
Development Control Committee 30th October 2018 
 

Conservation Area Appraisal and Management Plan Supplementary 
Planning Documents 

 
 

This report seeks endorsement of the Conservation Area Appraisal and Management Plan 
SPD’s for Great Oakley and Gretton as amended in the light of public consultation, and to 
seek approval for amendments to the Conservation Area boundaries.   

1. Introduction 
1.1 There is a requirement under the Planning (Listed Buildings and Conservation Areas) Act 

1990, for local planning authorities to review their conservation areas, ‘from time to time’ and 
to formulate and publish proposals for their preservation and enhancement. A fundamental 
part of that process is to produce a character appraisal and management plan for each one.  

1.2 A conservation area appraisal should consider what features make a positive or negative 
contribution to the significance of the conservation area, thereby identifying opportunities for 
beneficial change, or the need for further planning control. The management plan will 
address the issues and recommendations to emerge from the appraisal process. 

1.3 A clear and comprehensive appraisal of the character of a conservation area provides a 
sound basis for development management and for developing initiatives for improving the 
area. A clear definition of those elements which contribute to the special architectural or 
historic interests of a settlement will provide a robust framework for the future management 
of that settlement against which planning applications can be determined. The appraisals 
also have a wider application as educational and informative documents for the local 
community. 

1.4 The preparation of a Supplementary Planning Document (SPD) for Conservation Area 
Appraisal and Management Plan for Conservation Areas is in line with the National Planning 
Policy Framework which endorses protecting heritage assets which are considered to have 
heritage significance and therefore merits consideration in planning matters. 

2 Details 
2.1 In November 2017, the Council appointed consultants to prepare separate Conservation 

Area Appraisal and Management Plan’s for Great Oakley Conservation Area and Gretton 
Conservation Area. The documents highlight a number of changes to the existing 
boundaries in each of the Conservation Areas; these are explained and qualified in this 
report.  The appraisals consider what features make a positive or negative contribution to the 
significance of the area, thereby identifying opportunities for change or the need for planning 
protection. 

 Public Consultation  

2.2 On 7 March 2018, the Local Plan Committee approved the draft Conservation Area 
Appraisal and Management Plan SPD’s for Great Oakley and Gretton to be published for 
public consultation. The draft Conservation Area Appraisal and Management Plan SPD’s 
were subject to public consultation between 12 March 2018 and 16 April 2018, including the 
following activities:  

• A press notice and release  
• Copies of the draft documents being made available for public viewing at the One Stop 

Shop and local libraries  
• Notifying contacts on the Local Plan consultation database  
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• Social media alerts  
• Details uploaded to the Council’s website  

2.3 The statutory public participation statement is set out in Appendix 1. This details the 
consultation arrangements and provides a summary of representations and explains the 
Council’s response in respect of each representation and details the areas of the SPD’s 
which are to be amended.  

2.4 The amended Conservation Area Appraisal and Management Plan SPD’s are included as 
Appendix 2 (Great Oakley) and Appendix 3 (Gretton). Please note that appendices 2 and 
3 have been circulated separately to Members and are also available on the Councils 
website at www.corby.gov.uk. Further copies are also available from the Local Plans 
Office. Please contact 01536 463185 for further details. 
Great Oakley  

2.5 The Great Oakley Conservation Area was first designated in 1968. The boundary has not 
been reviewed since that time and no detailed appraisal of character and special interest has 
been carried out.  

2.6 The Conservation Area Appraisal and Management Plan follows the guidance set out by 
Historic England as well as the Planning (Listed Building and Conservation Areas) Act 1990 
and the guidance in the National Planning Policy Framework. It draws together the key 
characteristics of Great Oakley as follows:  

• Old settlement pattern located on either side of Harpers Brook   
• The parkland surrounding Great Oakley Hall embraces the village and provides the 

dominant rural parkland character  
• The village is in two parts to the west and south of the parkland  
• The village to the west of the parkland boundary was the main hub of the settlement 

with the former school and village hall  
• The southern part of the village relates visually and functionally to the estate with 

parkland and fields surrounding the buildings  
• The northern part of the village retains its estate character via the homogenous green 

colour used on the estate properties  
• Evidence of multiple phases of development and adaptation during the 18th and 19th 

Century  
• Gradually unfolding views along Brooke Road with attractive buildings providing the 

character and appearance of the area  
• The opening out of the views at the entrance to the Church and Hall with views across 

the parkland  
• The entrance to an old driveway to the Hall with grand stone piers at the junction of 

Brooke Road, Mill Hill and Headway  
• Gradual unfolding of views along Woodlands Lane with views of the church in the 

distance and the traditional buildings along the lane providing a sense of enclosure  
• The soft golden stone of the traditional building material laid in traditional form and 

pattern for walls, roofs and boundaries giving a visual harmony and sense of place  

2.7 Several amendments to the Conservation Area boundary are recommended aimed at 
identifying the historic parts of the village of Great Oakley and recognising the landscape 
within which the village is set and its historic relationship to Great Oakley Hall. Within the 
original conservation area boundary there are parts of the village where development has 
taken place and this has altered the visual character of the village. The appraisal has 
highlighted where the changes have been made and the recommended modification of the 
boundary is aimed at securing the historic core which represents the history of the village 
and immediate the landscape which is an important part of the village setting. 

2.8 In 1968 when the conservation area boundary was drawn the boundary related to 
identifiable field and property boundaries which have subsequently been changed. The 
result created a situation where the boundary was compromised with examples where the 
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boundary went though buildings and divided gardens. To create a situation where the 
boundary related to existing garden plots and buildings the focus has been to focus on the 
historic core of the village and to reduce the Conservation Area to highlight the core of the 
estate village. 

2.9 The properties built in the 1990’s in Home Farm Close have been sensitively accommodated 
in the conservation area but they do not form part of the history of the 19th Century estate 
village.  The comments received during consultation referred to this development as a 
‘model’ development but no evidence is available to substantiate this claim. The removal of 
modern development between Headway and the small road known as Field Cottages is 
recommended to maintain the character and appearance of the conservation area. 

2.10 Great Oakley Hall and the Church are listed buildings and the parkland in which these 
buildings are located provides a fine setting for these historic buildings. Due consideration 
was given to the extension of the conservation area boundary to the east to include Great 
Oakley Hall and the Church.  However on balance this change was discounted.  The 
protection afforded to the Hall, church and their surroundings by their status as listed 
buildings and the relationship and importance of the parkland to the estate village are 
sufficient. The revised boundary for the conservation area incorporates an area of the 
parkland down to Harpers Brook which provides an attractive and uninterrupted view of the 
hall and church.  

2.11 Map 1 below shows the final Conservation Area Map for Great Oakley. 

 Map 1 Great Oakley – New Conservation Area Boundary (October 2018) 

 
 Gretton 

2.12 Gretton Conservation Area was first designated in 1970. The boundary has not been 
reviewed since that time and no detailed appraisal of character and special interest has been 
carried out.  

2.13 The Conservation Area Appraisal and Management Plan follows a similar format to the 
Great Oakley document. It draws together the key characteristics of Gretton as follows:  
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• Old settlement pattern on upper slope, with the parish church of St James the Great 
whose scale dominates the village  

• The gentle sided slope of the scarp raises to the historic core of the village providing 
the appearance and character of a well established and contained settlement  

• A rural setting, dominated by its immediate landscape and views out across the 
Welland Valley  

• Evidence of multiple phases of development and adaptation during the 17th, 18th and 
19th Century  

• Medieval street pattern, with gradually unfolding views leading to attractive groups of 
buildings along High Street, Arnhill Road and Maltings Road  

• The glimpses of the views within and looking out of the village creates a special sense 
of locality  

• From within the village core, glimpses of the Welland Valley and church steeple. 
Elsewhere, long views across the valley The wooded slopes of the scarp providing a 
backdrop to the village and church  

• The strong sense of enclosure along Maltings Road with glimpses down small lanes   
• The glimpses of the views of the Welland Valley creates a special sense of locality  
• Stone walls enclosing the road and providing a strong sense of place  
• The soft golden stone of the traditional building material laid in traditional form and 

pattern for walls, roofs and boundaries giving a visual harmony  

2.14 In respect of the boundary, several amendments are recommended.  

2.15 A residential development on Corby Road has altered the approach to the village and it is 
recommended that boundary is amended to create a more defined edge to the historic core 
of the village and to help celebrate the historic significance of the area. 

2.16 A recommended boundary amendment excludes 3 properties on Arnhill Road whose 
character and appearance make a neutral contribution to the conservation area. This 
amendment together with and an extension of the boundary on the east side of Arnhill Road 
to include a property and its garden leading down to Station Road would create a 
conservation area boundary which is more consistent with conservation area objectives to 
the setting of village.  

2.17 Gretton Parish Council suggested that the boundary should be extended down both sides of 
Station Road to include the railway bridge. The railway played an important part in the 
historic development of Gretton and the railway bridge provides an impressive entrance to 
the village.  Accordingly, a further boundary amendment is recommended to extend it down 
to Hatton Lane along the embankment of the railway, across Station Road and to include the 
small cluster of houses on the north side of Station Road.  

2.18 Map 2 below shows the final Conservation Area Map for Gretton. 
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Map 2 Gretton– New Conservation Area Boundary (October 2018)

 
3. Options to be considered  
3.1 The alternative would be not to agree the amendments generated by public consultation and 

up-to-date evidence and not to endorse the SPD’s for adoption. It is considered that this may 
restrict the Council’s ability to influence future development proposals.  

4. Issues to be taken into account:-  
 Policy Priorities  

The Conservation Area Appraisal and Management Plan SPD’s support the priorities of the 
Corporate Plan, in particular to improve the Borough’s environment and support 
communities to improve their quality of life. These priorities are met by promoting the 
preservation and enhancement of the special architectural and historic character of the 
conservation areas.  

 Financial  
Funding for the conservation appraisal and management plans was agreed at One Corby 
Policy Committee on 31 October 2017.  

 Legal  
As stated in the report the council has a statutory obligation to review its Conservation Areas 
from time to time and to consider new areas. It also must publish from time to time its 
proposals for the preservation and enhancement of Conservation Areas and consult the 
local community about the proposals.  

 The council has statutory duties in relation to the production of the SPD’s.  

The council’s constitution outlines the areas of responsibility for committees. The 
Development Control Committee is responsible for designating and amending Conservation 
Areas. The Local Plan Committee is responsible for approving items for inclusion in the 
Local Development Plan. 
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 Human Rights and Community Safety  

 None directly linked to this report  

 Equalities and Sustainability  
The Council consulted the three statutory bodies on the SEA screening statement between 
21 November 2017 and 9 January 2018. Natural England responded to this consultation and 
agreed with the Council’s conclusion that the draft SPD’s would not have significant 
environmental effects, and thus a full SEA is not required. An Equality Questionnaire has 
been completed and approved.  

 Best Value  
 None directly linked to this report  
 Risks  

Without up-to-date appraisals in line with Government guidance and best practice there is a 
danger that inappropriate development in the Conservation Areas may be permitted, 
particularly through the appeal process.  

5. Conclusion  
5.1 Conservation area designation provides an important mechanism through which to protect, 

preserve and, where appropriate enhance the historic environment. This is recognised 
through national and local planning policy. Conservation area appraisals define the character 
and ‘special interest’ of the area. They are useful documents to inform the planning process, 
future management of the area and to engage the local community.  

5.2 The draft conservation area appraisal and management plan SPD’s for Great Oakley and 
Gretton were published for public consultation from 12 March to 16 April 2018. A total of 8 
consultees responded with 54 representations. The representations were reviewed and 
where appropriate amendments have been made to the Conservation Area Appraisal and 
Management Plan SPD’s. Details of the representations, responses and amendments are 
documented in the Consultation Statement and Summary of Responses at Appendix 1.  

5.3 Following the consultation and analysis of representations and revisions, members are 
requested to recommend to Local Plan Committee that the Conservation Area Appraisal and 
Management Plan SPD’s be formally adopted at the Local Plan Committee on 5 December 
2018. 

6. Recommendation  
6.1 Members are recommended to: 

1) Note the representations and responses to the draft Conservation Area Appraisal and 
Management Plan SPD’s for Great Oakley and Gretton, as set out in Appendix 1 

2) Approve the revised Conservation Area boundaries for Great Oakley and Gretton, as 
shown on the Conservation Area designation maps included in this report 

3) Consider and endorse, or make recommendations to Local Plan Committee to adopt 
the Conservation Area Appraisals and Management Plans for Great Oakley and 
Gretton, as set out in Appendices 2 and 3.  

4) Delegate authority to the Planning Manager to approve minor editorial changes to the 
Conservation Area Appraisal and Management Plan SPD’s prior to publication 

Background Papers  
• Historic England, (February 2016), Conservation Area Designation, Appraisal and 

Management - Advice Note 1 
• One Corby Policy Committee – 31 October 2017 

Officers to Contact 
Terry Begley 
Principal Planner Local Plans Ext 3185.  
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Appendix 1 
Consultation Statement and Summary of Responses 
On 7 March 2018, the Local Plan Committee approved the draft Conservation Area Appraisal and Management Plan SPD’s for Great Oakley 
and Gretton to be published for consultation.  

Public consultation ran for 5 weeks between 12 March 2018 and the 16 April 2018, and was undertaken in accordance with the North 
Northamptonshire Statement of Community Involvement. This involved: 

Consultation emailed to approximately 800 contacts on the Local Plan consultation database. 

The consultation was publicised in press notices in the Evening Telegraph  

Copies of the draft SPD’s were available for public inspection at the Corby Cube and public libraries 

The details of the consultation were available online 

The Council received 35 comments from 5 respondents on the draft Conservation Area Appraisal and Management Plan SPD’s for Great 
Oakley and 19 comments from 6 respondents on the draft Conservation Area Appraisal and Management Plan SPD’s for Gretton which have 
been duly considered and the responses and proposed changes had been formulated which are described in detail below. 

Great Oakley Conservation Area Appraisal and Management Plan SPD – representations and the council’s proposed responses 

Respondent Summary of Representation Council’s Response 

CPRE Are there currently any plans to effect any changes to the areas 
of neglect that negatively impact on the village? It would seem 
that this is a necessary and important action that could be 
addressed in the short and medium term and could prevent 
further negative impact on the village. 

Commented noted.  The comments from CPRE relate to the 
negative factors highlighted in the document – these are 
ongoing factors that will be addressed by Corby Borough 
Council in the future through the planning process. 

CPRE Are there any plans to attempt to address this issue [loss of 
original windows and their replacement with white plastic UPVC] 
through the planning process? It is acknowledged that it would 
not be possible to reverse the decline immediately, but there 
should perhaps be a plan in place to rectify the matter during 
any future application to replace windows. 

Commented noted.  The comments from CPRE relate to the 
negative factors highlighted in the document – these are 
ongoing factors that will be addressed by Corby Borough 
Council in the future through the planning process. 
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CPRE Are there plans to address this issue [houses re-roofed using 
concrete tiles and reconstituted slate] through the application 
process at the point when a property's roof requires to be 
replaced 

Commented noted.  The comments from CPRE relate to the 
negative factors highlighted in the document – these are 
ongoing factors that will be addressed by Corby Borough 
Council in the future through the planning process. 

CPRE Are there plans to address this decline through the planning 
process 

Commented noted.  The comments from CPRE relate to the 
negative factors highlighted in the document – these are 
ongoing factors that will be addressed by Corby Borough 
Council in the future through the planning process. 

CPRE The single most important element in all of this work is the 
willingness of the Council to be able to convince and persuade 
developers, owners and those dwelling in a conservation area, 
or in areas adjacent, or located where they are able to affect the 
views or backdrops, to adopt the guiding principles and to 
encourage them to follow the direction provided herein, and 
where that is not possible or where they are met with refusal, 
then to take appropriate enforcement action. It would always be 
preferable for residents and developers to adopt a nurturing view 
of the village, but that will require positive encouragement from 
all concerned, if villages such as Great Oakley are to be 
preserved for future generations. 

Commented noted.  The comments from CPRE relate to the 
negative factors highlighted in the document – these are 
ongoing factors that will be addressed by Corby Borough 
Council in the future through the planning process. 

Highways 
England 

No comments to make Noted 

Natural 
England 

No comments to make Noted 

NCC 
Archaeology 

The references to archaeological consultation in the 
Management Plan are appropriate and I have no further 
comments to make on the document 

Noted 

R Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

The comments below are given on behalf of a number of 
residents of the village within the conservation area and others 
that have an interest in the village. 

The document appears to have been produced without proper 
consultation and recognition of the interests of the residents 
covered by the Great Oakley conservation policy. Not all 

Public consultation was carried out on a draft of the conservation 
area appraisal and management plan. The consultation 
conformed to the requirements of the Statement of Community 
Involvement and the Town and Country Planning (Local 
Development Regulations 2004 (as amended). into the final 
document and agreed by the Council. 
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residents are aware of, or had access to the document. 

Historic England states that the Act covering this area requires 
local authority’s proposals for the preservation and 
enhancement of a conservation area to be formulated and 
submitted for consideration at a ‘public meeting’. There is no 
evidence of such a meeting nor of the establishment of a 
conservation area advisory committee to represent the local 
interests of the village 

 

Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

The document is poorly researched and has serious omissions. 
Of serious concern is the fact that throughout the document 
reference is made to the “2018 conservation boundary” as if the 
boundary has already been decided. There are only one or two 
references to the conservation boundary change being a 
“proposed" change. The question therefore is whether the 
decision to change the boundary has already been made and 
whether the “so called consultation” is merely to tick the required 
box. To my knowledge the residents of Great Oakley have not 
been properly informed about this consultation which I came 
across by chance. 

A fundamental question is why a tightening of the boundary is 
considered necessary. The case for tightening the conservation 
area is very weak and not substantiated by appropriate 
evidence. 

Contrary to the proposed change indicated in the document, the 
boundary should be extended to afford greater protection and 
enhancement to the historic environment. In particular, no 
consideration has been given to expanding the boundary to 
more correctly protect the built form around Home Farm Close, 
including gardens, open spaces such as the pocket park/pond 
and the parkland north of Great Oakley Hall (including the 
cricket ground and other others areas to the north). There is no 
justification for the parkland to the north of the Hall and the 
church being excluded from the conservation area. Similarly, no 
justification is given for excluding the properties in the model 
development of Home Farm Close built in the 1999/2000, the 

The Borough Council are undertaking a review of the 
conservation area boundary and are likely to make a change of 
the boundary in 2018.  The use of the term ‘proposed’ is noted 
and amendments can be made to the text where required. 

The conservation area was designated in 1968.  An appraisal 
document was not required at the time of designation.  Corby 
Borough Council are following guidance Planning (Listed 
building and Conservation Areas) Act 1990 Sec 62 (2) It shall be 
the duty of a local planning authority from time to time to review 
the past exercise of functions under this section and to 
determine whether any parts or any further parts of their area 
should be designated as conservation areas; and, if they so 
determine, they shall designate those parts accordingly. 

The boundary as drawn in 1968 related to field boundaries and 
property boundaries which have subsequently been changed. 
The boundary made sense on the ground with examples where 
the boundary goes through buildings and divides gardens.  In 
considering where the boundary should be drawn consideration 
has been given to the historic elements of the village that 
constitute the historic core of the estate village. The properties 
developed in the 1990’s have been sensitively accommodated in 
the historic area but they are not part of the estate village. And 
the later development to the south of the brook has encroached 
on the setting of the village and changed the relationship of the 
estate village to its surroundings. 

Great Oakley Hall and the Church are listed buildings and the 
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parkland to the rear of these properties, the new village hall and 
the cricket grounds. These latter areas share significant views 
over Harper’s Brook valley across Great Oakley Hall and the 
church. 

The document suggests that the rationale for changing the 
boundary is to exclude those areas of development that are 
inappropriate but it does not recognise the value of the existing 
conservation policy for the core part of the village. The core 
village has clearly benefitted from its conservation status and 
has not, as intimated, suffered significantly from the urban 
development to the south of Corby. However, areas outside the 
conservation area have been impacted by high density 
residential development and are a clear indication of what 
happens when conservation policy in not in place. 

parkland surrounding the buildings provides an appropriate 
setting for these historic buildings.  Due consideration was given 
to the extension of the conservation area boundary to the east to 
include Great Oakley Hall and the Church.  However on balance 
the protection afforded to the Hall, church and the environs by 
their status as listed buildings would protect their surroundings 
and their relationship to the estate would be addressed through 
recognition in the conservation area appraisal. 

Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

The document lacks detail about the village “built form” and does 
not consider the more recent significant “model” developments 
in Woodlands Lane, Home Farm Close or Oakley Pond. There is 
no reference to the positive contributions made by these 
developments which were designed and approved by the 
Borough Council and Great Oakley Estates. These 
developments met conservation policy requirements and 
continue to have a positive impact on the character of the 
village. 

Many of the smaller open spaces (including the pocket park and 
the pond off Home Farm Close and Oakley Pond), historic 
gardens (eg. cottage gardens) have not been considered within 
the document. The Avenue of trees within the parkland/curtilage 
of Great Oakley Hall (particularly to the north of the Hall and 
Church) have also not been considered. 

Little consideration has been given to historic buildings such as 
the school, local farms (eg Home, Bridge, Woodlands, 
Brooklyn), estate cottages, smithy, old rectory and buildings on 
Woodlands Lane. Historic environmental assets do not merely 
include listed buildings but may also include landscapes which 

The appraisal has concentrated on the significance of the village 
as an estate village associated with Great Oakley Hall.  The 
developments in Woodlands Lane, Home Farm Close and 
Oakley Pond are not unattractive and have been sensitively 
designed. These developments have not had regard to previous 
historic boundaries resulting boundaries that bear no 
relationship to what is on the ground. This anomaly leads to 
confusion and waters down the impact of a conservation area. 

The areas of smaller open space are attractive and add to the 
environment around the village but are not part of the historic 
estate village development.  The large open space referred to 
the north of Great Oakley Hall is of great value to the 
environment of the surrounding area but is not part of the 
historic estate village core. 
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have an overall impact on the character of a location. 

R Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

The document is not supported by a professional audit of the 
historic environments or information that would be contained in 
for example a Village Design Statement. There are many non-
listed buildings in the village that are of historic value but have 
not been given due consideration. The document would clearly 
have benefitted from greater involvement of the residents of the 
village covered by the existing conservation policy, along similar 
lines to that in the development of a village design statement 

A well researched evaluation of the historic assets and a 
detailed rationale for the proposed boundary changes has not 
been made. Historic assets should not exclude recent model 
developments which have adhered to conservation policies and 
are themselves of recent historic value (history is both recent 
and more distant). 

The document is not a village design statement.  Reference is 
made to non-listed buildings and their importance to the 
character of the village as an estate village associated with 
Great Oakley hall. 

An appraisal of the village has been undertaken following 
Heritage England guidelines to assess the special interest of the 
buildings and spaces and their association with the wider historic 
landscape setting of Great Oakley Hall. The development of 
Home Farm Close has been referred to as a model 
development.  However, this is incorrect.  The term model 
development can be used where a development has been 
innovative and exceptional and has strong characteristics setting 
it apart from other developments but that is not the case at 
Home Farm Close.  It is an attractive collection of houses that 
paid due care and attention to the conservation area location 
when it was developed.  However, in appraising the 
conservation area and focusing on the estate characteristics and 
historic association of the estate buildings the 1990’s 
development at Home Farm Close is considered not to form part 
of the estate village and the boundary change has excluded the 
development from the conservation area. 

Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

There is a lack of detail regarding the action plan and whether 
any Article 4 directions exist. 

 

There is no Article 4 Direction in the village. 

Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

It is untrue that there is a lack of supporting written record of the 
special and historic character of Great Oakley. Various 
academic papers and historic records make reference to the 
village and more recent development information should be 
available from the Borough Council and other sources. A proper 
assessment has not been undertaken and without this it is 
difficult to see how the proposed changes have been proposed. 

The written record referred to is an appraisal to support the 1968 
conservation area boundary – this is not available as no 
appraisal was prepared. 

11 
 



Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

Without conservation status, protection of historic assets and 
landscape will only be covered by weaker policies and the onus 
will be on Great Oakley Estates to “police” any of its covenants 
that apply to the properties that have been built on estate land. 
Enforcement of policies and covenants will be greatly weakened 
by the proposed tightening or removal of conservation status 
within certain areas of the core village. 

Historic England Advice Note 1 - Conservation Area 
Designation, Appraisal and Management para 18 outlines that 
‘the special interest of areas designated many years ago may 
now be so eroded by piecemeal change.....that parts of the area 
may no longer have special interest.......In such cases, boundary 
revisions will be needed to exclude them.....’ The boundary has 
been modified to include the historic core of the estate village 
and to define a boundary that includes the historic estate 
buildings. 

Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

The document states that “the northern part of the village retains 
its estate character via homogenous green colour used on the 
estate properties”. This is true, but not only for estate buildings. 
Covenants in place between the Estate and owners of non-
estate properties also require them to adhere similar 
requirements. Conservation designation clearly strengthens 
requirements to protect the visual appearance and character of 
the village. If the boundary is tightened and excludes areas such 
as Home Farm Close there is a serious risk that the appearance 
will change for the worse. 

The Estate has managed the village in a positive way and the 
ongoing arrangements via covenants will provide a measure of 
control.  Conservation area designation adds to the protection 
and encourages enhancement to take place as part of 
management good practice. 

Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

The summary of the document indicates that there is evidence 
of multiple phases of development and adaptation during the 
18th and 19th Century, However, evidence also exists of other 
phases of development, not least recent developments. 
Planning applications and the supporting information that 
accompanies them provide important historic development 
information. Developments, which include those in Home Farm 
Close, Woodlands Lane and Oakley Pond are also important 
since these are “model developments”. Recent planning 
applications for properties along Brooke road have also needed 
to adhere to conservation policy. Removal of such protection 
would clearly have an impact on the nature of the properties 
proposed. 

The term ‘model’ development has little meaning. The term 
model development can be used where a development has 
been innovative and exceptional and has strong characteristics 
setting it apart from other developments but that is not the case 
at Home Farm Close.  It is an attractive collection of houses that 
paid due care and attention to the conservation area location 
when it was developed.  However, in appraising the 
conservation area and focusing on the estate characteristics and 
historic association of the estate buildings the 1990’s 
development at Home Farm Close is considered not to form part 
of the estate village and the boundary change has excluded the 
development from the conservation area. 
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Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

Little or no consideration has been given to the views and open 
spaces to the north of Great Oakley Hall, south of Thackley 
Green Care Centre which includes historic parkland, the cricket 
ground and new, but equally important, village hall. The Village 
Hall website refers to wonderful views across Harper's Brook 
valley. There is not reference to the pillars at the entrance to the 
north of Great Oakley Hall onto the parkland south of the cricket 
ground which are of historic value. 

The area to the north of Great Oakley Hall relates to the setting 
of the Hall and in the past it contributed to the setting of the 
estate village.  The development at Home Farm Close changed 
the relationship between the village and the open space.  There 
is still a small area of open space and a pond that forms an 
attractive area and adds to the enjoyment of Home Farm Close. 

 

Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

No consideration has been given to the important tree avenues 
which exist within the Great Oakley parkland. These avenues 
are of historic value and should be protected in a similar manner 
to those at nearby Boughton House. Protecting trees through 
Tree Preservation Orders is often insufficient, as evidenced by 
trees having been cut and in some cases removed without 
permission or knowledge of the Borough. Has Natural England 
been consulted on the proposed boundary change? 

The amended boundary includes Harper Brook and the area of 
parkland to the south of the brook.  The brook is of historic 
importance to the location and development of the village and 
this part of the parkland particularly contributes to the setting of 
the village. Within the area of parkland proposed to be included 
in the conservation area is a fine avenue of trees.  Elsewhere in 
the parkland there are other fine trees and form part of the 
setting of Great Oakley Hall.  

Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

There is lack of any information relating to the Home Farm Close 
development and this model development is excluded by the 
proposed boundary change. Although the properties within 
Home Farm Close are of recent history, they should not be 
excluded from the conservation area. No rationale has been 
given to substantiate this exclusion. This development has an 
important built form which met the conservation area 
requirements. To remove conservation designation from this 
model development would make a mockery of the conservation 
policy. Furthermore, exclusion would be inconsistent with other 
development in Woodlands Lane by the same developer, Walton 
Homes. Supporters of model village developments, architects 
and others including members of the Royal Family would clearly 
voice their concern if conservation policies were simply removed 
from these important developments. 

Despite the document making reference to Home Farm being 
built in a former ancient close, no consideration has been given 
to the historic value of Home Farm and its surroundings 
(including pocket park and pond), Upper Home Close (as per 

The term model development can be used where a development 
has been innovative and exceptional and has strong 
characteristics setting it apart from other developments but that 
is not the case at Home Farm Close.  It is an attractive collection 
of houses that paid due care and attention to the conservation 
area location when it was developed.  However, in appraising 
the conservation area and focusing on the estate characteristics 
and historic association of the estate buildings the 1990’s 
development at Home Farm Close is considered not to form part 
of the estate village and the boundary change has excluded the 
development from the conservation area. 
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1744 map - now Home Farm Close) and Long Close (which 
forms the track/path running in a south west direction from 
opposite Thackely Green care home. This track was used as a 
Cattle Track until mid 20th century down to the Home Farm 
Close Pond. Exclusion will put at risk this important area. 

R Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

The document highlights the importance of the long views 
across to the church and hall, but it should also be recognised 
that there are other equally important views such as those from 
the north of the hall/church, east or from elsewhere. The 
document is fixated only a limited number of views and open 
spaces. 

The existing views are limited to public view points. 

Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

There is an unacceptable and significant lack of detail relating to 
the development form, including the historically important 
Woodlands, Brooklyn, Bridge and Home Farms. There is no 
mention of the smithy, lack of detail about the school, the old 
rectory, the estate cottages and the original village hall (erected 
in 1921 by Sir Arthur R. de Capell Brooke for the villagers to use 
for social activities). The is no reference to the development of 
the medieval manor house which was built circa 1555, probably 
on site of an earlier house, nor its modernisation with 17th and 
18th century additions, addition of the south wing in circa 1893 
and its extensive renovation in the 1960’s. No reference is made 
to the relocation of the village hall to its current location. 

Additional information will be added to the text – this is part of 
consultation and will be included. 

Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

The architectural and historic quality section lacks detailed 
information and considers only a limited number of village 
properties. Again, there is no mention of the recent model 
developments. 

A small selection of properties was described to explain the 
architectural qualities of the village and to explain the character 
of the area. The term model development can be used where a 
development has been innovative and exceptional and has 
strong characteristics setting it apart from other developments 
but that is not the case at Home Farm Close.  It is an attractive 
collection of houses that paid due care and attention to the 
conservation area location when it was developed.  However, in 
appraising the conservation area and focusing on the estate 
characteristics and historic association of the estate buildings 
the 1990’s development at Home Farm Close is considered not 
to form part of the estate village and the boundary change has 
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excluded the development from the conservation area. 

R Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

The spatial analysis and area appraisal does not capture or 
provide the spatial analysis of the conservation area since in 
excludes many important historic views, open spaces and other 
important assets. Of noteable absence from the conservation 
area are the church and Great Oakley hall together with its 
curtilage (including parkland which itself is of historic importance 
and value). No consideration of the views from the north, west 
and east of Great Oakley Hall are considered. 

Due consideration was given to extending the boundary to 
include all of the parkland, Great Oakley Hall and the Church – 
this would have created a very large area which would have 
been dominated by parkland and go beyond.  The Hall and 
Church are listed buildings and the parkland is primarily their 
setting.  The contribution the Hall and the Church makes both in 
historic terms and in visual terms can be enhanced in the text of 
the conservation area appraisal and additional views can be 
included.  However, views from Great Oakley Hall should not be 
included, this is in private ownership.  

Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

Whilst it it recognised that tree preservation orders are in place, 
such orders have failed to prevent the reduction of healthy tree 
numbers within certain areas of the conservation area. 
Enforcement appears to have been a problem. Providing 
additional protection through conservation policy will afforded 
another layer of protection for the historic and environmental 
landscape. 

An area of the parkland and trees are included in the revised 
boundary. 

R Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

It is questioned why there is an emphasis given to negative 
factors and a distinct lack of information about many of the 
positive factors that have resulted from the existing conservation 
policy. To highlight windows without considering many other 
architectural features is poor. 

It is agreed that there are many positive factors in the 
conservation area.  Negative factors are highlighted as an area 
where improvements can be made. 

R Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

It is true that the developments between Headway and Harpers 
Close have impacted on the village, but much of this area was 
not included in the existing conservation area. If inappropriate 
development has been allowed, it has been with the approval of 
the Borough Council and Great Oakley Estates. The boundary 
covering this area should not be tightened or removed in order 
to prevent further impact and to act as a transition zone. 

The original boundary makes little sense at the moment cutting 
through an area now developed.  The proposed amendment is 
logical and reasonable. 
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R Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

The document refers to "Areas of untidy land” and the view that 
these may detract from the overall “idyll” of rural character. 
However, no recognition is given to the fact that Great Oakley 
Farms Estates is a business and working farms do have “untidy 
areas” by necessity. 

The term untidy area is a description only it is not a value 
judgment. 

R Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

The document would clearly have benefitted from greater 
involvement of the residents of the village covered by the 
existing conservation policy, along similar lines to that in the 
development of a village design statement. 

Public consultation took place between 12 March and 6 April 
2018 and all representations have been duly considered.  

R Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

The document suggests that during the appraisal process a 
review of the boundary has been undertaken. It is questioned 
where this appraisal actually is, since the document produced 
clearly does not constitute a professional well thought though 
appraisal. 

It is important that areas of historic and environmental 
importance within Great Oakley are protected and conservation 
policies help in achieving this goal. A proper assessment of the 
village should be undertaker prior to any decision being made 
about changes to the existing boundary. 

An appraisal has been undertaken following good practice as 
outlined in Historic England: Conservation Area Designation, 
Appraisal and Management. 

R Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

Further comments received 20/04/2018  

Historic England states that “conservation areas exist to protect 
the special architectural and historic interest of a place - in other 
words the features that make it unique and distinctive” 
 
The proposed change to the conservation area for Great Oakley 
excludes the “model” development in Home Farm Close. 
Reasons and evidence for excluding this development do not 
exist within the appraisal document. Furthermore, exclusion of 
this development would be inconsistent with the proposed 
retention of similar properties built by Walton Homes in 
Woodlands Lane.  
 
The exclusion of the development from the conservation area 

The term model development can be used where a development 
has been innovative and exceptional and has strong 
characteristics setting it apart from other developments but that 
is not the case at Home Farm Close.  It is an attractive collection 
of houses that paid due care and attention to the conservation 
area location when it was developed.  However, in appraising 
the conservation area and focusing on the estate characteristics 
and historic association of the estate buildings the 1990’s 
development at Home Farm Close is considered not to form part 
of the estate village and the boundary change has excluded the 
development from the conservation area. 

Local Authorities are required to review their conservation areas 
and to consider the merits of the areas by undertaking an 
appraisal for each area and producing a management plan to 
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would make nonsense of the original conservation policy 
covering the development. There is little value in placing 
planning restrictions on an area if these are later withdrawn, 
putting at risk the areas previously protected.  
 
Home Farm Close is an important development which has done 
much to enhance the village. The effectiveness of the existing 
conservation policy is clearly seen though the protection it has 
given to the character of the village. The model development 
illustrates good conservation policy planning practice. A clear 
distinction is seen between the built form of this development 
and that seen elsewhere locally outside the conservation area. 
Removing the conservation designation from Home Farm Close 
puts it at risk of inappropriate development. 

address the future of the area. The appraisal of Great Oakley 
has been undertaken using the guidance set out in Historic 
England Advice Note 1: Conservation Area Designation, 
Appraisal and Management and as stated in the introduction of 
the note ‘change in a conservation area is inevitable, however, 
not necessarily harmful’.  The development at Home Farm Close 
has been carefully designed and developed having regard to its 
conservation area location, however, it is not part of the original 
estate where the appraisal has concluded the boundary should 
be focused. 

Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

Further comments received 20/04/2018 - continued 

A review of the planning files for the development of Home Farm 
Close (95/00301/CO and 98/00034/CO) provides important 
background information which should have been examined and 
considered prior to proposing any changes to the conservation 
boundary. No such examination has taken place. Other planning 
files relevant to the village should similarly have been examined. 

The fact that the Home Farm Close site was within the 
conservation area meant that extra planning controls and 
considerations were needed in order to protect the historic and 
architectural elements of the area. Removal of conservation 
policy protection, as proposed, will undoubtedly put at risk the 
future of this area. 

The submission on behalf of Great Oakley Farms dated 
November 1995 proposed a high quality built form where the 
historic pond formed the basis of a public open space. 

Historically, Home Farm was built in an ancient close 
(enclosure) that fitted within the landscape and was bound by 
surrounding trees. Home Farm was one of the estate farms and 
prior to its development at the turn of the century had been used 
in connection with a dairy unit. The historic tree/hedge lined 

The appraisal undertaken analysed Home Farm Close and 
concluded that it is a well designed development that respects 
its conservation area location.  However, the boundary changes 
have been suggested to focus on the historic estate village and 
to recommend a boundary that reflects the historic village form. 

The development has matured and forms an attractive part of 
the village.  The consideration given to the design of the 
residential development was undertaken carefully and with due 
consideration to its location in a conservation area and its 
historic surroundings. However, the special interest has been 
changed by the development, the area has not been degraded 
by the development but it does not form part of the remaining 
estate village in terms of the built form where the suggested 
changes to the conservation boundary are focused to provide an 
area that is coherent and relevant to the conservation aims. 

The appraisal is addressing the existing situation.  Paragraph 
127 of the NPPF requires local planning authorities to ‘ensure 
that an area justifies designation as a conservation area 
because of its special architectural or historic interest, so that 
the concept of conservation is not devalued through the 
designation of areas that lack special interest’ The advice also 
includes reference to reviews highlighting areas where de-
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track which runs southwest from Thackley Green Care Home to 
the Home Farm pond formed an important access from the 
parkland to the east where dairy herds grazed. 

At the time of the planning submission (end of the 1990’s) the 
area, which included the conservation area, had changed 
significantly. There was low density residential development to 
the west and north, and historic buildings to the south. 

It is clear from the planning application submission that apart 
from the historic Home Farm stone barn, the other buildings 
within the close did little to enhance the character of the area. 
The site would probably have come under the “untidy land” 
section of the draft conservation area appraisal document. The 
development site was 2.3 hectares and no longer suitable for 
farming use. Its position with respect to the other estate farms 
was viewed as being complex/problematic to transport farm 
vehicles and machinery. 

The proposed scheme to build 12 high quality, low density, 
residential properties complied with the then PPG3 – housing 
policy and farm activities where to move to Brooklyn Farm at the 
end of Woodlands Lane, thus addressing the movement of large 
farm vehicles/machinery through the village. 

designation may be necessary through degradation of all or part 
of an area.  As previously stated the Home Farm development 
has been sensitively designed to have regard to the 
conservation area setting but the appraisal is suggesting that the 
boundary should focus on the remaining estate village to reflect 
the importance of the area and its association with Great Oakley 
Hall. 

Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

Further comments received 20/04/2018 - continued 

In summary, the proposed Home Farm development was 
submitted to: 

1. Enhance the character of the conservation area  
2. Strengthen the protection and retention of the trees within 

the area, particularly those to the northern and eastern 
edges of the site  

3. Provide a scheme layout that reflected the character of the 
surrounding area  

4. Provide an informal access that reflected the rural location of 
the site  

5. Retain the historic stone barn  

Local Authorities are required to review their conservation areas 
and to consider the merits of the areas by undertaking an 
appraisal for each area and producing a management plan to 
address the future of the area. The appraisal of Great Oakley 
has been undertaken using the guidance set out in Historic 
England Advice Note 1: Conservation Area Designation, 
Appraisal and Management and as stated in the introduction of 
the note ‘change in a conservation area is inevitable, however, 
not necessarily harmful’.  The development at Home Farm Close 
has been carefully designed and developed having regard to its 
conservation area location, however, it is not part of the original 
estate where the appraisal has concluded the boundary should 
be focused. 
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6. Provide protection of the historic parkland to the east of the 
site (north of Great Oakley Hall/Church  

7. Retain the historic pond, previously used by dairy cattle, as a 
focal point for an area of public open space  

8. Reflect the rural character of the site.  
9. Redevelop the site with quality housing reflecting the 

character and density of the surrounding development.  
 
The focal view within the scheme was the historic stone barn. 
 
A major consideration of the development was the provision of 
public open space (0.6ha). The importance of the pond and the 
surrounding mature trees to the north of the site was viewed as 
an historic environmental asset. The site as a whole was 
considered to be of wildlife and historic importance in relation to 
the surrounding landscape. Scope was seen for 
improving/enhancing the habitats within the area through the 
planting of additional trees and hedgerows to provide a self 
contained area (in keeping with the ancient close as an enclosed 
area) of public open space. 
 
The pocket park/public open space therefore formed an 
important aspect of the planning application with Great Oakley 
Farms guarantee that if planning was granted the land would 
remain in perpetuity. A section 106 agreement was agreed to 
protect the future landscape. The Home Farm development saw 
the involvement of local residents and an open meeting took 
place in April 1996. 
 
From a development control perspective, the following points 
were made:  
 
1. The pond was considered to be open land of significance 

which added to the form and character of the village and 
should be retained under the local plan policies P13 (v) and 
P2 (iv). It was also recognised that the open space would 
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alleviate an overall shortage of such spaces within the 
locality.  

2. The design of housing should reflect the form and character 
of the historic village (Policy P2 (v), (iv). Low density housing 
was considered an important factor along with the individual 
nature of the dwellings (varying in plot size and design).  

3. A tree survey was required in connection with policy P2 (E) 
and minimum protection zones calculated for possible 
inclusion with a condition. The tree belt was to be thickened 
by the new planting scheme which was to be agreed, but 
included protection of the historic parkland to the east. 

Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

Further comments received 20/04/2018 – continued  

Additional comments –  

The conservation appraisal document suffers from a lack of 
detailed information, particularly around the importance of the 
developments in the village, its built form and historically 
important features. Limited or no consideration has been given 
to the many important views and public open spaces that exist 
within the village and no consideration has been given to how 
these can be protected through the use of conservation policy. 

The Borough should not approve the proposed changes since 
they would have a detrimental effect on the area. 

A detailed evaluation of the historic features that make the 
village unique and distinctive should have been prepared prior to 
any consideration of conservation boundary change. In this way, 
the proposals would have been properly researched and 
informed. Had this approach been undertaken, there may have 
been a very different outcome from that being proposed. 

In undertaking the research to inform the conservation policy it it 
important to gain local resident involvement, along similar lines 
to that of a village/town design statement. An example of the 
contents of a village design statement (East Northamptonshire) 
is provided below. 

The appraisal document does not appear to have involved 

The appraisal follows the advice included in the Conservation 
area Designation, Appraisal and Management – Historic 
England Advice Note 1.  The review of the area has a 
addressed: 

• What has changed 
• Confirming (or redefining) the special interest that warrants 

designation 
• Setting out any new recommendations 
• Revising the management strategy 

The historic evaluation of the area forms part of the appraisal.  
Consultation was undertaken and the stated in the report: 

On 7 March 2018, the Local Plan Committee approved the draft 
Conservation Area Appraisal and Management Plan SPD’s for 
Great Oakley and Gretton to be published for consultation.  

Public consultation ran for 5 weeks between 12 March 2018 and 
the 16 April 2018, and was undertaken in accordance with the 
North Northamptonshire Statement of Community Involvement. 
This involved: 

Consultation emailed to approximately 800 contacts on the Local 
Plan consultation database. 

The consultation was publicised in press notices in the Evening 
Telegraph 
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residents and is contrary to the advice from Historic England and 
other agencies/bodies. 

A serious question is whether the consultation process has been 
undertaken in a manner that has involved local residents. How 
many residents were actually aware of the consultation process 
and were the communication methods adopted by the council 
appropriate to obtain comments from a representative cross 
section of the population affected by the conservation policy? 

The Borough Council and local residents should be aware of the 
effects of withdrawal of conservation designation on property 
valuations. These effects are contained in a report available on 
the Historic England website at:  
https://content.historicengland.org.uk/content/docs/research/ass
essment-ca-value.pdf.  

It is my opinion that consideration should be given to expansion 
of the conservation area rather than its proposed contraction. 

Copies of the draft SPD’s were available for public inspection at 
the Corby Cube and public libraries 

The details of the consultation were available online 

The Council received 35 comments from 5 respondents on the 
draft Conservation Area Appraisal and Management Plan SPD’s 
for Great Oakley 

The appraisal undertaken at Great Oakley has been guided by 
Heritage England Advice Note 1 – reference is made in this note 
to the research report on the value of properties within a 
conservation area. However, the Advice Note also includes the 
need to address paragraph 127 of the NPPF to ensure that an 
area justifies designation, so that the concept of conservation is 
not devalued through the designation of areas that lack special 
interest. Great Oakley has special interest and the appraisal has 
demonstrated that the area of special interest is focused on the 
historic estate village. The boundary has been modified to 
demonstrate the importance of this area. 

Alexander 
INDIVIDUAL 
(on behalf of 
Great Oakley 
Residents) 

Further comments received 20/04/2018 – continued  

Example of Contents of a Village Design Statement (VDS)(East 
Northamptonshire) – further guidance is available at:  
https://www.east-
northamptonshire.gov.uk/downloads/download/2029/village_desi
gn_statement_guidance  
 
Of note is that each VDS is unique to its own place and issues. 
An effective VDS is:  
• researched and written by local people  
• representative of the views of a wide range of local people 

(by enabling the wider community to be involved in its 
production)  

• about demonstrating how local character and distinctiveness 
can be protected and enhanced in new development  

• applicable to all forms and scales of development, noting 
that the majority of planning applications relate to 

The appraisal of Great Oakley Conservation Area was not 
undertaken as a Village Design Statement. 

The Council followed the requirement of the NPPF and the 
related guidance given in the Planning Practice Guidance and 
the advice included in relevant Good Practice Advice and 
Historic Building Advice notes were addressed and used in the 
appraisal of the conservation area. 
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householder development (i.e. house extensions or 
alterations)  

• not about preventing development, but managing it 
effectively  

• compatible with the adopted planning policies. 
 
The following template provides a general outline of what a VDS 
cover:  
 
Introduction  
• Definition of a VDS, including its aims and objectives  
• The local planning context for the VDS 
 
The context of the settlement  
• A very brief description of geographical and historic 

background to the settlement  
• A very brief description of the place as it is today, including 

an overview of facilities, businesses and future prospects  
• Any special considerations that affect development 

pressures in the village, such as tourism or mineral 
extraction, etc. 

 
The character of the landscape setting  
• The visual character of the surrounding countryside  
• The relationship between the surrounding countryside and 

the settlement edges/ fringes  
• The relationship between the settlement and any special 

landscape features, such as ancient monuments, woodlands 
or nature reserves  

• Buildings within the landscape/ rural hinterland, e.g. farm 
buildings 

 
Settlement pattern character  
• Overall pattern of settlement, distinct zones and layouts  
• Character of streets and routes  
• Character and pattern of open spaces and connections with 

the wider countryside  
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• The relationship between buildings and spaces 
 
Buildings and spaces  
• The character of distinct areas of building types  
• The height, scale and density of buildings  
• The mixture of sizes, styles and types of buildings  
• Hedges, walls and fences  
• Distinctive features, materials or building details 
 
Highways and traffic  
• Characteristics of local roads and streets  
• Footpaths, cycle ways and parking  
• Street furniture, utilities and services 

 

Gretton Conservation Area Appraisal and Management Plan SPD – representations and the council’s proposed responses 
Respondent Summary of Representation  Council’s Response 

Jas Martin & 
Co 

As Agents for the Winchilsea Settled Estates, we support the 
removal of Area 1 along Corby Road at the south end approach 
to the village and the proposed revised 2018 boundary shown in 
red on Figure 2 

Noted 

Gretton 
Parish 
Council 

The photograph on page 19 is incorrectly labelled as Manor 
Farm. The property is actually "The Yews". 

Photograph label amended 

Gretton 
Parish 
Council  

The Parish Council is not aware of any evidence to suggest that 
‘The Talbot’ or ‘Barn House’ have ever been used as farms 

Noted and reference to the farms removed 

Gretton 
Parish 
Council 

With regard to the views the penultimate paragraph should refer 
to Harborough Hill House and not Hillborough House and is on 
Gallows Hill. 

Noted 
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Gretton 
Parish 
Council 

Please see comment under 7.2 which also relates to 5.2  

Gretton 
Parish 
Council 

There is an impasse between the fact that the shortage of drive 
space and number of cars parking on the streets detracts from 
the appearance of the historic core of the village and on the other 
hand "the instances where stone walls have been removed to 
create off road parking has led to a break in the unified treatment 
of the streetscape". It is noted that the view of the author is that 
the village is "overrun with on street parking". The Parish Council 
feels that this is a critical issue and full consideration must be 
given in all planning applications. 

The views of the Parish Council are reasonable and proportional 
and the request for ongoing consideration to be given in future 
planning applications to the need to accommodate car parking is 
noted. 

Gretton 
Parish 
Council 

Area 1 
 
It is disappointing to note that there is a suggestion to remove 
this area on Corby Road from the conservation area on the 
grounds that recent "developments have changed the character 
and appearance of the approach to the traditional village" and 
that "Corby Road has taken on a suburban appearance". This 
must be a failure on the part of the LPA in allowing such 
developments to take place in an area presently designated with 
conservation area status which has neither been preserved or 
enhanced. It is the view of the Parish Council that Area 1 should 
not be removed on the basis that a degree of control, which 
appears not to have been exercised in the past, can be exerted 
in the case of any future development proposals in this area in 
order to hopefully enhance the approach to the village. 

Area 2 
                                                                                                                                                 
The removal of the three properties is neither justified or serves 
any purpose.                  

The development on Corby Road has introduced new housing 
which has changed the appearance of the approach from the 
south.  The amended boundary would define the edge of the 
historic village and help to celebrate the significance of the area. 

The boundary as drawn in the existing conservation area 
includes three properties on Arnhill Road.  The properties   no 
meaningful contribution to the character of the area and the 
modification of the boundary by the removal of these properties 
in association with the extension of the boundary to include the 
property on the east side of Arnhill Road and the garden leading 
down to Station Road will provide an edge to the conservation 
area that is more consistent with conservation area objectives. 

Gretton 
Parish 

The Parish Council supports, in principle, the extension of the 
boundary to include additional areas of Station Road, Arnhill 
Road, Clay Lane and Winchilsea Drive on the basis of their 

The railway bridge does indeed provide an impressive and 
substantial entrance to the village environment.  In addition it 
heralded a new point in the historic development of the village 
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Council importance to the overall setting of the village and the approach 
along Station Road to the historic core of the village. However 
one further step should be taken. The railway bridge dramatically 
announces the entrance to the village and therefore the Parish 
Council feels that the revised boundary should extend to both 
sides of Station Road from immediately passing under the 
railway bridge. 

The Parish Council further commented that that many of the 
existing houses within this extended area were built in the 1960's 
and 70's and have the characteristics of that era. These include 
"non traditional" large UPVC glazed windows and doors, 
concrete roof tiles, plastic guttering and wide double garage 
doors.  

Many of the properties also have roof mounted solar panels. it 
would be unreasonable to expect or insist upon owners of these 
properties having to use designs and materials suitable to a 
traditional historic village property. 

providing local employment and transport to other areas of 
employment.  This suggestion is noted and agreed - the 
boundary should be extended down Station Road to include the 
railway bridge. This amendment would link the historic core of 
the village with the railway which is a part of the historic 
development of the village and creates a dynamic entrance to 
the village. 

Comments regarding fenestration and doors are noted. No 
further action is required.   

 

Gretton 
Parish 
Council 

The Parish Council questions the expression "urban form 
characterisation" which seems to be inappropriate.  

Unable to locate the comment on ‘urban form characterisation’ in 
9.1 

Gretton 
Parish 
Council 

The following should be added to the list of Heritage Assets: The 
railway bridge built in the 1870's. West Wells and the stand pipe 
at the top of Clay Lane. Caistors Cottage on Caistor Road which 
was the home of the principle village shepherd. Church Gap 
behind St James Church where there is a wagon wash and 
animal watering place. The 5 village sign posts of early design 
for finger posts 

The railway bridge is managed by Network Rail, including the 
bridge as an historic asset would require consultation with the 
management company.  The inclusion of West Wells and the 
standpipe at the top of Clay Lane and the wagon wash and 
animal watering place are part of the historic fabric and story of 
the village and should be included in the list of heritage assets. 
The finger posts could be included following consultation with 
Northamptonshire County Council. 

Gretton 
Parish 
Council 

The reference to Cottingham and Middleton should be removed Noted  

25 
 



Gretton 
Parish 
Council 

The appraisal document is a well prepared and most interesting 
piece of work which provides a fascinating glimpse of the history 
of Gretton 

Noted 

Highways 
England 

No comments to make Noted 

Natural 
England 

No comments to make Noted 

NCC 
Archaeology  

The references to archaeological consultation in the 
Management Plan are appropriate and I have no further 
comments to make on the document 

Noted 

Insight Town 
Planning Ltd 
on behalf of 
Mrs S 
Chester 
INDIVIDUAL 

On 12 March 2018, Corby Borough Council (the LPA) issued a 
draft Gretton Conservation Area Appraisal and Management 
Plan for public consultation, with the consultation period ending 
on 16 April 2018. This response document is being submitted 
within the consultation period and is therefore duly made. 

Mrs S Chester shares the ownership of land at Kirby Road, 
Gretton. The owners have submitted a full planning application 
for the erection of 10 dwellings with garaging and means of 
access on that part of the land closest to Kirby Road. The 
application carries the reference 18/00024/DPA. It is being 
reported to the LPA’s Planning Committee meeting on 17 April 
2018 with an Officer recommendation that full planning 
permission should be granted, subject to planning conditions. 

The application site falls at the extremity of, but within, the 
Conservation Area. The 

Conservation Area is a designated heritage asset within the 
meaning of the NPPF. The application was accompanied by a 
Heritage Impact Assessment prepared by a conservation 
specialist, which assesses the significance of the designated 
asset and the degree to which the proposed development affects 
that significance. This is fully in accordance with the NPPF. 

The Heritage Impact Assessment reaches the following 

The comments made are noted.  Due process was undertaken 
as part of the planning application as described in the comments 
received as part of the consultation process. 
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conclusion:- 

Gretton is a village which has grown organically over several 
centuries and it this evolutionary growth which accounts for much 
of its special architectural and historic interest. The site at Kirby 
Road presents an opportunity for further organic growth which, 
through careful design and choice of materials, can add to the 
village’s distinct character. This carefully designed scheme will 
inevitably change the character of this part of the conservation 
area but in a way which preserves the special features of the site 
and safeguards the setting of the various listed buildings on High 
Street. The siting, scale, massing, style and materials of the 
proposed new homes are appropriate to the location and will sit 
well in their local context, without any harmful impact on the 
significance of the conservation area or the settings of nearby 
listed buildings. For the reasons set out in the body of this report, 
the proposed development is entirely compatible with the 
preservation of the conservation area and the setting of the 
nearby listed buildings.” 

The application has been the subject of scrutiny by the LPA’s 
consultant Conservation Officer. In making his assessment, he 
has had available to him both the submitted Heritage Impact 
Assessment and the consultation draft Conservation Area 
Appraisal. He has concluded that on balance the application 
should be supported. 

The LPA’s professional officers and specialist conservation 
advisor have therefore reached the conclusion that the 
development of 10 dwellings as proposed would meet the test at 
s72 of the Planning (Listed Buildings and Conservation Areas) 
Act 1990 of preserving or enhancing the character or 
appearance of the Conservation Area. Accordingly, there is not 
resultant harm and the proposed development meets the policies 
for the historic environment within the NPPF. It is against this 
background that our client now makes representations in 
response to the draft Conservation Area Appraisal. 

Insight Town Our client’s comments on the draft document are limited to those The appraisal identifies those areas where the open space is 
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Planning Ltd 
on behalf of 
Mrs S 
Chester 
INDIVIDUAL 

parts that relate to the land in their shared ownership. The draft 
document includes a ‘spatial analysis and appraisal map’ in 
figures 4(a) and 4(b). Together with Paddock Park, figure 4(b) 
applies a green hatching to our clients’ land and labels it as 
“open space”. Page 31 of the draft document lists features 
shown on figures 4(a) and 4(b), including “important open 
space”. It is assumed that this is intended to refer to the green 
hatching on figure 4(b), although the wording differs. The page 
31 definition reads:- 

“Important Open Space – these are elements of the settlement 
which have a strong historic interest as open space. This should 
not be taken to imply that other open areas are not of landscape 
value or of value as open spaces on amenity grounds.” 

In light of this definition, it is surprising that the draft document 
does not seek to define or explain the ‘strong historic interest’ of 
our client’s land. It does include a paragraph devoted to the 
Paddock Park’s recent creation (since the Conservation Area 
was designated), but it is silent as to the historic significance of 
our client’s land. In this respect, the draft document does not fulfil 
its own claim as set out in its introduction:- 

“This document meets the requirements placed on the local 
planning authority to define and record the special architectural 
and historic interest of the conservation areas and identify 
opportunities for enhancement.” 

Further, it is notable that the key characteristics of the 
Conservation Area listed at pages 5 and 6 of the draft document 
do not include any reference to open spaces. 

considered important to the character and appearance of the 
conservation area.  Reference is made in the appraisal 
document to the value of open space and how it can enhance 
and add value to the character and appearance of the area.  The 
areas identified in the appraisal document for Gretton have the 
special quality of being important to the character and 
appearance and are appraised as being valuable to the historic 
character of the area.  

Insight Town 
Planning Ltd 
on behalf of 
Mrs S 
Chester 
INDIVIDUAL 

Our client has two fundamental concerns about the draft 
document as it relates to their land:- 

The draft document sets out no reasoned justification for its 
designation as open space. The designation of the Paddock Park 
as open space does not appear to be based upon historic 
significance but on its recent land use for community purposes. 
However, the draft document is entirely silent on the significance 

The site was already included in the conservation area 
boundary.  The site and Paddock Park contribute to the setting 
of the village of Gretton as an historic asset.  Open space is not 
sacrosanct and an additional comment has been included in the 
definition of open space to make clear that designation as open 
space does not prevent appropriately designed developments 
that meet the statutory test at s72 of the Planning (Listed 
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of our client’s land. A possible explanation is that our client’s land 
has been included as a reflection of the saved Local Plan Policy 
13(v). However, that policy itself includes no justification for its 
application to this land, and it is common ground with Officers 
that the policy carries little if any weight in decision-making. If it 
has been transposed across to the draft Appraisal document, 
then to do so is wrong. 
 
The draft document should make clear both in introduction and in 
its textual section dealing with figures 4(a) and 4(b) that the 
‘open space’ designation does not preclude development, but 
instead any proposed development should meet the statutory 
test of s72 of the Planning (Listed Buildings and Conservation 
Areas) Act 1990. To the casual reader of the document, as 
presently drafted it could be inferred that the ‘open space’ is 
sacrosanct. That cannot be right, as the NPPF requires an 
assessment of how a particular proposed development affects 
the significance of a designated heritage asset, and as 
demonstrated in the Conservation Officer’s advice on the current 
application, it is possible to achieve a development of this land 
that meets the statutory test. It is not only logical but essential 
that the draft document makes clear that the ‘open space’ is not 
sacrosanct. 
 
In order to address our client’s representation:- 

1. Our client’s land, as shown outlined in red on the plan 
overleaf, should be omitted from the ‘open space’ 
designation in the draft document. As drafted, the document 
only explains inclusion of the Paddock Park and it should not 
include other land without a clear historic justification; or 
 

2. If it is not omitted, the draft document should have text 
inserted (we suggest in the definition of open space) to make 
clear that designation as open space does not prevent 
appropriately designed developments that meet the statutory 
test at s72 of the Planning (Listed Buildings and 

Buildings and Conservation Areas) Act 1990. 
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Conservation Areas) Act 1990. 
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INTRODUCTION 
 

The identification and protection of the historic environment is an important function of the planning 
system and is done through the designation of conservation areas in accordance with the Planning 
(Listed Buildings and Conservation Areas) Act 1990. Conservation areas are defined as ‘areas of special 
architectural or historic interest the character or appearance of which it is desirable to preserve or 
enhance’. 

 
There are currently nine conservation areas within the Borough of Corby. Each place is unique, and 
therefore, the characteristics that define it and which make it special, and its capacity to accept 
change, need to be understood in order to positively manage its future. 

 
The National Planning Policy Framework (NPPF) requires local planning authorities to have up-to- date 
evidence about the historic environment in their area. Local planning authorities are required to define 
and record the special characteristics of heritage assets within their areas. 

 
The conservation area of Gretton was first designated in 1970 and up until now has not been 
supported by a formal and public written record of the special and historic character. This document 
meets the requirements placed on the local planning authority to define and record the special 
architectural and historic interest of the conservation area and identify opportunities for 
enhancement. The appraisal follows the guidance set out by Historic England in their document, 
Understanding Place: Historic Area Assessments1 and the revised document Conservation Area 
Designation, Appraisal and Management: Historic England Advice Note 12. 

SUMMARY OF SPECIAL INTEREST 
 

The village of Gretton lies to the north of Corby. The village is a spring-line settlement situated on the 
Jurassic ridge overlooking the Welland Valley. There is evidence that the village and the surrounding 
area has had human occupation since the Iron Age and items of Roman origin have been found in the 
parish. The village lies within the administrative area of Corby Borough Council. 

 

The distinctive, key characteristics of Gretton can be summarised as follows: 
 

 Old settlement pattern on upper slope, with the parish church of St James the Great whose 

scale dominates the village 

 
 The gentle sided slope of the scarp raises to the historic core of the village providing the 

appearance and character of a well established and contained settlement 

 
 A rural setting, dominated by its immediate landscape and views out across the Welland 

Valley 

 
 Evidence of multiple phases of development and adaptation during the 17th 18th and 19th 

Century 

                                                           
1 Understanding Place – Historic Area Assessments, April 2017 
2 Conservation Area Designation, Appraisal and Management: Historic England Advice Note 1, February 2016 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/740441/National_Planning_Policy_Framework_web_accessible_version.pdf
https://historicengland.org.uk/images-books/publications/understanding-place-historic-area-assessments/heag146-understanding-place-haa/
https://historicengland.org.uk/images-books/publications/conservation-area-designation-appraisal-management-advice-note-1/heag040-conservation-area-designation-appraisal-and-management/
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 Medieval street pattern, with gradually unfolding views leading to attractive groups of 

buildings along High Street, Arnhill Road and Maltings Road 

 
 The glimpses of the views within and looking out of the village creates a special sense of 

locality 

 
 From within the village core, glimpses of the Welland Valley and church steeple. Elsewhere, 

long views across the valley. The wooded slopes of the scarp providing a backdrop to the 

village and church 

 
 The strong sense of enclosure along Maltings Road with glimpses down small lanes 

 
 Evidence of multiple phases of development and adaptation during the 18th and 19th Century 

 
 The glimpses of the views of the Welland Valley creates a special sense of locality 

 
 Stone walls enclosing the road and providing a strong sense of place 

 
 The soft golden stone of the traditional building material laid in traditional form and pattern 

for walls, roofs and boundaries giving a visual harmony 
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1. CONTEXT 
 

1.1 Location, Topography and Geology 
 

The village of Gretton is located in the Welland River valley at the foot of a prominent scarp slope that 
makes a major contribution in defining the character of the local and wider landscape of the Welland 
Valley. The importance of this scarp has been highlighted in Landscape Character Assessment work 
both at a national level and at a county/district level. At the national scale, the scarp is included within 
National Character Area 92: Rockingham Forest, which identifies one of its key characteristics as being 
‘a prominent steep northern scarp towards the Welland Valley’. At the county/district scale, 
Northamptonshire Landscape Character Assessment, prepared by the River Nene Regional Park, 
provides a more localised assessment. 

 

The village of Gretton falls within the Landscape Character Type (LCT) 3: Ironstone quarried Plateau. It 
is a discrete area of elevated plateau with characteristics such as ‘the landscape has an elevated 
character in places, particularly along its western fringes where views are possible across the county 
boundary into neighbouring Leicestershire and Rutland’. The scarp and the land falling away from the 
village falls within LCT 15: Farmed Scarp Slopes, in which the scarp forms a key characteristic and is 
referred to as ‘a distinctively and instantly recognisable landscape….offering a striking contrast to the 
more subtle landform features present elsewhere within the County’. Reference is also made to the 
scarp face forming a ‘backdrop to foreground views’ when viewed from the lowlands of the Welland, 
and the sense of elevation of the scarp providing ‘dramatic views over the Welland’. The landscape of 
the village can be appreciated from the north, from the footpath beneath the church where the church 
raises above signifying the location of the village. 

 
The underlying geology is predominantly Inferior Oolite Ironstones of the Northampton Sand 
Formation. These deposits date to the Middle Jurassic. Extensive mining has been undertaken to reach 
the underlying ironstone and iron ore deposits. 

 

The Northampton Sand Formation which consists of richly coloured ironstones and sandstones provide 
a variety of characteristic and locally used rubblestones, ashlars and freestones in local historic 
buildings (Historic England Strategic Stone Survey: A Building Stone Atlas of Northamptonshire 2011). 

 

1.2 Settlement Plan Form 
 

The principal settlement within the Ironstone Quarried Plateau landscape is Gretton, which is located 
mostly on the plateau but extends down into the farmed scarp slopes. The name Gretton is Saxon for 
Great Settlement although much earlier traces of Iron-Age and Roman excavations have been found. It 
was a royal manor during the 11th Century, the same period in which St James the Great Church was 
built. It became an important settlement within Rockingham Forest during the Middle Ages, and its 
development and economy were founded on the twin occupations of agriculture and ironstone 
quarrying. 

 
Although primarily an important agricultural village within Rockingham Forest since the Middle Ages, 
the rich veins of ironstone in the surrounding land played a vital part in the village’s development. Iron 
currency bars from the Iron Age have been found, and the Romans also worked the ironstone deposits. 
There were ironworks close to the village in Edward the Confessor’s reign in the 11th Century, when 
Gretton was a royal manor. 

 
The Rockingham Forest Trust has researched the land and settlement of Gretton as part of a Heritage 
Lottery Funded scheme and have identified that the landscape in and around Gretton is a result of the 
complex inheritance of man’s past activities. This ‘historic environment’ is a legacy resulting from the 
interaction between people and places through time and embraces all surviving remnants of past 
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landscapes; the landscape particularly to the west of the church is a relict landscape featuring the site 
of a Manor House, fishponds, mounds and medieval field patterns. The royal manor of Gretton in 1066 
had controlled ironwork in its woodland which by 1086 had become part of the royal forest. The forest 
woodlands lay to the south with several enclosures next to them, mapped in 1587. In 1086 Gretton had 
320 acres of woodland and ironworks. Gretton open fields were enclosed in 1837 by parliamentary Act 
at the same time as the woodland which lay in Rockingham. In 1837 there was a block of ancient 
enclosure in the south west of the township and more scattered along the boundary with the Forest 
that were little changed from 1587. 

 
The village lies mainly on the limestone on the edge of the scarp, but in places tips over the valley side 
on to Northamptonshire Sand and Ironstone along steeply falling roads. The village probably originates 
with the royal manor, which may have an earlier site beneath it for Roman pottery and coins have been 
found in the area. The site lies on a slight projection of the scarp and comprises a manor with church, 
which was already present in 1086 when a priest is recorded. The manor site was already deserted by 
1587 when it appears encroached upon by tenements on the east, while the western part of the 
enclosures on the sloping ground appears to have been a warren with fishponds. 

 

Gretton 1587 map 
 

The main valley road rises out of the Welland valley on east and west to reach Gretton, tending to 
confirm its early importance. Where this and a road from the woodland approach the village on its 
western side, they follow a curving route as though skirting around a large oval feature, a curve which 
ignores the relief but is respected by the furlongs. Extending north-east from this are two looping roads 
running along the slope encompassing islands of development which may represent infilling of a wide 
green running along the scarp edge to the manor and church. 
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At the periphery of the village on both the west (from ridge and furrow evidence) and east (from the 
1587 map) it can be seen that some closes and tenements were laid out over furlongs. After the 
economic and population decline that followed the plagues of the 14th and 15th Centuries, by 1587 
Gretton can  be  seen  once  more  to  be  undergoing expansion, with one cottage being recorded as 
newly built. Comparison of the 1587 map with that of 1837 shows further expansion over the open 
field and large scale infilling within the existing tenements. This progressively modified the plan form of 
the settlement so that by the 1880s Gretton was a larger and even more complex village. 

 

 
Many of the houses and cottages in Gretton date from the 17th Century with others added during the 
18th and 19th Century. In the 1870’s the railway came connecting the Midland Main Line with the line 
from Birmingham to Peterborough. The line is now only used for freight traffic and the occasional 
steam excursions but originally was a passenger line with one of the line’s four stations located at 
Gretton. 

 
The village gradually expanded during the 19th and 20th Centuries with additions mainly on the east side 
of the village. 

 

1.3 Statutory Designations 
 

Conservation areas and listed buildings are protected under the 1990 Planning (Listed Building and 
Conservation Areas) Act. This primary legislation requires proposals that need permission (planning 
permission affecting a conservation area or listed building consent) to preserve or enhance their 
special architectural or historic interest. 

 
The boundary of the original conservation area as designated in 1970 is illustrated in Figure 1; the 
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revised conservation area approved in 2018 is illustrated in Figure 2. There are 46 listed buildings in 
Gretton Conservation Area, these listed in Section 3 and in Figure 4(b) with the proposed Local Interest 
Buildings which are summarised in Section 9.5 Conservation Area Management Plan. 
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1.4 Planning Policy Context 
 

Specific guidance relating to development within conservation areas can be found within the NPPF and 
its accompanying practice guide which are published by the Ministry of Housing, Communities and 
Local Government, at national government level. This embodies a holistic view of the historic 
environment and is designed to ensure that decisions are not made in isolation without first 
considering the significance of the particular aspects of the historic environment and then addressing 
economic, social and environmental sustainability issues. 

 
The North Northamptonshire Joint Core Strategy 2011-2031 adopted in July 2016, sets out the current 
strategic Local Plan policies for development and growth in the North Northamptonshire area. The 
Joint Core Strategy contains a range of development management policies for protecting and 
enhancing assets. The following policies are of particular relevance to the historic or built environment: 
 

 Policy 2 – Historic Environment 

 Policy 2 – Landscape Character 

 Policy 7 – Community Services and Facilities 

 Policy 8 – North Northamptonshire Place Shaping Principles 

 Policy 20 – Nene and Ise Valleys 

Heritage England has published revised guidance – Conservation Area Designation, Appraisal and 
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Management: Historic England Advice Note 1 which sets out ways to manage change in a way that 
conserves and enhances historic areas through conservation area designation, appraisal and 
management. 
 

Setting 
 

 

View towards the church from the west 

 
Gretton lies mainly on the limestone on the edge of the Jurassic scarp, but in places tips over the valley 
side on to Northamptonshire Sand and Ironstone along steeply falling roads. The site lies on a slight 
projection of the scarp with the church as a focal point, playing an important part to the village history 
and character. 

  
The built form of the village becomes apparent in views when approaching from the north along 
Station Road and equally the view of the village nestling on the slopes of the scarp with the wide views 
across the valley are revealed when approached from High Street. Its setting is therefore wide and not 
confined to the immediate environs of the built environment. An important part of the setting of the 
villages – the scarp with its slope and distant views of farmland, are a significant part of the wider 
setting. The field patterns and earthwork remains, interlaced with stone walls footpaths, and the trees 
are also an important part of the wider setting of the village. 
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View along High Street from the north 
 

 

View looking due north to the War Memorial 
 

The gentle slope leading up to the village from the south and west is a key part to the setting of the 
village. 

 

1.5 Archaeological Interest 
 

The area around Gretton is rich in evidence of prehistoric activity from all periods of particular 
importance is the evidence for Roman activity. The RCHME: An Inventory of the Historical Monuments 
in the County of Northamptonshire Volume 2 records prehistoric and roman discoveries in and around 
the village of Gretton. 

 
The heritage strategy for Corby Borough3 suggests that “early settlement in the Corby area probably 
began in the Bronze Age, and had developed significantly by the Iron Age, by which time the area was 
being farmed and exploited for its natural mineral resources. When the Romans arrived they built a 
road linking Leicester with the Roman town at Huntingdon which passed through what is now 
modern Corby. One section of this road is a Scheduled Monument where it crosses Hazel Woods. 
Another ancient road, the Jurassic Way, crosses the Roman road between Kingswood and Cottingham. 
These roads were probably a focus for Roman activity and occupation, possibly even for a small Roman 
town”. 
 

                                                           
3 A Heritage Strategy for Corby Borough, February 2006 

http://www.corby.gov.uk/sites/corby.gov.uk/files/Heritage%20Strategy%20for%20Corby%20Borough.pdf
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There is evidence of prehistoric, Roman and iron-age settlements in the area of Gretton through 
various finds that have been recorded including axes, ironage currency bars, pottery, roofing tiles, and 
Roman coins. To the North and North East of St James the Great church are the remains of the site of a 
medieval manor house, fishponds and mounds. The site of the Manor House is now marked by a 
number of rectangular scarps, with mounds visible to the North West. There is a large fishpond and 
several other smaller subsidiary ponds in the area below the church. On the map of 1587 the field is 
called ‘Hall Yarde’ and the fishpond is shown as water-filled. 

 

2. ORIGINS AND DEVELOPMENT 
 

2.1 Early Development 
 

The first documentary evidence is the Domesday Book, compiled in 1086. At that time the King held 
Gretton and the mill was valued at three shillings. The church has Norman origins though there was 
probably an earlier building on the same site. In the Medieval period the parish was administered by a 
Prebend from Lincoln cathedral where one of the choir stall still bears the village name. The Prebend’s 
residence when in Gretton would have been a manor house next to the church. The remains of the fish 
ponds and tithe barn are still to be found. 

 
In the post-medieval period one of the finest early Elizabethan mansions in the country was built at 
Kirby Hall by Sir Humphrey Stafford, he sold it to Elizabeth I’s favourite, Sir Christopher Hatton and it 
then passed down through the family and eventually the Finch- Hattons and the earls of Winchilsea. It 
is currently administered by English Heritage and most of the land has been sold off to a variety of 
landowners. Part of the estate lies within the parish of Gretton. 

 
The remains of a deserted village at Kirby and a deserted farmstead at Cotton have been found close to 
Gretton further establishing the activity and importance of the village in the medieval period. 

 

2.2 17th Century Development 
 

The village expanded during the 17th Century with a number of good examples of buildings from that 
period still evident today. One of the best examples is Manor Farm in High Street. 

 
This is a fine L-shaped house of two and a half storeys, built of striped ironstone and limestone with 
two datestones of 1675. Originally called Warren Farm, it overlooked Warren Field suggesting that this 
is where the medieval manor obtained its rabbits. 

 
74 High Street is another example of a 17th Century house with records indicating that the main part of 
the house was built in, or shortly before 1635. The stonework is generally of coursed limestone rubble 
with dressings of Weldon stone. The date and initials carved on a stone lintel, along with reference to 
Buckworth House found in deeds relating to the adjoining property lead to the assumption that the 
Buckworth family probably had the house built in the 17th Century. Little is known about the family but 
their name appears in the Parish Church records in the 17th and 18th Century. 
 
The Old Vicarage close to the church dates from the 17th Century and was the vicarage until c1830. The 
churchyard has gravestones dating back to the 17th Century indicating that there was an established 
congregation by the 17th Century. 

2.3 18th and 19th Century Development 
 

The Enclosure Acts in the late 18th and early 19th Century changed the pattern of farming around the 
village as a plan of 1837 illustrates the open fields were inclosed around the village with the area to the 
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north of the church belonging to the church and the majority of the other land going to the Earl of 
Winchilsea, George Finch-Hatton. 

 
Gretton continued mainly as an agricultural village until the opening of the quarries and steel works, so 
the majority of the population of the village were connected with farming even if they were not 
directly employed on the land. The requirement for tools and equipment meant that these items were 
mainly supplied by local tradesmen who had the skills, and produce was sold locally. This reliance on 
local trading and skills continued into the 19th Century when the railway arrived. 

 
The arrival of the railway and the building of a station in 1880 by the Midland Railway Company saw a 
great upheaval to the village way of life. Many labourers left the land to work in the quarries and other 
work was now available outside the village using the train as transport. The level of activity changed in 
the village with more shops and places of employment opening including a clothing factory in School 
Lane, built by Wallis and Linnell, the company employed women producing work clothing. 

 
In 1853 the first purpose school was built at The Village Green, and a fire station was provided in a 
small brick building in Clay Lane and although a non conformist tradition had begun in the village in the 
18th Century, the Baptist Church, which stands at the south end of the High Street was consecrated in 
1824. 
 

2.4 20th Century Development 
 

The 20th Century brought further development to the village with small sites having infill development 
and the east side of the village seeing more development. In 1921 the Kettering Industrial Co-operative 
Society occupied premises in the High Street, the upstairs was used as a dance hall and meeting place. 
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Figure 3 - 1901 Ordnance Survey Map 
 

3. ARCHITECTURAL AND HISTORIC QUALITY 
 

There are 46 listed buildings or structures of special architectural or historic interest within Gretton. 
These are included in the published statutory List of Buildings of Special Architectural or Historic 
Interest and were surveyed and designated in c.1987. These are identified on a map in Figure 4 (b). 

 
All of the buildings are listed at Grade II with the exception of the church that is Listed Grade I this 
places it in the top percentile of listed buildings in the country signifying that it is considered to be of 
national importance and of exceptional interest. 
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Listed buildings in Gretton are shown below: 
 

ADDRESS GRADE OF BUILDING 

Church of St James the Great I 

1 Arnhill Road II 

10 Station Road II 

13 High Street II 

16 Arnhill Road II 

16 Station Road II 

2 Station Road II 

30 High Street II 

4 and 6 Corby Road II 

4 and 6 Station Road II 

68. 70 and 72 High Street II 

9 Maltings Road II 

Barn House, High Street II 

Chantry Cottage, High Street II 

Churchyard cross head 5 

metres south of south porch of 

St James’s 

II 

Glebe Cottage, no 8 Station 

Road 

II 

Gretton House, High Street II 

Hall Cottage, nos 15-17 High 

Street 

II 

Ivernia Cottage, Waltings Road II 

Manor Farmhouse, High Street II 

Northview, Station Road II 

No 55 and attached 

outbuildings  to the south, High 

II 
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Street  

Outbuilding approx 1m N of 

Barn House 

II 

Outbuilding approx 3m S of No 

1 Harringworth Road 

II 

Peartree Cottage, High Street II 

No 10 (Rosary Farm), Arnhill 

Road 

II 

Rose Cottage, Kirby Road II 

Stock and Whipping Post, High 

Street 

II 

No 9 (Stoneleigh) and attached 

buildings, High Street 

II 

No 

Road 

12 Stoneycroft, Station II 

The Hatton Arms Inn, Arnhill 

Road 

II 

The Hollies, Caister Road II 

The Maltings, Maltings Road II 

The Old Fox, High Street II 

The Old School House, High 

Street 

II 

The Yews, High Street II 

Village Farmhouse and 

attached outbuildings, barns 

and stable, Maltings Road 

II 

War memorial, Village Green II 

White Hart Cottage, High Street II 

White Owl Cottage, no1 

Harringworth Road 

II 

Windhovers, Station Road II 
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The church of St James the Great dates back to the 11th Century with the tower dating from the 
15th Century. The church is notable for its Norman arches, round pillars and highly unusual 
irregular shaped east window. The chancel floor was raised at the eastern end in the 18th Century 
to accommodate the vaults of the Haddon family of nearby Kirby Hall. In the Medieval period the 
parish was administered by a Prebend from Lincoln Cathedral where one of the choir stalls still 
bears the village name. The church stands in a prominent location at the top of the gentle scarp 
with the site of the medieval manor and fishponds in the area below. 

 
Looking over the churchyard wall, to the east and north there is a panoramic view of the Welland 
Valley and directly below there is still evidence of medieval ridge and furrow cultivation. A spring 
behind the church tower provided the water for the fishponds. The sunken lane that leads 
towards The Village Green passes the Old Vicarage which is 17th Century with later additions and 
was the vicarage until 1830. The building includes an oval window with stone surround, a detail 
found elsewhere in Gretton and on one of the walls is a Norwich Union fireplate. Further up the 
lane opposite the Village Green is the Tithe Barn which used to store the 10% of the village 
produce for use by the church. 

 
The Village Green is an important space in the village giving a strong sense of place and acting as a 
fulcrum as the road rises from The Green to the High Street. Gretton is one of  the few villages to 
retain its stocks and whipping post. The last recorded use was in 1858 when a villager was put in 
the stocks for 6 hours after failing to pay a fine for drunkenness. The War Memorial was erected in 
1925, originally with a seat which has since been removed. 

 

 

War Memorial, The Village Green 
 

The Yews, 24 High Street is close to the centre of the village and there is evidence from the 1837 
Enclosure map that the present building extended south east, and was part of the original main hall 
block. The roof is now covered in Collyweston slate, however there is evidence that it was originally 
thatched. The property includes a 1700 staircase, panelling and ovolo-moulded windows, possibly 
dating from 1580. 

 
Manor Farm, High Street, this L–shaped house of two and half storeys, built of striped ironstone and 
limestone with two datestones of 1675. It replaced a house on the same plot of land, shown on a map 
of 1587. The builder whose initials ‘WW’, was probably a well to do farmer. The building is of a high 
quality throughout with stone mullion windows, datestones, stone chimney stacks and ball finials on 
the gables. The building was originally thatched which was replaced in 1800’s with Collyweston slate. 
There was formerly an extensive farmyard with buildings to the southwest of the house, but little now 
remains. The walling is generally of fine striped polychromatic stonework, with several courses of 
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smaller limestone rubble alternating with a larger course of ironstone. There is a chamfered plinth, 
generally of ironstone, at the base of the wall on the more important elevations to the north, west and 
south of the main range and the west side of the rear wing. The main range has a fine west gable, with 
3-light stone mullion windows set symmetrically over each other to ground, first and attic floors. 

 
The Yews, High Street 

 
Stoneleigh House, High Street opposite Manor Farm, was formerly the premises of parchment makers. 
Springs were fed under the house into ponds which were used for soaking and cleaning the skins. 
Remnants of the drying sheds and other buildings still exist to the rear. 

 
Further down High Street set behind a garden wall can be seen the 18th Century part of Gretton House. 
The main part of the building looks like a Jacobean mansion, but it was actually added in the 1880’s. 
This was a family home until the 2nd World War when it became a convalescent home for employees of 
Corby steel works. 

 
Barn House, High Street was built around 1635. The initials JAB and the date 1635 are carved in the 
stone window frame. The stonework is generally of coursed limestone rubble with dressings of Weldon 
stone. The west front and south end of the original block have coursed limestone rubble and all the 
windows are of three lights with ovolo-moulded stone mullions over the windows there is a classical 
hood mould with a plain curved top and a shallow sunk rectangular recess underneath. The property 
included a garderobe (or early ensuite) and appears to be part of the original construction rather than 
a later addition. Opposite the main front is a barn with a thatched roof. 

 
Chantry Cottage, High Street is a T-shaped house of two and half storeys. Probably of late 17th Century 
date, it is built of uniform coursed limestone rubble with good sized quoins and dressings of Weldon 
stone, with stone mullioned windows and two double stone chimney stacks. The roof is of Collyweston 
slate with swept valleys. The gable parapets  have moulded corbels, kneelers and a roll-moulded apex 
standing quite high above the slate indicating that the roof may once have been thatched. 
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Chantry Cottage, High Street 

 
The listed buildings are only a part of the architectural or historic interest of the village, which has both 
17th and 18th Century buildings within the older parts of the settlements, a large number of well-
preserved 19th Century historic buildings and some 19th century public buildings of architectural merit. 
 

3.1 Farms 
 

There were several notable farms in Gretton which are relics of a much more extensive farming village: 
Manor Farm, with its associated farm buildings is indicative of the importance of farming to the local 
economy before the 19th Century. This group of buildings in Gretton form a mixture of different types 
of agricultural buildings which combine to create an interesting, varied and yet integrated street scene 
adding to the character and interest of the village. 

 

3.2 Chapels 
 

A non conformist tradition began in Gretton in 1786. The Baptist Church, which stands at the south end 
of the High Street was consecrated in 1824. Parts of the attached school room originate from wooden 
huts lived in by railway navvies in the 1870’s. There is a small burial ground behind the building, and 
the first known Minister, William Butler, was buried there in 1794. An undated record reads: 

 
‘the protestant dissentors meeting at Gretton, desirous of a more convenient place of worship, but from 
the smallings of their numbers in past times did not think themselves justified in making an application 
to the neighbourhood, but from the recent increase of the congregation together with the liability of a 
few friends, having had for some years a piece of ground given for the purpose are induced to solicit the 
benevolence of others’ 

 
A list of subscriptions realised £150 and in 1813 the Baptist Union was formed. The new building of the 
Baptist Church was realised in 1824 and the building was licensed as a Place of Worship for Protestant 
Dissenters on the 15th January 1825. 
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Approaching the Baptist Church, High Street 

 

The Baptist Church and adjoining building
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3.3 Public Houses 
 

The Census of 1881 lists six public houses. The Fox (closed in 1970) and the White Hart (closed in the 
1930’s) both stood close to the Village Green. The White Hart became the Gretton Stores. The Talbot 
sits at the junction of the High Street and Arnhill Road and has been a pub for over 150 years. The 
Hatton Arms at the end of Craxford Road is the oldest hostelry in the village (and is reputedly the 
second oldest in the county). Its name goes back to Christopher Hatton, a governor of a castle in 
Guernsey in the 17th Century. Tradition has it that as a reward for valiantly saving members of the 
family from a huge explosion, one of the servants, a man named James Chappell, was granted a 
pension and became the landlord of the pub. 

 
The Hatton Arms has been built on bedrock, its walls being of regular limestone rubble alternating with 
thin courses of ironstone and limestone. During restoration work early remains of a late 13th/early 14th 
Century window was revealed, possibly making the building one of the earliest in the village. No 16 
Arnhill Road is immediately adjacent to the Hatton Arms, and the proximity of the building has meant it 
has had a close association with the pub. 

 

The Hatton Arms 
 

3.4 Schools 
 

The Old School House located opposite the Village Green was the first built school in the village. The 
infant’s classroom at the east end housed 70 pupils until 1908 when the present school in Kirby Road 
was opened. The former school was the village community centre before being converted to a private 
house. The original school bell can still be seen high on the west end gable. 

 
The Primary school in Kirby Road has an impressive stone bell tower and was built in 1908, together 
with the schoolmaster’s house. 
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The Primary School 

 
 

3.5 Traditional Materials and Details 
 

3.5.1 Stone 
 

The traditional palette of materials used for building in the village mainly came from locally quarried 

orange-coloured ironstone as the most common building material used in the villages of the Welland 

Valley in the 17th, 18th and 19th Century; this has created a unity and cohesion that adds to the 

character of the village buildings, as seen particularly along the High Street, Arnhill Road, Caistor 

Road, Maltings Road and Station Road. Most villages had a primary source of stone from a stone-pit 

that would supply the local buildings. The Strategic Stone Study: A Building Stone Atlas of 

Northamptonshire4 identified Gretton being in an area of limestone, sandstone, siltstone and 

mudstone. The area around the village is where the Northampton Sand Formation consists of richly 

coloured ironstones and sandstones with some sandy limestones. These stones provide a variety of 

characteristic and locally used rubblestones, ashlars and freestones. Further to the east the 

Collyweston Slates are sourced and used in the past extensively for roofing. Today many former 

quarries are long abandoned and the underground mining of Collyweston slate has virtually ceased 

altogether. 
 

It is likely that much of the finer limestone ashlar, built in squared and rectangular blocks, found on 

the better quality houses in Gretton probably came from the Weldon quarries, such as on the facade 

of Gretton House. This reflects the relative scarcity and availability of the larger blocks of stone 

quarried from the deeper depths of the quarry, the rubble stone being found nearer to the surface. 

In Weldon quarry in 1963 it was recorded that the Upper Lincolnshire Limestone cut a deep channel 

some 7 metres deep resting on the Northampton Sand ironstone. The many tall double-flued 

chimney stacks observed in the village are usually built of a limestone that was most probably 

Weldon stone; this was much favoured because of its porosity, this enables the stone to resist rain 

and frost action. These finely dressed chimneys often feature a finely cut moulded top edge that is a 

                                                           
4 Strategic Stone Study – A Building Stone Atlas of Northamptonshire, December 2017 

https://www.google.co.uk/search?source=hp&ei=xeK9W5i3KMTlkwWuqYWgAg&q=Strategic+Stone+Study%3A+A+Building+Stone+Atlas+of+Northamptonshire&oq=Strategic+Stone+Study%3A+A+Building+Stone+Atlas+of+Northamptonshire&gs_l=psy-ab.3...1678.5334.0.5632.6.6.0.0.0.0.52.280.6.6.0....0...1c.1.64.psy-ab..0.0.0....0.Sf3R1krf_rM
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characteristic of the 17th and 18th Century houses found in this region. This continued as a local 

building tradition in the villages through to the early 19th Century, after which brick chimneys appear 

replacing stone. 

 

 
 

Gretton House 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
9 Maltings Road 
 
The local cream-coloured limestone (from the Lower Lincolnshire Limestone) is also used for walling, 
and door and window dressings. It is sometimes mixed with the main ironstone walling in a banded 
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manor to give a pleasing and interesting effect, such as on the facade at Manor Farm. Also an almost 
white ashlar limestone is used for dressings to the doorways and windows to provide a contrast against 
the darker coloured ironstone. 

3.5.2 Roofing 
 

Many buildings are roofed with traditional Collyweston limestone slate that reinforces the traditional 
character of the buildings and adds quality and richness to the character of the village. They were 
mainly used on the larger houses, such as Chantry Cottage and The Maltings. Ordinary village houses 
mostly were thatched in the 17th and 18th Centuries using ‘long straw thatch’. Most later roofs in the 
village were covered in Swithland slate during the 19th and 20th Centuries because of their lower cost 
replacing all previously thatched roofed buildings in the two villages. This came from nearby Swithland 
in Leicestershire and was available after 1800. This was the local equivalent of Welsh blue-slate found 
throughout the country after the coming of the railways in the 2nd half of the 19th Century. 
 

3.5.3 Brick 
 

Brick has also been used in the region from the 17th Century onwards. However, in this area it was not 
much used before the late-19th Century. The small brick building at the top of Clay Lane is the former 
fire station and the Baptist Church and adjoining buildings are examples of brick used in the village. The 
use of brick is not widespread in the village where ironstone buildings predominate. 

 

 

Stone walls, brick detailing and slate roof, High Street 
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3.5.4 Pantiles and Thatch 
 

There are only a few examples of clay-pantiles in the village, used on the roofs of out buildings. There is 
evidence from the roof and wall structure of some of the older buildings in the village that thatch was a 
fairly common roofing material. An example is 5 High Street, Chantry Cottage where the gable parapets 
have moulded corbels, kneelers and a roll-moulded apex standing hich above the roof indicating that 
the original roof was probably thatch. White Owl Cottage, in Harrinworth Road has a thatched roof, 
restored in 2004 following a fire. These varieties of roofs add to the character and diversity of the 
conservation area. 
 

3.5.5 Boundary walls, gates and railings 
 

Around the village, including the approach roads there are local stone boundary walls. There are 
examples of copings built with the same materials, with stone laid on edge, ashlar coping stones and 
blue tile copings. This type of wall occurs throughout the village, some of the walls are 2 metres giving 
a strong sense of enclosure to the street scene and adding to the character and appearance of the 
area. There are examples of older walls with a stone-slate sloping top like a Collyweston roof, these 
appear to be a local feature. The boundaries to the gardens of the houses are mostly dry-stone rubble 
walls some backed by hedges. 

 
The decorative cast iron gate posts at the entrance to Gretton Pocket Park in High Street is a surviving 
example of local workmanship enhancing the local environment. The park was established in 1994 in a 
disused, overgrown paddock and the original iron gates and fence were retained. Other examples of 
attractive metal fencing are found on High Street and around The Village Green. 

 

  
 

 Iron railings, Pocket Park 

3.5.6 Water Troughs and Features 
 

At the top of Clay Lane is a small brick building which was originally Gretton’s fire station. It was 
situated here because of the supply of spring water at the nearby West Wells; one of the public water 
supplies before mains water arrived. 
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The Jo Stone, which stands in a flower bed on the corner of Kirby Road and Corby Road, is said to have 
been the stone on which local farmers struck a bargain. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Jo Stone, Kirby Road 
 

4. SPATIAL ANALYSIS AND AREA APPRAISAL 
 

Figure 4 (a) and (b) overleaf capture the spatial analysis of the conservation area including the 
significant views; open spaces; landmarks; positive buildings; neutral buildings; important walls; 
glimpse views and negative areas. 
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The Spatial Analysis and Appraisal Map Figure 4 (a) and (b) are annotated with the following terms, 
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as listed and described in the Glossary. The photographs are included as examples of description of 

the text. 

 
Significant views – these views are limited to the best defining and most memorable views of 

Gretton. They are generally broad and often panoramic, sometimes linking subjects to the middle 

distance and far horizon. 

 
Glimpse and Sequential views – these are views confined by the presence of buildings or trees. They 

offer a glimpse of something interesting in the distance, often viewed down a pathway, an open 

space between trees or over roof tops. It may be a glimpse of a landmark, or an interesting feature. 

 

Open Space – these are elements of the settlement which have a strong historic interest as open 

space.  This should not be taken to imply that other open areas are not of landscape value or of 

value as open spaces on amenity grounds. 
 

Landmarks – landmarks are structures that because of either size or design stand out 
 

Untidy Land and Negative Buildings – these buildings in scale, materials, design or massing, or a 

combination of these, have a negative effect on the character of the conservation area. They do not 

relate to the surrounding topography or building form and are usually sited on a prominent site. 

Neutral Buildings – these buildings are often 20th century buildings that are unobtrusive, and usually 

respect the topography, scale, materials and detail of the surrounding built form. Neutral buildings 

are also occasionally older properties that have been heavily altered and, for this reason, no longer 

preserve the character of the conservation area. 
 

Positive Buildings – positive buildings are those that are of special architectural or historic interest, 

either as individual structures or as part of a collective group, and make a strong contribution to the 

character of the conservation area. 

 

Important Nodes - a point of visual connection in the village 

 
 

4.1 Significant Views 
 

The views from the scarp on which the village is located down across the Welland Valley are highly 
significant as the views are impressive and give a sense of the village being a part of the landscape. The 
distinctive tower of the church is seen from down on the lower part of the scarp slope and clearly 
enjoyed as a focal point. The view of the Church and its relationship with the village is important to the 
character and appearance of the conservation area. 

 
The other long views that are distinctive and significant are from various vantage points on the 
northwest side of the village along Station Road and High Street where there are impressive panoramic 
views across the Welland Valley. From the south western approach along Station Road the village 
emerges with the open area providing a setting for the village and the mature hedges giving a sense of 
enclosure to the street scene until as one moves up the road the traditional stone buildings on the 
west side of Station Road are revealed. A strong sense of anticipation is built as the road emerges into 
the Village Green. The quality of the buildings, the war memorial, the changes in level and the space 
around the Village Green create a strong sense of place. 
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The Village Green 
 

The views from the scarp experienced from within the churchyard are exceptional with the long views 
of the valley, the site of the medieval village below and the view beyond to the medieval field systems 
and Harborough Hill House in the distance. 

 
From the footpath network that leads into and out of the village and links the various parts there are 
long views across the roofs of the buildings in some places catching a glimpse of the church tower and 
to the valley beyond. 

 

 

View out of village over the Welland Valley 
 
Elsewhere, within the village, the views evolve gradually and through the streets there are occasional 
glimpses between the buildings of the church, the valley beyond. The sequential views that emerge 
along a walk in the village include a series of focal points that combine together to create a strong 
image and a sense of place. 

4.2 Open Spaces 
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Gretton has a number of significant large open spaces on the western edge of the village including the 
site of the medieval village, the adjacent churchyard and the open fields and space at the southern end 
of the village. Pocket Park at the north end of High Street is a fairly recent addition of open space that 
is open and accessible to the public. In addition the two areas around the Village Green and the Baptist 
Church provide space that enhances and enlivens the character of the village. The identification of 
these areas is part of the appraisal and signifies their value to the character and appearance of the 
conservation area. 

 
In the event of any future development proposals affecting an area identified as open space the 
proposal would have to meet the statutory test at s72 of the Planning (Listed Buildings and 
Conservation Areas) Act 1990. 

 
Site of Manor House, Fishponds and Mounds – the site of the Manor House is now marked by a 
number of rectangular scarps, are all below I metre in height and form no coherent pattern. 
Immediately to the N.W. are three circular Mounds. The largest is conical, and 1 m. high above the 
bottom of the surrounding ditch, but only 0.5 m. above the adjacent ground. There is a slight 
depression in the top. The two other mounds are more irregular in form and are surrounded by a 
common ditch. 

 
Down the steep slope to the West is a large Fishpond presumably filled by seepage of water through 
the higher limestone land to the East, which breaks out as a spring when it meets the underlying clay. 
There are two smaller ponds in the area. Local tradition asserts that much worked stone has been 
removed from the area for construction of houses in the village. 
 

 

View below the church 
looking towards the 
medieval field system and 
the site of the medieval 
manor 
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Pocket Park - Gretton's Pocket Park was established in 1994 in a 0.85 hectare (2.1 acres) grassland 
field, situated at the junction of Kirby Road and High Street facing Gretton House. It was formally 
opened by 'Jack Woolley' of The Archers, and has the honour of being the county's 50th Pocket 
Park. This park has been developed in recent years by Gretton Parish Council using public funding. 
This area is maintained by local volunteers who have constructed a wildlife pond, a butterfly bank, 
a petanque (boules) pitch, and a natural play area for children. 

 
The Village Green close to the church is an important open space which includes the stocks and 
whipping post – a reminder of past punishments for wrong doers. The War Memorial erected in 
1925 is a pleasing structure that has been carefully and sensitively designed in stone. The site is on 
differing levels and forms a key node in the historic centre of the village. The views into and out of 
the space around the green are enhanced by the structure. 

 
The area around the Baptist Church provides a setting for the church and attached school rooms 
and adds to the quality of the street scene in this part of the conservation area. 

 

4.3 Protected Trees 
 

There are several groups of trees within the extension to the conservation area that have a Tree 
Preservation Order. These are illustrated in Figure 5. 

 
In addition to Tree Preservation Orders, Conservation Area designation provides all trees with a 
stem diameter of 75mm and above measured 1.5 metre above ground level with a measure of 
protection. 
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5. NEGATIVE FACTORS 
 

As part of the assessment of character, a number of negative factors have been identified. By 
highlighting these issues, we can identify priorities for future improvement and enhancement when 
the opportunity arises. 

 

5.1 Sheds and garages 
 

At the junction of Craxford Road and Arnhill Road there is an assortment of sheds. Their scale and 
position provides a sense of enclosure but their appearance as a disparate collection of utilitarian 
buildings detracts from the character of the area. There are examples of garage doors where 
inappropriate materials have been used and are visually intrusive in a sensitive location. 

5.2 Boundary walls and parking 
 

There is a shortage of drive space and garage space in Gretton and many residents in the historic core 
of the settlements have to park their cars on the street. There are a few instances where the boundary 
walls have been removed to create off road parking, which has led to a break in the unified treatment 
of the streetscape. 

5.3 Windows 
 

The loss of original windows and their replacement with white-plastic UPVC windows has happened on 
occasions throughout the conservation area. While many try and copy the original small-paned design 
they often feature top-hinged openers instead of sashes or side-hung casements; this fundamentally 
changes the character of the building, the street and the conservation area and results in the loss of 
historic fabric and glazing. 

 

5.4 Poor Maintenance or Repair 
 

There is evidence on some buildings of the use of ‘strap pointing’, indicative of hard cement mortars 
used on sandstone, instead of lime mortars. This kind of pointing can only be achieved by using cement 
rich mortar and invariably leads to damage to the stone, and is unsightly, often at the expense of 
traditional, historic character of stonework. 

 
A few houses have been re-roofed using concrete tiles and reconstituted slate. These are detrimental 
to the character of the village. These roofs disrupt the visual character by  having a uniformity and 
regular bond unlike natural stone or slate, which is rippled and uneven in texture and laid in courses of 
diminishing size. 

 

6. GENERAL CONDITION OF THE AREA 
 

6.1 Buildings and their current condition 
 

Overall the condition of the buildings in the conservation area is very good with no identifiable 
buildings at risk. 

6.2 Public Realm 
 

The general tarmac road and pavement and path surfaces provide a neutral appearance to the 
conservation area. 
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7. PROBLEMS, PRESSURES AND CAPACITY FOR CHANGE 
 

7.1 Loss of Building Details 
 

A number of dwellings within the conservation area retain their original timber sash windows or timber 
casement windows while a number of others have replacement white UPVC windows.  Where original 
windows survive on the older 18th and 19th Century cottages these are ‘at risk’ from alteration and 
replacement that could damage the integrity of the building and the character of the conservation 
area. 

 

7.2 Car Parking 
 

The village has well preserved frontages, sequential views and vistas down High Street and the sense of 
enclosure in Station Road, Arnhill Road and Maltings Road. The counter-effect of this tight-knit and 
comparatively tightly developed settlement, with its picturesque character, is that the village is overrun 
with on street parking; cars are squeezed into the smallest spaces and along narrow back streets. 
 

8. CONSERVATION AREA BOUNDARY REVIEW 
 

Local Planning Authorities have a duty to periodically review their conservation areas and their 
boundaries. During the appraisal process a review of the boundary has been undertaken. 

 
The process of reviewing the conservation area boundary involves looking objectively at all areas and 
identifying whether there are any areas where the character has been significantly damaged or altered 
by modern development.  Cancellation of designation should be considered where an area or part of 
an area is no longer considered to possess the special interest which led to its original designation. 

 
The process of investigation of the historic development of the conservation area and its spatial 
characteristics revealed that there are places outside the original conservation area boundary which 
contribute to the character and appearance of the area and should be included. There are also areas 
where the boundary has been compromised by more recent development and due consideration has 
been given to the redrawing of the boundary to exclude these areas. 
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8.1 Southern Boundary 
 

Figure 6 highlights a number of areas where amendments have been made to the existing conservation 
area boundary.  

 
Key Area 1: is along Corby Road at the south end approach to the village. Here development has taken 
place that has changed the character and appearance of the approach to the traditional village. Corby 
Road has taken on a suburban appearance that is contrary to the traditional character of the village. 
The new boundary follows the  rear boundary of the properties in Kirby Road and then along the 
southern edge of Kirby Road including the Jo Stone before following the eastern edge of the High 
Street to the entrance to Northern Close and following the north side of the road to meet the original 
boundary. 

 
Key Area 2: The boundary has been drawn to exclude three properties on the south of Arnhill Road 
with the boundary following the domestic boundary of the property on the south west corner of Arnhill 
Road and Maltings Lane. 

8.2 Northern Boundary 
 

Key Area 3: The boundary crosses Arnhill Road then follows due east the area of heavily overgrown 
garden between 36 and 34 Arnhill Road. The boundary follows the hedgeline to an area of open space 
with trees and dissected by a footpath leading from Arnhill Road to Station Road. This area of open 
undeveloped space has been included in the conservation area for the setting it provides at the 
entrance to the village, forming a pleasing and attractive foreground on the approach from the south. 
The slope is an important part of the scarp on which Gretton sits and the southern approach requires 
to be respected for the part it plays in the setting of the village. 
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The boundary continues south alongside Station Road down to the railway bridge where it includes the 
bridge and a short section of the road beyond the bridge, it then follows the north side of Station Road 
before the original boundary at no 32 Station Road. 
 
The boundary change has included the railway bridge as a significant historic feature in the 
development of the village and provides an imposing entrance.  The change also incorporates a 
number of non traditional houses that are set in surroundings of mature gardens with well established 
hedges. The contribution this area makes as Station Road continues up towards the traditional part of 
the village is important in continuing an established and attractive setting on the scarp leading to The 
Village Green. There is no discordant note in the buildings and their overall contribution to the setting 
of the village is worthy of protection. 

 

9. CONSERVATION AREA MANAGEMENT PLAN 
 

9.1 Introduction 
 

A conservation area management plan explains in detail how the special character of the conservation 
area will be preserved or enhanced through recognition of threats, pro-active management and local 
commitment, supplemented with programmes and guidance. It complements the conservation area 
appraisal, which defines the special characteristics that contribute towards the special architectural 
and historic interest of the settlements. The aim of the management plan is to maintain and improve 
the appearance and character of the area.   

 
Conservation area designation is the primary means by which the distinctive qualities of Gretton can be 
safeguarded. Designation alone, however, will not secure the preservation and enhancement of the 
villages and active management is vital to ensure that Gretton can adapt and develop in a positive way. 

 
The North Northamptonshire Sustainable Design SPD provides clear advice on the creation of high 
quality developments that have minimum environmental impact, and for new developments to reach a 
‘Building for Life’ Standard. It highlights the need for developments to promote character; reinforcing 
locally distinctive patterns of development, and that in historic village areas such as Gretton, urban 
form characterisation should inform the design of all new proposed developments. 

 

9.2 Summary of Special Interest 
 

The Gretton Conservation Area appraisal provides detailed understanding of the significance and 
special qualities of the conservation area. 

 

The name Gretton is Saxon for Great Settlement although much earlier traces of Roman and Iron- Age 
excavations have been found. It was a royal manor during the 11th  Century, the same period in which 
St James the Great Church was built. It became an important settlement within Rockingham Forest 
during the Middle Ages, and its development and economy were founded on the twin occupations of 
agriculture and ironstone quarrying. 

 
The village continued to expand and prosper throughout the 17th and 18th Centuries with a close 
association with the nearby Kirby Hall, the great Elizabethan hall owned by Sir Christopher Hatton. The 
Hatton Arms is the oldest hostelry in the village and tradition has it that one of Sir Christopher’s 
servants was granted a pension and became landlord of the pub in recognition of the service he gave 
the Hatton family. 

 
The historic buildings constructed in the 17th and 18th Centuries were mainly of the local ironstone 
laid in traditional form with the traditional roofing material of Collyweston slates. There are a number 

http://www.nnjpu.org.uk/docs/Sustainable%20Design%20SPD%20-%20low%20res%20June%2009.pdf
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of high quality and architecturally distinctive buildings, built to high vernacular and classic architectural 
design standards. 
 

9.3 Recognition of importance – Local Heritage Assets 
 

The conservation area Spatial Appraisal map (figure 4 (b)) shows buildings that make a positive 
contribution to the conservation area. Many of these are traditional buildings, which retain a high 
proportion of traditional features. In addition to these, there are a number of buildings that are 
particularly distinctive on either local historic or architectural grounds, or both, and merit inclusion on 
a Local Heritage List. Although identification in this list does not in its own right convey any additional 
control, the significance of buildings on a local register is recognised as part of the NPPF and the local 
planning authority would endeavour to retain and preserve the special character of all buildings that 
fall into this list. 

 
The following buildings are recommended for inclusion within a Local Heritage List. These have one of 
a number of key characteristics. They have been selected as they are either: 

a. Important existing or former public buildings, with distinct architectural quality, where there 

is a history of local usage, or 

b. They are well-preserved examples of unlisted buildings with 17th or 18th Century farm- 

associated origins, or 

c. They have distinctive architectural quality and make a significant contribution to the 

character of the area 

 The Baptist Church and adjoining building 

 The Primary School, Kirby Road 

 Jo Stone, Kirby Road 

 76 High Street 

 2 Arnhill Road 

 The Talbot, High Street 

 38-30 High Street 

9.4 Issues and implementation 
 

The buildings in Gretton are generally in a reasonable state of repair. Many of the elevations of the 
buildings are of local ironstone, or on occasion of brick, and the stone is the dominant characteristic of 
the villages. The stone surface can be damaged or disfigured by painting or rendering, which is  not 
easily reversed without damaging the surface of the stone. A number of properties have had  this 
treatment and the result is intrusive in the conservation area. 

 
The changes to boundary treatments, with the loss of stone or lack of repair of stone walls, or 
replacement with timber fences or other alien materials is perhaps the most damaging of alterations in 
the conservation area, and they can be difficult to reinstate on a piecemeal basis. 

 
The loss of boundary walls or use of inappropriate materials is a threat to the character of the 
conservation area. The stone walls are an important part of the character of the area providing 
important enclosure, defining the space and providing unity to the street scene. 

 
In recent years there has been a concerted effort and successful campaign to remove street clutter: 
accumulations of bollards, lighting columns, litter bins and road signs. Manual for Streets 2 (published 
September 2010) identifies visual street clutter as an issue for many towns and villages and urges a 
more coordinated approach between the various bodies involved. The aim is to both reduce the 
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amount of clutter and co-ordinate the design of appropriate new street furniture. 
 

Historic street signs and directional markers add to the character of a conservation area and should be 
retained. 

 
As part of ongoing good practice the Borough Council works closely with the Highways Authority to 
integrate services, traffic management and the practical requirements of managing the towns and 
villages in the Corby area. Utility companies will be required to consider the implications of altering 
services or digging service trenches. Maintaining an attractive public realm can help to reinforce the 
historic development pattern and the hierarchy of spaces. Close working between the Borough Council, 
Northamptonshire County Council, statutory undertakers and private individuals will ensure that the 
quality of the streetscape respects conservation significance and will build on good design principles 
promoted in Manual for Streets. 

 
All trees in conservation areas are protected if they have a stem diameter of 75 millimetres measured 
at 1.5 metres from ground level. In general, it is an offence under the Town and Country Planning Act 
1990 for anyone to undertake work to a tree in a conservation area without giving the Council six 
weeks written prior notice. The notice period is for the Council to decide if the tree(s) should be 
protected from proposed work by a TPO. 

 

Opportunities for enhancement 
 

This part of the Management Plan is all encompassing - it involves not just the commitment of the local 
authority but also sets out our aspirations for the involvement of property owners and their 
professional advisers in managing and maintaining Grettons valuable heritage. 

 
New development should consider the quality of the local traditional materials as a benchmark for the 
standard of materials to be adopted for new development in the conservation area. The use of 
traditional materials, colours and textures in new and exciting ways, making use of local suppliers, local 
materials, skilled craftspeople, and traditional trades will all be actively encouraged. New development 
and redevelopment of existing buildings should respect the existing building lines or reinstate them 
where historical map evidence exists. 

 
The listed buildings and principal landmarks within the conservation area are identified in Figure 4, 
which are listed in recognition of their special architectural or historic interest. This protection alone, 
however, does not automatically safeguard these structures and their setting. They reflect the historic 
development of the villages and form a key part to the history and character which together with the 
Local Historic Buildings and the appraisal of the area identifying key views and landmarks are the most 
potent and coherent reminders of history and sense of place, see Figure 4. New development will need 
to consider the impact and wider setting of each of these landmarks, as part of glimpsed views as well 
as the wider setting of the village, and how they not only appear in current views, but how they could 
be enhanced in new views. Redevelopment proposals which block or detrimentally affect views of the 
local landmarks or the setting of the village should not be approved unless there are over-riding public 
benefits arising from the proposed development. 

 
Sites beyond the conservation area boundary still have the potential to affect the setting of the 
conservation area and this will need to be considered in any redevelopment proposal. 

 

Planning Measures & Statutory Powers 
 

The Local Planning Authority has certain powers under the Planning Acts to take action in conservation 
areas, many of which are rarely used or used in exceptional circumstances. On occasion, one of these 
powers may be needed to protect the historic environment where there is a significant threat. These 
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include: 

 Withdrawal of Permitted Development Rights (Article 4 Direction) 

 Amenity of Land Notice (Section 215) 

 Urgent Works Notice (Unlisted Buildings) 

 Compulsory Purchase Order 

 Planning Enforcement Notice 

 
Withdrawal of Permitted Development Rights (Article 4 Direction) 

 
The conservation area appraisal identifies changes to properties in the settlements that have resulted 
in negative impact on its character and appearance some of which are the result of permitted 
development. The Council maintains the right to serve an Article 4 Direction if deemed appropriate to 
protect the special character of the conservation area. 

 

Amenity of Land Notice (Section 215) 
 

Local authorities have the power to serve a section 215 notice on the owner (or occupier) of any  land 
or building where the condition is adversely affecting the amenity of the area. The notice requires the 
person responsible to clean up the site or building, or the authority may carry out works and reclaim 
the costs. This can be particularly affective at addresses which have ongoing amenity issues within 
conservation areas. 

 

Urgent Works Notice (Unlisted Buildings) 
 

If the condition of a historic building is at imminent risk, Section 54 the Planning (Listed Buildings and 
Conservation Areas) Act 1990 Act enables the Local Planning Authority to carry out urgent works 
following notice to the owner. These powers can be used in respect of unoccupied parts of both listed 
and unlisted buildings in conservation areas. In the case of the latter, this can only be employed by 
agreement of the Secretary of State, advised by Historic England. The powers are used to address 
emergency repairs to ensure the building is weather tight and safe from collapse. 

 

Planning Enforcement Notice 
 

The local planning authority has powers to enforce against unauthorised development. A breach of 
planning control can include the carrying out of development without the required planning permission 
or failing to comply with any condition included in a planning permission.  Listed building enforcement 
and enforcement provisions relating to the demolition of an unlisted building in a conservation area 
are similarly controlled.  These enforcement provisions are in Section 38 to 46 0f The Planning (Listed 
Buildings and Conservation Areas) Act 1990. 

 

Proposed enhancement schemes 
 

In general, the Council seeks to preserve and where possible, enhance the special interest of its 
heritage assets, including conservation areas. This includes the preservation, restoration or 
enhancement of historic buildings, the enhancement of the public realm and the sympathetic 
redevelopment of sites that currently detract from the character and appearance of the conservation 
area. 

 
The Spatial Appraisal Figure 4 highlighted a number of negative sites where a scheme of improvement 
would be to the benefit of the area. These improvements might take the form of a more sensitive 
handling of a roof profile or replacement or reinstatement of stone wall. These changes could be 
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included in a future enhancement action plan. 
 

Every encouragement will be given to property owners to replace any non- traditional fenestration and 
doors with traditional timber framed sash windows on street frontages where they have been lost or 
replaced by artificial products, and the installation of suitably designed timber doors and door frames 
based on original details found in the villages. 

 
Historic Buildings 

 

For the maintenance of historic buildings within the conservation area a detailed Maintenance Guide 
has been produced (Appendix 1). This guide will be made available to property owners in the 
conservation area. The guide incorporates step-by-step notes on how to carry out an inspection and 
how to plan a cyclical programme of inspections. It also provides detailed advice on the appropriate 
repair of the specific details and building materials found within the conservation area, as well as a list 
of sources for materials and where to go for further advice. 

 

Archaeology and new Development 
 

Development proposals should take into account the potential for remains of archaeological interest. 
Professional advice should be sought, and appropriate assessment undertaken. 

 
Such assessment in the first instance is likely to be a desk-based assessment, possibly with an 
accompanying or later field evaluation. It is important that any records made are deposited with the 
Historic Environment Record (HER) in Northampton.  

 
Following such on-site archaeological evaluation, and dependent on a positive result or 
recommendation, the Local Planning Authority is likely to require further archaeological works of 
investigation. 

Cyclical Maintenance 
 

Lack of maintenance is one of the main reasons why old buildings deteriorate. Maintenance 

essentially means preventing rainwater getting in where it can cause harm. 

There are a number of cyclical tasks required which will enable on-going monitoring and the 

opportunity to identify and deal swiftly with any defects. For example, clearing out gutters and 

decorating at high level are the kind of tasks which can help in identifying issues early on. 
 

Extensions and new development 
 

In accordance with Policy 2 of the Joint Core Strategy it is important that any new proposals 

complement the traditional settlement form and historic street lay-out of the conservation area, and 

the character of adjacent buildings by: 

 Being set back from the frontage rather than forward of it; if on a street it may be better 
to be in-line with it so as to maintain the property line. 

 Being subservient to adjacent properties as a small cottage property, rather than a  
larger detached executive-type of dwelling 

 Respect the local vernacular style of the village buildings 

 Being no larger than 2 storeys in height, but preferably 1 ½ storey with dormers cut 
through the eaves of the roof. 

 Carefully considered car-parking provision, or spaces defined within the layout of the 
drives and landscaping. These should be indicated on a site-plan accompanying the 
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application. 
 

Extensions to existing properties 
 

The style and scale of an extension will be largely dependent on the size of the original building. In 
general extensions on the sides of buildings that front the street shall be built against the gable ends 
with either a lean-to roof, and preferably set back slightly from the front of the property, or with a 
pitched gabled roof also set back from the front of the existing building and lower than its ridge line. 

 
There are many local examples in the villages around Corby and throughout the Northamptonshire 
area. Some properties feature side extensions with additional lower roofed lean-to extensions built on 
to them providing an organic development character that is considered a suitable model. A design that 
keeps the integrity of the original design of the house and its façade and clearly creates a new 
extension that is subservient to the original but compliments the original design and is subtly linked to 
it is desired. 

 
Rear extensions should not dominate the original building, should adopt the same or similar materials 
to the original building for both the walls and the roof. The fenestration and doors should reflect the 
style and form of the original building or complement in a contemporary way the openings and style of 
the original building. 

 
 

 

 

 

Examples of where good design principles have been used for extensions to existing houses 

 

In designing an extension to an existing property the most common issues the designer will need to 
address are: 
 
Scale – garages and outbuildings should be subservient in scale to the house. The proportions of the 
building should respect those of the house. Wide double garages are a suburban feature that will rarely 
compliment the proportions and character of a property in the conservation area. 
 
Neighbours – large buildings can have an overbearing or enclosing effect on neighbouring gardens. 
Avoid introducing windows to garden structures that will overlook the neighbouring garden or house. 
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Materials – traditionally, domestic outbuildings would have been constructed from the same materials 
as the house. This general principle should be followed although there will be scope for introducing 
materials like glass, timber and steel providing they are used sensitively and complement the character 
of the house and area. 

 

10. USEFUL INFORMATION AND CONTACT DETAILS 
 

For advice about this appraisal or any further information please contact Planning Services, One Stop 

Shop, The Corby Cube, George Street, Corby NN17 1QG. Tel: 01536 464158 
 

Email: planning.services@corby.gov.uk 

 

National Organisations: Historic England, East Midlands Region, tel: 01604 735400 

https://www.historicengland.org.uk/advice/planning/planning-system/ 

Local guidance on living in a conservation area is available at: 

http://www.corby.gov.uk/home/planning-and-building- control/planning-policy/conservation-

heritage/living-conservation-area 

The following local websites are a good source of local history information and their contribution is 

acknowledged: 
 

www.gretthistory.org 

www.gretton.info.uk 

www.riverneneregionalpark.org 

www.rockingham-forest-trust.org.uk 

mailto:planning.services@corby.gov.uk
https://www.historicengland.org.uk/advice/planning/planning-system/
http://www.corby.gov.uk/home/planning-and-building-control/planning-policy/conservation-heritage/living-conservation-area
http://www.corby.gov.uk/home/planning-and-building-control/planning-policy/conservation-heritage/living-conservation-area
http://www.corby.gov.uk/home/planning-and-building-control/planning-policy/conservation-heritage/living-conservation-area
http://www.gretthistory.org/
http://www.gretton.info.uk/
http://www.riverneneregionalpark.org/
http://www.rockingham-forest-trust.org.uk/
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APPENDIX 1: 
 

CYCLICAL MAINTENANCE CHART 
 

Building 
 

element 

Maintenance task Frequency March/April Sept/Oct 

Roof areas Inspect roof areas from safely 

accessible high points, using a 

ladder strapped securely, the 

bottom of the ladder footed 

and held by a second person. 

Twice a year yes yes 

Slate roofs Slate roofs Inspect for slipped, 

cracked, displaced and broken 

slates. Replace to match, to the 

same dimensions and head-lap, 

using either “tingles”, or carry 

out permanent repair with slate 

to match. 

annual  yes 

Tiled roofs Tiled roofs Inspect for slipped, 

cracked, displaced and broken 

slates. Replace to match, to the 

same dimensions and head-lap, 

using either “tingles”, or carry 

out permanent repair with slate 

to match. 

annual  yes 

Ridges Inspect ridges with binoculars 

and check for displaced mortar 

on roof surface, in gutters or on 

the ground 

annual  yes 

 
 

Rainwater Disposal 
 

Building 
 

element 

Maintenance task Frequency March/April Sept/Oct 

Rainwater 

goods 

(cast iron or 

cast aluminium) 

Inspection from ground level. 

Check for leaks, blockages, 

overspill, faulty joints, wet 

masonry. Check fixings. Note 

faults and arrange for 

Twice a year Yes yes 
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 maintenance and repair.    

Rainwater From a secure ladder, clear Twice a year yes yes 

gutters gutters, sumps and downpipes    

 of debris and removed leaf litter. 
Rod if necessary. Check all 
connections and fixings are 
secure. 

   

     

 

 

Building 
 

element 

Maintenance task Frequency March/April Sept/Oct 

Walls generally Remove any vegetation (e.g. ivy 

and self-seeded plants) from 

principal walls and within a 

metre of the main walls. Tackle 

perennial weeds with a systemic 

weedkiller. 

Twice a year yes yes 

Brickwork Check for any cracks, dropped 

arches, missing areas of 

pointing, mossy growth or wet 

patches Arrange for permanent 

repair within next 12 months. 

annually yes  

Render Check for any signs of cracking 

of masonry or loss of adhesion 

(i) Cleaning and washing render 

(ii) Washed down water-based 

paint or mineral paint using a 

mild detergent every 5 years   

annually yes  

Copings and 

parapets 

Inspect from the ground and 

accessible high points. Note any 

signs of movement or areas 

where joints are open. 

Programme repair within next 

6-9 months. 

annually  yes 

Ventilation Inspect ventilation grilles, ducts, 

and   air   bricks   &   remove any 

annually yes  
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 obstructions, such as plants, 

weeds, leaf litter and soil 

   

Windows Inspect sash windows and other 

windows and repair any 

damaged glass, cracked panes. 

Replace any missing putty with 

acrylic or linseed oil putty. 

Re-paint windows and doors 5-7 

years. 
 

Sash windows - removing staff 

beads and parting beads, re-

cord sashes with existing 

weights, ease sashes. 

annually yes  
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GLOSSARY OF TERMS 
 

Listed Building - a listed building is one that has been placed on the Statutory List of Buildings  

Special      Architectural      or    Historic     Interest. More information is available on: 

https://historicengland.org.uk/listing/what-is-designation/listed-buildings/ 

Conservation Area – an area of special architectural or historic interest, the character and 

appearance of which it is desirable to preserve or enhance 

National Planning Policy Framework NPPF – sets out government’s planning policies for England 

and how these are expected to be applied. http://www.gov.uk 

Spatial Analysis – a technique used to study and understand the landform and settlement pattern of 

an area 

Area Appraisal – a tool used to develop a character mapping for an area to help inform the review 

process 

https://historicengland.org.uk/listing/what-is-designation/listed-buildings/
http://www.gov.uk/
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INTRODUCTION 
 

The identification and protection of the historic environment is an important function of the 

planning system and is done through the designation of conservation areas in accordance with the 

Planning (Listed Buildings and Conservation Areas) Act 1990. Conservation areas are defined as 

‘areas of special architectural or historic interest the character or appearance of which it is desirable 

to preserve or enhance’. 
 

There are currently nine conservation areas within the Borough of Corby. Each place is unique, and 

therefore, the characteristics that define it and which make it special, and its capacity to accept 

change, need to be understood in order to positively manage its future. 

The National Planning Policy Framework (NPPF) requires local planning authorities to have up-to- 

date evidence about the historic environment in their area. Local planning authorities are required 

to define and record the special characteristics of heritage assets within their areas. 
 

The conservation area of Great Oakley was first designated in 1968 and up until now has not been 

supported by a formal and public written record of the special and historic character. This document 

meets the requirements placed on the local planning authority to define and record the special 

architectural and historic interest of the conservation area and identify opportunities for 

enhancement. The appraisal follows the guidance set out by Historic England in their document, 

Understanding Place: Historic Area Assessments1 and the revised document Conservation Area 

Designation, Appraisal and Management: Historic England Advice Note 12. 
 

SUMMARY OF SPECIAL INTEREST 
 

Great Oakley lies just two miles to the south of the old village of Corby and until 1932 the two places 

were similar sized agricultural villages. The large scale industrial development associated with the 

production of iron and steel following the discovery of rich ironstone deposits has changed the 

nature of the landscape and the relationship between the two settlements. As the town of Corby 

has expanded southwards towards the village of Great Oakley the urban expansion has 

compromised the separate identity of the village. 
 

The history of the settlement of Great Oakley goes back to before the 12th Century when a manor 

and parish was created. The church dates from the 13th Century and Oakley Great Hall dates from 

the 17th Century and is on the site of a 15th Century building. The Hall and Church are set in mature 

parkland with many fine trees, this parkland setting acts as a backdrop and is a key part to the 

character of the village. Great Oakley has a notable history in the area and one which should be 

acknowledged and celebrated via the conservation area. The village lies within the administrative 

area of Corby Borough Council. 
 

The original Conservation Area lies to the north and south of Harper’s Brook and to the west and 

south of the parkland.  The main part of the village lies to the north of Harper’s Brook and in this 

area the former school was located, the school has closed and the building converted to a residential 

property. This area has experienced the impact of new development and the boundary has been 

compromised. The area to the south of Harpers Brook relates more strongly both visually and 

                                                           
1 Understanding Place – Historic Area Assessments, April 2017 
2 Conservation Area Designation, Appraisal and Management: Historic England Advice Note 1, February 2016 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/740441/National_Planning_Policy_Framework_web_accessible_version.pdf
https://historicengland.org.uk/images-books/publications/understanding-place-historic-area-assessments/heag146-understanding-place-haa/
https://historicengland.org.uk/images-books/publications/conservation-area-designation-appraisal-management-advice-note-1/heag040-conservation-area-designation-appraisal-and-management/
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functionally to the parkland and to the estate. 

 

The distinctive, key characteristics of Great Oakley can be summarised as follows: 
 

 Old settlement pattern located on either side of Harper’s Brook 

 
 The parkland surrounding Great Oakley Hall embraces the village and provides the dominant 

rural parkland character 

 
 The village is in two parts to the west and south of the parkland 

 
 The village to the west of the parkland boundary was the main hub of the settlement with 

the former school and village hall 

 
 The southern part of the village relates visually and functionally to the estate with parkland 

and fields surrounding the buildings 

 
 The northern part of the village retains its estate character via the homogenous green colour 

used on the estate properties 

 
 Evidence of multiple phases of development and adaptation during the 18th and 19th Century 

 
 Gradually unfolding views along Brooke Road with attractive buildings providing the 

character and appearance of the area 

 
 The opening out of the views at the entrance to the Church and Hall with views across the 

parkland 

 
 The entrance to an old driveway to the Hall with grand stone piers at the junction of Brooke 

Road, Mill Hill and Headway 

 
 Gradual unfolding of views along Woodlands Lane with views of the church in the distance 

and the traditional buildings along the lane providing a sense of enclosure 

 
 The soft golden stone of the traditional building material laid in traditional form and pattern 

for walls, roofs and boundaries giving a visual harmony and sense of pla
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1. CONTEXT 
 

1.1 Location, Topography and Geology 
 

The village of Great Oakley is located to the north and south of Harper’s Brook. This brook once 

formed the boundary to the ancient Rockingham Forest. The urban expansion of Corby surrounds 

the village to the north and west. The impact of the urban expansion on the village is significant and 

has altered the character and appearance in certain parts of the original conservation area.  

However the wider impact of the parkland setting is still evident within the settlement and 

contributes significantly to the character of the immediate surroundings and wider setting. Of 

particular importance are the long views across to the church and hall. These landmarks punctuate 

the horizon and provide a dramatic architectural statement and orientation point. 
 

The landscape has established mature features in the parkland with individual trees, groups of trees, 

hedgerows and stream, together creating a strong perception of harmony to the area. The 

Northamptonshire Environmental Character Assessment includes the area in the Character Area 

Limestone Valley Slopes. The key characteristics of the area include: 
 

 Transitional landscape displaying characteristics of surrounding landscape types 

 Limestone geology evident in local buildings 

 Expansive views to neighbouring landscapes 

 Predominance of arable land with isolated areas of improved pasture 

 Very sparse woodland 

 Fields generally enclosed by hedgerows 

 Small to medium sized pasture fields conspicuous surrounding villages 

 Villages display close relationship to landform in their morphology and orientation 

 The Limestone Valley Slopes Character area encompasses the tributary valleys of the Nene, 

the most prominent of which is Harper’s Brook. 
 

The Limestone Valley Slopes Character area encompasses the tributary valleys of the Nene, the most 

prominent of which is Harper’s Brook. Harper’s Brook has carved a gentle valley sides and has a 

narrow band of alluvial clay and silt bordering it; the brook is small with views obscured by 

undulating land form and streamside vegetation. 
 

The Harper’s Brook Character Area is the most westerly of the Limestone Valley Slopes. 

Characterising the area is a general predominance of arable farmland. 

The expansion of urban areas in recent years has resulted in the despoiling of some of the landscape 

and settlement on the western edge of the settlement. Beyond this impact the village still makes a 

contribution to the local landscape character and distinctiveness. 



7 
 

1.2 Settlement Plan Form 
 

The landscape in and around Great Oakley is linked to the area’s history as a Royal Hunting Forest. 
Many of the settlements were established during the Saxon period around the edge of the area and 
Harper’s Brook once formed the southern boundary of the ancient Rockingham Forest. The villages 
including Great Oakley were originally small compact linear settlements, occupying the lower valley 
slopes developed at right angles to the watercourse. 

 
Great Oakley Hall and estate has been in the ownership of the de Capell Brooke family since 1575. The 
present head of the family is Alexander de Capell Brooke.  The limestone house was built in 1555 on 
the site of an earlier building, and from the 17th Century successive generations of the Brooke family 
made alterations to it. Until the 20th Century the Brookes dominated the economic, social, and religious 
life of the parish, and in 1555 demonstrated their authority by incorporating the church and part of the 
village into the grounds of their newly built mansion house Oakley Hall. 

 
The expansion of Corby has impacted on the surrounding area of Great Oakley although the Hall, 
church and parkland still provide a strong sense of place and have a strong influence on the character 
of the area. 

1.3 Statutory Designations 
 

Conservation areas and listed buildings are protected under the 1990 Planning (Listed Building and 
Conservation Areas) Act. This primary legislation requires proposals that need permission (planning 
permission affecting a conservation area or listed building consent) to preserve or enhance their 
special architectural or historic interest. 
 
The boundary of the original conservation area as designated in 1968 is illustrated in Figure 1; the 
revised conservation area approved in 2018 is illustrated in Figure 2. 
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1.4 Planning Policy Context 
 

Specific guidance relating to development within conservation areas can be found within the NPPF and 
its accompanying practice guide which are published by the Ministry of Housing, Communities and 
Local Government, at national government level. This embodies a holistic view of the historic 
environment and is designed to ensure that decisions are not made in isolation without first 
considering the significance of the particular aspects of the historic environment and then addressing 
economic, social and environmental sustainability issues. 

 
Heritage England guidance – Conservation Area Designation, Appraisal and Management: Historic 
England Advice Note 1 sets out ways to manage change in a way that conserves and enhances historic 
areas through conservation area designation, appraisal and management. 
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1.5 Setting 
 

 

A cluster of traditional former farm buildings to the south of Harper’s Brook 
 

 

View looking up Brooke Lane in the area to the north of Harper’s Brook 
 

Until the expansion of Corby in the late 20th Century, Great Oakley was a small agricultural village with 
a population of 200 in 1871. The main part of the village with the village hall and school were located 
to the area north of the brook. To the south of Harper’s Brook where the post office was located the 
village has always had a more agricultural character and function with a strong visual relationship with 
the estate. The two parts of Great Oakley include examples of traditional buildings largely built of local 
Lincolnshire limestone located either side of Woodlands Lane to the south of Harper’s Brook and 
Brooke Lane to the north of the brook. The area to the north of Harper’s Brook followed a linear 
settlement pattern with the area to the south being a more clustered settlement form. 

 
The parkland of Great Oakley Hall dominates the views and provides a strong visual setting to the 
village giving it a very special quality and sense of place. 
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View approaching Great Oakley from Headland 

 
The revised boundary for the conservation area includes an area of the parkland down to Harper’s 
Brook. The brook, as a boundary of the royal hunting forest was key to the reason for the location of 
the village. The views from the brook back towards the village illustrate how the historic settlement sits 
in the parkland and how it provides an attractive backdrop. The parkland setting strongly contributes 
to the character of the conservation area by providing it with an attractive and uninterrupted view of 
the hall and church. The area of open field to the south of Woodlands Lane acts as an introduction to 
the parkland and sets a gentle scene acting as a contrast to the encroaching urban development. 

 
1.6 Archaeological Interest 

 

Extensive early Iron-Age features were found in the north-east of the parish, close to the boundary 
with Corby. Charcoal found in one of the pits was radiocarbon-dated to around 800 BC. An oval, bowl-
shaped depression nearby was almost certainly the remains of an ironworking furnace. To the north-
west of the later village, near the boundary with Middleton, pottery of 7th to 4thCentury BC date, 
indicative of settlement, was recovered from the boulder clay. 

 
There is evidence that there was a Romano-British settlement in the area of Great Oakley. Large 
quantities of pottery from the 1st and 2nd Centuries AD were found to the north-west of Oakley Lodge, 
while other settlements on the boulder clay extended into Middleton and Beanfield Lawns. 

 
An area of pottery, pits, and ditches along the course of the Kettering-Uppingham road to the north of 
the later village may indicate another area of settlement, and a possible Roman building was reported 
near the site of the nearby Spread Eagle public house. The most notable discovery, however, was of a 
timber-framed aisled barn 37m long, on stone foundations, a short distance from the Iron-Age 
settlement and furnace. The building was used from around 100-150 AD, and in the later 2nd Century a 
circular hut was built across the barn’s south western corner. The floor surface included broken quern 
stones, pottery, and ironwork, while three infant burials probably also belonged to this later phase. 
Other Roman features found nearby included evidence of charcoal burning, and a small pit containing a 
human cremation. 
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There is some limited evidence of Anglo-Saxon settlement. Most likely the area was largely uninhabited 
in the 5th to 8th Centuries, as occurred elsewhere on the boulder clay, and woodland was allowed to 
regenerate. Oakley’s name is an Anglo-Saxon word meaning ‘oak clearing’, suggesting that the 
settlement was formed when woodland clearance resumed, possibly in the 9thor 10th Century. 

 
The heritage strategy for Corby3 suggests that “early settlement in the Corby area probably began in 
the Bronze Age, and had developed significantly by the Iron Age, by which time the area was being 
farmed and exploited for its natural mineral resources. When the Romans arrived they built a road 
linking Leicester with the Roman town at Huntingdon which passed through what is now modern 
Corby. 
 

2. ORIGINS AND DEVELOPMENT 
 

2.1 Early Development 
 

The medieval village developed on both sides of Harper’s Brook. Houses lay close together in a manner 
characteristic of nucleated villages. In 1337, for example, a house and its adjoining croft (or garden) lay 
between two similar properties, and extended back from the roadside to the ‘cowherd’s yard’. Another 
row of houses stretched from the road to the edge of Harper’s Brook. On the south side, along 
Woodlands Lane, houses formed a double row of tenements, most of which were probably laid out 
over former open-field strips. By the mid 18th Century about 16 cottages and farmhouses were situated 
there, including an alehouse and the parish workhouse. Settlement extended from the eastern end of 
Woodlands Lane northwards to the brook, where a bridge (possibly timber-built) carried the main road 
from Little Oakley into the grounds of Oakley Hall and the church. 

 

2.2 Later Development 
 

After 1800, when the Little Oakley road was diverted, the bridge was replaced by a ford and several 
houses were removed, though the path remained in use. On the north side of Harper’s Brook, the area 
between the 13th Century church and the stream was almost certainly settled in the Middle Ages. A 
double row of tenements, parallel to Woodlands Lane, may have existed, suggesting that the medieval 
village originated as a single-loop settlement straddling the brook, similar to the northern loop at 
Corby. Surviving earthworks reveal the sites of former buildings, which may have been abandoned 
following late medieval population decline or as a result of the building of Oakley Hall in 1555 and the 
extension of its grounds. By the mid 18th Century only two houses lay along the road to the south of the 
church, with another three at its western end, all of which were removed between 1800 and 1820. 

 
By the mid 18th century to the north of Harper’s Brook was the most populous part of the village. 
Following enclosure, settlement was extended northwards with the building of the impressive Home 
Farm in a former ancient close. 

 
Historically fishponds lay in the valley of the brook, and later served as an osier bed. Also there are 
ornamental ponds in the grounds of Oakley Hall included as an 18th Century feature known as the 
Oakley canal, these features lie outside the Conservation Area but are reminders of the importance of 
the brook to the development of the village. Monk’s well, named from its use by Pipewell Abbey, lay to 
the south of the stream next to Bridge Farm, and was the village’s main source of water. 

                                                           
3 A Heritage Strategy for Corby Borough, February 2006 

http://www.corby.gov.uk/sites/corby.gov.uk/files/Heritage%20Strategy%20for%20Corby%20Borough.pdf
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1885 Ordnance Survey Map 

 

2.3 20th Century Development 
 

The 20th Century changed the landscape of the area when it was dramatically altered by the large-scale 
industrialisation associated with the production of iron and steel following the discovery of rich 
ironstone deposits. Great Oakley has been drawn into the expanding new town of Corby as it spread 
southwards, eventually being incorporated firstly into Corby urban district in 1967 and in 1993 into 
Corby Borough. 
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1953 Ordnance Survey Map 

 

3. ARCHITECTURAL AND HISTORIC QUALITY 
 
There are no listed buildings within the boundary of the conservation area of Great Oakley. There are 
examples of traditional buildings built in the 18th and 19th Century largely built of the local limestone. 
The limestone was exposed along Harper’s Brook and extensively quarried nearby at Stanion and 
Weldon.   Early photographs show that many cottages and houses were thatched in the late 19th and 
early 20thCentury, although tiles and slates were increasingly used as a replacement. There are a 
number of examples of Colyweston slate roofs with swept verges and raised corbelled gables. 

 
Home Farm, built in 1787 at the north end of the village is an example of a building from the 18th 
Century. Its façade, of limestone with ashlar dressings, is of two storeys and three bays, to which a 
gabled porch was added in 1849. Another surviving building is the former post office in Woodlands 
Lane. Of two storeys, its first-floor windows were originally framed by an overhanging thatched roof, 
with brick chimney stack. 

 
The green colour adopted by the Oakley Hall Estate on the doors, fences and garden gates of estate 
buildings enhances the traditional vernacular architecture of the buildings providing a visual continuity. 
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Traditional cottages in local stone on Brooke Lane 
 

The stone cottages on Brooke Lane retain their original casement window openings, central brick 
chimney stack and green doors. 
 

 
 

Traditional cottages and outhouses off Brooke Road 
 

The short row of traditional stone cottages off Brooke Road have a retained the stone and brick 

outhouses at the rear forming a pleasing group and a reminder of former domestic utilities. 
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Village Hall and former school 
 

The village hall was erected in 1921 by Sir Arthur R. de Capell Brooke for the villagers to use for social 
activities. It is built in wood panels adding to the rural character and appearance of the area. The 
building is set back from the frontage of Brooke Lane with an area of greensward surrounding it, 
adding to the pleasant contribution it makes to the street scene. 

 

 

The Village Hall and surrounding green area on the corner of Brooke Road 
 

The former village school building is in local stone with attractive cast iron multi paned windows and a 
steep tiled roof. The building is located close to the back of pavement and forms an important sense of 
enclosure to the street scene, leading the eye down towards the lower part of the village. 
 

 

 

Former village school with stone wall framing the view south down towards the village 
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Gatepiers at the former west entrance to Oakley Hall 

 
The limestone ashlar gatepiers with stone balustrade and attached iron railings form an attractive and 
pleasing former entrance to the west of Oakley Hall. The gates gave access to the west drive which led 
across the park to the church and hall passing over Harper Brook via a bridge. This access is no longer 
in use. 

 

Traditional farm outbuildings on Woodland Lane 

 
The village included several notable farms which are relics of a much more extensive farming village: 
Woodhouse Farm, Brooklyn Farm and Home Farm with their associated farm buildings are indicative of 
the importance of farming to the local economy before the 20th Century. These groups of buildings on 
Woodhouse Lane form a mixture of different types of agricultural buildings which combine to create an 
interesting, varied and yet integrated street scene adding to the character and interest of this part of 
Great Oakley. 
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3.1 Traditional Materials and Details 
 

3.1.1 Stone 
 

The traditional palette of materials used for building in the village mainly came from locally quarried 
limestone as the most common building material; this has created a unity and cohesion that adds to 
the character of the village, as seen particularly along Woodland Lane and Brooke Lane. The stone was 
quarried locally and some would have been sourced from the banks of Harper’s Brook where seams of 
local stone were found. The Strategic Stone Study: A Building Stone Atlas of Northamptonshire4 
explains that the all surface stone in Northamptonshire are marine sediments of Jurassic Age, 
approximately 190 to 145 million years old. There is a considerable diversity of building stones present 
from local varieties and the Lincolnshire Limestone Formation extends into this part of 
Northamptonshire. The stone is fine-grained, sandy limestone that may contain dispersed ooids. The 
limestone is used in combination with brick in some of the buildings in Great Oakley as evident on the 
former outbuildings in Brooke Lane. The likely source of the limestone is Stanion Stone, named after a 
local village. 

 
The local limestone (from the Lower Lincolnshire Limestone) is also used for walling, and door and 
window dressings. It is sometimes mixed with the ironstone that produces a contrast as in the former 
school with ashlar quoins and window surrounds. The stone walls have a variety of copings including 
stone and blue tile. 

 
 

 

Local stone used in walls and buildings 
 

3.1.2 Roofing 
 

Several buildings are roofed with traditional Collyweston limestone slate roofs reinforcing the 
traditional character of the buildings and adds quality and richness to the character of the village. 
Ordinary village houses mostly were thatched in the 17th and 18th Centuries using ‘long straw thatch’ 
(corn or wheat straw). Most roofs in the villages were covered in Swithland slate during the 19th and 
20th Centuries because of their lower cost replacing all previously thatched roofed buildings in the 
village. The slate came from nearby Swithland in Leicestershire available after 1800. This was the local 
equivalent of Welsh blue-slate found throughout the country after the coming of the railways in the 2nd 

half of the 19th Century. Brick has also been used in the village, although in this area it was not much 

                                                           
4 Strategic Stone Study – A Building Stone Atlas of Northamptonshire, December 2017 

https://www.google.co.uk/search?source=hp&ei=xeK9W5i3KMTlkwWuqYWgAg&q=Strategic+Stone+Study%3A+A+Building+Stone+Atlas+of+Northamptonshire&oq=Strategic+Stone+Study%3A+A+Building+Stone+Atlas+of+Northamptonshire&gs_l=psy-ab.3...1678.5334.0.5632.6.6.0.0.0.0.52.280.6.6.0....0...1c.1.64.psy-ab..0.0.0....0.Sf3R1krf_rM
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used before the 19th Century. There is an example of pantiles used on the outbuildings in Field 
Cottages. 

 

3.1.3 Windows 
 

The traditional windows in the cottages are side hung casements mainly in timber although there are 
good examples of cast iron windows on a property in Brooke Lane with small central casements. The 
elaborate cast iron windows found in the former school gives the building a unique and attractive 
character. 
 

3.1.4 Boundary walls, gates and railings 
 

Around the village, including the approach roads there are local stone boundary walls.  These provide 
an enclosure to the street and add to the traditional character and appearance of the village. The walls 
are mainly stone with examples of copings built with the same materials, and many with blue tile 
copings. The gatepiers and stone balustrades with timber gates at the west of the park is a former 
gateway to a drive up to Oakley Hall, the gatepiers and entrance with the backdrop of the park provide 
a distinctive entrance to the village on the approach down Headway and set the scene for the 
settlement. 

 

4. SPATIAL ANALYSIS AND AREA APPRAISAL 
 

Figure 3 (a) and 3 (b) overleaf capture the spatial analysis of the conservation area including the 
significant views; open spaces; landmarks; positive buildings; neutral buildings; important nodes; 
glimpse views and negative areas. 
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The Spatial Analysis and Appraisal Map Figure 3 (a) and 3 (b) annotated with the following terms, as 
listed and described in the Glossary. The photographs are included as examples of description of the 
text. 

 
Significant views – these views are limited to the best defining and most memorable views of Great 
Oakley. They are generally broad and often panoramic, sometimes linking subjects to the middle 
distance and far horizon. 

 
Glimpse views – these are views confined by the presence of buildings or trees. They offer a glimpse of 
something interesting in the distance, often viewed down a pathway, an open space between trees or 
over roof tops. It may be a glimpse of a landmark, or an interesting feature 

 

Open Space – these are elements of the settlement which have a strong historic interest as open 
space.  This should not be taken to imply that other open areas are not of landscape value or of value 
as open spaces on amenity grounds. 

 
Landmarks – landmarks are structures that because of either size or design stand out 

 

Neutral Buildings – these buildings are often 20th Century buildings that are unobtrusive, and usually 
respect the topography, scale, materials and detail of the surrounding built form. Neutral buildings are 
also occasionally older properties that have been heavily altered and, for this reason, no longer 
preserve the character of the conservation area. 

 

Positive Buildings – positive buildings are those that are of special architectural or historic interest, 
either as individual structures or as part of a collective group, and make a strong contribution to the 
character of the conservation area. 

 
Important Nodes - a point of visual connection in the village 
 

4.1 Significant Views 
 

The views across the park to the church and Oakley Hall dominate the village providing a sense of being 
in an open rural parkland area providing a backdrop to the village and establish the character and 
appearance of the area and the setting of the village. The parkland is important to the village and sets 
up a relationship between the part of the village to the south of Harper’s Brook and the main part of 
the village to the north of the brook. The parkland and Harper’s Brook are key components to the 
structure and visual organisation of the settlement. 

 
The long views that are important and other vantage points are from Woodlands Lane looking north 
towards the church and the hall, with Harper’s Brook in the shallow valley allowing views across to the 
historic buildings. Equally important are the views from Harper’s Brook back towards Woodland Lane 
with the former farm buildings providing a backdrop to the view across the park. 
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View from footpath along Brooke Road 
 

A footpath runs alongside Brooke Road and the edge of the park, from here there is an impressive 
panoramic view across to the hall and church. From the same vantage point the view looks up Brooke 
Lane towards the village with the distant roofscape and the open field in view. 

 

 

View from the footpath looking over the roof tops 
 

Elsewhere, within the village to the north of Harper’s Brook the views are enclosed within the street 
scene and only open out around the junction of Brooke Road, Church Drive and Harpers Close. 

 

4.2 Open Spaces 
 

The park provides the dominant open space providing the setting for the village and it plays a 
significant role in its location and development. The junction of Brooke Road, Church Close and Harpers 
Close has an open aspect with the buildings set back in areas of grass and trees, Harper’s Brook running 
through the site with banks of vegetation all adding to the sense of open space at this key node in the 
street scene, this is much like a village green and adds much to the quality of the conservation area. 
This adds to the rural character of the village that only gradually fills with buildings built on both sides 
of the street as it progresses in a northerly direction along the street
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View of Harpers Brook flowing into the park 
 

The approach roads to Great Oakley include Brooke Road from Corby to the north of the village where 
the street scene is enclosed by cottages, the former Home Farm and the former school, hedges and 
stone walls. The character emerges of a traditional village with the view opening out at the junction 
with Church Close and where the first view of the park emerges. The views are then dominated by the 
park to the east of the main access route through the village heading south to the next junction where 
Brooke Lane meets Headway and Woodland Lane. 

 

The junction of Brooke Lane, Church Close and Harpers Close 
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Junction of Brooke Lane, Headway and Woodlands Lane 
 

View across the park 

 
4.3. Trees 

 

There are several groups of trees within the conservation area that have a Tree Preservation Order. 
These are illustrated in Figure 4. 

 
In addition to Tree Preservation Orders, Conservation Area designation provides all trees with a stem 
diameter of 75mm and above measured 1.5 metre above ground level with a measure of protection. 
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5. NEGATIVE FACTORS 
 

As part of the assessment of character, a number of negative factors have been identified. By 
highlighting these issues, we can identify priorities for future improvement and enhancement when 
the opportunity arises. 

 

5.1 20th Century development 
 

The progressive development of Corby as an expanding town has had an impact on the village of Great 
Oakley. Where the new development has taken place between Headway and Harpers Close, west of 
traditional properties on Brooke Road and to the north of Hay Close, the original character of the 
village has been eroded and the rural character challenged. 
 

5.2 Areas of untidy land 
 

Areas of untidy land detract from the overall rural character and if left unchecked can lead to a 
disintegration of the appearance of the area. 
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5.3 Windows 
 

The loss of original windows and their replacement with white-plastic UPVC windows has happened on 
occasions throughout the conservation area. While many try and copy the original small-paned design 
they often feature top-hinged openers instead of sashes or side-hung casements; this fundamentally 
changes the character of the building, the street and the conservation area and results in the loss of 
historic fabric and glazing. 
 

5.4 Poor Maintenance or Repair 
 

There is evidence on some buildings of the use of ‘strap pointing’, indicative of hard cement mortars 
used on sandstone, instead of lime mortars. This kind of pointing can only be achieved by using cement 
rich mortar and invariably leads to damage to the stone, and is unsightly, often at the expense of 
traditional, historic character of stonework. 

 
A few houses have been re-roofed using concrete tiles and reconstituted slate. These are detrimental 
to the character of the village. These roofs disrupt the visual character by having a uniformity and 
regular bond unlike natural stone or slate, which is rippled and uneven in texture and laid in courses of 
diminishing size. 

 
6. GENERAL CONDITION OF THE AREA 

 

6.1 Buildings and their current condition 
 

Overall the condition of the buildings in the conservation area is very good with no identifiable 
buildings at risk. 

 

6.2 Public Realm 
 

The general tarmac road and pavement and path surfaces provide a neutral appearance to the 
conservation area. 

 

7. PROBLEMS, PRESSURES AND CAPACITY FOR CHANGE 
 

7.1 Loss of Building Details 
 

A number of dwellings within the conservation area retain their original timber sash windows while a 
number of others have replacement white UPVC windows with stuck on glazing bars. Where original 
windows survive on the older 18th and 19th Century cottages these are ‘at risk’ from alteration and 
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replacement that could damage the integrity of the building and the character of the conservation 
area. 

 
7.2 Car Parking 

 

The village is on the whole well served with off street parking although there is some evidence of on 
street parking. On street parking can interrupt the character and appearance of the area and should be 
avoided wherever possible. 

 

8. CONSERVATION AREA BOUNDARY REVIEW 
 

Local Planning Authorities have a duty to periodically review their conservation areas and their 
boundaries. During the appraisal process a review of the boundary has been undertaken. 

 
The process of reviewing the conservation area boundary involves looking objectively at all areas and 
identifying whether there are any areas where the character has been significantly damaged or altered 
by modern development. Cancellation of designation should be considered where an area or part of an 
area is no longer considered to possess the special interest which led to its original designation. 

 
The original Conservation Area lies to the north and south of Harper’s Brook and to the west and south 
of Oakley Hall parkland. The main part of the village is to the north of Harper’s Brook. The impact of 
new development is most evident in this area and the original conservation area boundary has been 
compromised. The area to the south of Harper’s Brook relates both visually and functionally to the 
parkland and to the wider estate and the impact of new development has not compromised the 
appearance or character of the area. However, there are modifications to the boundary to define and 
improve the relationship between the buildings and the parkland. 

 
To highlight and describe the changes to the conservation area boundary key areas have been 
highlighted. 
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Boundary Changes 
 

Key Area 1 
 

Harper’s Brook is important to the location and history of the village and remains a dominant physical 
feature requiring to be incorporated into the conservation area. The contribution made by Harper’s 
Brook to the parkland and the long views back into the village are important to the setting of the 
settlement and for this reason the boundary has been drawn on the south bank of the brook and 
follows the brook due east to the bridge. 

 
At the bridge the boundary follows the estate access road due south where it then follows the original 
boundary to the field boundary south of the estate buildings. 

 
The area to the south of Harper’s brook maintains the estate character and relates visually to the 
parkland. The original boundary has no relationship to any feature on the ground and gives no credible 
meaning to a boundary either visually or functionally. Harper’s Brook is a key landscape feature of the 
settlement providing both visual and topographical feature to the area and maintains fine long view 
into the parkland area. 
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Key Area 2 
 

The boundary changes are drawn to achieve an area that has a coherent historic character and 
appearance. The amended boundary excludes the development between Headway and the small road 
known as Field Cottages. The boundary is drawn to the north of Field Cottages to include the 
traditional 19th Century buildings associated with the village and its history and where the street scene 
has not been eroded by new development. The removal of the modern development from the area is 
done to maintain the character and appearance of the area. 

Key Area 3, 4 and 5 
 

The western boundary follows the domestic boundary of the 19th Century buildings to Harper’s Brook 
and then along the north edge of the brook to the edge of the group of TPO trees then due north 
following the boundary at the back of the traditional brick outhouses and continues north along the 
rear garden boundaries of the properties on Brooke Road. The boundary then goes due east to meet 
the junction with Home Farm Close and then due north along the eastern side of Brooke Road. 

Key Area 6 
 

The boundary includes numbers 1, 3, 5 and 7 Brooke Road with the boundary following the rear garden 
area of the properties and then follows the side garden boundary of no 7. Home Farm and the 
outbuildings are included in the boundary. From the rear of no 3 Home Farm Close the boundary 
follows the original boundary and no changes are proposed until Harper’s Brook. Here the parkland 
begins to dominate the area with fine views to the church and the hall. 

 
 

9. CONSERVATION AREA MANAGEMENT PLAN 
 

9.1 Introduction 
 

A conservation area management plan explains in detail how the special character of the conservation 
area will be preserved or enhanced through recognition of threats, pro-active management and local 
commitment, supplemented with programmes and guidance. It complements the conservation area 
appraisal, which defines the special characteristics that contribute towards the special architectural 
and historic interest of the settlements. The aim of the management plan is to ensure that Great 
Oakley Conservation area becomes a sustainable settlement, enabling lasting investment, promoting 
high quality timeless design, and creating the conditions to enable local businesses to thrive and re-
invest in the historic fabric 

 

Conservation area designation is the primary means by which the distinctive qualities of Great Oakley 
can be safeguarded. Designation alone, however, will not secure the preservation and enhancement of 
the village and active management is vital to ensure that Great Oakley can adapt and develop in a 
positive way. 

 

9.2 Planning Policies 
 

The North Northamptonshire Sustainable Design SPD provides clear advice on the creation of high 
quality developments that have minimum environmental impact, and for new developments to reach a 
‘Building for Life’ Standard. It highlights the need for developments to promote character; reinforcing 
locally distinctive patterns of development, and that in historic village areas such as Great Oakley, 
urban form characterisation should inform the design of all new proposed developments. 

http://www.nnjpu.org.uk/docs/Sustainable%20Design%20SPD%20-%20low%20res%20June%2009.pdf
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9.4 Recognition of importance 
 

The conservation area Spatial Appraisal map (figure 3b) shows buildings that make a positive 
contribution to the conservation area. In the areas defined by the conservation area boundary there 
are examples of traditional buildings which retain some of the original features and make an important 
contribution to the character and appearance of the conservation area. 

 

9.5 Issues and implementation 
 

The buildings in Great Oakley are generally in a reasonable state of repair. Many of the elevations of 
the buildings are of local limestone, or on occasion of brick, and the stone is the dominant 
characteristic of the villages. The stone surface can be damaged or disfigured by painting or rendering, 
which is not easily reversed without damaging the surface of the stone. A number of properties have 
had this treatment and the result is intrusive in the conservation area. 

 
The changes to boundary treatments, with the loss of stone or lack of repair of stone walls, or 
replacement with timber fences or other alien materials is perhaps the most damaging of alterations in 
the conservation area, and they can be difficult to reinstate on a piecemeal basis. 

 
The loss of boundary walls or use of inappropriate materials is a threat to the character of the 
conservation area. The stone walls are an important part of the character of the area providing 
important enclosure, defining the space and providing unity to the street scene. 

 
Historic street signs and directional markers add to the character of a conservation area and should be 
retained. 

 
As part of ongoing good practice the Borough Council works closely with the Highways Authority to 
integrate services, traffic management and the practical requirements of managing the towns and 
villages in the Corby area. Utility companies will be required to consider the implications of altering 
services or digging service trenches. Maintaining an attractive public realm can help to reinforce the 
historic development pattern and the hierarchy of spaces. Close working between the Borough Council, 
Northamptonshire County Council, statutory undertakers and private individuals will ensure that the 
quality of the streetscape respects conservation significance and will build on place shaping principles 
promoted in the Joint Core Strategy and echoed in the Manual for Streets. 

 
All trees in conservation areas are protected if they have a stem diameter of 75 millimetres measured 
at 1.5 metres from ground level. In general, it is an offence under the Town and Country Planning Act 
1990 for anyone to undertake work to a tree in a conservation area without giving the Council six 
weeks written prior notice. The notice period is for the Council to decide if the tree(s) should be 
protected from proposed work by a TPO. There are a number of groups of trees in Great Oakley that 
are protected by TPO’s – as indicated on Figure 4 

 

9.6 Opportunities for enhancement 
 

This part of the Management Plan is all encompassing - it involves not just the commitment of the local 
authority but also sets out aspirations for the involvement of property owners and their professional 
advisers in managing and maintaining Great Oakley’s valuable heritage. 

 
New development should consider the quality of the local traditional materials as a benchmark for the 
standard of materials to be adopted for new development in the conservation area. The use of 
traditional materials, colours and textures in new and exciting ways, making use of local suppliers, local 
materials, skilled craftspeople, and traditional trades will all be actively encouraged. New development 
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and redevelopment of existing buildings should respect the existing building lines or reinstate them 
where historical map evidence exists. 

 
The traditional buildings and principal landmarks within the conservation area are identified in Figure 
3b. They reflect the historic development of the village and form a key part to the history and 
character, and together with the appraisal of the area identifying key views and landmarks are the 
most potent and coherent reminders of history and sense of place. New development will need to 
consider the impact and wider setting of each of these landmarks, as part of glimpsed views as well as 
the panoramic setting of the village, and how they not only appear in current views, but how they 
could be enhanced in new views. Redevelopment proposals which block or detrimentally affect views 
of the key local landmarks should not be approved unless there are over- riding public benefits arising 
from the proposed development. 

 
Sites beyond the conservation area boundary still have the potential to affect the setting of the 
conservation area and this will need to be considered in any redevelopment proposal. 

 

9.7 Planning Measures & Statutory Powers 
 

The Local Planning Authority has certain powers under the Planning Acts to take action in conservation 
areas, many of which are rarely used or used in exceptional circumstances. On occasion, one of these 
powers may be needed to protect the historic environment where there is a significant threat. These 
include: 

 

 Withdrawal of Permitted Development Rights (Article 4 Direction) 

 Amenity of Land Notice (Section 215) 

 Urgent Works Notice (Unlisted Buildings) 

 Compulsory Purchase Order 

 Planning Enforcement Notice 

 
Withdrawal of Permitted Development Rights (Article 4 Direction) 

 
The conservation area appraisal identifies changes to properties in the settlements that have resulted 
in negative impact on its character and appearance some of which are the result of permitted 
development. The Council maintains the right to serve an Article 4 Direction if deemed appropriate to 
protect the special character of the conservation area. 

 

Amenity of Land Notice (Section 215) 
 

Local authorities have the power to serve a section 215 notice on the owner (or occupier) of any land 
or building where the condition is adversely affecting the amenity of the area. The notice requires the 
person responsible to clean up the site or building, or the authority may carry out works and reclaim 
the costs. This can be particularly affective at addresses which have ongoing amenity issues within 
conservation areas. 

 

Urgent Works Notice (Unlisted Buildings) 
 

If the condition of a historic building is at imminent risk, Section 54 the Planning (Listed Buildings and 
Conservation Areas) Act 1990 Act enables the Local Planning Authority to carry out urgent works 
following notice to the owner. These powers can be used in respect of unoccupied parts of both listed 
and unlisted buildings in conservation areas. In the case of the latter, this can only be employed by 
agreement of the Secretary of State, advised by Historic England. The powers are used to address 
emergency repairs to ensure the building is weather tight and safe from collapse. 
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Planning Enforcement Notice 
 

The local planning authority has powers to enforce against unauthorised development. A breach of 
planning control can include the carrying out of development without the required planning permission 
or failing to comply with any condition included in a planning permission. Listed building enforcement 
and enforcement provisions relating to the demolition of an unlisted building in a conservation area 
are similarly controlled.  These enforcement provisions are in Section 38 to 46 0f The Planning (Listed 
Buildings and Conservation Areas) Act 1990. 

 
Proposed enhancement schemes 

 

In general, the Council seeks to preserve and where possible, enhance the special interest of its 
heritage assets, including conservation areas. This includes the preservation, restoration or 
enhancement of historic buildings, the enhancement of the public realm and the sympathetic 
redevelopment of sites that currently detract from the character and appearance of the conservation 
area. 

 
The Spatial Appraisal Figure 3b highlighted a number of negative sites where a scheme of improvement 
would be to the benefit of the area. These improvements might take the form of a more sensitive 
handling of a roof profile or replacement or reinstatement of stone wall. These changes could be 
included in a future enhancement action plan. 

 
Every encouragement will be given to property owners to replace any non- traditional fenestration and 
doors with traditional timber framed sash windows on street frontages where they have been lost or 
replaced by artificial products, and the installation of suitably designed timber doors and door frames 
based on original details found in the villages. 

 
Historic Buildings 

 

For the maintenance of historic buildings within the conservation area a detailed Maintenance Guide 
has been produced (Appendix 1). This guide will be made available to property owners in the 
conservation area. The guide incorporates step-by-step notes on how to carry out an inspection and 
how to plan a cyclical programme of inspections. It also provides detailed advice on the appropriate 
repair of the specific details and building materials found within the conservation area, as well as a list 
of sources for materials and where to go for further advice. 

 

Archaeology and new Development 
 

Development proposals should take into account the potential for remains of archaeological interest. 
Professional advice should be sought and appropriate assessment undertaken. 

 
Such assessment in the first instance is likely to be a desk-based assessment, possibly with an 
accompanying or later field evaluation. It is important that any records made are deposited with the 
Historic Environment Record (HER) in Northampton. 

 
Following such on-site archaeological evaluation, and dependent on a positive result or 
recommendation, the Local Planning Authority is likely to require further archaeological works of 
investigation. 

 

Cyclical Maintenance 
 

Lack of maintenance is one of the main reasons why old buildings deteriorate. Maintenance essentially 
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means preventing rainwater getting in where it can cause harm. 
 

There are a number of cyclical tasks required which will enable on-going monitoring and the 
opportunity to identify and deal swiftly with any defects. For example, clearing out gutters and 
decorating at high level are the kind of tasks which can help in identifying issues early on. 

 

Extensions and new development 
 

It is important that any new proposals complement the traditional settlement form and historic street 
lay-out of the conservation area, and the character of adjacent buildings by: 

 

 Being set back from the frontage rather than forward of it; if on a street it may be better to be in-
line with it so as to maintain the property line. 

 Being subservient to adjacent properties as a small cottage property, rather than a  larger 
detached executive-type of dwelling 

 Respect the local vernacular style of the village buildings 

 Being no larger than 2 storeys in height, but preferably 1 ½ storey with dormers cut through the 
eaves of the roof. 

 Carefully considered car-parking provision, or spaces defined within the layout of the drives and 
landscaping. These should be indicated on a site-plan accompanying the application. 

 
Extensions to existing properties 

 

The style and scale of an extension will be largely dependent on the size of the original building. In 
general extensions on the sides of buildings that front the street shall be built against the gable ends 
with either a lean-to roof, and preferably set back slightly from the front of the property, or with a 
pitched gabled roof also set back from the front of the existing building and lower than its ridge line. 

 
There are many local examples in the villages around Corby and throughout the Northamptonshire 
area. Some properties feature side extensions with additional lower roofed lean-to extensions built on 
to them providing an organic development character that is considered a suitable model. A design that 
keeps the integrity of the original design of the house and its façade and clearly creates a new 
extension that is subservient to the original but compliments the original design and is subtly linked to 
it is desired. 

 
Rear extensions should not dominate the original building, should adopt the same or similar materials 
to the original building for both the walls and the roof. The fenestration and doors should reflect the 
style and form of the original building or complement in a contemporary way the openings and style of 
the original building. 
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Examples of where good design principles have been used for extensions to existing houses 

 

In designing an extension to an existing property the most common issues the designer will need to 
address are: 

 
Scale – garages and outbuildings should be subservient in scale to the house. The proportions of the 
building should respect those of the house. Wide double garages are a suburban feature that will rarely 
compliment the proportions and character of a property in the conservation area. 

 
Neighbours – large buildings can have an overbearing or enclosing effect on neighbouring gardens. 
Avoid introducing windows to garden structures that will overlook the neighbouring garden or house. 

 
Materials – traditionally, domestic outbuildings would have been constructed from the same materials 
as the house. This general principle should be followed although there will be scope for introducing 
materials like glass, timber and steel providing they are used sensitively and complement the character 
of the house and area. 
 
11. USEFUL INFORMATION AND CONTACT DETAILS 

 

For advice about this appraisal or any further information please contact Planning Services, One Stop 

Shop, The Corby Cube, George Street, Corby NN17 1QG. Tel: 01536 464158 
 

Email: planning.services@corby.gov.uk 
 

National Organisations: Historic England, East Midlands Region, tel: 01604 735400 

https://www.historicengland.org.uk/advice/planning/planning-system/ 

mailto:planning.services@corby.gov.uk
https://www.historicengland.org.uk/advice/planning/planning-system/
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Guidance on living in a conservation area is available at: http://www.corby.gov.uk/home/planning-

and-building- control/planning-policy/conservation-heritage/living-conservation-area 

The https://www.victoriacountyhistory.ac.uk/ website is a good source of local history information 

and their contribution is acknowledged. 

  

http://www.corby.gov.uk/home/planning-and-building-control/planning-policy/conservation-heritage/living-conservation-area
http://www.corby.gov.uk/home/planning-and-building-control/planning-policy/conservation-heritage/living-conservation-area
http://www.corby.gov.uk/home/planning-and-building-control/planning-policy/conservation-heritage/living-conservation-area
https://www.victoriacountyhistory.ac.uk/
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APPENDIX 1: 
 

CYCLICAL MAINTENANCE CHART 
 

Building 
 

element 

Maintenance task Frequency March/April Sept/Oct 

Roof areas Inspect roof areas from safely 

accessible high points, using a 

ladder strapped securely, the 

bottom of the ladder footed 

and held by a second person. 

Twice a year yes yes 

Slate roofs Slate roofs Inspect for slipped, 

cracked, displaced and broken 

slates. Replace to match, to the 

same dimensions and head-lap, 

using either “tingles”, or carry 

out permanent repair with slate 

to match. 

annual  yes 

Tiled roofs Tiled roofs Inspect for slipped, 

cracked, displaced and broken 

slates. Replace to match, to the 

same dimensions and head-lap, 

using either “tingles”, or carry 

out permanent repair with slate 

to match. 

annual  yes 

Ridges Inspect ridges with binoculars 

and check for displaced mortar 

on roof surface, in gutters or on 

the ground 

annual  yes 

 

Rainwater Disposal 
 

Building Maintenance task Frequency March/April Sept/Oct 
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element     

Rainwater 

goods 

(cast iron or 

cast aluminium) 

Inspection from ground level 

Check for leaks, blockages, 

overspill, faulty joints, wet 

masonry. Check fixings. Note 

faults and arrange for 

maintenance and repair. 

Twice a year Yes yes 

Rainwater 
gutters 

From a secure ladder, clear 
gutters, sumps and downpipes of 
debris and removed leaf litter. 
Rod if necessary. Check all 
connections and fixings are 
secure.  

Twice a year yes yes 

 

Building 
 

element 

Maintenance task Frequency March/April Sept/Oct 

Walls generally Remove any vegetation (e.g. ivy 

and self-seeded plants) from 

principal walls and within a 

metre of the main walls. Tackle 

perennial weeds with a systemic 

weedkiller 

Twice a year yes yes 

Brickwork Check for any cracks, dropped 

arches, missing areas of 

pointing, mossy growth or wet 

patches Arrange for permanent 

repair within next 12 months 

annually yes  

Render Check for any signs of cracking 

of masonry or loss of adhesion 

(i) Cleaning and washing render 

(ii) Washed down water-based 

paint or mineral paint using a 

mild detergent every 5 years     

annually yes  

Copings and 
parapets 

Inspect   from   the   ground and 

accessible high points. Note any 

annually  yes 
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 signs of movement or areas 

where joints are open. 

Programme repair within next 

6-9 months 

   

Ventilation Inspect ventilation grilles, ducts, 

and air bricks & remove any 

obstructions, such as plants, 

weeds, leaf litter and soil 

annually yes  

Windows Inspect sash windows and other 

windows and repair any 

damaged glass/cracked panes. 

Replace any missing putty with 

acrylic or linseed oil putty 

Re-paint windows and doors 5-7 

years 

Sash windows - removing staff 

beads and parting beads, re-

cord sashes with existing 

weights, ease sashes 

annually yes  
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GLOSSARY OF TERMS 
 

Listed Building - a listed building is one that has been placed on the Statutory List of Buildings of 

Special      Architectural      or    Historic     Interest. More information is available on: 

https://historicengland.org.uk/listing/what-is-designation/listed-buildings/ 

Conservation Area – an area of special architectural or historic interest, the character and 

appearance of which it is desirable to preserve or enhance. 

National Planning Policy Framework NPPF – sets out government’s planning policies for England 

and how these are expected to be applied. http://www.gov.uk 

Spatial Analysis – a technique used to study and understand the landform and settlement pattern of 

an area 

Area Appraisal – a tool used to develop a character mapping for an area to help inform the review 

process 

https://historicengland.org.uk/listing/what-is-designation/listed-buildings/
http://www.gov.uk/


Gretton Conservation Area - Exiting and Proposed Boundary 
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