link. Brackmills Country Park encloses the 
industrial park to its southern boundary. At the 
eastern edge of Area Four, by contrast, is the 
isolated village of Great Houghton which is 
surrounded by open countryside. 

8.4 The residential community within Great 
Houghton has expanded from the  historic 
Northamptonshire settlement, located on higher 
ground. Great Houghton presents a small village 
with small-scale residential development, 
predominantly bungalows or detached two 
storey houses. Great Houghton still retains its 
separate identity set on part of a landscape 
characterised as limestone valley slope. 

8.5 Due to the natural topography of 
Northamptonshire and, specifically, the Nene 
Valley which is located between Northampton 
town and Great Houghton, intervisibility between 
the two areas is possible. 

Summarised heritage sensitivity: 

8.6 Area four is located to the south west of Great 
Houghton Village, part of which is within Great 
Houghton Conservation Area. There are a 
number of listed buildings within the designated 
Area. Within closest proximity to the Site, this 
includes 20 and 22, The Green (Grade II), 
Sunnybank (Grade II), Great Houghton House 
(Grade II*) and associated garden wall and 
outbuilding (Grade II).

8.7 The site lies in an area with known, significant 
archaeological remains dating to the prehistoric 
and Saxon periods. The excavation of which, 
did not define their full extent. Cropmarks close 
by, visible in aerial photographs, indicate the 
potential for further, unexcavated, remains to 
exist.

Roman pottery, 
kiln material, 
and further 
evidence 
of Roman 
settlement 

Former 
manorial land 
which would 
become Great 
Houghton 
granted a 
license to 
enclose. 

Linear village 
has developed 
and there are 
40 families 
recorded as 
living in the 
area

The village 
expands its 
boundaries, 
with newer 
homes 
replacing 
older cottages, 
particularly to 
the south and 
east

Industrial 
development 
extends 
southward 
from the 
town centre 
between 
Hardingstone 
and Great 
Houghton 

Brackmill 
Industrial estate 
continues 
to expand 
southward

1970s
1980s-1990s

Late 19th/Early 
20th Century17201618Roman Britain
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Area Allocation: 1098

Site Name: The Green, Great Houghton

8.8 The allocated site is located between Great 
Houghton village to the north east and Brackmills 
Industrial Estate to the west. To the north the sire 
is bounded by open agricultural land and the 
entire site wraps around Brackmills Country Park 
(around the east and southern boundary).

8.9 The village of Hardingstone sits to the south 
west of the proposed site allocation. 

8.10 The allocated Site itself comprises agricultural 
land and is relatively flat. It borders onto 
designated woodland area to the north west 
which creates a buffer zone from Brackmills 
Employment Area. There is no intervisibility 
between the industrial estate and the allocated 
Site, retaining its rural characteristics.

8.11 The Site is accessible from The Green from the 
east and south. 

LAA0198

Historic Development of the Site

8.12 The area is of some note regarding prehistory. 
Ring ditches were identified north east of 
Hardingstone village, with enclosures noted 
north of Gowerton Road and further Roman 
finds are recorded in the same vicinity. South 
east of Rush Mills further ditches were noted 
during construction work in 1980. This indicates 
potential in areas to the immediate east of this 
site which are presently agricultural, and which 
run close to Great Houghton village. Roman 
pottery, kiln material and further evidence of 
Roman settlement was also present west of the 
village. It is likely that the undeveloped portions 
of the zone retain considerable archaeological 
potential.

8.13 Originally forming part of manorial grounds, the 
land which now comprises Great Houghton was 
granted a license to inclose in 1618. The village 
developed in a linear manner along the High 
Street, a pattern which is still legible today. There 
were about 40 families in the village in 1720, with 
the population of the parish in 1931 at 250. At the 
end of the 19th and beginning of 20th centuries, 
development in the area began to expand its 
boundaries, with around forty old thatched 
cottages removed in that period and replaced 
with newer homes. Development has primarily 
been focused to the south-east, which has 
somewhat altered the linear settlement, though 
the historic High Street and cluster of buildings 
around the central green remain historic, with 
only limited amounts of infill development.  

8.14 The allocated Site is located outside the historic 
town of Northampton and Great Houghton and 
remains undeveloped. A large house, known as 
Hardingstone Lodge, sits to the southern section 
of the western parcel of the Site, facing onto the 
Green, and is visible on mapping from 1813. The 
Site remains as open farmland. 

LAA0198

Figure 8.1  Great Houghton site allocation
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Figure 8.2  1883-87 OS Map Figure 8.3  1896-1900 OS Map Figure 8.4  1976-83 OS Map
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Heritage Assets

8.15 There are a number of designated heritage 
assets in the vicinity of the Allocated Site. These 
are predominantly concentrated to the north 
east, including Great Houghton Conservation 
Area. 

8.16 The character and appearance of Great 
Houghton Conservation Area derives from the 
well maintained small-scale residential properties 
which are located on the historic linear settlement. 
The buildings are predominantly single or two 
storeyed semi-detached or detached houses, 
and there is a mixture of building materials. The 
older buildings are generally built in stone whilst 
the modern additions are largely constructed in 
red brick. 

8.17 The setting of the Area to the south west towards 
the Site comprises open agricultural fields 
and Brackmills Country Park which provides a 
physical barrier between the Conservation Area 
and Brackmills Industrial Estate to the west. The 
residential extension of Great Houghton would 
form part of the immediate setting of the Area 
to the south. The built fabric comprises low-
rise detached and semi-detached house with 
associated gardens and driveways. The Area 
is located on rising ground and forms a linear 
pattern of development along The Green. The 
Area forms the skyline for many views across 
the Town and the Nene Valley as a result of it 
elevated position on the edge of the Borough.

8.18 There are a number of designated heritage 
assets within the vicinity of the Site which are 
located within Great Houghton Conservation 
Area. Those within closest proximity to the Site 
and are considered to have the potential to be 
impacted upon through development within 
their setting includes 20 and 22 the Green, 
Sunny Bank, and Great Houghton House. The 
conservation area is considered to have medium 
value, and given its proximity to the allocated 
site, has medium sensitivity towards it.

20 and 22, The Green

8.19 20 and 22, The Green is located to the east of the 
northern portion of the allocated site and dates 
to 1675. It comprises a rectangular two-storey 
building with gable ends, constructed in coursed 
rubble, and a welsh slated roof.  The building 
has flush casement windows with glazing bars 
under wooden lintels. Modern dormer windows 
protrude the roof.

8.20 20 and 22 The Green holds architectural and 
historic interest reflected in its Grade II listing. 
The significance of the building derives from 
it being an example of a seventeenth century 
building, referencing the early development of 
Great Houghton. 

8.21 The setting of the listed building comprises 
residential buildings to the north and south, 
The Green lane to the east and open rural and 
agricultural landscape to the west, inclusive of 
the allocated Site. This open landscape enables 
views to the north west, towards Northampton 
and the Nene Valley. These buildings alongside 
their setting are considered to have medium 
value. The allocated Site has low sensitivity to 
them given their distance and that the northern 
part of the allocated site is proposed to be used 
to enhance ecology. 

Sunnybank

8.22 Sunnybank is located to the north of the eastern 
portion of the allocated Site and dates to 1703, 
as carved on the gable end. The two-storey 
building is constructed of coursed rubble with 
a welsh slated roof. It has flush sliding casement 
windows with glazing bars under wooden lintels, 
and a nineteenth century timber porch. 

8.23 Sunnybank holds architectural and historic 
interest reflected in its Grade II listing. Sunnybank 
holds significance as a building dating from 
the early eighteenth century and the early 
development of Great Houghton.

8.24 Overtime, the listed building has been 
encroached upon by twentieth century 
residential development and, therefore, the 
setting of the listed building comprises residential 
buildings to its vicinity. As a result, the building’s 
relationship with the open rural countryside has 
been compromised. The building is considered 
to hold medium value, and has low sensitivity 
towards the Site.

Figure 8.5  Designated heritage assets
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Great Houghton House

8.25 Great Houghton House is located to the north 
of the eastern portion of the allocated Site. The 
House was constructed in the seventeenth 
century and altered in the eighteenth 
and nineteenth centuries.  The building is 
constructed in rubble and ashlar with a slated 
roof with stone coping and kneelers to the 
gables. Three pedimented dormers protrude the 
roof, illuminating the attic accommodation. It was 
one of three manor houses of Great Houghton.

8.26 Great Houghton House holds architectural and 
historic interest reflected in its Grade II* listing. 
The significance of the building derives from the 
building representing the early development 
of Great Houghton as one of the three Manor 
houses of the area. 

8.27 The House is enclosed by a garden wall which 
is  Grade II listed as well as the outbuilding 
which dates to the eighteenth or early 
nineteenth century. Echoing the characteristics 
of Houghton House, the materiality of the two 
storey outbuilding includes coursed rubble and 
ashlar walls, with a welsh slate tiled roof above. 

8.28 The three structures associated with Great 
Houghton house are listed for their group value. 

8.29 Overtime, twentieth century residential 
development has encroached upon Great 
Houghton House. The setting comprises 
detached houses to the north, south and west, 
with the High Street running along the eastern 
boundary. As a result, the relationship between 
the rural landscape to the west and the House 
has been compromised. Views from the listed 
building out to the open countryside is therefore 
limited. Overall the buildings are considered to 
have high value, but given their distance and 
limited visibility, have low sensitivity towards the 
Site. 

Archaeological considerations

8.30 The site is situated in an area of high 
archaeological potential with remains surviving 
in the vicinity from a range of periods. A Bronze 
Age crouched cist burial was excavated in 1969 
c300m to the north and west, on the site of what 
is now the Asda distribution centre. A further 
23 burials were discovered in 1996 during the 
excavation for a water pipeline c100m to the 
west of the northern portion of the site although 
these were Saxon in date. The excavation also 
revealed a dense cluster of Middle Iron Age 
settlement features including a house, pits, and 
enclosure ditch. As the excavation was limited 
to the pipeline footprint, the full extent of the 
cemetery and prehistoric settlement was not 
determined. Just to the south of the western part 
of the site, aerial photography from the 1970s 
show cropmarks of a rectangular enclosure 
ditch with entrance and an intersecting linear 
ditch, possibly prehistoric or Roman in date.

Figure 8.6  Heritage Value Assessment
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Site’s contribution to the significance of the 
identified heritage assets

8.31 The historic settlement of Great Houghton 
retains its separate identity having remained  
largely surrounded by open countryside. 

8.32 Whilst some development within the immediate 
setting of the Conservation Area has been 
carried out, this development remains small-
scaled, and continues the linear pattern of the 
settlement.

8.33 The allocated site contributes to the significance 
of the Area through its rural characteristics, 
specifically to the north of the Site which has 
enabled the rural setting to be retained.

8.34 Most notably, this includes the northern portion  
of the Site, closest to the allocated site, which 
has subsequently protected the intervisibility 
between Northampton and Great Houghton as 
a result. 

8.35 The Allocated Site makes limited contribution to 
the significance of the identified listed buildings 
aside being representative of their  historic wider 
setting and potentially forming part of the long-
distance views from the designated assets and 
vice versa.

Policy Context:

• Development allocations - Policy 33 (now 36)

• The Green, Great Houghton - Policy 36 (now 
39) 

8.36 In addition to the Policies noted above which 
are included in detail in Section 5 of this report, 
the following Policy is specifically tailored to 
Allocated Site no. LAA1098:

8.37 POLICY 36 THE GREEN, GREAT HOUGHTON 
(LAA1098) 

8.38 Housing development of up to 800 dwellings, 
which comply with the development principles 
shown on Figure 18 will be supported, subject to 
the following criteria being met: 

• The built development should only take 
place outside of the area shaded green in the 
diagram 

Figure 8.7  The Site, photograph taken from the Green looking north west

Figure 8.8  The SIte, , photograph taken from the Green looking north east

• The scheme should be of high quality design, 
and must take into account and be sensitive 
to the significance and the setting of the 
Great Houghton conservation area, evident 
through a Heritage Impact Assessment 

• A buffer is to be created, in the form of 
ecological enhancements and net increase 
in biodiversity in the area shaded green in the 
diagram 

• The development provides suitable transport 
links to neighbouring developments, 
including neighbourhood centres and 
community facilities 

• The proposal should include pedestrian and 
cycling provision to secure connectivity and 
permeability within the site and improved 
connections to the employment area to the 
north and the proposed residential areas to 
the west 

• Development on this site should maximise 
the use of Sustainable Drainage Systems 
(SuDS). 

• The layout of the development should be 
designed to take into account existing sewers 
and water mains within the site. 

• Any proposal that comes forward should 
include suitable measures to mitigate the 
impact of additional traffic generated by the 
development.

Proposed Allocation: Residential

Dwelling capacity: TBC
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Site sensitivity and design principles

8.39 Development on site LAA1098 will almost 
certainly impact surviving below ground 
archaeological assets as they will likely sit 
just below the subsoil and cut into the natural 
deposits. It is recommended that a programme 
of archaeological investigation consisting of 
geophysical survey and targeted evaluation 
trenches take place to determine the presence/
absence, nature and extent of any such remains. 
This information should inform a strategy 
to mitigate the impact of any subsequent 
development upon them. Prior to investigative 
fieldwork taking place, the archaeological 
sensitivity of the site should be considered as 
moderately high. 

8.40 Overall, the Allocated Site is considered to 
have high sensitivity towards the western 
part and medium sensitivity within its eastern 
portion. Given the rural context, the potential 
for archaeological remains and proximity to the 
historic village of Great Houghton, low density 
development is considered to be appropriate 
with special regard for landscaping and open 
space. 

8.41 Taking into account site specific constraints 
identified above and having established the rural 
setting of the Conservation Area contributes 
to its significance, development should be set 
away from the south western boundary of Great 
Houghton. A buffer zone between the proposed 
development and the existing  settlement is 
advised. This seeks to safeguard the significance 
of the Conservation Area as an isolated historic 
settlement surrounded by open fields and retain 
the buffer zone between Brackmills Industrial 
Estate and the surroundings area.

8.42 Through the retention of the buffer zone between 
the new development and Great Houghton, 
opportunities for ecological enhancement 
within the northern portion of the Site would be 
established. It is advised for this to be explored 
as part of the development.
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8.43 The village commands an important elevated 
setting on the edge of the Borough and also 
forms the skyline for many views south from 
across Northampton and the Nene Valley. 
When implemented, this buffer zone would 
also safeguard the views identified between 
Northampton and Great Houghton, and limit 
the impact upon views from the surrounding 
context. 

8.44 There is potential for small-scale development 
within the eastern portion of the Site, however, 
the layout of the buildings, architectural styles 
and individual scale and massing would need to 
remain sensitive to the surrounding rural context 
and allow for green space to be retained. 

8.45 The potential for archaeological remains in 
the western part of the Site adds a level of high 
sensitivity to this part of the Site. Development 
on the site will likely impact on buried 
archaeological assets that may survive here. A 
programme of archaeological evaluation will 
help inform a strategy to mitigate the impact of 
development upon them. 

8.46 This part of the Site  also presents an opportunity 
for a Sustainable Urban Extension towards 
Hardingstone. Precedent from the existing 
character of this area should be taken into 
consideration when designing the masterplan 
and remain sensitive to the existing small-scale 
residential development within Hardingstone. 
Special regard to Hardingstone Lodge will need 
to be incorporated, with the potential for this land 
to be incorporated within the overall masterplan. 

8.47 Subject to appropriate archaeological 
investigations, siting, design and landscaping 
mitigation, medium and small scale 
new development could potentially be 
accommodated without eroding the significance 
of the conservation areas’ rural context and the 
buried remains.

8.48 The close proximity of Brackmills Country Park 
to the north also presents an opportunity to 
better connect the Site and the parkland, and 
enhance the living accommodation of those 
within the Site boundary and the surrounding 
area. Through this, there is also an opportunity 
to create pedestrian/cycle links to Brackmills 
Industrial Estate to the north and better connect 
the residential and commercial areas.

8.49 The Site allocation also presents an opportunity 
for highways improvements along Green Lane. 
At present, Green Lane abruptly changes from 
a 30mph zone into a national speed limit. The 
narrow country lane which has no pedestrian 
walkway either side would benefit from having  
an improved relationship with the allocated 
site, with additional pedestrian and vehicular 
access routes introduced. This would also better 
connect Great Houghton and Hardingstone to 
the west and improve and enhance pedestrian 
links between the two settlements.

Summary of development potential

8.50 In summary, due to the large footprint of the 
Site, there is opportunity to provide a well-
considered small-scaled residential scheme 
which incorporates open space and public 
realm to create a desirable place to live. Whilst 
there are some constraints to the Site, specifically 
to the north east towards the designated 
heritage assets and with regard to important 
views towards Nene Valley, through careful 
arrangement of the masterplan, there is an 
opportunity to provide the required residential 
accommodation within this allocated Site 
whilst ensuring the significance of the identified 
heritage assets and rural characteristics of the 
area is safeguarded.

8.51 Development on the site will likely impact on 
buried archaeological assets that may survive 
here. A programme of archaeological evaluation 
will help inform a strategy to mitigate the impact 
of development upon them.
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9 Conclusion

9.1 This document has been prepared by Iceni 
Projects’ Built Heritage & Townscape team 
on behalf of Northampton Borough Council. 
Throughout the assessment, the team worked 
closely with Council Officers to ensure that all 
relevant considerations were taken into account 
when providing recommendation. 

9.2 The Heritage Impact Assessment has been 
prepared following a desktop review of policy, 
archival research, field surveys and a detailed 
understanding of the origins and development 
of Northampton. It considers the significance 
of the listed buildings, conservation areas and 
other designated and non-designated heritage 
assets within the context of the allocated areas, 
and the contribution that the sites make to the 
heritage assets.

9.3 The four areas have separate origins, each with 
their own set of complexities. Area one centres 
around the Saxon Palace Complex and the 
ruins of the Norman Castle. Both these sites are 
scheduled ancient monuments. Additionally, 
several listed structures are concentrated around 
the ancient monuments, providing a narrative of 
the two phases of Northampton’s history.

9.4 The Allocated Sites LAA0333 and LAA0288 have 
a varying level of heritage sensitivity, it being high 
closest to the designated ancient monument 
and potential archaeological remains, and lower 
further away from it. In addition to the heritage 
assets, the open space around Victoria Park and 
along River Nene should be considered when 
considering development. 

9.5 There are also townscape considerations such 
as physical barriers caused by the brick wall 
along St Andrews Road. The topography of the 
Sites allows long views from the town centre 
and creates an opportunity to create higher 
density, taller building at the north-east corner 
of LAA0333. This would also create a new urban 
node at this important intersection.

9.6 The Sites present a great opportunity to capitalise 
their location for development; to meet future 
passenger requirements as well as introduce 
a residential and commercial development 
which reintegrates the area with the surrounding 
context.

9.7 There is also potential to improve the 
permeability of the Sites through opening up 
the existing solid boundaries, especially along St 
Andrew’s Road, and introduce active frontages, 
landscaping, and well-designed architecture to 
establish a sense of place. In turn, this will better 
connect the Site with the town centre to the 
east and Victoria Park to the west, which could 
be reinforced through the advised retention 
and enhancement of viewpoint corridors 
within the Site. Notably, the redevelopment of 
allocated Site 0288 presents great opportunity 
to better reveal and enhance the significance 
of the Scheduled Ancient Monument and the 
nearby heritage assets. However, this should 
only be considered following appropriate 
archaeological investigations and field surveys.

9.8 To the south of Area One are LAA0818 St Peter’s 
Way; LAA0931 Sites in Green Street; LAA1010 
Land at St Peter’s Way, Court Road, Freeschool 
Street; LAA0167 Tanner Street. These site 
concentrate around the Saxon Palace Complex. 

9.9 The four allocated sites form a cluster, it is advised 
for the Sites to be considered together, and for 
a comprehensive development to be procured 
as a complete masterplan which capitalises on 
its sustainable location, close to a railway station  
and town centre.

9.10 The masterplan should seek to address the 
existing disconnected nature between the sites 
and the town centre, better reveal the historic 
significance of the area, and introduce high 
quality architecture. The master plan should also 
explore improved landscaping which could also 
be used to better connect the Sites and the wider 
area, helping to reintroduce a sense of place.

9.11 Area two concentrates around the Norman 
monastic abbey of Delapre, the possible 
remains of an earlier Nunnery to the north of the 
Battlefield, and the War of Roses that occurred 
in 1460 around its grounds. There are two sites 
south of River Nene which already have extant 
planning permission for development. Another 
Site at the entrance to Ransome Road, is a derelict 
site sitting within two storey terraces. These sites 
are of low heritage sensitivity and therefore 
the development potential is high, but should 
consider the townscape context accordingly.

BOROUGH OF NORTHAMPTON 
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9.12 Within Area two, the Ransome Road Site is 
immediately north of the Abbey and west of the 
Battlefield. Whilst only part of the Site falls within 
the Registered Battlefield, it has been stipulated 
that it could have been the area where the 
Lancastarian encampments were laid. There is 
also potential for the survival of significant below 
ground archaeological remains on the site. This 
Site is therefore sensitive although the sensitivity 
is highest to the east and south, and lower 
to the west. A programme of archaeological 
investigation will need to be considered to 
establish the extent and nature of below ground 
remains.  Any new development should also take 
into account the Conservation Management 
Plan for the Battlefield.

9.13 Area three lies within the centre of Northampton’s 
historic market town and contains LAA0598 Car 
Park, Victoria Street; and LAA1113 Greyfriars. 
This is the third phase of the borough’s historic 
development and includes several highly graded 
listed buildings. However this part of the town 
has undergone major changes in the post-war 
era with substantially large developments, some 
of which are now derelict and contribute poorly 
to the townscape of the area. In addition, it is 
dominated by car parks, making no contribution 
to the historic market town. The setting of these 
Sites is fundamentally characterised by an 
urban town centre, encompassing a mixed use, 
varying building types, styles, scales, and forms. 
Both sites are likely to contain non-designated 
heritage assets in the form of below ground 
archaeological remains.

9.14 Although the Sites within Area 3 are derelict and 
detract from the setting of the heritage assets, 
their visual relationship and archaeological 
potential means that the area is considered to be 
of medium sensitivity. Views of the spire of Holy 
Sepulchre Church and the civic buildings on 
Upper Mounts is considered to be of value and 
need to be considered accordingly. 

9.15 Given the poor townscape attributes, there is 
opportunity to reinvigorate this space and create 
new pedestrian links. The development of these 
Sites could be considered as a masterplan, 
which in the longer term, could also include the 
large parking garage/taller buildings to the south, 
which would offer the opportunity to improve 
the townscape of the area as a whole, and create 
a stronger link between these isolated Sites and 
the dense commercial centre. 

9.16 Archaeological sensitivity for both sites has the 
potential to be high in places given the medieval 
Carmelite and Franciscan friaries where located 
here. Archaeological investigation prior to 
development will need to be considered to 
establish the extent of any such remains with 
the possibility of a subsequent programme of 
archaeological mitigation. 

9.17 Area four is located to the south west of Great 
Houghton Village, part of which is within Great 
Houghton Conservation Area. There are a 
number of listed buildings within the designated 
Area.  It is located between Great Houghton 
village and Brackmills Industrial Estate.

9.18 The allocated Site comprises agricultural land 
and borders onto designated woodland area to 
the north west which creates a buffer zone from 
Brackmills Employment Area. Great Houghton 
Village conservation area is characterised by well 
maintained small-scale residential properties 
located on the historic linear settlement. 

9.19 The areas has the potential to contain significant 
prehistoric, Saxon and possibly Roman remains, 
which have been demonstrated to survive 
adjacent to the site. Archaeological investigation 
prior to development will need to be considered 
to establish the extent of any such remains with 
the possibility of a subsequent programme of 
archaeological mitigation.

9.20 Given the large extent of the Site, there is 
opportunity to provide a well considered small-
scaled residential scheme which incorporates 
open space and public realm to create a 
desirable place to live. Whilst there are some 
constraints to the Site, specifically to the north 
east towards the designated heritage assets and 
with regard to important views towards Nene 
Valley, careful masterplanning could provide the 
a residential extension.  

9.21 It is important to note that although, the above 
paragraphs and the assessment suggest some 
design considerations, it does not make specific 
recommendations for action. The aim is to inform 
processes of spatial planning and regeneration 
through an understanding of the significance of 
heritage assets; and how the sites contribute to 
it.

9.22 The four areas considered are those that the 
Council considers most sensitive to heritage 
assets and will be an evidence base for the Local 
Plan. However, the Study has no formal status 
as a policy document, i.e. a Supplementary 
Planning Document (SPD).

9.23 Additionally, the Study is not intended as a fully 
inclusive detailed survey of each of the asset 
and further assessments such as building fabric 
appraisals and archaeological studies may be 
required where relevant.
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Guidance on Heritage Impact Assessments for Cultural World Heritage properties 
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Appendix 3A: Example Guide for Assessing Value of Heritage Assets 
 
HIAs for WH properties will need to consider their international heritage value and also other local 
or national values, and priorities or recommendations set out in national research agendas. They 
may also need to consider other international values which are reflected in, for example, 
international natural heritage designations.   
 
Professional judgement is used to determine the importance of the resource. The value of the 
asset may be defined using the following grading scale: 

 Very High 
 High 
 Medium 
 Low 
 Negligible 
 Unknown potential. 

 
The following table is not intended to be exhaustive. 
 
 

Grading Archaeology 
Built heritage or 
Historic Urban 
Landscape 

Historic 
landscape  

Intangible Cultural 
Heritage or 
Associations 

 
Very High 

 
Sites of acknowledged 
international 
importance inscribed 
as WH property. 
 
Individual attributes 
that convey OUV of 
the WH property.  
 
Assets that can 
contribute significantly 
to acknowledged 
international research 
objectives. 
 

 
Sites or structures of 
acknowledged 
international 
importance inscribed 
as of universal 
importance as WH 
property. 
 
Individual attributes 
that convey OUV of 
the WH property. 
 
Other buildings or 
urban landscapes of 
recognised 
international 
importance. 
 

 
Landscapes of 
acknowledged 
international 
importance 
inscribed as WH 
property. 
 
Individual 
attributes that 
convey OUV of the 
WH property. 
 
Historic 
landscapes of 
international value, 
whether 
designated or not. 
 
Extremely well-
preserved historic 
landscapes with 
exceptional 
coherence, time-
depth, or other 
critical factors. 

 
Areas associated 
with Intangible 
Cultural heritage 
activities as 
evidenced by the 
national register. 
 
Associations with 
particular 
innovations, 
technical or scientific 
developments or 
movements of global 
significance. 
 
Associations with 
particular individuals 
of global importance 
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High 

 
Nationally-designated 
Archaeological 
Monuments protected 
by the State Party’s 
laws 

Undesignated sites of 
the quality and 
importance to be 
designated. 

Assets that can 
contribute significantly 
to acknowledged 
national research 
objectives. 

 
Nationally-designated 
structures with 
standing remains. 

Other buildings that 
can be shown to have 
exceptional qualities in 
their fabric or historical 
associations not 
adequately reflected in 
the listing grade. 

Conservation Areas 
containing very 
Important buildings. 

Undesignated 
structures of clear 
national importance. 

 

 
Nationally-
designated historic 
landscape of 
outstanding 
interest. 

Undesignated 
landscapes of 
outstanding 
interest.  

Undesignated 
landscapes of high 
quality and 
importance, and of 
demonstrable 
national value.  

Well preserved 
historic 
landscapes, 
exhibiting 
considerable 
coherence, time-
depth or other 
critical factors.  

 
Nationally-
designated areas or 
activities associated 
with globally-
important Intangible 
Cultural Heritage 
activities . 

Associations with 
particular 
innovations, 
technical or scientific 
developments or 
movements of 
national significance 

Associations with 
particular individuals 
of national 
importance 

 
Medium 

 
Designated or 
undesignated assets 
that can contribute 
significantly to regional 
research objectives. 

 
Designated buildings. 
Historic (unlisted) 
buildings that can be 
shown to have 
exceptional qualities 
or historical 
associations. 
 
Conservation Areas 
containing buildings 
that contribute 
significantly to its 
historic character. 
 
Historic townscapes or 
built-up areas with 
important historic 
integrity in their 
buildings, or built 
settings.  

 
Designated special 
historic 
landscapes. 
 
Undesignated 
historic landscapes 
that would justify 
special historic 
landscape 
designation. 
 
Landscapes of 
regional value. 
 
Averagely well 
preserved historic 
landscapes with 
reasonable 
coherence, time-
depth or other 
critical factors. 

 
Areas associated 
with Intangible 
Cultural heritage 
activities as 
evidenced by local 
registers. 
 
Associations with 
particular 
innovations or 
developments of 
regional or local 
significance. 
 
Associations with 
particular individuals 
of regional 
importance 
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Low 

 
Designated or 
undesignated assets 
of local importance. 

Assets compromised 
by poor preservation 
and/or poor survival of 
contextual 
associations. 

Assets of limited 
value, but with 
potential to contribute 
to local research 
objectives. 

 
“Locally Listed” 
buildings. 

Historic (unlisted) 
buildings of modest 
quality in their fabric or 
historical associations. 

Historic Townscape or 
built-up areas of 
limited historic 
integrity in their 
buildings, or built 
settings. 

 
Robust 
undesignated 
historic 
landscapes. 

Historic 
landscapes with 
importance to local 
interest groups.  

Historic 
landscapes whose 
value is limited by 
poor preservation 
and/or poor 
survival of 
contextual 
associations. 

 
Intangible Cultural 
heritage activities of 
local significance 

Associations with 
particular individuals 
of local importance 

Poor survival of 
physical areas in 
which activities occur 
or are associated 

 
Negligible 

 
Assets with little or no 
surviving 
archaeological 
interest. 

 
Buildings or urban 
landscapes of no 
architectural or 
historical merit; 
buildings of an 
intrusive character. 

 
Landscapes little 
or no significant 
historical interest. 

 
Few associations or 
ICH vestiges 
surviving 

 
Unknown 
potential 

 
The importance of the 
asset has not been 
ascertained. 

 
Buildings with some 
hidden (i.e. 
inaccessible) potential 
for historic 
significance. 

 
n/a 

 
Little is known or 
recorded about ICH 
of the area 

 
 
Appendix 3B: Example Guide for assessing magnitude of impact  
 

Impact 
Grading 

Archaeological 
attributes 

Built heritage or 
Historic Urban 
Landscape 
attributes 

Historic landscape 
attributes 

Intangible 
Cultural Heritage 
attributes or 
Associations 

 
Major 

 
Changes to 
attributes that 
convey OUV of WH 
properties 
 
Most or all key 
archaeological 
materials, including 
those that contribute 
to OUV such that the 
resource is totally 
altered. 
 
Comprehensive 
changes to setting. 

 
Change to key 
historic building 
elements that 
contribute to OUV,, 
such that the 
resource is totally 
altered. 

Comprehensive 
changes to the 
setting. 
 

 
Change to most or all key 
historic landscape 
elements, parcels or 
components; extreme 
visual effects; gross 
change of noise or 
change to sound quality; 
fundamental changes to 
use or access; resulting in 
total change to historic 
landscape character unit 
and loss of OUV. 

 
Major changes to 
area that affect the 
ICH activities or 
associations or 
visual links and 
cultural 
appreciation. 
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