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It is requested that these representations are considered in conjunction with previous 
representations submitted on behalf of Bastion.

Representations

This covering letter comprises part of Bastion’s representations and contains its overarching 
comments on the Plan, which are set out in detail on the individual “Representation Forms” 
submitted to Northampton Borough Council (‘the Council’) in respect of specific policies, maps, 
paragraphs and the evidence base underpinning the Plan.     

Bastion’s representations comprise:

DLA’s covering letter on behalf of Bastion

Representation Form – Policy 3 
Representation Form – Policy 7
Representation Form – Policy 13
Representation Form – Policy 14
Representation Form – Policy 28
Representation Form – Policy 30
Representation Form – Policy 32

Representation Form – Sustainability Appraisal
Representation Form – SAMLAA

Appendix 1 - Drawing No. BPG005-004 Rev A – Site Boundary Plan

Appendix 2 - Illustrative Concept Plan (ref BPG005-009 A) – Prepared by David Lock
Associates to support representations in respect of complete Bastion land control at
the Farm, Hardingstone

Appendix 3a-  Illustrative Layout Proposed Allocation Site (ref 1288-1000) - Prepared
by DLA Architects Practice to support representations in respect of the Farm,
Hardingstone

Appendix 3b - Illustrative Layout Wider Site (ref 1288 1001) - Prepared by DLA
Architects Practice to support representations in respect of complete Bastion land
control at the Farm, Hardingstone

Appendix 4 - Baseline Technical Submission

a) Heritage Assessment, prepared by RPS, August 2020
b) Landscape Technical Note, prepared by EDP, August 2020
c) Transport Topic Paper, prepared by IMA Transport, August 2020
d) Ecology Technical Note, prepared by BSG Ecology, August 2020
e) Flood Risk and Drainage Review Technical Note, prepared by Jubb, August

2020
f) Preliminary Contamination Risk Assessment, prepared by Paddock Geo-

Engineering, August 2020

We politely request that all of the above information, including this covering letter, is 
considered as part of the representations.

Support 

It should be stressed at the outset that Bastion supports the Council’s overarching approach 
to the Local Plan Part 2 and the draft allocation at the Farm, Hardingstone. Bastion are very 
encouraged by the Council’s approach to housing delivery and seeking to address past under-
delivery in the Borough.  It is reassuring that the Council has acknowledged, and is tackling, 
the slower than anticipated delivery at the Strategic Urban Extensions through reduced reliance 
on these sites and allocating more small and medium sites on which delivery is known to be 
consistent, helping 5-year housing land supply and supporting choice and competition as set 



out in the National Planning Policy Framework (NPPF).   This approach is vital to reinforce and 
maintain the Council’s housing supply and maintain and strengthen the town’s position in the 
Oxford to Cambridge Arc.  

Maximising Delivery and Reinforcing Overall Soundness

Bastion has a number of comments and recommendations for making the Plan more effective, 
justified and consistent with national policy, which have emerged from its own site assessment,
technical work and understanding of the capacity and deliverability of both the proposed 
allocation site and its wider land holding (as shown on drawing BPG005-004 rev A).

The comments on the Plan and proposed changes requested as set out in these representations 
are limited in their nature, scale and extent but would ensure the Plan remains ‘effective’, 
‘justified’ and ‘consistent with national policy’. The changes are required to reinforce the overall 
general soundness of the Plan, which is vital to ensure that NBC can meet its objectively 
assessed housing need requirement, support economic growth and maintain its wider 
advantageous position in the Oxford to Cambridge Arc.  

As Bastion has reinforced in its previous representations into the Local Plan Part 2 and the 
WNSP, its land at The Farm, Hardingstone (both the proposed allocation site and the land 
immediately to the north) is capable of not only providing a cohesive extension to the village 
but also being a suitable, deliverable and achievable site and sustainable development in 
accordance with guidance provided in the NPPF and Planning Practice Guidance. It would be 
a high quality, integrated development in a sustainable location with it being located adjacent 
to Hardingstone Village, the emerging Sustainable Urban Extension (SUE) on land east of 
Hardingstone and Brackmills Industrial Estate. These locational factors were all instrumental 
in the Secretary of State allowing an appeal in April 2016 for up to 1,000 dwellings and related 
development on adjacent land for the SUE (APP/V2825/A/14/2228866). Bastion’s land holding
is within walking distance of existing amenities, schools, employment and frequent bus 
services. It is worth noting that both Secretary of State and the Inspector saw the SUE’s 
proximity to Brackmills Industrial Estate as a substantial benefit in the site’s sustainability 
credentials and would improve the operation of Brackmills Industrial Estate by creating a 
labour pool nearby thereby reducing the need to travel to work by car, minimising travel 
distances, avoiding long-distance commuting and restricting carbon emissions. 

Baseline Technical Assessment

Having now also recently undertaken a baseline technical assessment across the whole 
landholding including examining transport, drainage, ground conditions, heritage, landscape 
and ecology considerations, Bastion is in a position to confirm that the site is largely 
unconstrained.  This reinforces the site’s deliverability and feasibility to be brought forward for 
residential development in a timely manner and indicates that there are no factors that would 
impede the ability or the viability of the site from coming forward for development, as set out 
in the Plan.

The baseline technical assessment covers both the proposed allocation, and in light of the fact 
that the additional land to the north had the potential to further support and help facilitate the 
allocated site, and possibly provide some modest further growth, this has also been included 
in the assessment. The baseline reports also help address queries, comments and concerns 
highlighted in previous assessments of the site undertaken by NBC and in the current 
Sustainability Appraisal and SAMLAA.  A summary of key issues is set out below and this 
further helps demonstrate how any minor constraints can be addressed through appropriate 
design and mitigation as part of the development of the site.

Transport

The submitted Transport Topic Paper examines the key transport, access and highway 
considerations for the site and proposed development, and confirms that site is very well 
located to facilitate pedestrian and cycle trips to many key destinations, including to 
Northampton town centre, by way of the existing and developing local cycle and walking 
network. The site is also within easy walking distance of existing bus stops served buy an 
hourly service or better.  It therefore ideally positioned to encourage and facilitate sustainable 
modes of travel.  

Furthermore, the transport work undertaken indicates that vehicular access to the site is 
straightforward through the improvement of an existing access. The required improvements



can be achieved using land in the site promoters’ control or which is adopted public highway. 
The potential trip rates for the scale of the allocation means it is unlikely to have a material 
impact on the operation of the local or wider highway network.   Any minor impact could be 
mitigated through minor improvement works, if deemed necessary through undertaking a 
Transport Assessment as part of any future planning application. 

Ecology

The Ecological Technical Note submitted with the representations includes the findings of an 
Extended Phase 1 Survey undertaken in August 2020 and identifies the likely ecological 
constraints on the site and the need for further surveys, as well as preliminary indications of 
potential mitigation.   This concludes that, subject to the necessary surveys being undertaken 
and mitigation implemented, there are no significant ecological constraints to bringing the site 
forward for residential development.  Early engagement with Natural England and the Council 
will help determine appropriate mitigation in relation to the Nene Gravel Pits Special Protection 
Area and ecological measures within the site, including retention and enhancement of 
particular hedgerows, mature trees and other boundary features, will help minimise habitat 
loses. 

Heritage 

Cultural heritage has been identified as a potential constraint by NBC as part of the assessment 
of the site through the Local Plan process.  A Heritage Assessment, undertaken in August 2020, 
is submitted in support of the representations and has informed the early illustrative layout 
work.  The site has been assessed from a cultural heritage perspective to identify any 
constraints and opportunities and in terms of archaeological assets, the evidence to date 
derived from the HER, LiDAR data and other relevant sources does not suggest the presence 
of currently unrecorded archaeological remains on the site of a significance that would prohibit 
or constrain development. In respect of build heritage, the site makes some positive 
contribution to settings of both Pittam’s Farmhouse and the Hardingstone Conservation Area, 
therefore it may be necessary to preserve these aspects of setting through any potential 
development. Due to the topography of the study site and the historic development of 
Hardingstone, the area which most strongly contributes to the setting of both the Conservation 
Area and particularly Pittam’s Farmhouse and its associated buildings is located to the west of 
the study site. This is considered and accommodated in the emerging illustrative layout.  It is 
considered that the site can be developed in a way which can respond to the setting of the 
Hardingstone Conservation Area and the heritage assets within it. Green infrastructure will be 
retained on the western edge of the site to maintain the immediate rural setting of the 
Conservation Area, with the roads and buildings aligned to retain, in whole or part, the views 
into and out of the Area. The exact nature of these views and the built form within the study 
site will be subject to the detailed design process.

Therefore, with appropriate mitigation measures in place, it is considered that heritage assets 
do not present a constraint upon the allocation of the site for residential development.  

Landscape 

A Landscape and Visual Appraisal Note has been prepared and is submitted in support of the 
representations and has informed the initial illustrative layout. The appraisal undertaken
demonstrates that there will be no notable long-term effects as a result of the proposals, and 
that the site could be accommodated into its context without unacceptable effects.  The initial 
illustrative layout has sought to maintain and enhance the site boundaries to help provide 
further containment and will incorporate green infrastructure throughout the development, 
aligned with ecological and drainage requirements, to help further integrate the site into its 
wider context.   Therefore, from a preliminary landscape and visual perspective it is not 
considered that the site presents any significant constraints that cannot be mitigated. 

Flood Risk and Drainage 

An initial review of flood risk and drainage options for the site is presented in the submitted
Technical Note and this demonstrates the technical deliverability of drainage solutions for the 
residential development of the site.   The site lies within Flood Zone 1 and thus per NPPF 
guidelines all types of development including residential are suitable for the site.  There is a 
minimal risk of overland/surface water flooding. The risk of overland flooding is minimal due 
to the relatively small size of the upstream catchment, the presence of highway drainage within 
The Green and the greenfield land type immediately south of the site and thus the risk of 



onsite surface water flooding appears to be caused through onsite retention of rainfall which 
can be mitigated through reprofiling/a proposed drainage strategy for the proposed 
development.  Mitigation measures incorporated into any future development will reduce the 
potential impact of flooding within the site and the surrounding area and the development will 
provide benefits regarding flood risk in comparison to existing conditions.

A sustainable drainage solution can be achieved for the site which is likely to include onsite 
attenuation and discharge to an existing watercourse.   As well as accommodating an effective 
drainage solution, it will provide amenity, landscape and potentially ecological value and will 
help reduce flood risk onsite and offsite.  Therefore, there are no significant flood risk or 
drainage constraints to the development of the site. 

Ground Conditions 

A Preliminary Contamination Risk Assessment has been undertaken and examines the ground 
conditions and any potential environmental or ground-related risks associated with the 
development of the site.   The assessment indicates that risk from ground instability is low to 
very low or does not present a hazard at all.  From a contamination perspective, any potential 
moderate risks are limited to those associated with the agricultural buildings in the southern 
corner of the site, albeit these are isolated and can be mitigated / remediated. There are 
therefore, no significant ground conditions constraints associated with the site (neither the 
proposed allocation or the wider site).

Site Capacity

Notwithstanding Bastion’s support for the proposed allocation of Site 0204 under Policy 13 
(Residential and other Residential Led Development) given its suitability, availability and
deliverability for development set out above, its principal concern for the Plan in terms of 
‘soundness’ relates to the assumed capacity of the proposed allocation in the context of the 
Plan’s stated housing requirement and related approach to its housing delivery trajectory.  

NBC has only allocated part of the Bastion landholding but has retained the capacity that was 
promoted for the wider site (i.e. 100 units).  It is important for the ‘soundness’ of the Plan to 
clarify this position through these representations.  Having undertaken further master planning 
and site capacity work, Bastion can confirm that the proposed allocation 0204 can 
accommodate approximately 55 units.  The Local Plan Part 2 needs to accurately reflect this 
site capacity in Policy 13 and in the associated housing delivery trajectory to ensure it remains 
effective and ‘sound’. 

Whilst Bastion’s clear and unambiguous priority is to secure this proposed allocation, 
particularly given its ability to pursue the site in the immediate future and facilitate rapid 
housing delivery at the site, it importantly notes that there is the potential to reinforce the 
Plan’s ‘soundness’ by way of extending the allocation and increasing site capacity.   The 
baseline technical assessment confirms that there are no constraints to the adjacent land 
controlled by Bastion, therefore no technical reason to preclude it from contributing towards
the Plan’s housing requirement.  

To assist in any consideration NBC may want to give to this additional land, Bastion has 
undertaken comprehensive indicative master planning across both the proposed allocation and 
the adjacent site to demonstrate how coordinated development could be sensitively and 
effectively achieved.

Critically, Bastion do not object to the current proposed allocation but in the context of 
rationalising the capacity of this site, as set out above, consider that the most logical approach 
to reinforcing the ‘soundness’ of the Plan would be to extend the site boundary to include its 
wider landholding and thus increase the overall allocation capacity. This, however, should be 
without prejudice to the allocation of the current proposed allocation 0204. 

The inclusion of the adjacent land (wider site) has the potential to increase the total site 
capacity up to circa 100 units, subject to detailed master planning and a planning application. 

It is important to note that throughout the representations and associated supporting 
documentation the following references are used.  For the proposed allocation (NBC reference 
0204) this is known as ‘draft / proposed allocation’ or ‘core site’ and the adjacent additional 
land is referred to as ‘wider site’. 



Deliverability 

As Bastion has sole control over the total area of the proposed allocation and additional land
within the wider site it is able to bring forward a planning application for residential
development as soon as possible in line with the Plan-making process to expedite the delivery 
of new homes. The land is clearly available, suitable, achievable and deliverable (Paragraph 
47 of the NPPF) and the design principles of the Plan can be accommodated in bringing forward 
the site. 

The comments made in relation to site capacity and the adjacent land do not have any impact 
on the deliverability and availability of the proposed allocation. 

Indicative Master planning 

As noted above, and to demonstrate that a coordinated design approach can be achieved, as 
well as to help inform indicative capacity testing, indicative master planning has been 
undertaken and is submitted with these representations.  We hope that this will provide
reassurance to NBC and the Inspector that the site is deliverable, can achieve key design and 
sustainability objectives and, if beneficial to the soundness of the Plan, can provide for 
additional land to increase housing delivery and meet the quantum indicated in the Plan.

The baseline technical work undertaken has been used to inform an early concept plan (ref 
BPG005-009 A). This shows the key considerations to be taken into account in progressing a 
master plan for the site and demonstrates that there are no overriding constraints to delivery 
that cannot be addressed through effective master planning. 

This in turn has informed the development of an Illustrative Layout Plan which demonstrates 
how development can be designed and laid out to respond to the site context and key ecology, 
landscape and heritage considerations.  The heritage considerations have been a structural 
influence on the design and have informed the incorporation of green buffers adjacent on the 
western edge to help protect the ‘Important Views’ as identified in the Hardingstone 
Conservation Area Appraisal (2009) and protect the setting of the Conservation Area and listed 
buildings that are in close proximity to the site to meet legislative requirements.  The green
infrastructure has been designed to retain and enhance the existing landscape around the site 
edges which as well as being potentially the most valuable from a biodiversity perspective also 
helps provide enclosure and containment to the site.

The illustrative master planning work has considered the proposed allocation site in isolation 
to demonstrate and reinforce its deliverability as a stand-alone development. In light of the 
potential provided by the adjacent land (wider site), a comprehensive master plan has also 
been produced to show how the two land parcels could be delivered in a coordinated manner.  
The wider site has the ability to further support the proposed allocation in terms of 
accommodating infrastructure and also unlocking some modest additional development. 

Whilst further master planning work will be undertaken as technical assessment of the site is 
progressed, as part of the Plan-making process and to support a subsequent planning 
application, this early concept plan and illustrative master plan are presented at this stage to 
reinforce deliverability and indicate the key design principles that will inform proposals going 
forward. 

Bastion are in a position to progress with a planning application for this site within the next 12 
months (both proposed allocation and, if there is a positive policy framework in place, for the 
adjacent land).  This will align with the site’s position in the housing trajectory and will ensure 
it can contribute to NBC’s 5 Year Housing Land Supply.

In the context of the above, Bastion provides detailed comments on the relevant policies of 
the Local Plan, setting out recommendations for improving the overall ‘soundness’ of the Plan.  
These are set out below for ease of review and also on the individual representation forms
submitted on behalf of Bastion.

Comments on the Local Plan Part 2

For our comments in relation to specific policies, where we recommend text amendments, 
deletions are shown with a strikethrough and new suggested text in bold.



Policy 3 – Design 

Bastion support the overall policy approach set out in Policy 3 and consider that the 
components established are essential to secure high-quality development both on the site and 
across Northampton.  There are, however, two elements of this policy we suggest are reviewed 
and wording amended to provide a more effective policy and one that is consistent with 
national policy.

The requirement to achieve Building for Life (BfL) Certification – it should be noted that there 
is no longer a formal accreditation for BfL 12.  We suggest that if use of BfL is to be encouraged 
through Policy 3, it should be articulated as a requirement for a planning application to have 
regard to and provide a score against the BfL 12 criteria.  

As such we recommend the following change to accord with the national guidance on BfL 12:

Achieve the Building for Life Certification Planning Applications should have 
regard to and provide a score of the proposals against the Building for Life 12 
criteria

The reference to incorporating Design Coding in major developments to ensure consistency of 
design approach is not considered to be sufficiently specific or clear for an effective policy 
position.   Major development as set out in the Plan glossary relates to all developments over 
10 homes or over 0.5ha for residential or over 1000m2 of floorspace or 1 hectare for non-
residential development.  Whilst Bastion support the use and value of Design Coding on large 
strategic sites, it is not considered necessary on small / medium scale ‘major developments’, 
i.e. those below circa 200 homes, especially not for residential developments of between 10 –
100 homes.  It is possible that such applications are pursued in detail at the outset and as 
such full design detail is provided and would be justified and explained through a Design and 
Access Statement required as part of a planning application.  

We recommend that this wording is amended so that it is more precise in its requirements as 
follows:

Incorporate design coding (in the case of major developments) for consistency of 
design approach Design Codes should be prepared for all strategic scale major 
residential or residential led developments (above 200 units).

Policy 7 Flood Risk and Water Management

Bastion support the policy approach taken to incorporating SuDS into all major development.  
To ensure that this is consistent with national policy the policy should indicate that SuDS are 
required unless there is clear evidence to suggest this is inappropriate, in accordance with 
paragraph 163 of the NPPF and Paragraph: 079 Reference ID: 7-079-20150415 of the Planning 
Practice Guidance (revised 2015).   There may be some instances where SuDS are utilised but 
supplemented by additional drainage measures to achieve the most appropriate drainage 
strategy for a site. 

The policy wording should be amended as follows:

For all major development:

Sustainable drainage systems must be incorporated unless there is clear evidence 
to demonstrate this is not appropriate.  

Policy 13 – Residential and other Residential led development

Bastion is very encouraged by NBC’s current approach in relation to housing delivery and 
supports the position set out in the introductory text on housing delivery and current provision 
from page 57 onwards.  It is reassuring that the Council has recognised the historic problems 
associated with an over-reliance on the large strategic urban extensions (SUE) and their slower 
than anticipated delivery rates.  While we support the role that SUEs have in delivering 
comprehensive development and strategic infrastructure, it is noteworthy that they can often 
experience delays to commencement and slow initial delivery. 

In this context it is vital that a balanced approach is taken to establishing a robust housing 
supply, augmented by a good mix of sites of different scales from strategic sites to small and 



medium scale sites.   As NBC indicates, small and medium scale sites have consistently 
delivered over the last 10 years and therefore through a comprehensive call for sites process 
and identifying further sites to supplement the housing supply, Bastion consider the Plan is 
now in a much more robust position to ensure consistent delivery and meeting the Borough’s 
housing requirement.  The conservative approach to SUE delivery rates and augmenting 
delivery with small and medium sites will help ensure the Plan is ‘sound’ in terms of being 
effective and consistent with national planning policy in respect of meeting housing need and 
supporting housing delivery. 

In this context Bastion support the allocation of The Farm, Hardingstone, as part of Policy 13 
as this is a medium scale site that is available now, is unconstrained, sustainable, suitable and 
deliverable.  The baseline technical assessment and master plan submitted in support of these 
representations demonstrates and reinforces the site’s suitability and deliverability and 
therefore should reassure NBC and the Inspector that the site is appropriate and sound for 
allocation purposes.  Further detail on the deliverability of the proposed allocation is provided 
above in relation to the ‘Baseline Technical Assessment’ and the ‘Indicative Master planning’.

Notwithstanding Bastion’s overriding support for Policy 13 and the proposed allocation of The 
Farm, Hardingstone (site reference 0204), as set out above in terms of site capacity, it is 
important for the ‘soundness’ of the Plan, that the allocation accurately reflects the actual 
capacity of the allocated area shown by NBC on the Policies Map.   

The site area included in the Site Assessment Methodology and Land Availability Assessment 
(SAMLAA) and the Sustainability Appraisal (SA) reflects only part of the land holding previously 
promoted by Bastion.  The site previously submitted into the Local Plan Part 2 and the WNSP 
extends across two separate Land Registry titles to a total site area of 3.93ha and as such was 
promoted for a capacity of circa 100 units on the whole.

The extent of the allocation proposed by NBC is only circa 2.17ha, therefore this would not 
have the same capacity as the wider landholding previously promoted.  Bastion have 
undertaken master planning and capacity testing across the whole of this particular land 
ownership parcel which indicates the site can accommodate circa 55 units.  

To reinforce the soundness of Policy 13 and the wider Plan in terms of housing delivery, it 
would be necessary to amend the allocation to 55 units.  To ensure the allocated area also 
aligns with the ownership boundary, Bastion also seek a minor refinement to the site area 
shown to comply with the ‘Core Site’ boundary shown on drawing ref: BPG005-004 Rev A.  

Bastion do however, object to a reference in Plan which suggests that the ‘Council has 
researched alternative sites exhaustively’ and that there are no other sources of supply to 
address the five-year housing land supply shortfall.   In the context of the necessary reduction 
in the current allocation at The Farm, Hardingstone, this shortfall will now be increased by 
circa 45 units.   This is despite further land in this location being available.

Crucially, Bastion consider that the ‘soundness’ of the Plan can be reinforced through the minor 
extension of the current proposed allocation at ‘The Farm’.  This land is available, suitable and
deliverable and has been demonstrated by the Baseline Technical Assessment and master 
planning to be relatively free of constraints.

To ensure that Policy 13 remains effective and accords with national planning policy in terms 
of meeting local housing needs in line with Paragraphs 11 and 23 of the NPPF to ensure that 
there is ‘clear strategy for bringing sufficient land forward, and at a sufficient rate, to address 
objectively assessed needs over the plan period, in line with the presumption in favour of 
sustainable development’, Bastion recommend that this additional land is included within the 
proposed allocation to increase the capacity of the site and reflect what was anticipated in the 
Plan in terms of its capacity.   This would help reinforce the housing requirement in a location 
where development has already been demonstrated and established as sustainable and 
deliverable.   

Bastion can confirm that this additional land can be considered deliverable in accordance with 
the NPPF as it is available now, offers a suitable location for development now, and is
achievable with a realistic prospect that housing will be delivered on the site within five years.

In summary, Bastion provide overarching support for Policy 13, however, recommend that to 
improve the soundness of the policy, Site 0204 should be amended to a capacity of 55 units.  
Alternatively, to ensure that overall soundness of the Plan is secured, the extent of land 



allocated could be extended to include the ‘wider site’ shown on enclosed drawing BPG005-
004 rev A which would enable the site capacity to be retained. 

Policy 14 – Type and mix of housing

Bastion support Policy 14 and the need for developments to respond to local housing need.  
There is clarity required, however, in terms of where such evidence on the latest need should 
be sourced from.  Details are included in paragraphs 7.14 – 7.20 of the Local Plan, however, 
it is not clear if it is this that should be applied or if the latest evidence should be obtained 
from the Strategic Housing Market Assessment, for example.  A clear policy position on this is 
required. 

In terms of the provision of affordable housing, Bastion support the principle of this but suggest 
that in order to improve the soundness of this policy there should be reference to the ability 
to provide commuted sums or off-site provision in exceptional circumstances.  Furthermore, 
there should be a policy requirement for schemes that cannot provide the necessary 35% 
affordable housing to be supported by a viability assessment. 

Policy 28 – Providing open spaces

Bastion support this policy and the provision of requisite open space as part of development
given the value green infrastructure provides for sustainability, ecology, landscape integration, 
drainage as well as for health and well-being.  However, Bastion also acknowledge that 
different scales of development and sites will better accommodate different types of open 
space.  From a management and maintenance perspective, higher order public open spaces 
need to be of a certain scale to facilitate effective management regimes.  In this context, 
Bastion fully support the reference to contributing towards offsite provision where standards 
cannot be met on site and consider this is vital to the soundness of this policy. 

It is also important to ensure that accessibility standards and considered alongside quantity 
standards as Northampton has a wealth of excellent parks and open spaces and it is essential 
that their use is maximised to support their ongoing maintenance and management.  
Accessibility to existing spaces should be taken into account in determining whether on-site 
provision is necessary for small / medium scale development.

Policy 30 - Upper Nene Gravel Pits SPA

The protection of the SPA is of fundamental importance and is supported by Bastion.  It is 
important however, that this policy recognises that developments should not cause a 
detrimental impact, including taking account of the provision of appropriate mitigation.  It will 
be necessary for developments with the 3km distance of the SPA to demonstrate that they do 
not have a detrimental impact under this policy, however, it is acknowledged that this may 
require securing appropriate mitigation.  It is therefore important that the impact on the SPA 
is assessed as a residual impact, taking account potential mitigation.   This should be clarified 
in the wording of the policy. 

Policy 32 – Design for sustainable transport and travel

This is considered to be an important policy in terms of securing necessary sustainable travel 
principles within developments and Bastion support the majority of components within the 
policy.  The reference to the need to upgrade and improve the existing street scene is 
however, considered ambiguous and lacks clarity in terms of what it actually requires.  It also 
risks not being consistent with national policy and is not effective as it is unlikely that all 
schemes would be able to demonstrate that such a requirement is compliant with Regulation 
122 of Community Infrastructure Regulations (2019, as amended), the NPPF and the PPG 
Paragraph: 002 Reference ID: 23b-002-20190901 in terms of being:

necessary to make the development acceptable in planning terms;
directly related to the development; and
fairly and reasonably related in scale and kind to the development.

it is therefore recommended that this component of the policy is deleted and the wider policy 
is reviewed in this same context.



Policies map

In light of the position set out above in respect of the capacity of the wider site and supporting 
the overall soundness of the housing requirement to be achieved by the Plan, without prejudice 
to the existing allocation, Bastion suggest that allocation 0204 is reviewed in terms of the 
extent of land included and shown on the policies map.  These representations clearly 
demonstrate the suitability, availability and deliverability of the wider Bastion landholding for 
residential development and recommend that the whole landholding, including the ‘wider site’, 
as shown on Plan BPG005-004 A, should be allocated and the policies map amended 
accordingly. 

Evidence Base

Sites Allocation Methodology and Land Availability Assessment

Bastion support the general conclusions of the SAMLAA and the resulting recommendation for 
the allocation of the site. 

It is not however clear from the audit trail associated with this document or the wider Local 
Plan evidence base why the ‘wider site’ under the control of Bastion, and promoted through 
the Plan process, has not also been considered and appears to have been discounted from 
assessment.  

These representations clearly indicate that this wider site is available and suitable for 
development and therefore should be considered.  Notwithstanding Bastion’s position and 
recommendations set out above in respect of the wider site and its potential allocation to 
further support NBC’s housing numbers and as well as the development of the proposed 
allocation 0204, the current exclusion of this land means that there are incorrect assertions 
regarding the capacity of site 0204.   The site shown in the SAMLAA is considerably smaller 
that Bastion’s original submission yet the site capacity of 100 units has been retained.  The 
100 unit capacity is reliant on the reinstatement of the wider site, and in the absence of this 
additional land, the capacity would need to be reduced. 

From a technical perspective, there are concerns raised regarding land stability, ecology and 
heritage.  As is set out above, none of these represent any significant constraints to the 
development of the site and the assessment should be revisited and scores amended to reflect 
this position. 

Bastion also provide reassurance that the land-owner confirms the site (both the proposed 
allocation and potential wider site) is available for delivery.  This therefore should not be 
presented in the SAMLAA as an uncertainty to the site’s suitability. 

Sustainability Appraisal – Appendix F Site Assessment

Bastion consider that the Site Assessment (SA) for site 0204, contained within the 
Sustainability Appraisal should be revisited to ensure that the Plan’s evidence base is sound 
and reflective of the site’s characteristics.  The technical assessment that has been undertaken 
by Bastion, and is submitted in support of these representations, provides clarity and certainty 
on a number of technical concerns contained within the SA.  In summary, the Ecological 
Technical Note, Heritage Assessment and Preliminary Contamination Risk Assessment, confirm 
that there are no significant constraints to the development of the site.  Therefore, the 
assessment and associated scoring related to the following should be amended to reflect this 
position:

proximity to designated sites
cultural heritage 
land instability 

Conclusion

Bastion’s overarching position on the Local Plan Part 2 is one of support and it hopes that the 
information provided in these representations provides certainty and reassurance regarding 
the deliverability of the proposed allocation at the Farm, Hardingstone.  



Notwithstanding this support, Bastion considers that some policies within the Plan require 
amendments to improve their soundness.   Most importantly, in light of the clarification 
provided regarding the capacity of the allocated site at the Farm, and the implications this 
could have on NBC’s wider housing requirement, Bastion recommend that the extent of this 
allocation is reconsidered given the potential provided by the adjacent land.  This land has the 
clear ability to further support the proposed existing allocation and strengthen NBC’s housing 
number position.

Should any further clarifications be helpful in respect of this additional land we are more than 
happy to provide further detail. 

If you require any further information please do not hesitate to contact me.

Yours sincerely,

HELEN PEARSON-FLETT 
SENIOR ASSOCIATE 

Email: 
  
cc: Philip Milne, Bastion Group
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EXECUTIVE SUMMARY 
 

Land at The Farm, Hardingstone, Northamptonshire has been assessed to identify any cultural 
heritage constraints and opportunities, in order to support its allocation for future residential 
development. 

A small element of the western part of the study site lies within Hardingstone Conservation Area. 
The Conservation Area includes a number of listed buildings, although only the Grade II listed 
Pittam’s Farmhouse and its ancillary building have the potential to be affected by the proposed 
development. 

This assessment has established that the proposed development has the potential to affect the 
setting, and significance, of the Hardingstone Conservation Area and Pittam’s Farmhouse. 
However, appropriate design and mitigation measures have been identified to ensure that any 
potential adverse impacts will be minimised and, as a result, any harm would remain ‘less than 
substantial’ in magnitude.   

In relation to archaeological remains, the evidence to date, does not suggest the presence of 
currently unrecorded archaeological remains on the site of a significance that would prohibit or 
constrain development. They would, in the context of the Secretary of State’s non-statutory criteria 
for Scheduled Monuments (DCMS2013), most likely be of local to regional significance. In 
accordance with the NPPF and Local Planning policies, it is considered that the archaeological 
interest of the site can be secured by a planning condition attached to any future planning 
permission.  

With respect to designated heritage assets, the NPPF directs that less than substantial harm 
should be weighed against the public benefits of the proposal, taking into account the statutory 
duty placed upon the decision maker by Section 66 of the Planning (Listed Building and Heritage 
Assessment Conservation Areas) Act 1990; whilst harm to non-designated assets should be taken 
into account when determining planning applications. The degree of harm to the identified 
designated and non-designated heritage assets relevant to the site, offset through a programme of 
sensitive design and archaeological works, should therefore be weighed against the demonstrable 
public benefits of the delivery of housing.  

With appropriate mitigation measures in place, it is considered that heritage assets do not present 
a constraint upon the allocation of the site for residential development.  



THE FARM, HARDINGSTONE, NORTHAMPTON  

 

Project code: JAC26624  |    | Aug 2020 
rpsgroup.com 

 

 

Contents 
EXECUTIVE SUMMARY ............................................................................................................................... I 

1 INTRODUCTION AND SCOPE OF STUDY ...................................................................................... 4 

2 PLANNING BACKGROUND & DEVELOPMENT PLAN FRAMEWORK ......................................... 5 
National Planning Policy ..................................................................................................................... 5 
Local Planning Policy ......................................................................................................................... 7 
Planning Background ......................................................................................................................... 8 

3 THE SITE ........................................................................................................................................... 9 

4 ARCHAEOLOGICAL ASSESSMENT ............................................................................................. 10 
Timescales used in this report .......................................................................................................... 10 
Previous Archaeological Work ......................................................................................................... 11 
Archaeological and Historical Background and Assessment of Potential ........................................ 11 
Assessment of Significance ............................................................................................................. 13 

5 BUILT HERITAGE ASSESSMENT ................................................................................................. 15 
Introduction ....................................................................................................................................... 15 
Assessment of Significance ............................................................................................................. 17 

6 PROPOSALS AND DESIGN RESPONSE ...................................................................................... 20 

7 CONCLUSIONS ............................................................................................................................... 21 

 

Appendices 
Appendix 1:  Drawing BPG005-004 rev A        

Appendix 2:  Hardingstone Conservation Area Appraisal 2009  
 
Figures 
 
Figure 1:               Site Location 

Figure 2a:             Designated Heritage Assets 

Figure 2b:             Non-Designated Heritage Assets  

Figure 2c:             HER Events 

Figure 3a:             LiDAR DSM data 

Figure 3b:             LIDAR topography data    

Figure 4:               1767 Inclosure Map  

Figure 5:               1885-1889 Ordnance Survey Map  

Figure 6:               1900-1901 Ordnance Survey Map  

Figure 7:               1937 Ordnance Survey Map  

Figure 8:               1979 Ordnance Survey Map 

Figure 9:               2017 Aerial Photograph (Google Earth) 

Figure 10  Plan showing areas of Potential Heritage Sensitivity    



THE FARM, HARDINGSTONE, NORTHAMPTON  

 

Project code: JAC26624  |    | Aug 2020 
rpsgroup.com 

 

 

Figure 11 Proposed development (currently not available) 
 
Plates  
Plate 1 View of the south-west portion of the study site from Heritage Farm Close  

Plate 2 Extensive tree-screening provided by woodland to the east of the study site  

Plate 3 View of study site from the south-west entrance  

Plate 4 View of study site from south-west entrance, with Brackmills Industrial Estate in the distance  

Plate 5 Frontage of Pittam’s Farmhouse, with cart entrance to right  

Plate 6 Pittam’s Farmhouse from the south, with projecting barn visible  

Plate 7 The range of agricultural buildings which form Pittam’s Farmyard from the entrance to the 
study site (Specified as an Important View in the Conservation Area Appraisal)  

Plate 8 The Green, with the War Memorial in the foreground  

 



THE FARM, HARDINGSTONE, NORTHAMPTON  

 

Project code: JAC26624  |    | Aug 2020 
rpsgroup.com 

 

 

1 INTRODUCTION AND SCOPE OF STUDY 
 

1.1 This cultural heritage desk-based assessment has been prepared by RPS group on behalf of 
Bastion Group.   

1.2 The subject of this assessment, also known as the study site, comprises the draft allocation or 
‘core site’ at  2.17 hectares in extent as identified by Northampton Borough Council (albeit Bastion 
Group are seeking to rationalise the extent of the allocation to align with land ownership which 
would extend the site to 2.23ha) (see Appendix 1: Drawing BPG005-004 rev A). Further land to the 
north is also controlled by Bastion Group and provides the opportunity to further support the draft 
allocation in terms of infrastructure provision and potentially some modest additional growth.  This 
is referred to as ‘the wider site’. The total study site area is 4.41 hectares in extent including both 
the core site and wider site. The study site is centred at National Grid Reference SP 76893 57831 
and currently comprises enclosed agricultural land and two farm buildings (Fig. 1).  

1.3 In terms of relevant designated heritage assets, a small part of the study site lies within 
Hardingstone Conservation Area. The study site forms a part of a number of Important Views 
identified in the Conservation Area Appraisal (see Appendix 2: Northampton Borough Council 
2009). In addition, there are a number of curtilage listed buildings associated with Pittams 
Farmhouse within close proximity to the western boundary of the study site. 

1.4 Bastion Group have commissioned RPS Group to establish the cultural heritage potential of the 
study site, and to provide guidance on ways to accommodate any heritage constraints identified, in 
support of future residential allocation of the study site.  

1.5 In accordance with relevant policy and guidance on archaeology and planning, and in accordance 
with the ‘Standard and Guidance for Historic Environment Desk-Based Assessments’ (Chartered 
Institute for Archaeologists January 2017), this assessment draws together the available 
archaeological, topographic and land-use information in order to clarify the archaeological potential 
of the site. 

1.6 This desk-based assessment comprises an examination of evidence on the Northamptonshire 
Historic Environment Record (HER) and other sources. The report also includes the results of a 
comprehensive map regression exercise which charts the development of the study site from the 
18th century until present day. 

1.7 This assessment enables relevant parties to assess the significance of any designated or non-
designated Cultural Heritage Assets relevant to the study site, assess the potential for as yet to be 
discovered archaeological evidence within the study site and enables potential impacts on Cultural 
Heritage Assets within the study area to be identified, along with the need for design, civil 
engineering or heritage solutions. 

1.8 As the proposals progress, more detailed assessments will be required to evaluate effects on 
relevant heritage assets. These will include a detailed setting assessment that follows Historic 
England guidance GPA3: The Setting of Heritage Assets . 
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2 PLANNING BACKGROUND & DEVELOPMENT PLAN FRAMEWORK 
 

2.1 National legislation regarding archaeology, including scheduled monuments, is contained in the 
Ancient Monuments and Archaeological Areas Act 1979, amended by the National Heritage Act 
1983 and 2002, and updated in April 2014.  

2.2 In June 2019, the government published the latest update of the National Planning Policy 
Framework (NPPF). The NPPF is supported by the National Planning Practice Guidance (NPPG), 
which was published online 6th March 2014 and last updated 22 October 2018 
(https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment).  

2.3 The NPPF and NPPG are additionally supported by three Good Practice Advice (GPA) documents 
published by Historic England: GPA 1: The Historic Environment in Local Plans; GPA 2: Managing 
Significance in Decision-Taking in the Historic Environment (both published March 2015). The 
second edition of GPA3: The Setting of Heritage Assets was published in December 2017.  

 

National Planning Policy 
 

2.4 Section 16 of the NPPF, entitled Conserving and enhancing the historic environment provides 
guidance for planning authorities, property owners, developers and others on the conservation and 
investigation of heritage assets. Overall, the objectives of Section 16 of the NPPF can be 
summarised as seeking the: 

 

 Delivery of sustainable development;  

 Understanding the wider social, cultural, economic and environmental benefits brought by the 

conservation of the historic environment;  

 Conservation of England's heritage assets in a manner appropriate to their significance; and 

 Recognition that heritage makes to our knowledge and understanding of the past.  

 

2.5 Section 16 of the NPPF recognises that intelligently managed change may sometimes be 
necessary if heritage assets are to be maintained for the long term.  Paragraph 189 states that 
planning decisions should be based on the significance of the heritage asset and that level of 
detail supplied by an applicant should be proportionate to the importance of the asset and should 
be no more than sufficient to review the potential impact of the proposal upon the significance of 
that asset. 

2.6 Heritage Assets are defined in Annex 2 of the NPPF as: a building, monument, site, place, area or 
landscape positively identified as having a degree of significance meriting consideration in 
planning decisions. They include designated heritage assets (as defined in the NPPF) and assets 
identified by the local planning authority during the process of decision-making or through the plan-
making process.  
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2.7 Annex 2 also defines Archaeological Interest as a heritage asset which holds or potentially could 
hold evidence of past human activity worthy of expert investigation at some point. 

2.8 A Nationally Important Designated Heritage Asset comprises a: World Heritage Site, Scheduled 
Monument, Listed Building, Protected Wreck Site, Registered Park and Garden, Registered 
Battlefield or Conservation Area.  

2.9 Significance is defined as: The value of a heritage asset to this and future generations because of 
its heritage interest. This interest may be archaeological, architectural, artistic or historic. 
Significance derives not only from a heritage asset’s physical presence, but also from its setting. 

2.10 Setting 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.  

2.11 In short, government policy provides a framework which: 

 

 Protects nationally important designated Heritage Assets;  

 Protects the settings of such designations;  

 In appropriate circumstances seeks adequate information (from desk-based assessment and 

field evaluation where necessary) to enable informed decisions; 

 Provides for the excavation and investigation of sites not significant enough to merit in-situ 

preservation. 

 

2.12 The NPPG reiterates that the conservation of heritage assets in a manner appropriate to their 
significance is a core planning principle, requiring a flexible and thoughtful approach. Furthermore, 
it highlights that neglect and decay of heritage assets is best addressed through ensuring they 
remain in active use that is consistent with their conservation. Importantly, the guidance states that 
if complete, or partial loss of a heritage asset is justified, the aim should then be to capture and 
record the evidence of the asset’s significance and make the interpretation publicly available. Key 
elements of the guidance relate to assessing harm. An important consideration should be whether 
the proposed works adversely affect a key element of the heritage asset’s special architectural or 
historic interest. Additionally, it is the degree of harm, rather than the scale of development, that is 
to be assessed. The level of ‘substantial harm’ is considered to be a high bar that may not arise in 
many cases. Essentially, whether a proposal causes substantial harm will be a judgment for the 
decision taker, having regard to the circumstances of the case and the NPPF. Importantly, harm 
may arise from works to the asset or from development within its setting. Setting is defined as the 
surroundings in which an asset is experienced and may be more extensive than the curtilage. A 
thorough assessment of the impact of proposals upon 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.  

2.13 In considering any planning application for development, the planning authority will be mindful of 
the framework set by government policy, in this instance the NPPF, by current Development Plan 
Policy and by other material considerations.  
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Local Planning Policy 
 

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

2.15 The Core Strategy sets out the long-term vision and objectives for the whole of the area covered 
by Daventry District, Northampton Borough and South Northamptonshire Councils for the plan 
period up to 2029, including strategic policies for steering and shaping development. It identifies 
specific locations for strategic new housing and employment and changes to transport 
infrastructure and other supporting community facilities, as well as defining areas where 
development will be limited. It also helps to ensure the co-ordination and delivery of other services 
and related strategies.  

2.16 The Core Strategy Local Plan (Part 1) contains the following policies relating to heritage; 

 

POLICY S10 - Sustainable Development Principles  

Development will:  
 
 Protect, conserve and enhance natural and built environment and heritage assets and 

their settings.  
 
POLICY BN5 - The Historic Environment  
 
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.  
In environments where valued heritage assets are at risk, the asset and its setting will be 
appropriately conserved and managed.  
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 settings of towns and villages;  

d) Sites of known or potential heritage or historic significance;  

e) Locally and nationally important buildings, structures and monuments; 

2. Demonstrate and 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 local distinctive landscape features, design styles and materials in 
order to contribute to a sense of place.  
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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.  

 

Planning Background 
 

2.17 The site known as ‘The Farm’ in Hardingstone is being promoted.  The site is subject to a draft 
allocation in the Regulation 19 Proposed Submission Version of the Northampton Borough Local 
Plan (Part 2) for up to 100 units (subject to capacity testing).  The draft allocation as shown by 
NBC extends to 2.17 hectares, however, a slight rationalisation of the boundary to accord with 
land ownership is proposed by Bastion Group; this will extend the site to an area of 2.23ha. This is 
referred to as the ‘core site’ and is the area for which this assessment primarily relates (see 
Appendix 1: Drawing BPG005-004 rev A).       

2.18 In addition to the ‘core site’, Bastion Group also control land immediately to the north (referred to 
as the ‘wider site’) which has previously been promoted through the NBC Local Plan Part 2 and 
West Northamptonshire Strategic Plan has the potential to accommodate further future growth, 
including strategic infrastructure which may support the ‘core site’ (see Appendix 1: Drawing 
BPG005-004 rev A). To demonstrate the technical feasibility of this additional land to 
accommodate modest supplementary growth and further support the draft allocation, this site has 
also been considered as part of this assessment. 

2.19 For the purposes of this assessment the ‘core site’ and ‘wider site’ are considered together and 
referred to as the study site. 

2.20 In terms of relevant designated heritage assets, there are a number of Grade II listed buildings 
located on The Green and Back Lane, which are in close proximity to the western boundary of the 
study site. In addition, part of the study site lies within Hardingstone Conservation Area. The study 
site forms a part of a number of Important Views identified in the Conservation Area Appraisal (see 
Appendix 2). These heritage assets have the potential to be affected by the proposed allocation 
(Fig. 2a). 

2.21 In line with relevant planning policy and guidance, this desk-based assessment seeks to clarify the 
site’s cultural heritage potential, likely direct and indirect effects from future development on the 
site  and the need or otherwise for additional mitigation measures. 
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3 THE SITE 

  
3.1 The study site is located to the east of Heritage Farm Close, Hardingstone, Northamptonshire, with 

this residential road forming the western border of the study site. There is dense woodland to the 
south and east of the study site, ensuring that both of these aspects are visually closed off, with no 
distant views available. To the north of the study site is further green space, with allotments and 
small fields beyond. In the far distance the Brackmills Industrial Estate is clearly visible (see Plates 
1-4). 

3.2 The study site is currently pasture and scrubland, which slopes steeply down to the north-east. To 
the south-west of the study site is a small area which projects out and is the highest point within 
the study site. This corner of the study site is relatively flat, presenting a plateau at the study site 
entrance and slightly beyond. From here, the study site falls away steeply to both the north and 
east. This sloping topography ensures that while views to the east are screened by the woodland, 
there are long distance views available to the north, which take in the bordering fields and the 
Brackmills Industrial Estate beyond. From within the study site there are also glimpsed views of 
the recent residential development along Heritage Farm Close, although these are partially 
screened by tree planting, some intervisibility does remain. To the west there are also some partial 
views of Pittam’s Farmhouse and its associated barns, Kiln cottage and the rear of properties 
fronting The Green and Back Lane, although these are largely screened. 

3.3 The topography of the study site, based on Lidar data, is shown on Figure 3b.  

3.4 The British Geology Survey (BGS Online 2019) records the underlying geology of the site as 
Whitby Mudstone Formation within the majority of the study site with Northampton Sand Formation 
outcropping close to the southern and western boundaries of the study site. No superficial deposits 
are recorded on the study site. 
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4 ARCHAEOLOGICAL ASSESSMENT  

 

Introduction  
4.1 This chapter provides a summary review of the available archaeological evidence for the study site 

and the archaeological/historical background of the general area, and, in accordance with NPPF, 
considers the potential for any as yet to be discovered archaeological evidence on the study site. 
The following timescales are used in this report: 

 

Prehistoric 

Palaeolithic 900,000   - 12,000   BC             

Mesolithic 12,000   - 4,000   BC 

Neolithic 4,000   - 2,500   BC 

Bronze Age 2,500   - 800   BC 

Iron Age 800   - AD  43 

Historic 

Roman AD       43   - 410 

Saxon/Early Medieval AD     410   - 1066 

Medieval AD   1066   - 1485 

Post Medieval AD    1486  - 1799 

Modern AD    1800  - Present 

 
 
Timescales used in this report  

4.2 In terms of relevant designated archaeological assets, no World Heritage Sites, Scheduled 
Monuments or Historic Battlefields are located on the study site (Fig. 2a).  

4.3 What follows comprises a review of known archaeological assets within a 1km radius of the study 
site (Figs. 2b & 2c), also referred to as the study area, held on the Northamptonshire Historic 
Environment Record (HER), together with a historic map regression exercise charting the 
development of the study area from the 18th century onwards until the present day.  

4.4 The study site is generally recorded as `20th century agriculture` on the Northamptonshire Historic 
Landscape Characterisation database. 
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Previous Archaeological Work 
 

4.5 The HER contains an entry relating to an observation that quarrying within the study site revealed 
the remains of a stone building, Romano-British pottery sherds and large quantities of animal bone 
(HER MNN28281 and ENN7916). However, it is not known how much of the site was destroyed by 
quarrying in the mid-19th century. 

4.6 Fieldwalking within the study site in 1973 recorded the discovery of small quantities of Roman and 
Iron Age pottery (HER MNN24998 and HER ENN7679).  

4.7 A programme of geophysical survey and evaluation trenching was undertaken within the southern 
part of the study site in 1996 (HER MNN1872 and HER ENN103859). The geophysical survey of 
the site identified anomalies of potential archaeological interest, but subsequent trial trenching 
revealed that the majority of the features had apparently been truncated or completely destroyed 
by deep ploughing. Only one undated enclosure ditch appeared to be well-preserved. Small 
amounts of Romano-British and post-medieval pottery were also recovered.  

4.8 Further geophysical survey and evaluation trenching was undertaken within the far southern 
corner of the study site in 2007 (HER ENN104601).  These baseline surveys failed to identify any 
archaeological remains. 

 

Archaeological and Historical Background and Assessment of Potential  
 

4.9 Based on the results of previous archaeological work, the site has a theoretical potential for the 
Roman  period, however heavy ploughing and quarrying has significantly reduced this potential. 
The following provides key findings by period. 

 

Prehistoric 

4.10 Archaeological investigations at Wootton recorded Bronze Age and Iron Age features approx. 
600m to 700m southeast of the study site (HER MNN1868, MNN129266, MNN1868, MNN170088, 
MNN170361, MNN170597).  

4.11 Various programmes of archaeological work, approx. 500m to 700m southwest of the study site, 
have recorded Iron Age/Romano-British evidence suggesting a large settlement in this area (HER 
MNN1870, MNN24992, MNN28280, MNN382687, MNN169944, MNN24999, MNN25001, 
MNN25002). 

4.12 Overall, a low potential is identified for prehistoric remains within the study site. 

 

Roman 

4.13 The HER records an observation made during quarrying in 1853 within the study site (HER 
MNN28281). The observation mentions that Romano-British pottery sherds including Nene Valley 
ware and large quantities of animal bone were laid out on a stone floor.   
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4.14 As mentioned above, evidence from various programmes of archaeological work, to the southwest 
of the study site demonstrate a large area of occupation that continued up to the late 1st century 
AD.  

4.15 The HER records various Roman artefacts have been retrieved from the study area through 
fieldwalking and metal detecting (HER MNN24989, MNN24990, MNN24996, MNN24998, 
MNN28277, MNN28279, MNN32689, MNN102333). 

4.16 Overall, a moderate to high potential is identified for Roman remains within the study site. 

 

Saxon & Early Medieval 

 

4.17 Excavation during 1967 and 1968 at a site approx. 600m southwest of the study site recorded 
three Saxon inhumations of mid-7th century date. Two inhumations were with grave goods 
including iron knives, an iron buckle, a necklace and a silver pendant (HER MNN15520). 

4.18 Anglo-Saxon finds have also been retrieved from the study area including two spearheads and a 
Saxon coin, but no direct evidence of settlement has been recorded (HER MNN28293 and 
MNN102323).    

4.19 A low potential is identified Saxon and Early Medieval remains within the study site. 

 

Medieval 

 

4.20 The Medieval village of Hardingstone may have had poly-focal origins, with two distinct parts. The 
first was a complex arrangement of lanes in the north-east, centred on the village green and the 
second part was a long single street to the west with St Edmund’s Church on its south side (HER 
MNN6335). St Edmund’s Church is 13th century in origin (HER MNN106827). 

4.21 During construction works c.30m west of the study site, a number of Medieval features were 
identified including a 14th century pit sealed by a Post-Medieval yard and late outbuildings (HER 
MNN25028).  

4.22 Numerous Medieval artefacts have been recovered from the study site (HER MNN 25032, 
MNN25033, MNN25034, MNN25267 and MNN28289).    

4.23 A Lidar data plot for the study site shows the site in detailed relief (Fig. 3a). Within the western part 
of the study site, possible linear and rectilinear features are evident. It is possible that these 
represent Medieval burgage plots, farm buildings or trackways forming an access to The Green.  
In addition, dark shadows on the Lidar data plot could be evidence of areas of quarrying. 

4.24 Based on the available evidence, a moderate to high potential identified for the Medieval remains 
within the study site. 

 

Post Medieval & Modern   

 

4.25 Our understanding of settlement and utilisation of the study site and wider landscape during these 
periods is enhanced by cartographic and documentary evidence. 



THE FARM, HARDINGSTONE, NORTHAMPTON  

 

Project code: JAC26624  |    | Aug 2020 
rpsgroup.com 

 

 

4.26 The earliest map reviewed for this assessment, the 1767 Inclosure Map (Fig. 4), shows the study 
site as predominantly open land to the east of The Green, Hardingstone. 

4.27 The 1885-1889 and 1900-1901 Ordnance Survey Maps (Figs 5 and 6) show Hardingstone with its 
distinctive Medieval street pattern of the linear High Street approaching the triangle formed by The 
Green and Back Lane. The study site is shown as crossing three distinct fields, two of which are 
arable farmland, while the other appears to be an orchard. The southern field also appears to 
contain a further building. The footpath, which now forms the first part of Heritage Farm Close is 
also evident. Pittam’s Farmhouse with its cross wings of barns to the rear is evident. 

4.28 The 1937 Ordnance Survey Map (Fig. 7) shows the inter-war and the beginnings of the post-war 
residential development within Hardingstone. While the historic street patter remains undisturbed, 
there is some development to the south of The Green. The Site still covers three separate fields, 
with an orchard to the north and a building to the south. Pittam’s Farmhouse and associated 
buildings appear unchanged from the previous map. 

4.29 The 1979 Ordnance Survey Map (Fig. 8) shows the significant post-war residential development 
within Hardingstone, with infill development to the west of the Green and to the south of the High 
Street. The Site is still made up of three fields, though the boundaries have been altered, with a 
large field to the east and two further fields to the west of the Site. The orchard has been removed, 
while there are now two agricultural buildings in the south-west field of the Site. Pittam’s 
Farmhouse is largely unchanged, although there is a further extension to the east of the range of 
barns. 

4.30 The 2017 Aerial Photograph (Fig. 9) shows the study site occupying fields under a mix of arable 
pasture. 

4.31 Overall, the historic mapping and satellite imagery (Figs. 5-9) show that the character of the site 
has changed little over ensuing centuries up to the present day, aside from revisions to field 
boundaries and the redevelopment of farm buildings within the southern part of the study site.    

4.32  Based on the above, a generally low archaeological potential for significant remains can be 
determined for these periods at the study site. Evidence of demolished farmstead buildings, former 
field boundaries and agricultural activity may be present.  

 

Assessment of Significance 
 

4.33 Existing national policy guidance for archaeology (the NPPF as referenced in section 2) enshrines 
the concept of the ‘significance’ of heritage assets. Significance as defined in the NPPF centres on 
the value of an archaeological or historic asset for its ‘heritage interest’ to this or future 
generations.  

4.34 The currently known archaeological assets within the study site can be considered of local to 
regional significance. 

4.35 The evidence to date derived from the HER, LiDAR data and other relevant sources does not 
suggest the presence of currently unrecorded archaeological remains on the site of a significance 
that would prohibit or constrain development. They would, in the context of the Secretary of State’s 
non-statutory criteria for Scheduled Monuments (DCMS2013), most likely be of local to regional 
significance. 
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4.36 In accordance with the NPPF and Local Planning policies, it is considered that the archaeological 
interest of the site can be secured by a planning condition attached to any future planning 
permission.  
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5 BUILT HERITAGE ASSESSMENT 

Introduction 
5.1 There are no Scheduled Monuments, Listed buildings, Registered Parks and Gardens and 

Registered Battlefields located within the site (Fig. 2a). However, the western part of the study site 

lies within Hardingstone Conservation Area and there are a number of listed buildings within the 

vicinity of the study site. This includes 9 Grade II listed buildings located proximate to the western 

boundary of the site that may be affected by the proposed allocation and which are considered 

below.  

5.2 The following section provides an initial assessment of the significance of all built heritage assets 

potentially affected by the proposed development. In accordance with Historic England guidance in 

GPA3: The Setting of Heritage Assets it assesses their significance, with consideration given to how, 

and to what extent, their settings contribute to that significance. This allows the heritage constraints 

and opportunities presented by the site to be understood and has informed the sensitivity map at 

Figure 10.  

5.3 All designated heritage assets are identified in Figure 2a of this report. It is considered that many 

heritage assets do not require further assessment in this section. While intervisibility is not the only 

aspect in a consideration of setting, it is clear that there is also no evident functional or historical link 

between study site and these assets. Accordingly, whilst 9 Listed buildings were identified within 

close proximity of the study site, as a result of screening from trees and intervening buildings only 

Pittam’s Farmhouse and its ancillary building have the potential to be affected by the proposed 

development. Therefore, heritage assets that are not considered further in this assessment are as 

follows: 

• No. 1 The Green (Grade II; NHLE 232063)  

• No. 3 The Green (Grade II; NHLE 23206  

• No. 5 The Green (Grade II; NHLE 232065)  

• Nos. 7 and 9 The Green (Grade II; NHLE 232066)  

• Church of St Edmund (Grade II*; NHLE 231866) 

• Farmhouse at Home Farm (Grade II; NHLE 1420394) 

• No. 1 Back Lane (Grade II; NHLE 231903)  

• No. 2 The Green (Hardingstone House) (Grade II; 232068) 

• No. 22 Easthorpe House (Grade II; NHLE 231908) 

• No 24 Back Lane (Grade II; NHLE 2320701) 
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• No. 24 High Street (Grade II; NHLE 232114) 

• No. 24 Back Lane (Grade II; NHLE 231909) 

• No. 25 Back Lane (Beaconsfield) (Grade II; NHLE 231905) 

• No. 3 Back Lane (Grade II; NHLE 231904) 

• No. 32 The Green (Grade II; NHLE 232073) 

• No. 37 Back Lane (The Hermitage) (Grade II; NHLE 231906) 

• No. 39 Back Lane (Grade II; NHLE 231907) 

• No. 4 The Green (Grade II; NHLE 232069) 

• No. 55 High Street (Grade II; NHLE 232117) 

• No. 66 Back Lane (Grade II; NHLE 231911) 

• No. 71 High Street (Grade II; NHLE 232118) 

• No. 74 High Street (Grade II; NHLE 232115) 

• No. 80 High Street (Cobblers Cottage) (Grade II; NHLE 431352) 

• North Building (County Council Depot (Grade II; NHLE 232179) 

• Nos. 1 and 3 Coldstream Lane (Grade II; NHLE 232000) 

• Nos. 20 and 22, The Green (Grade II; NHLE 232070) 

• Nos. 26 and 28, The Green (Grade II; NHLE 232072 

• Nos. 26 and 28 Back Lane (Grade II*; NHLE 231910) 

• Nos. 76 and 78, High Street (Grade II; NHLE 232116) 

• The Vicarage of St Edmund’s Church (Grade II; NHLE 231867) 

• No. 2 Back Lane (Grade I; NHLE 231899)  

• No. 8 Back Lane (Grade II; NHLE 231900) 

• No.10 Back Lane (Richmond House) (Grade II; NHLE 231901)  

• No. 14 Back Lane (Ivy House) (Grade II; NHLE 231902),  
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Assessment of Significance 
 Hardingstone Conservation Area  

 

5.4 The Hardingstone Conservation Area was designated in 1976, with the Character Appraisal being 

published in 2009, which also included an alteration to the boundary of the area (see Appendix 2). 

5.5 Due to the accumulated alterations to the buildings throughout the village, the key element of the 

character of the Conservation Area, and also the most direct link to the village’s Medieval past, is the 

street layout and settlement pattern. The linear High Street, which runs east-west, with the open 

triangle of The Green at its eastern end, characterise this settlement pattern and provide an 

evidential link to the medieval development of Hardingstone. 

5.6 The linear High Street is dominated by the Grade II* listed Church of St Edmund, which clearly 

displays Hardingstone’s Medieval origins. The Church is a key landmark within the Conservation 

Area and the close association with Church House and the building’s churchyard enhance the 

significance of the Church. Where this linear street pattern gives way, The Green and the 

concentration of listed buildings around it, as well as the War Memorial centred on it, demonstrate 

the diversity of buildings within the Conservation Area, with the mixture of farm buildings and private 

houses adding to the overall character of the Conservation Area. 

5.7 The tight Medieval street pattern means that the Conservation Area is primarily a self-contained and 

inward looking one, with very few views in to or out of the Area. However, there are some exceptions 

to this. The Conservation Area Appraisal identifies a number of “Important Views” which provide 

views from the Conservation Area to the surrounding land.  

5.8 One ”Important View” is the view across the study site towards Brackmills Industrial Estate to the 

north-east. Although this view is terminated by the 1980s industrial buildings in the distance, it still 

allows for views of the former quarry to the east of Hardingstone, and some private fields beyond, 

which give context to the setting of the Area. From this point there is also a view of Pittam’s 

Farmhouse and its associated barns, looking back into the Conservation Area. The Conservation 

Area Appraisal also identifies another Important View, from an access between the property 

boundaries  No.1 and No. 2 Back Lane. This view looks east across fields.   

5.9 One of the other Important Views is to the right of the school, which gives views of allotments looking 

down the valley. This view positively contributes to the significance and character of the 

Conservation Area through displaying the semi-rural wider setting of the Area and its link with the 

agricultural fields and countryside, to the north. However, due to the topography of the area, there 

are no major views back into the Conservation Area, meaning that it is experienced largely as a self-

contained and inward looking Area. 
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5.10 To the south of the Conservation Area there are a number of post-war houses, which, while 

reinforcing the sense of enclosure of the Area, detract from its wider visual setting through 

preventing a number of views into and out of the Area. Additionally, there is a twentieth century water 

tower in this direction which further impacts on the visual setting of the Hardingstone Conservation 

Area. The distant views to Brackmills Industrial Estate to the north-east also detract from the 

character of the Area, because while the view to the fields in the near distance reinforce the green 

setting of the Area, the presence of these 1980s industrial units severs this and presents a hard 

urban edge. 

 

No. 17 The Green (Pittam’s Farmhouse) (Grade II; NHLE 232067) 

5.11 Pittam’s Farmhouse is a Grade II listed eighteenth century farmhouse located approximately 50 

metres to the west of the Site boundary (see Plates 5-7). The building is made up of the main 

farmhouse, with a cart shed, with cart entrance to the right. It is two storeys and arranged in a 

rectangular plan. The farmhouse is constructed from ashlar, with a Welsh slate roof, which has 

coped gables with kneelers to either end. The building also has three stacks, with one on the left 

gable end, one on the right end of the house, and one to the right of the centre of the house. The cart 

shed to the right of the house has no stacks. The building is divided into five bays with four bays to 

the main house, and the further cart entrance to the right. All of the windows are eight-over-eight 

sashes, except for a smaller three over three sash to the third bay, which is situated above a six 

panelled door, with a four pane fanlight. 

5.12 This frontage faces west onto The Green and the Conservation Area. This setting positively 

contributes to the significance of the building through representing the historic link between the 

farmhouse and the wider settlement of Hardingstone. The Farmhouse also has a view directly 

opposite to Nos. 24, 26 and 28 The Green all of which are listed as Grade II. This dense 

concentration of heritage assets ensures that there is strong group value between the buildings, 

which enhances the significance of all of the individual buildings. In addition, this grouping helps to 

demonstrate the historic development of the Green and Hardingstone, providing evidential value. 

5.13 To the rear (west) of the Farmhouse, there are a range of ancillary agricultural buildings which are 

considered to be curtilage listed. This range of barns and other buildings are of particular value to the 

Farmhouse as they provide evidential value, demonstrating the historic functional link which the 

buildings would have shared and also the way in which the farmyard has developed since the 

eighteenth century. However, these buildings have recently been divided and developed into 

individual residential units, severing any working functional link which they may have once shared. 

This means that while the buildings are still legible as a collection of former farm buildings, this 

functional link has been largely eroded through significant alterations and changes. The building also 

has individual access, further severing their historic link. Despite this, the buildings do still provide 
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evidential value through displaying the way in which the farmyard has developed over time and also 

displaying the former functional link which the buildings shared. 

5.14 Further to the west, there are glimpsed views from the Site back into the farmyard, with the view form 

the Site entrance of particular note, as it provides a rare glimpse back into the Conservation Area 

and this range of former agricultural buildings. This aspect positively contributes to the visual setting 

of the asset as it allows the buildings to be experienced as a single collective group, however some 

nearby residential development has partially eroded this historic setting. Views from the farmyard to 

the Site are limited due to the screening effect of the ancillary buildings and also a number of trees 

which border Heritage Farm Close. However, these glimpsed views and this element of setting does 

still positively contribute to the setting of the Farmhouse as they allow for views to the surrounding 

green land and help to provide some limited agricultural context. Overall, the Site makes a limited 

positive contribution to the significance of the Farmhouse, with the entrance to the Site of particular 

importance due to the views into the range of buildings associated with Pittam’s available. 
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6 PROPOSALS AND DESIGN RESPONSE 

6.1 The site known as ‘The Farm’ in Hardingstone is being promoted by Bastion Group.  The site is 
subject to a draft allocation in the Regulation 19 Proposed Submission Version of the Northampton 
Borough Local Plan (Part 2) for up to 100 units (subject to capacity testing).   

6.2 The purpose of this section is to identify any notable heritage opportunities and constraints, 
discuss the current masterplan and how it responds to the settings and significance of the relevant 
heritage assets assessed in Section 4 and 5 of this report. This assessment is made within the 
context and requirements of relevant national and local planning policy and guidance.   

6.3 The study site lies partially within the Hardingstone Conservation Area and also within the setting 
of a number of Grade II listed buildings including Pittam’s Farmhouse. The study site contributes to 
the green setting of the Conservation Area and also allows for 2 Important Views which are 
highlighted by the Conservation Area Appraisal (Appendix 2). 

6.4 As the study site makes some positive contribution to settings of both Pittam’s Farmhouse and the 
Hardingstone Conservation Area, it may be necessary to preserve these aspects of setting 
through any potential development. Due to the topography of the study site and the historic 
development of Hardingstone, the area which most strongly contributes to the setting of both the 
Conservation Area and particularly Pittam’s Farmhouse and its associated buildings is located to 
the west of the study site. This area is shown in Figure 10 as the Area of Potential Heritage 
Sensitivity. The hatched area represents land that is of higher sensitivity where new development 
should be designed to respond to the characteristic of the Conservation Area and listed buildings 
within it. This may include sensitively designed buildings which respond to the materials used 
within the Harsingstone Conservation Area, together with open space(s). It is not necessary to 
retain the entirety of the area hatched red as a ‘no build’ area, but rather to ensure the layout and 
design of the new dwellings and open space(s) here respond to the character and appearance of 
the Hardingstone Conservation Area.  

6.5 Through maintaining a green buffer to the west of the study site it may be possible to preserve 
those elements of setting which positively contribute to the significance of these heritage assets. 
This would help to ensure that the Important Views both in to and out of the Conservation Area are 
maintained, while the views to the range of buildings which make up the Pittam’s Farm complex 
would also remain. 

6.6 The current masterplan has been developed to respond to the setting of the Hardingstone 
Conservation Area and the heritage assets within it. Green infrastructure will be retained on the 
western edge of the study site to maintain the immediate rural setting of the Conservation Area, 
with the roads and buildings aligned to retain, in whole or part, the views into and out of the Area.  

6.7 The exact nature of these views and the built form within the study site will be subject to the 
detailed design process. However, the development provides the opportunity for the construction 
of modest dwellings on the western boundary which respond to the materials and local vernacular 
of Hardingstone. In addition, the topography of the study site will ensure that the views through 
and over the development to the surrounding rural land can be retained, continuing the link 
between the Hardingstone Conservation Area and its surrounding agricultural land.   
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7 CONCLUSIONS 

7.1 Land at The Farm, Hardingstone, Northamptonshire has been assessed to identify any cultural 
heritage constraints and opportunities, in order to support its allocation for future residential 
development. 

7.2 The western part of the study site lies within Hardingstone Conservation Area and there are 9 Grade 
II listed buildings that have the potential to be affected by the proposed development.  

7.3 In terms of archaeological assets, the evidence to date derived from the HER, LiDAR data and other 
relevant sources does not suggest the presence of currently unrecorded archaeological remains on 
the site of a significance that would prohibit or constrain development. They would, in the context of 
the Secretary of State’s non-statutory criteria for Scheduled Monuments (DCMS2013), most likely be 
of local to regional significance. In accordance with the NPPF and Local Planning policies, it is 
considered that the archaeological interest of the site can be secured by a planning condition 
attached to any future planning permission.  

7.4 With respect to designated heritage assets, the NPPF directs that less than substantial harm should 
be weighed against the public benefits of the proposal, taking into account the statutory duty placed 
upon the decision maker by Section 66 of the Planning (Listed Building and Heritage Assessment 
Conservation Areas) Act 1990; whilst harm to non-designated assets should be taken into account 
when determining planning applications. The degree of harm to the identified designated and non-
designated heritage assets relevant to the site, offset through a programme of sensitive design and 
archaeological works, should therefore be weighed against the demonstrable public benefits of the 
delivery of housing.  

7.5 With appropriate mitigation measures in place, it is considered that heritage assets do not present a 
constraint upon the allocation of the study site for residential development.  
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Plate 1 View of the south-west portion of the study site from Heritage Farm Close  

 
Plate 2 Extensive tree-screening provided by woodland to the east of the study site  



 
 
 
 
 

 

 
Plate 3 View of study site from the south-west entrance  

 
Plate 4 View of study site from south-west entrance, with Brackmills Industrial Estate in the distance 



 
 
 
 
 

 
Plate 5  Frontage of Pittam’s Farmhouse, with cart entrance to right  

 

 
Plate 6  Pittam’s Farmhouse from the south, with projecting barn visible  



 
 
 
 
 

 

 
Plate 7  The range of agricultural buildings which form Pittam’s Farmyard from the entrance to the 

study site (Specified as an Important View in the Conservation Area Appraisal)  

 

 
Plate 8 The Green, with the War Memorial in the foreground 
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If  you  would  like  a  copy  of  this  document  in 
Large  Print,    Braille,   Audiotape,   or  translation  
into another language please ring 01604 837861.

This document can be made available in other languages and formats upon request by 
contacting us on  01604 837861  

POLISH

Informacje te moga byc dostepne w roznych jezykach i roznym formacie poprzez 
skontaktowanie sie z nami  01604 837861  
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nagala soo xiriiraayo  01604 837861 

Consultation

This document takes into account the comments and representations made over a two month 
public consultation period during December 2008 and January 2009 

Foreword 

Northampton has a rich and diverse history, which contributes to making the Borough a 
pleasant place in which to live, work and spend leisure time. Historic areas make a 
significant contribution to our cultural inheritance, economic well-being and quality of life.  

Conservation area designation aims to preserve the character of an area and protect it 
from insensitive changes.  Hardingstone is an historic village with a great deal of character 
and sense of place, which is an asset to the Borough.  I welcome the revision to the 
boundary of the Hardingstone Conservation area and this associated appraisal and 
management plan.  These will assist in protecting the historic character of Hardingstone 
village for this and future generations. 

Councillor Richard Church 
Portfolio Holder Regeneration
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Introduction

The Importance of Conservation Areas

“Historic Areas are now extensively 
recognised for the contribution they make to 
our cultural inheritance, economic well 
being and quality of life.  Public support for 
the conservation and enhancement of areas 
of architectural and historic interest is well 
established.  By suggesting continuity and 
stability, such areas provide points of 
reference in a rapidly changing world; they 
represent the familiar and cherished local 
scene.”
English Heritage: “Management of Conservation 
Areas”, Feb 2006 

ARDINGSTONE CONSERVATION AREA was first 
designated in April 1976 as an area of 

distinctive character worthy of preservation 
or enhancement.  

Conservation areas in Northampton are 
designated by the Borough Council.  The 
Government requires that conservation 
areas must be reviewed from time to time to 
ensure that they are kept up to date.  This 
document sets out the appraisal of 
Hardingstone Conservation Area 
undertaken during March 2008. 

Planning context

Conservation areas are protected by a 
number of Acts and statutory guidance. 

The Civil Amenities Act in 1967 first 
introduced the concept of conservation 
areas.  This was succeeded by Section 69 of 
the Planning (Listed Buildings and 
Conservation Areas) Act 1990, which places 
a duty on local authorities to designate as 
conservation areas “areas of special 
architectural or historic interest the 
character or appearance of which it is 
desirable to preserve or enhance”. Local 
authorities must also formulate and publish 
proposals for the preservation and 
enhancement of their conservation areas.1
This is normally in the form of generic 
guidance and a management plan specific 
to each conservation area. 

Section 4 of Planning Policy Guidance 15 
Planning and the Historic Environment  also 
sets out Government policy which provides 

                                                     
1 See Section 71 of the1990 Act 

local authorities with advice on the 
designation and subsequent management 
of conservation areas.    

The objectives of conservation area 
designation are: 

To give effect to conservation policies for 
a particular neighbourhood or area 
To introduce a general control over the 
demolition of unlisted buildings and 
structures within the area 
To introduce a general control over the 
removal of important trees  
To provide the basis for policies designed 
to preserve or enhance all aspects of the 
character or appearance that define an 
area’s special interest. This will necessarily 
include the identification of buildings and 
structures, open spaces, views, trees and 
areas of the public realm2 which make 
positive contributions to the area. 

Summary of special interest

Hardingstone conservation area includes 
many architecturally and historically 
important buildings such as the Church of St 
Edmund, King and Martyr and 26-28 Back 
Lane.  The historic buildings are 
predominantly arranged around The Green 
and also follow the established road pattern 
of the High Street, Back Lane and 
Coldstream Lane. 

There are a number of reasons why the area 
has been designated as a conservation 
area.  These include: 

The concentration of historic buildings 
from the 16th to the 19th centuries within 
the core of the village gives the area a 
visual coherence. 
This is an important collection of buildings 
which demonstrates the evolution of a 
village over time and contains a variety 
of housing types and architectural styles 
reflecting tastes during the main periods 
of development. 
The village retains some evidence of its 
early establishment and importance and 
is rich in archaeological remains from the 
pre-historic, Roman and the Mediaeval 
periods.   
It contains 41 listed buildings (covered by 
33 list entries) which are nationally 
recognised for their architectural and 

                                                     
2 The public spaces, squares and pavements. 
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historic interest and many more have 
been identified as being of considerable 
quality and local interest.  
The overall scale, the layout of the 
buildings and boundary walls, the spaces 
and relationships between them and, 
importantly, the use of local stone, 
combine with important trees and green 
areas to create a distinctive location with 
a strong sense of place which is worthy of 
protection and enhancement. 

Location and context 

The village of Hardingstone lies 
approximately 2 miles south of Northampton 
town centre and is set along the spring line 
of a gentle slope which falls to the valley of 
the River Nene.  It is now bounded to the 
west and north by the major road network of 
the A45.  Modern development of the 
village lies to the south whilst open land 
remains in the form of a golf course to the 
north and farmland to the east. 
Hardingstone was incorporated into the 
Borough of Northampton when changes 
were made to local government boundaries 
in 1974 but it remains a separate entity from 
the town and retains the character of a 
village.   

The proposed extended conservation area 
covers the historic core of the village and 
includes part of the High Street, which runs 
west to east within the settlement, 
Coldstream Lane, The Green and Back 
Lane.   

Both the civil and ecclesiastical parish 
boundaries of Hardingstone have been 
subject to complex changes over time, 
particularly in the Nineteenth century.  A 
combination of these changes and the 
marked impact of the modern road network 
have weakened the relationship between 
the village centre and its parish as a whole.  
For example, the nationally important 
Eleanor Cross and Delapre Abbey, the Iron 
Age hill fort at Hunsbury Hill and mills on the 
River Nene are, or have been, part of this 
large parish.  None of these falls within the 
proposed extended conservation area, 
which sits to the eastern part of the parish. 
However, they represent influences which 
have shaped the development of the 
village over the centuries. 

Prior to the re-organisations of the 19th

century and the progressive expansions of 
the boundary of Northampton, the parish 
was 1,199 hectares in size, and included 
Cotton End, Far Cotton and Delapre.   

The parish boundary today runs along the 
crest of a ridge and adjoins Wootton to the 
south.  The land descends gently northwards 
down to the valley of the River Nene, which 
forms its northern boundary. To the east the 
boundary is with Great Houghton, marked 
by a brook running north down to the Nene.   

Near the river the land is predominantly of 
alluvial sands and gravel. As the land rises 
southward it becomes Upper Lias clay.  On 
the higher ground over 90m above sea level 
the spring line marks the point where 
deposits of Northampton Sandstone, and 
Oolitic Limestone are exposed.  Local 
knowledge reveals that the village 
benefited from over 200 wells but following a 
typhoid scare in 1874 these were filled in and 
even the village pump in Back Lane does 
not survive.  The springs do still exist as 
underground streams and as a reminder in 
the name of Coldstream Lane.     
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Historic development

The ready availability of spring water and its 
valley-side location on raised, fertile ground 
make early settlement in the area of 
Hardingstone likely. The Neolithic enclosure 
at Briar Hill and the prominent Iron Age hill 
fort of Hunsbury Hill both lie within the historic 
parish boundary of Hardingstone.  Late Iron 
Age pottery has been found near the 
village. 

Roman settlement in the parish is not fully 
understood but excavations in the 1960s on 
the site of the primary school in Martins Lane 
concluded that Hardingstone is “endowed 
with considerable archaeological interest.” 
On that occasion Romano-British (First 
century) pottery kilns were discovered and 
the village is known to be rich in 
archaeological remains of both the 
prehistoric and Roman periods.  There is the 
possibility that evidence of both Iron Age 
enclosures and Roman settlement lie under 
and around the present day historic village 
core.  The large quantity of archaeological 
material which has been recorded so far in 
the area may represent either a single large 
settlement and industrial complex, or 
perhaps indicates a more dispersed pattern 
of ancient activity.  

Hardingstone is listed in the Domesday Book, 
and its name, which appears with many 
different spellings including Hardingesthorpe
and Hardingestone, is thought to derive from 
the Saxon personal name of “Hearding” and 
“thorn” for thorn bush.   

After the Norman Conquest much of the 
parish was in the hands of the Crown with 
some belonging to Judith, William the 
Conqueror’s sister, who lived at Yardley 
Hastings.  This land was later given to Simon 
de St Liz who founded St Andrews and 
endowed it with lands in Hardingstone.  His 
son founded the Cluniac Abbey of Delapre 
and the Church of St Edmund in the village, 
which was probably given as a chapel to 
the Priory of St Andrew.  

The parish became almost entirely church 
land in the 12th century, supporting the leper 
hospital of St Leonard as well as maintaining 
the Abbey at Delapre. At the time of the 
dissolution of the monasteries in 1538 the 
revenue from farms in Hardingstone was 
recorded as still going to the Priory of St 
Andrew (in Northampton).  

At this time the parish also included mills on 
the River Nene which included Nunn Mills 
and Rush Mills, which would have been rich 
sources of revenue.  

Perhaps because of a process known as 
“the great rebuilding” which took place in 
the 17th century, Hardingstone, like many 
other Northamptonshire villages, retains 
scant visible built remnants of the mediaeval 
period –  in this case only the lower section 
of the Church tower, which dates from 1223.  
This is the oldest surviving part of any building 
in the village. The nave and narrow aisles 
date from the13th century but no fabric of 
these remains visible after later restorations 
and alterations. The 14th century north porch 
and the arcades can, however, be seen.  

Nothing now remains of the domestic village 
buildings which stood when the royal 
entourage of King Edward passed with the 
body of his queen, Eleanor, in 1290, or from 
the period which saw the Battle of 
Northampton waged in the fields between 
the village and Delapre Abbey on 10th July 
1460 in which Henry VI was taken prisoner 
and the course of English history was 
changed.  

However, the legacy of the mediaeval 
period does manifest itself today in the  plan 
form of the village core, the impressive 
Hollow Way which runs northward from the 
west end of Back Lane and in the remaining 
vestiges of the complex ridge and furrow 
cultivation system of the surrounding fields.  

Just one building, Eathorpe House, formerly 
known as The Priory, survives in part from the 
late mediaeval period. The façade includes 
a small stone mullion window as a reminder 
of its antiquity.   

Window at Eathorpe House (22 Back Lane) 
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80-84 High Street  

Other buildings which have early origins, 
although altered, include 80-84 High Street, 
and 3, 37, & 66 Back Lane, all with thatched 
roofs.  Together with No. 1 and 26-28 The 
Green and several large farm threshing 
barns they date from the 17th century.  To 
judge from the quality and status of these 
surviving examples Hardingstone was a 
prosperous place at this time. 

The Bouverie family acquired Delapre 
Abbey and its estate and held it from 1723 
to 1943.  The extent of their estate holdings in 
the parish of Hardingstone is shown on a 
map in the Northamptonshire Records Office 
dated 1767, a year after the Parliamentary 
Enclosure of the parish.  Buildings in the 
village dating from the 18th and early 19th

centuries are comparatively numerous, 
reflecting again perhaps a generally modest 
prosperity. 

1 The Green 

Some however, including 32 The Green 
(“Mulberry House”),  2 The Green 
(“Hardingstone House”), 39 Back Lane and 
26-28 Back Lane show social aspirations 
through their architecture. 

Twentieth century additions to the village 
include undistinguished 1930s and 1950s  
detached and semi-detached houses and 
bungalows. These, together with some more 
recent domestic and retail buildings occupy 
former open land and gardens. 

The shaping force of history of the village is 
inextricably linked with the history of 
agriculture.  The map of 1767 shows the 
village dominated by farmsteads, fields and 
possible orchards. Even as late as 1881 the 
census shows a great many agricultural 
labourers living in the village.  The census 
gives us a picture of a village also populated 
by the respectable working class and 
artisans, people employed on the railway, as 
gardeners and servants and in trades. These, 
together with a few professional men such 
as a doctor, a lawyer and a vicar, make up 
the social mix we might well expect on the 
basis of the surviving buildings which were 
their homes.   

The population of the village has never been 
high and has remained fairly constant up 
until the second half of the 20th century.  It is 
difficult to gauge actual numbers of 
inhabitants in the historic core of the village 
because records include the whole parish 
which has in the past included Far Cotton 
and Cotton End.  J. Bridges in 1720 reports 70 
families. In 1801, 712 people are recorded in 
the parish. The 1881 census notes 659 
people, then there is little change until 1971 
when southern development boosts the 
population to over 1,800, with later 
development continuing this trend.  

Both the origin and continued vitality of the 
village may be related to the fact that it lies 
adjacent to several important early, later 
and modern routeways running both north-
south and east-west.  These routeways have 
contributed to developing both the 
character and appearance of Hardingstone 
over the years. 

Amongst these routes, sources mention the 
ancient (pre-Roman) cross-county trade 
route known since 1940s as the Jurassic Way. 
This ran right across the country from the 
Cotswolds to the Humber estuary, passing 
through Banbury and Stamford. It is one of 
the earliest known communication corridors. 
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The crossing of the river Nene at Cotton End, 
then part of the parish, is first recorded in the 
12th century. At that time it was the main 
mediaeval river crossing south of 
Northampton, lying at the point where the 
river was probably forded to enter the Saxon 
town. 

Later, drove roads linking the livestock-
producing parts of Wales with pastures in 
Northampton and markets in London and 
Kings Lynn ran close by, as did the coaching 
route from Northampton to London via Stony 
Stratford. 

 Start of the Hollow Way (Port Lane), off Back Lane 

The more immediate, evocative and best-
preserved of these ancient routes is a Hollow 
Way which runs north from the west end of 
Back Lane.  It is a small, but significant 
remnant of the mediaeval landscape 
related to a mediaeval route way and field 
cultivation system.  The local name of Port 
Way or Port Lane indicates  Roman origins.  

Further research may reveal impacts of the 
long tenure of the village by the Bouverie 
family, but they are not readily discernable 
in the village today apart from their 
monuments in the church, the name of 
Bouverie Road and the school  General 
Bouverie donated in 1866 (now the Village 
Hall).  

A lesser, though notable, local family – the 
Hervey’s – have monuments in the church 
and their house at 71, High Street remains.  
This is depicted in a charming engraving 
published in Cole’s Graphic Cabinet  of 1833 
which tells us that this is the house (then with 
a thatched roof) where James Hervey, 
author of The Meditations, was born. His 
father was then the Rector of Collingtree 
and the book, on religious thought, was 
popular and influential in its day.    

Other former notable residents are Henry 
Bird  (artist) and his wife Freda Jackson 
(actress) and Sir David O’Dowd, serving 
Deputy Lieutenant of Northamptonshire. 

During World War II Hardingstone was the 
headquarters of the 11th Battalion 
Northampton Home Guard, but no known 
built evidence survives from this period. 

The use of local stone contributes 
considerably to the appearance of the 
village and pits had probably supplied 
building stone for centuries; for instance in 
1870 the fields to the south-east of Pittam’s 
Farm were used for ironstone quarrying.  The 
resulting undulations can still be seen but no 
trace of a tramway has survived.  

Summary

Although readily available information 
about the history of the village is patchy, a 
picture emerges of a settlement with 
ancient origins which has enjoyed a long 
established and little altered form for 
perhaps as much as 800 years. As a route 
way and with productive farm land and mills 
it is likely to have enjoyed relative stability 
and prosperity, neither shrinking nor 
expanding significantly in area or population 
over the centuries until the development of 
the second half of the 20th century.   

With its early royal and church land holdings, 
followed by a settled period of over 200 
years as part of the Bouverie Estate, change 
has been modest and incremental.  Map 
and documentary evidence indicates that 
agriculture has been the predominant 
occupation throughout the centuries and 
that farms and domestic accommodation 
have accounted for the majority of buildings 
within the historic settlement.   

Hervey Cotttage – 71 High Street 
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Plan Form

The village lies towards the eastern side of 
the parish and the historic development 
mainly follows the 100m. contour line which 
coincides with a sinuous line describing the 
High Street running east to west.  Although in 
this respect Hardingstone could be 
described as linear in form it is also made up 
of an open triangular space around the 
Green and a loop described by Back Lane.   

Back lanes are a relatively common feature 
of the plan form of Northamptonshire 
villages. There are 10 other examples with 
the name Back Lane in the County and 
many others of a similar form such as Lower 
Street, Great Doddington where the lane 
also overlooks the valley of the Nene. There 
is more work to be done to understand the 
development of this plan form generally, but 
in Hardingstone the lane seems to have 
been of very early origin and not the 
product of later expansion. From the 
evidence of the surviving historic buildings 
and early maps it does not appear to be of 
any significantly lower social status than the 
High Street, as may be implied by the two 
street names.  

The Green 

Despite its small size, The Green is an 
important feature of the plan form of 
Hardingstone. As a focal point it acts as the 
visual heart of the historic settlement. Village 
greens are not common in 
Northamptonshire as, even where they 
existed, they have often been encroached 
upon over the centuries. A map of 1767 
depicts the green as an open space with a 
single tree.  By 1883 the space has been 
organised into the familiar pattern of a 
triangular shaped green, but still with a 
central tree depicted. 

Close documentary research and surveys of 
the mediaeval field systems has led local 
archaeologist, David Hall, to suggest that 
agriculture in Hardingstone functioned as a 
“poly-focal” village with two separate field 

systems. One contained a complex of lanes 
around the loop of the east end of the High 
Street, Back Lane and The Green and the 
other being the single long street at the 
western end of the village containing the 
Church and Coldstream Lane. Certainly we 
can still see today that there are a number 
of differences in the characters of these two 
areas of the village.   

Character

Hardingstone was described in the Victoria 
County History in 1937 as “The pleasant 
village of Hardingstone … with fine views of 
Northampton and the Nene Valley”.  It goes 
on to say that “a few 17th  century  ironstone 
thatched houses remain in the village, but in 
nearly all cases the windows have been 
altered and the mullions removed”.  The 
processes of alteration and modernisation 
are clearly not only a modern phenomenon 
and the village today continues to show the 
effects of replacement windows. 

The overall impression of the proposed 
conservation area is that the sinuous line of 
the High Street and the open triangle of The 
Green are the dominant features. The 
church is the single most visually and 
architecturally striking building in a 
settlement predominantly made up of 
single, two and three storey domestic stone 
and brick houses and former farmsteads in a 
close grained mix of different ages, 
interspersed with mature trees and visually 
bound together by prominent boundary 
walls.  

The O.S. maps of 1883 and 1900 (see 
Appendix 3) show us that the houses and  
seven farmsteads which lined the streets 
were augmented and interspersed with 
familiar types of village buildings, the church, 
a chapel, schools, a few shops, several 
public houses and a smithy.  

The Green (east side) 
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The historic village has an enclosed 
appearance, particularly around The Green 
where houses on the street frontage are 
nearly continuous. Hardingstone has the 
character typical of a location which has 
developed gradually over time, with a wide 
variety of periods of buildings: a few dating 
from 16th & 17th centuries; many more from 
the 18th & 19th centuries, with considerable 
quantities of 20th century infilling. 

With the notable exceptions of the Londis
shop and the largest modern barn at Blue 
Barns Farm, all the buildings of the village are 
of traditional construction, brick and stone 
with pitched roofs.  This gives an overall 
harmonious appearance and consistency to 
the character of the place.  

Today houses closely line both sides of the 
streets. They are generally built parallel to 
the roadway. Notable exceptions to this are 
the early 19th century house at 11, High 
Street (former Smithy) and the early 20th

century terrace at 4-22 High Street.  

11 High Street 

The majority of early houses and farmhouses 
are built right up to the footway and some 
may have originally been entered only from 
the back and subsequently had front doors 
to the street inserted. Higher status houses, 
such as Hardingstone House and Mulberry 
House are however set back from the road 
within their grounds. Generally 20th century 
buildings are set further back from the 
roadway with front gardens behind 
boundary walls. Examples of this include the 
1930s houses opposite the Village Hall 
(former school) and the houses opposite the 
church.  Late 20th century infill design is a 
product of a recognition of historic 
precedent and again tends to be placed 
close to the roadway.  Examples of this 
include 34-36 High Street and 5 High Street.   

Boundary wall to 39 Back Lane 

Despite the heavy volume of traffic which 
daily passes close by (and is often heard) on 
the A45, Hardingstone shows the character 
of a modern village, busy and lively.  

The general condition and level of 
maintenance of all the buildings within the 
village is very good and no listed or historic 
buildings are structurally at risk. 

Boundary walls play an important role in 
creating the special character of 
Hardingstone village. Splendid and 
prominent examples which make an 
immediate visual impact include the Church 
yard and Church House boundary wall and 
the garden wall to 39 Back lane which also 
fronts on to High Street. Significant traditional 
boundary walls are marked on Map 2 (p.22).
They often contain a patchwork of local 
stone with 19th and 20th century brickwork, 
charting a history of makeshift repairs.

High Street – walls past the churchyard  

Walling materials generally mirror the range 
of brick and stone used in the buildings and 
they display a wide range of traditional 
capping or coping techniques including the 
locally specific capping shaped bricks as 
seen in the Coldstream Lane area.     

Coldstream Lane wall 
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Character Areas

The proposed conservation area is not large 
and is of broadly similar appearance 
throughout, sharing, in general, more 
common characteristics than differences. It 
is possible however to analyse some types of 
distinctiveness.   

Coldstream Lane 

Coldstream Lane & High Street – West

The green and spacious western approach 
through mainly 1930s development is an 
attractive preamble to the first view into the 
historic part of the village, which focuses on 
the picturesque row of thatched houses and 
the cluster of ironstone and early brick 
historic buildings around Coldstream Lane.   
This lane has a good sense of enclosure. 
Together with the two former farmsteads 
which are located in this area, the domestic 
buildings form a pleasing ensemble with a 
high proportion of historic materials and 
details surviving.  

Western end of the High Street 

In general the west end of the High Street 
has a wider, more open character than the 
rest of the historic village. Fewer houses here 
front directly on to the street. 

The area around the Glebe Avenue junction 
is of poor spatial quality and dilutes the 
historic character successfully established at 
the western entry.  There is considerable 

High Street east of Glebe Avenue junction 

scope for improvement in this area where 
the poor visual cohesion of the streetscape is 
further marred by overhead wires, poor 
surfacing and low roadway design values.  
This area has the lowest character value in 
the conservation area. 

High Street – Middle

The Church and Church House with their 
surrounding mature trees and impressive 
boundary wall, together with the massing of 
the barns at Blue Barn Farm, mark a clear 
change in character along the High Street 
as it becomes significantly more enclosed in 
feel. The Church is the architectural high 
point of the village but, set well back from 
the road on level ground it is not as visually 
dominant as might be expected – especially 
in comparison with the range of barns 
opposite which are more arresting, perhaps 
because of their locally atypical size, design 
and blue brick construction (see p. 19).   

High Street past the Churchyard and Blue Barns  

The very distinctive character of this area is 
only marred by the curious unmetalled 
section of road which sits in a shallow 
declivity (see picture) in the churchyard wall, 
marking possibly a former entrance way. 
Various theories have been put forward to 
explain this, but whatever its origin, it can 
clearly be seen on the 1st edition O.S. map 
of the mid-1880s. 

High Street – East

Progressing eastwards, the High Street again 
opens out to an area where it is possible to 
gain an awareness of the context of the  
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village on the slopes above the valley. 
Houses of mixed ages sit near or on the 
street frontage, where the former school 
building with its unusual conical roof design 
provides a particular focal point.  The 
junction with Back Lane is curiously open 
and dominated by another impressive 
boundary wall over which mature trees 
frame a series of attractive views. The map 
of 1767 shows two small buildings in this open 
junction area, possibly village animal 
pounds, coal barns or even squatters’ 
cottages, but certainly the morphology of 
this part of the village is of interest, 
particularly as it is linked with the start of the 
Hollow Way to the north.      

High Street 21-31 

Unfortunately, the considerable positive 
impact of the row of historic houses from 21 
to 39 High Street and the adjacent barns of 
a former farmstead is not supported by the 
quality of design in the public realm.  

Opposite nos 21-39 High Street 

The eastern end of High Street, from The Green  

The eastern section of the High Street 
becomes steadily more enclosed and  
crowded, with parked cars more in 
evidence. 

The Green and Back Lane, east end

This area has the greatest density of listed 
and historic buildings and with the central 
focal point of the memorial cross establishes 
itself as both the architectural and social 
heart of the village and an area of 
considerable streetscape value. Houses form 
a nearly unbroken sequence along the east 
side from Pittam’s farmhouse in the south to 
Ivy farmhouse in the north. Of varying ages 
and social status, they share a common 
building line and, together with those 
opposite, form an architecturally cohesive 
ensemble.  

The area behind Pittam’s  Farmhouse (No 17 
The Green) is an important part of the setting 
of this part of the conservation area and 
provides significant views into the ranges of 
traditional farm buildings which form Pittam’s 
Farm. 

Eastern arm of Back Lane (nos 2-16) 

Back Lane

Historic houses of high status are interspersed 
with modern infill houses, with a unifying 
effect given by large trees and boundary 
walls. Early development was mainly on the 
south side of the road where the buildings 
looked  out over the valley below. This effect 
has to some extent been preserved by the 
longest series of newer houses in the 
conservation area. As these are bungalows 
or of low profile they respect and do not 
overpower the established historic character 
of the road set by the particularly pleasing 
ensemble at 35-39 (illustrated overleaf). 
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33-39 Back Lane 

Churchyard

The mature tree-filled space of the 
Churchyard situated immediately adjacent 
to the High Street imposes its character upon 
the street and marks a transition point from 
the wide open feel of the west end of the 
High Street to a shady, enclosed section of 
the roadway lined by lime trees and 
bounded by its high stone walls.  Its 
evergreen avenue of yews and imposing 
Cedar and Wellingtonia frame the Church 
and Church House and lend an air of 
established calm to this part of the 
conservation area. There are opportunities 
for nature conservation within the 
churchyard itself.  

St Edmund’s Church & churchyard 

The Green and verges

The War Memorial on The Green forms a 
focal point at the heart of the village.  
Although it is nominally a Green it includes 
only a small, but nonetheless important area 
bounded by narrow areas of grass verges.  
Perhaps surprisingly for a village formal 
verges in Hardingstone are a rarity. 
Opportunities exist for the establishment of 
new green verges to counter the urbanising 
impacts of modern road engineering and 
care could be taken to protect those few 
areas which do remain from further 
encroachment.   

The Hollow Way (Port Lane)

This is the most historically significant publicly 
accessible green open space within the 
conservation area. This remnant of the local 
mediaeval landscape and ancient 
routeway is up to 3m. deep and about 
250m. long containing a wide variety of 
mature trees and shrubs which reflect its 
antiquity. After so many centuries there is a 
remarkable note of continuity in that it is 
evidently still in everyday use as a public 
footpath.  It is however in considerable need 
of conservation work if its undoubted historic 
value is to be secured and made 
sustainable.   

Allotment Gardens

Allotments are small parcels of land rented 
to individuals, usually to grow food crops.  
There is no set size but most plots are around 
302 sq yards (10 rods3).  The history of 
allotments is said to go back over 1000 years 
to  Saxon England when some land was held 
in common. Early enclosures in 1500s 
dispossessed the poor of this land and 
substituted “allotments” of land attached to 
tenant cottages. Later enclosures under 
Acts of 1836, 1840 and 1845 required that 
provision should be made for the landless 
poor in the form of “field gardens” and this 
was both a kind of revival of the ancient 
system and the birth of the modern 
allotment movement we have today.    

Although these particular allotments date 
from 1976, when they were established on 
the former school playground, their location 
on the north of the High Street provides a 
rare and important open space within the 
heart of the village, allowing splendid views 
down into the valley.  They also represent a 
tangible link with the past where, especially 
combined with the adjacent Hollow Way, 
they remind us of the earliest agricultural 
origins of the village where the inhabitants 
grew their own food on this very land.      

                                                     
3 A rod, pole or perch could either be a measure of 
length (5.5 yards)or of area (5.5 yards square, or 30.25 
square yards). One derivation suggests it is the distance 
from the back of a plough to the nose of the oxen 
pulling it – i.e. the length of the stick needed to control 
the beasts. 
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Building materials and local details

The traditional warm colours of the local iron 
rich sandstone and local pale limestone 
combined with mellow brick are 
predominant in the pre-20th century 
buildings. A number of the later infill buildings 
have been constructed in matching or 
sympathetic materials.  This rich pallet of 
traditional materials is very much in 
evidence and lends a striking degree of 
visual harmony to the street scene. 

The oldest buildings utilise the warm brown 
iron rich Northampton sandstone, with the 
stone traditionally being laid in courses. 
Buildings constructed from about the early 
19th century onwards add brick to the stone.  
Excellent examples of early brickwork can 
be seen at Mulberry House, 32, The Green 
and 1-9 the Green.   

3-15 The Green 

Roofs are predominantly of Welsh slate 
although a number of historic buildings have 
had their original or earlier roof covering 
replaced by heavy concrete tiles which 
detract overall from the character of the 
area.   

The oldest buildings with steeply pitched 
roofs will have formerly been under thatch, 
of which only four examples now remain.   

The skyline is marked by an irregular rhythm 
of mainly brick chimneys which make a 
positive contribution to the traditional 
character of the village. 

There are a variety of original and traditional 
window types reflecting the varied ages of 
the buildings and their modifications over 
time.  No particular style predominates or 
especially characterises the area but the 
prevalence of obviously modern window 
types in traditional buildings does 
cumulatively undermine the quality of the 
historic environment within the village. 

No historic street paving or furniture survives 
in the village but areas of Back Lane have 
granite set curb stones and the remains of 
two 19th century breather pipes survive, one 
in Back Lane and one by Blue Barns Farm. 

Trees and green spaces

High Street at junction with Back Lane 

Apart from the small area of The Green and 
the linear route of the Hollow Way there are 
no open green spaces within the proposed 
conservation area. However several 
adjacent areas of publicly accessible green 
open space are historically significant and 
form important parts of the setting.  

Mature trees, mainly located in gardens, 
occasionally dominate the street scene and 
make important contributions to establishing 
the character of Hardingstone. Of particular 
note are the trees, including Pines and Holm 
Oaks in the garden of the centrally placed 
39, Back Lane (illustration above) and the 
fine Holm Oak in the garden of Hardingstone 
House on The Green. Another fine Holm Oak 
frames the western entry to the conservation 
area from Hardingstone Lane and trees also 
frame the entrance from the south. From the 
east, approaching up Houghton Hill, the 
entrance to the conservation area is flanked 
by mature hedgerows.  

A shady part of Back Lane 
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Important Green Setting of the conservation 
area

The land to the north-west of Coldstream 
Lane contains an area of very well 
preserved ridge and furrow land which is a 
remnant of the mediaeval farming system. It 
is accessible from a public footpath down 
the side of 80 High Street and gives views 
back into the village. 

From map evidence we know that the 
Recreation Ground south of the Church has 
always been open land, possibly at one time 
common land and/or orchards.  It is possible 
to speculate that it is the remaining land 
referred to in early documents as glebe 
land,  after land now known as Glebe 
Avenue was sold and developed. It is a 
single large level open space and gives 
views of the Church within its context. 

From Pittam’s Farmhouse the land falls to the 
south east,  and giving good views of this  
farm complex and the wider agricultural 
context within which Hardingstone has 
become established. The land here is of 
some historic interest as a warren supplying 
rabbit meat in the mediaeval period, then 
(much later) being used as a quarry. A stone 
barn has recently been replaced by modern 
farm buildings.  This area is a significant part 
of the wider setting of the village and 
accessible by public footpath. 

Houghton Hill now has the character of a 
forgotten by-way which indeed is what it is. 
The map of 1767 shows the road only 
leading to a small building, before reducing 
to a footpath to Great Houghton.  By 1879 a 
through road (Ford Lane) to Great Houghton 
had been established, but in the 1970s this 
was reduced to a cycleway on construction 
of the Brackmills Industrial Estate.  It 
nevertheless is a  reminder of the older 
strategic routeways which linked the 
settlements along the crest of the river valley 
slope. 

Houghton Hill 

View east from Pittam’s Farm 

View north past the Scout/Guide Hut 

Key views and vistas

The single most important view out of the 
conservation area is to the right hand side of 
the school over the allotments down into the 
valley.  Because of the local topography 
there are no locations outside the village 
where important views into the conservation 
area can be achieved. The locations of  
attractive views within the area and other 
views of note which are worthy of 
preservation are marked on Map 2 (p. 22).   

View north-west over the Recreation Ground 

Buildings making a positive contribution to 
the area

These are shown on Map 1 (see p. 21). 
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Summary of Issues

The Hardingstone conservation area 
contains a high proportion of buildings of 
historic and architectural interest – 41 
buildings are protected by their being listed. 
However, if the character of the area is to 
be suitably protected additional means  
need to be employed to protect it from the 
harmful effects of poorly considered 
incremental change.     

There are opportunities for improvements to 
the public realm, particularly around the 
High Street/Glebe Avenue area. 

There are opportunities for nature 
conservation, tree planting and new green 
areas and ensuring the sustainability of the 
contribution which trees and green spaces 
make to the appearance of the area, 
particularly in the Hollow Way area. 

Boundary walls play an important roll in the 
character of the area, and care will be 
needed to protect and repair existing walls 
and take opportunities to add new ones 
where appropriate. 

Suggested boundary changes

See Map 1. 

When the original conservation area 
boundary was drawn up in 1978 the focus 
was on incorporating the area around The 
Green which contained the greatest 
concentration of listed buildings and had 
the strongest character and sense of 
enclosure.  Whilst this is no less true today, 
conservation ideas have developed and 
the current emphasis bases conservation 
priorities upon a firm basic understanding of 
the history and special interest of all the 
historic assets and treating the village 
accordingly as a whole entity. Many of 
those who responded to the first public 
consultation in 1978 were in favour of 
extending the conservation area further to 
the west. 

The major extension to the conservation 
area therefore reflects the significant historic 
importance of the High Street as far west as 
No 84 and now includes the important 
group of buildings in Coldstream Lane as 
well as the Church and Church House, the 
Village Hall and the Hollow Way.  

Also included are all the traditional former 
farm buildings which now form the 

Hardingstone Small Business Centre, from 
which important views northwards are 
gained. These are capable of making a 
positive contribution to the character of the 
conservation area. 

In 1976 the boundary was drawn around the 
garden of no 32 The Green, “Mulberry 
House”. Since then, part of the garden has 
been sold off for a development of three 
bungalows. Accordingly, it seems 
appropriate to adjust the boundary to 
reflect the new line of the garden. 

The remaining minor boundary changes are 
suggested alterations to ensure that the 
boundary is rationalised so that it either fully 
includes or fully excludes all of buildings and 
their immediate curtilage or garden and in 
general follows boundaries which are readily 
discernable on the ground.  

Generic Guidance

Northampton Borough Council publishes 
guidance on Conservation Areas, Listed 
Buildings and Tree Preservation Orders. This is 
available on the Council’s web site,  
www.northampton.gov.uk, or from the 
Planning Policy & Conservation Section. 

This document is not intended as guidance 
on the various planning consent regimes 
which will apply in this Conservation Area. 

Anyone wishing to make changes within the 
Conservation Area or its setting is strongly 
advised to contact the Planning 
Department at the earliest opportunity to 
discuss their proposals and any requirements 
for formal consent, at: 

Cliftonville House, Bedford Road, 
Northampton NN4 7NR 

Tel: 

email: 
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Management Plan

Introduction

The designation of conservation areas is an 
important aspect of the role of local 
authorities in recognising and managing the 
historic assets under their jurisdiction in a 
sustainable manner for the benefit of this 
and future generations.  

Northampton Borough Council has 
designated 19 conservation areas, of which 
9 lie within the urban areas of Northampton 
and 10 are villages or historic village centres.       

Every area has a distinctive character 
derived from its topography or landscape, 
historic development, current uses and 
features such as the street pattern, trees and 
green spaces, buildings, structures and open 
areas. Understanding and appreciating 
these elements together with the shaping 
effect of the social and economic 
background is the starting point for making 
decisions about the management of a 
conservation area.  

The foregoing character appraisal has 
provided the basis for developing 
management proposals for the 
Hardingstone conservation area.  These fulfil 
the general duty placed upon local 
authorities to draw up and publish such 
proposals.  

Conservation areas are distinguished as 
being of special local interest but this does 
not necessarily make them any less dynamic 
than other areas.  Careful  and active 
management is therefore required if the 
essential character and appearance which 
makes an area special is to be suitably 
protected and enhanced during periods of 
change.  

Proposals for the enhancement of the 
character and appearance of the 
conservation area are aimed at reinforcing 
those qualities and characteristics which 
provide the special interest that has 
warranted designation. 

Management proposals

These management proposals take the form 
of a strategy, setting objectives, addressing 
issues and making recommendations for 
action arising from the appraisal process. 

The availability of resources will have an 
impact upon delivery of the plan.  
Northampton Borough Council recognises 

both the needs of the area and its own 
aspirations to meet those needs where ever 
and when ever they are able to do so within 
the constrains which will apply. 

The principal ways in which the conservation 
area will be managed fall into two broad 
categories of protecting the existing fabric 
and works of enhancement.  

These will be achieved by - 

The application of generic and specific 
policy guidance. 
The provision of published and online 
policy guidance, augmented from time 
to time. 
Protection of locally important buildings, 
structures and trees and the review of 
protection measures on a regular basis.  
An enforcement strategy. 
Ensuring that new development 
compliments the existing scene. 
Ensuring that works within the public 
realm reinforce the character of the 
area. 
Seeking pro-active opportunities for 
restoration of lost elements and repair of 
important historic elements which are 
damaged or in danger. 
Monitoring change and modifying 
priorities and policies accordingly.    

Protection

Listed Buildings

The conservation area contains 41 listed 
buildings (covered by 33 list entries - see 
Appendix 4, p.25). All material alterations to 
listed buildings (inside and out) is controlled 
through the Listed Building consent regime.  
Certain works will, in addition, require 
Planning Permission, Conservation Area 
Consent and/or Building Regulations 
Consent. 

Consideration will be given to putting 
certain additional buildings and structures 
within the conservation area forward for 
inclusion on the national register of buildings 
of special architectural or historic interest 
(i.e. listing) if additional information about 
their significance comes to light which may 
make them worthy of protection. 

Important buildings not put forward for listing 
or not adopted for inclusion on the national 
list will be included on the Local List. 
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The Local List

Northampton Borough Council has 
produced a list of those buildings which it 
considers to be of local significance for their 
architectural or historic interest. These 
buildings do not benefit from the same 
extent of  protection as those on the 
national statutory list but will require careful 
appraisal and justification when applications 
for change are under consideration.  

The general presumption will be in favour of 
retaining buildings and structures which 
have been included on the Local List.  Those 
which have been identified through the 
appraisal process as making a positive 
contribution to the character of the area will 
receive special scrutiny where major 
changes are proposed.  

A draft Local List of buildings of architectural 
or historic interest in Northampton is currently 
in preparation.  A review of buildings and 
structures within the conservation area will 
be undertaken to assess their suitability for 
inclusion on a Local List. 

This may include, in particular:– 
The War Memorial 
Kiln Cottage (to the east of The Green) 
4-6, Back Lane 
7, Back Lane 
Gardener’s Cottage, 15 Back Lane 
3 High Street (Former Baptist Chapel) 
11, High Street 
Threshing Barn and two ranges of barns 
at Hardingstone Small Business Centre 
Village Hall (Former School) 
44, High Street 
Range of Barns at Blue Barns Farm 
84, High Street 
21-25 Coldstream Lane 

The following buildings are of considerable 
historic significance and worthy of inclusion 
on the Local List in their own right.  They lie 
within the curtilage of listed buildings and as 
such are protected under Listed Building 
legislation.  

Range of Barns and Threshing Barn at 
Pittam’s Farm  
Barn at Ivy House  

L-R, top: Village Hall & 15 Back Lane 
L-R, bottom: Kiln Cottage & 44 High Street 

Additional Protection

An important aspect of the character of 
Hardingstone arises from the traditional roof 
coverings, particularly thatch and Welsh 
slate. Consideration will be given to the 
potential benefits of an Article 4.2 direction.  
This would protect, in particular, surviving 
original and interesting historic roof 
coverings, windows and doors in unlisted 
buildings.   

The numerous, and sometimes imposing, 
traditional boundary walls are a highly 
significant characteristic of Hardingstone. 
Those walls which make an important 
contribution to the character and 
appearance of the conservation area are 
marked on Map 2 (p. 22). Conservation 
Area Consent is required for the demolition 
of most walls within the conservation area. 
The Council is unlikely to support the removal 
of significant boundary walls as shown on 
Map 2. 

Enforcement strategy

Where there is clear evidence of a breach 
of planning law, national and local policy 
will be enforced.  In cases where this is 
necessary, it will be carried out in a fair, clear 
and consistent manner. Information and 
advice will be available before any formal 
action is taken and an opportunity provided 
to discuss the circumstances of the case 
and an opportunity will be given to resolve 
problems. 
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Upkeep and repair of historic buildings

The general condition of buildings and 
structures within an area contribute to the 
overall ambience of well-being or decay 
and neglect. 

It is normally in the interests of owners to 
keep their historic and listed buildings in a 
good state of repair.  The Borough Council 
has powers to take action and will consider 
using these where an historic building has 
deteriorated to the extent that its 
preservation may be at risk.          

A  Buildings at Risk survey was carried out in 
August 1990 and updated in March 2008. 

There are at present no listed buildings within 
the proposed conservation area whose 
structural condition gives cause for concern. 

Management and protection of important 
trees

Hardingstone conservation area contains a 
number of individual trees and important 
groups of trees which are currently 
protected by Tree Preservation Orders.  
Consideration will be given to a review of 
these orders from time to time and to the 
undertaking of a review of those trees which 
fall within the boundary of the proposed 
new conservation area boundary or its 
setting.  The mature Holm Oak outside No. 6, 
Hardingstone Lane, for example, forms an 
important element in the street scene on 
approaching the conservation area from 
the west and combines with the thatched 
Nos 80-84 High Street to create the 
character of this entry point. Trees, including 
Scots Pines, also frame the view on entering 
the conservation area from the south via The 
Warren.  Other important trees which may 
be included within the conservation area for 
the first time include those within the 
Churchyard and Church House, especially 
the Lime trees which border the High Street 
and the avenue of Yew trees leading to the 
Church tower. There are also significant 
mature trees within the area of the Hollow 
Way. Since the last review some mature 
trees have been lost around the perimeter 
of the Recreation Ground where some new 
planting would be desirable to improve this 
important element in the setting of the 
conservation area.            

Enhancement

Summary of  enhancement potential: 

Improving the public realm 
Drawing up a Conservation Strategy for 
the Hollow Way and the Churchyard and 
seeking opportunities for taking key 
actions for conservation forward. 
Conservation of traditional stone and 
brick boundary walls and 
Reinstatement of traditional materials and 
features 

Improving the Public Realm

The quality of street works and the public 
realm within the conservation area is 
generally fair, but with notable locations 
where it is low and where enhancement 
works would strengthen the character of the 
village.  

There are a number of locations where there 
are opportunities to introduce more 
sympathetic designs and materials into the 
streetscape and where the urbanising 
impact of former works could be reduced or 
avoided by the introduction of landscaping.  
In general the aim should be to enhance 
the rural village character which has been 
gradually eroded.  

Poor and varied footway surfacing, visually 
intrusive and unnecessary signage and 
street clutter together with overhead wires 
all detract from the visual harmony of the 
area and the setting of the historic buildings.  

For development within or adjacent to the 
conservation area the Council may seek 
financial contributions through Section106 
planning obligations to assist in delivering the 
improvements to the conservation area as 
set out in the Management Plan. 

Poor examples of surface treatment in the  High Street: 
outside nos 34-38 and past nos 80-84 
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Conservation Strategy for Green Spaces

The Hollow Way

The Hollow Way is the route of an ancient 
track way leading from the village towards 
Northampton crossing the river Nene at 
Nunn Mills. It is thought to date from circa 
1200 and may also be associated with the 
medieval system of field cultivation. It is in 
regular use as a public footpath but is at risk 
from lack of sympathetic maintenance and 
lack of understanding of its importance. In 
local terms it is of the highest significance. As 
a locally rare survival it represents an 
example of a remnant of the mediaeval 
landscape which is fast disappearing. In 
order to ensure its long term survival a 
conservation plan should be drawn up to 
inform a strategy for repair and 
maintenance. 

The Churchyard

The Churchyard is a green area which lies at 
the heart of the conservation area and 
forms the setting for its most important and 
oldest building, the Church of St Edmund, 
King and Martyr.  There are opportunities for 
developing a maintenance plan which 
would have beneficial outcomes for nature 
conservation, bio-diversity and the 
conservation of the monuments, some of 
which are in a poor state of repair.   

Conservation and restoration of historic 
fabric

Boundary walls make a particularly 
important contribution to the special quality 
of the conservation area, and are 
commonly a mixture of local stone and 
brick.  Where these have been repaired in 
the past work has frequently been 
undertaken using inappropriate materials 
and mortar. Over time ill-advised work will 
further undermine the appearance of the 
area and can reduce the life of surviving 
historic walls. Owners are therefore 
encouraged to seek specialist advice 
before considering such work and to employ 
specialist craftspeople.  It is equally 
important to retain and repair historic 
elements such as windows and doors and 
roof coverings on historic houses and make 
appropriate repairs on the basis of specialist 
advice.   

Opportunities for redevelopment

New development in the conservation area 
should aspire to a quality of design and use 
of materials which is clearly related to its 
context. This normally involves demonstrating 
that the values which have been 
established through the conservation area 
assessment have been respected. To an 
extent the character of the area derives 
from its natural evolution over time.  New 
development which complements this 
pattern and the established grain and 
settlement pattern will therefore be 
encouraged.  

New development within the grounds or 
curtilage of listed buildings and local list 
buildings will be discouraged, especially 
where it is considered that the setting of 
those buildings or the open character would 
be compromised. 

There are a number of sites which are 
capable of sustaining sympathetic 
redevelopment and which have the 
potential to enhance the character of the 
conservation area. 

These include: 

Pittam’s Farm buildings

The key here will be to retain the character 
of the buildings as barns and to avoid 
compromising the setting of the main 
farmhouse.  The threshing barn is of 
particular historic interest and merit. Any 
development proposals should be informed 
by a full historic building and archaeology 
appraisal and impact assessment. 
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The Hardingstone Small Business Centre 
(Garage)

This former farmyard commands a central 
location within the conservation area and as 
such will require extreme care if any 
redevelopment is proposed.  Any 
redevelopment scheme should be informed 
by a full historic building and archaeology 
appraisal and impact assessment. The single 
storey former barns and stables are of some 
historic interest, not least for their 
modifications and alterations over time 
whilst the main threshing barn, though in 
poor condition is of considerable historic 
interest and may date from the 17th century. 
The land rises up from the High Street and 
any development should give priority to 
retaining the fine view of Northampton 
looking northwards over the grounds of 39 
Back Lane.   

Land and single story buildings between the 
Village Hall and 38 High Street

The present single storey community use 
buildings are making a neutral contribution 
towards the character of the area in terms 
of their design, location and fabric.  
However they do allow for the single most 
important view out of the conservation area 
from public space, one which allows for the 
best appreciation of how the village has 
been established on the hillside overlooking 

the valley of the River Nene.  Any 
development of this land would need to 
give priority to the retention of the view and 
also to the boundary wall along High Street. 

Barns at Blue Barns Farm

This site includes a significant range of mid 
19th century blue brick barns which give the 
farm yard its name.  Like the Small Business 
Centre site it lies essentially at right angles to 
the High Street and the buildings enclose a 
yard area. The range of barns to the east 
side of the yard is visually dominant within its 
context and makes a very positive 
contribution to the character of the area 
and to the setting of Church House and the 
Church. The former farmhouse is attached to 
the north side of this range and although 
much altered at the front is of historic 
interest. The modern large barn forming the 
west side replaced a  shallower and 
probably lower open sided barn built 
between 1883 and 1900.  An aerial photo 
(undated) of the farm at the time of the 
demolition of that barn is in the 
Northamptonshire Record Office.  Any 
development scheme should be informed 
by a full historic building and archaeology 
appraisal and impact assessment.        

The Londis Shop and area to front and rear

The present Londis shop forms a part of the 
conservation area which is visually weak 
and where the character of the village has 
been eroded by unsympathetic demolitions 
and development. Map evidence 
(confirmed by a photo in the Northampton 
Central Local Studies Library) shows that a 
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row of small terraced houses built close to 
the footway was demolished to make way 
for the construction of Glebe Avenue and 
the shop sometime before 1968. The  design 
values and construction quality of the shop 
and its immediate surroundings are low.  Any 
redevelopment of this site should aim to re-
establish and strengthen the historic building 
line and provide a building or buildings 
which make closer visual references, in 
design and materials, to their historic 
surroundings, especially considering the 
settings of the listed buildings 71 and 74 High 
Street.  

The Crown - forecourt and car park 

Early Ordnance Survey maps tell us that 
there has been a public house called The 
Crown on this site since before 1883.  The old 
Crown Inn was close to the footway in line 
with its neighbour, 55 High Street.  It was 
demolished and a new public house built on 
a different footprint further back from the 
road.  Whist this may have given scope for 
landscaping and a welcoming forecourt 
evidence of this has now been lost. The 
present day Crown shows on the O.S. map 
of 1937 and is very much typical of public 

houses of its era, solid and imposing.  The 
building itself is making a positive 
contribution to the area, but it is marooned 
by a charmless setting which has a negative 
impact upon the street scene and the 
setting of 55 High Street and also to some 
extent the Church nearby. 

Any redevelopment should aim to better 
integrate the Crown with the street and its 
overall setting.       

Monitoring Change

The appearance of conservation areas is 
subject to change over time and results from 
the implementation of permitted alterations 
and approved schemes and sometimes 
unauthorised alterations.  The physical fabric 
of the area and the public realm may also 
change for the better or worse.  This will be 
monitored and the effects reviewed and 
policies modified accordingly with the aim 
of maintaining a sustainable equilibrium. 

Mechanisms for monitoring change

Changes will be managed through the 
planning, listed building and conservation 
area consent regime and a logbook 
recording the formal planning history of the 
conservation area will provide an overview 
of accepted changes within the area.  

A dated photographic record of the 
conservation area will be created during the 
appraisal process and kept up to date to 
maintain its usefulness. 

An annual visual inspection by a suitably 
qualified person will take place to monitor 
change within the conservation area.  



Hardingstone  Conservation Area Appraisal: Appendices

Northampton Borough Council 21

Appendix 1

MAP 1 – Showing proposed changes to the conservation area boundary, listed buildings, local list 
candidates and buildings making positive contribution 
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Appendix 2

MAP 2 – Showing important boundary walls, important views  







Hardingstone  Conservation Area Appraisal: Appendices

Northampton Borough Council 25

Appendix 4

Schedule of Listed Buildings 
(Brief description is that given at time of listing). 

Photo Building Grade 

No. 1 Back Lane  
Early C19. Coursed brown 
stone, slate roof. 

II 

No. 2 Back Lane  
C18 Coursed yellow stone, 
tiled roof. 

II 

No. 3 Back Lane 
C17 or C18, altered. Coursed 
rubble, thatched roof.  

II 

Nos 10-12 Back Lane  
Early C19. Ashlar. Welsh 
slated roof. 

II 

Nos 14 -16 Back Lane
Early C19. Roughcast. Welsh 
slated roof. 

II 

No. 18 Back Lane  
(Ivy House). Early C 19. 
Coursed rubble, Welsh slated
roof. 

II 

No. 22 Back Lane  
Eathorpe House (formerly 
known as the Priory). C17, 
altered C18 and later. 
Coursed stone, Welsh slated 
roof. 

II 

No. 24 Back Lane  
Late C18 centre, altered, 
with early C20 additions 
either end. Red brick, Welsh 
slated  roof. 

II 

No. 25 Back Lane  
(Beaconsfield). C18. 
Coursed rubble, slate roof. 

II 

Nos 26 & 28 Back Lane  
Unusual, distinguished early 
C19 Neo-classical houses. 
Stucco, Welsh slated roof. 

II* 

No. 37 Back Lane  
(The Hermitage). C16 or 
early C17, altered. Ashlar & 
coursed rubble, thatched 
roof. 

II 

No. 39 Back Lane  
Earlier C19, altered. Ashlar, 
Welsh slated roof. 

II 

No. 66 Back Lane  
Late C17 or early C18. 
Coursed rubble, thatched 
roof. 

II 

Nos 1 & 3 Coldstream 
Lane
Earlier C19. Red stretchers, 
grey headers. Welsh slated 
roof. 

II GV 

No. 1 The Green  
Late C17 or early C18, 
altered. Coursed and 
squared rubble, steeply 
pitched pantiled roof. 

II GV 

No. 3 The Green 
Earlier C19. Red brick, Welsh 
slated roof.  

II GV 

No. 5 The Green  
Mid C19. Red stretchers, pink 
headers in Flemish bond. 
Welsh slated roof. 

II GV 

Nos 7 & 9 The Green  
Mid C19. Flemish bond of red
stretchers, pink headers. 
Welsh slated roof. 

II GV 

No. 17 The Green  
C18, altered. Ashlar, Welsh 
slated roof with moulded 
stone cornice. 

II 
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No. 2 The Green  
Circa 1830, altered. Brown 
ashlar, Welsh slated roof with 
stone coped side gables. 

II 

No. 4 The Green  
Earlier C19, Ashlar, Welsh 
slated roof. 

II 

Nos 20 & 22 The Green  
Late C18. Ashlar, Welsh 
slated roof. 

II GV 

No. 24 The Green  
Early C19. Squared rubble, 
Welsh slated roof. 

II GV 

Nos 26 & 28 The Green  
(Millstone Cottages). C16 or 
early C17. Coursed & 
squared rubble, steeply 
pitched pantiled roof. 

II GV 

No. 32 The Green  
First half of C18, altered. Red 
brick with painted stone 
chamfered quoins. Welsh 
slated roof. 

II 

No. 24 High Street  
Early C18. Ashlar front, 
modern interlocking tiled 
roof with stone coped side 
gables. 

II 

Church of St Edmund 
1223, C14 north porch & 
arcades, windows early C16. 
Restored 1869. Harvey 
chapel with monuments.  

A GV 

Church House, High St  
Early C19 with additions. 
Stucco, low pitched Welsh 
slated roof. 

II GV 

No. 55 High Street  
C18, altered. Coursed and 
squared rubble, steeply 
pitched Welsh slated roof. 

II 

No. 71 High Street  
C18, altered. Coursed brown 
stone. Welsh slated roof with 
C19 chimney stacks. 

II 

No. 74 High Street  
Circa 1830, altered. Coursed 
rubble, Welsh slated roof. 

II 

Nos 76 and 78 High 
Street  
Late C18 or early c19. 
Coursed brown stone, tiled 
roof. 

II GV 

No. 80 High Street  
(Cobbler's Cottage) 
C17 to early C18. Coursed 
stone rubble with thatched 
roof. Built as two cottages 
with quoins between them. 

II 
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Appendix 5

Glossary

Ashlar Blocks of stone with smooth faces and square edges laid in horizontal 
courses with vertical joints. 

Cluniac A religious order, an offshoot of the Benedictines, originating in the 10th

century in Cluny, France. Delapre was one of only two Cluniac 
nunneries in England. 

Coping A capping to a wall. 

Coursed rubble see “Rubble”. 

Cruciform Shaped like a cross. 

Enclosure The change from the mediaeval agricultural system of communal open 
fields to the hedge-enclosed fields familiar in the landscape today. 

Ensemble A collection or group. 

Faced Rubble Unhewn stone, generally not laid in regular courses, but with the outside 
face smoothed . 

Glebe Land Land belonging to the Church from which revenue was raised. 

Jamb The vertical face of the side of a doorway or window frame. 

Listed Building A building of high architectural quality and/or with historical value, 
identified by the Secretary of State as subject to special protection 
measures to preserve its character. 

Mansard roof A roof with a double slope, the lower being steeper and longer than the 
upper. 

Pantile A roofing tile of curved S-shaped section. 

Paviors Paving stones, usually of small size and laid in a pattern (picture, p. 10) 

Plinth Projecting base of a wall or column, generally with a chamfered or 
moulded top. 

Quoins Dressed stones at the corners of buildings, usually laid as alternating 
large and small stones. 

Rubble Unhewn stone, roughly dressed and generally not laid in regular courses 
(if in regular courses it is Coursed Rubble). 

Stucco Render. A plaster of gypsum, sand and slaked lime, with other 
substances to ensure durability, used as a protective coating to walls. 

String course A continuous horizontal band in stonework or brickwork, sometimes 
projecting forward from the wall surface. 
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Appendix 6
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Land at Hardingstone, Northampton 
Landscape and Visual Technical Note 

edp6682_r001a 
  
  
1. Introduction and Context  

 
1.1 This Landscape and Visual Technical Note has been prepared by The Environmental Dimension 

Partnership Ltd (EDP) on behalf of Bastion Group (the ‘Promoter’) to support representations to 
the emerging Northampton Borough Council (NBC) Draft Local Plan (Part 2) for Land at 
Hardingstone, Northampton (the ‘site’).  
 

1.2 The site known as ‘The Farm’ in Hardingstone is being promoted by Bastion Land Limited 
(Bastion). The site is subject to a draft allocation in the Regulation 19 Proposed Submission 
Version of the Northampton Borough Local Plan (Part 2) for up to 100 units (subject to capacity 
testing). The draft allocation as shown by NBC extends to 2.17 hectares (ha), however, a slight 
rationalisation of the boundary to accord with land ownership is proposed by Bastion Homes; 
this will extend the site to an area of 2.23ha. This is referred to as the ‘core site’ and is the area 
for which this technical note primarily relates.  
 

1.3 In addition to the ‘core site’, Bastion also control land immediately to the north (referred to as 
the ‘wider site’) which has previously been promoted through the NBC Local Plan Part 2 and 
West Northamptonshire Strategic Plan and which has the potential to accommodate further 
future growth, including strategic infrastructure which may support the ‘core site’. To 
demonstrate the technical feasibility of this additional land to accommodate modest 
supplementary growth and further support the draft allocation, this site has also been 
considered as part of this technical note. The core site and the wider site are shown on drawing 
BPG005-004 rev A and Plans EDP 1 and EDP 2.  
 

1.4 EDP is an independent environmental planning consultancy with offices in Cirencester, 
Shrewsbury, Cardiff and Cheltenham. The practice provides advice to private and public sector 
clients throughout the UK in the fields of landscape, ecology, archaeology, cultural heritage, 
arboriculture, rights of way and masterplanning. Details of the practice can be obtained at our 
website (www.edp-uk.co.uk).  
 

1.5 The report sets out the findings of both desk and field-based studies in respect of landscape 
and visual matters, which have been undertaken to assess the suitability of the site in relation 
to its potential for residential development.  
 

 
2. Planning Policy 

 
2.1 Provided below is a consideration of the landscape-related planning policy, which is a critical 

first step in understanding and appraising the potential acceptability of the proposal.   
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National Planning Policy 
 

2.2 A cornerstone of the National Planning Policy Framework (NPPF)1 remains the achievement of 
sustainable development.  
 

2.3 In broad terms, the NPPF requires that development proposals that accord with adopted policy 
should be approved without delay, and where no policy exists or is out-of-date, permission should 
be granted unless any adverse effects of the proposal would significantly outweigh the benefits, 
subject to specific policies within the NPPF that restrict development (e.g. natural heritage and 
landscape designations). The principles of achievement of sustainable development should also 
be carried forward into planning policy at a local level so that it is clear what constitutes 
acceptable development under the new guidance. 
 

2.4 In relation to development and landscape, section 12 seeks to achieve well designed places, 
whilst paragraph 127 specifically states that development “will function well and add to the 
overall quality of the area …” and “are sympathetic to local character and history, including the 
surrounding built environment and landscape setting”. 
 
Local Planning Policy 
 
The West Northamptonshire Joint Core Strategy Local Plan (Part 1) 
 

2.5 The current statutory development plan for the site and its context is the West Northamptonshire 
Joint Core Strategy (WNJCS) Local Plan (Part 1) which was adopted on December 2014 for the 
plan period up to 2029. The following policies are considered relevant to the consideration of 
the site: 
 

2.6 The following policies of the WNJCS apply to the whole plan area. The policies of most relevance 
to the site are: 

 
 Policy BN1– Green Infrastructure Connections; 

 
 Policy BN3 – Woodland Enhancement and Creation; and  

 
 Policy BN5 – The Historic Environment and Landscape. 

 
2.7 Policy BN1 is primarily focussed on the protection and enhancement of existing and potential 

Green Infrastructure (GI) corridors and assets.  
 

2.8 Policy BN3 supports measures to enhance and manage existing woodlands and create new 
woodlands in West Northamptonshire. The policy states that: “Opportunities will be sought to 
create new woodland to buffer, extend and relink areas of ancient woodland which have become 

 
1 Department for Communities and Local Government (June 2019) National Planning Policy Framework, DCLG, London. 
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 Northampton Green Infrastructure Plan (May 2016); and 
 
 Northampton Landscape Sensitivity and Green Infrastructure Study (2009). 

 
 
3. Landscape Character Considerations 

 
National Landscape Character 
 

3.1 At the broadest scale, the site lies within the Northamptonshire Vales National Character Area 
(NCA 89). While the descriptions of this NCA provides a broad understanding that informs this 
study, given the size of the site and scale of likely effects, this is considered too broad-brush to 
provide a full understanding of the character of the site and its local context. For the scale of the 
development proposed it is considered that the description of landscape character undertaken 
at the sub regional level is more relevant in establishing the landscape resource baseline. 
 
Local Landscape Character 
 

3.2 At a local level, the site is characterised within the ‘Northamptonshire Current Landscape 
Character Assessment’ (CLCA), which provides a more detailed assessment of the landscape 
character of the site and its surroundings than the national level assessment described above.  
 

3.3 The NCLCA identifies the site is located within Landscape Character Type (LCT) 12: ‘Limestone 
Valley Slopes’ and more specifically within Character Area 12a: ‘Wollaston to Irchester’, The 
relevant descriptions within the LCA include (inter alia): 
 
“Bordered by the River Nene Broad River Valley Floodplain to the north and Undulating Claylands 
and Low Wooded Clay Ridge to the south, the character area generally slopes towards the 
floodplain from more elevated land to the south. 
 
 …predominance of large-scale fields of arable cereals and horticulture cloaking the gently 

undulating landform… 
 

 Smaller improved pastures with grazing sheep and cattle are frequent, however, around 
settlements such as Little Houghton, Cogenhoe, Castle Ashby, Grendon, Bozeat and 
Wollaston. 

 
 ‘Horsiculture’ is also frequent in such areas, conspicuous in the landscape through the 

use of white ribbon temporary fencing.  
 
 Boundaries across the area vary, including low hawthorn hedgerows, both clipped and 

overgrown, and post and wire fencing.  Although overgrown, scrubby hawthorn is evident 
along boundary lines, but hedgerows trees are infrequent.   
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 Woodland in the character area is relatively varied although, as is typical of the landscape 
type, it is limited.   

 
 South of industrial development at Brackmills, significant areas of young tree planting 

have been established on the north facing slopes with smaller areas of broadleaved 
woodland located within the central section of the area, including Coney Green Plantation 
and woodland surrounding Castle Ashby. 

 
 Although woodland within the character area is limited, woodland in surrounding 

landscape types of the Undulating Clay Plateau and Low Wooded Clay Ridge forms horizon 
features and a wooded backdrop to the area. 

 
 The character area is reasonably well settled, with a number of villages of varying 

morphology extending across the undulating landform. 
 

 Minor roads as well as more major routes connect the settlements in the area, of which 
a number are prominent in views, and also create areas of localised noise intrusion.  The 
A509 and B570 are such examples.  Also intrusive in views are high voltage pylons 
crossing the landscape, extending into the area from the adjacent Nene Valley. The 
permitted sand and gravel extraction site northwest of Bozeat is notable within the 
character area.  The quarry occupies sloping land to the west of the A509.” 

 
3.4 The assessment provides a general description of the landscape condition and landscape 

change for the Limestone Valley Slopes LCT noting that the “predominance of arable farming 
has resulted in the reduced need for well-maintained boundaries and consequently hedgerows 
are showing signs of decline.” However, many areas of hedges are “low neat and well 
maintained” giving the landscape a “productive and managed character.”  
 

3.5 The absence of woodland indicates the widespread clearance for agriculture. “The expansion of 
urban areas in recent years has resulted in the despoiling of some areas of the landscape on 
the urban fringes of settlements, although the impact is relatively localised. Elsewhere, 
attractive villages, such as Fotheringhay, have retained their historic character. They make a 
significant contribution to local landscape character and distinctiveness.” 
 

3.6 The landscape strategy within ‘Northamptonshire Current Landscape Character Strategy and 
Guidelines’ document for the Limestone Valley Slopes LCT describes the need to “retain 
woodland” where possible, while maintaining the “changing patterns of openness and enclosure 
that form an integral part of the diversity of the landscape”.  
 

3.7 It is particularly important that where development is considered, “the subtle variations in the 
landform are responded to and incorporated in a creative and positive way.” Reference should 
also be made to the locality to integrate with particular details of local vernacular building styles, 
materials, and layout.  
 

3.8 Further ‘landscape guidelines’ are provided in relation to key landscape character features: 
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Northampton Borough to accommodate development. The LLCA 12a referred to in this 
assessment as ‘Great Houghton’ is identified as having a ‘medium-high’ landscape value, a 
‘medium-high’ landscape sensitivity and a ‘low-medium’ capacity for development. In 
summarising these aspects, the report cites: 
 
“Landscape Value: Medium-High 
 
This is due to a combination of factors, including the presence of the historic village at Great 
Houghton, which contributes to its strength of character. The woodland, scrub and open spaces 
which comprise the Brackmills Country Park are a distinctive feature in the landscape. Despite 
the low sense of tranquillity in some places due to busy roads in the north and south, 
moderate to good landscape condition, and the value for recreational activity also contribute 
positively to landscape value.” 
 
“Landscape Character Sensitivity: Medium-High 
 
 …medium-high landscape value; largely 18th-19th Century or later time depth, in combination 
with the presence of some distinctive features, which contributes to its strength of character; 
and the predominantly apparent landform and enclosed tree cover, which largely makes 
intervisibility fairly low.” 
 
“Capacity for Development: Low-Medium 
 
“The landscape value and landscape sensitivity assessments for this Parcel are broadly the 
same as for LLCA 12a, most of which falls within the NBC area. Therefore, landscape value is 
medium-high, and sensitivity is medium-high, giving a landscape capacity of low-medium. 
 
Recommended development scale: small scale.” 

 
3.11 With reference to the site, it is apparent that it fulfils the criteria of being ‘small-scale’ and is 

located immediately adjacent to the existing settlement and as was borne out by the field 
appraisal, could be brought forward without being visually intrusive development. On this basis 
– and despite the LCA being described overall as medium-high sensitive to change, there is 
scope to develop the site in accordance with the sensitivity assessment as published. 
 

3.12 Looking to the specific character description carried out as part of this study (page 87-89) there 
is a particular focus on the village of ‘Great Houghton’ which lies approximately 2.6km east of 
the site and separated by Brackmills Industrial Estate and Brackmills Country Park. The analysis 
does acknowledge that proximity to the industrial estate has an undermining influence on the 
landscape condition. The woodland is noted to provide “a local sense of enclosure, as well as 
acting as an effective screen between an industrial estate that forms the urban edge of 
Northampton” The roads are acknowledged to be “visually well screened”, but “are audible in 
some parts of the landscape, particularly in the north of the area”.  
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be drawn. The photographs provided should also be referenced as they illustrate the character 
of the site and surrounding area. 
 

3.18 The site comprises an area of scrubby agricultural land directly adjacent to the eastern urban 
edge of Hardingstone. The site is contained to the west by the existing settlement edge and to 
the east by Brackmills Woods Country Park. The southern parcel (the core site subject to the 
draft allocation for 100 dwellings) is contained to the south by a complex of farm buildings, which 
lie within the site, and beyond this the existing settlement edge. This part of the site lies adjacent 
to the South of Brackmills SUE and the Brackmills Woods Country Park. The northern parcel (the 
wider site) is also contained by woodland along the eastern boundary and mature trees and 
vegetation along the northern boundary. Images EDP 3.1 to 3.5 show the site in its current form. 
  

 
Image EDP 3.1:  Looking across the core site, north across the wider site towards the Brackmills industrial 

estate and Northampton beyond. 
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Image EDP 3.2:  The barn in the southern part of the core site, and views of housing at Heritage Farm 

Close.  
 

 
Image EDP 3.3:  The site’s eastern boundary with woodland in Brackmills Woods Country Park. 
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Image EDP 3.4:  The barns within the southern parts of the site. 
 

 
Image EDP 3.5:  Extreme southern part of the site, adjacent to existing settlement.  
 

3.19 Beyond the immediate site the context is characterised variously by existing settlement (to the 
west), by an open agricultural landscape, shortly to become the SUE (to the south), the 
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4.5 It is likely that were the site developed against the baseline situation shown there may be a 
minimal change to the view with buildings added in the context of the existing settlement edge. 
Such change would barely register on the scale of magnitude and given the context within which 
the change would appear, any effect would be almost imperceptible. Additionally, in the longer 
term, when the SUE is ‘built out’ this view would become impossible, with the foreground 
character dominated by the mixed-use development, and screening development of the site.  
 

4.6 Other views from the south, for example along the route of the B526 as it runs along the elevated 
ground, the intervening woodland and other planting restricts views significantly. Occasional 
breaks in the vegetation are available, but where this occurs, more distant vegetation and 
shelter belts limit views once again. An example of such views is shown on Image EDP 4.2 
below, which is taken from The Green, to the south-east. 
 

 
Image EDP 4.2: View from the minor road known as ‘The Green’, circa 1.2km to the south-east. 
 

4.7 There will obviously be significant change from the PRoW which runs through the southern part 
of the site, the view from which is as demonstrated by Images EDP 3.4 and 3.5 above. 
Image EDP 4.3 below shows the currently restricted nature of the view north from this route, 
towards the centre of Northampton. Whilst this is one of the main access points for residents to 
and from the Brackmills Woods Country Park, the route is rather rough and not easy for people 
in wheelchairs or with prams to navigate. Added to the dilapidated nature of the barns, there 
are significant improvements that could be made here in terms of ambiance and accessibility. 
 

4.8 With this in mind, and notwithstanding that there will be significant visual change from this part 
of the route (which will not be out of context given the views to the north will be changed 
considerably by the SUE) the proposals have the potential to improve the linkage to the Country 
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Park (and possibly provide parking), and also provide a long range view corridor north towards 
Northampton. Although this change will be very different to the current situation, it will not be 
out of context with the general perceptual character of the area, which as described above is 
urban fringe in character.  
 

 
Image EDP 4.3: View from PRoW towards Northampton, across the site, looking north. 
 

4.9 The only other formal route in close proximity is the Sustrans route 539, which runs through the 
conservation area to the north-west, before routeing down the slope towards Brackmills 
industrial estate. As shown by Image EDP 4.4 below, this route runs through a heavily vegetated 
corridor, thus limiting any potential for views of the site. As it runs through the conservation area, 
built form restricts views.  
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Image EDP 4.4: Sustrans route 539 in proximity to the site. 
 

4.10 On account of the prevailing topography, the site is open and exposed to the north. There are 
long range views from the centre of the site, and whilst difficult to discern, also views back from 
the north towards the site. Images EDP 4.5 and 4.6 below show a view available from Rushmere 
Crescent, circa 3km to the north (normal and zoomed in). Views from the south facing slope are 
variously available, although large parts of this area are not accessible due to the large medical 
facility located here.  
 

4.11 Views from the lower lying ground between the site and the south facing slopes of Northampton 
are not readily available due to intervening built features (particularly the Brackmills industrial 
estate) and vegetation. There may be some glimpsed views, but these would be rare and given 
the context not out of character.  
 

4.12 Where views are available from the north, the site is viewed – at distance – within a well-treed 
context, and development would be backclothed by the woodland within the Country Park.   
 
















