
 

 

 

Northdown House, 
Ashford 

Heritage Statement  

  

 

Client: Abbey Commercial Limited 

AB Heritage Project No:60631 

Date:01/04/2019 

 

 



NORTHDOWN HOUSE, ASHFORD 

HERITAGE STATEMENTT 
 

 
©AB Heritage Limited 2019   |   2   |   www.abheritage.co.uk 

 

Northdown House, Ashford 

Heritage Statement 

 

Client Abbey Commercial Limited 

Project Number 60631 

Prepared By Paul Cooke 

Illustrated By Pighill Illustrations 

Approved By Daniel Dodds & Andy Buckley 

  

 

Rev Number Description Undertaken Approved Date 

1.0 Draft PC DD 28/2/2019 

1.1 Amended PC DD 22/03/2019 

1.2 Amended PC AB 26/03/2019 

1.3 Final PC AB 1/04/2019 

This document has been prepared in accordance with AB Heritage standard operating procedures. It remains confidential and 
the copyright of AB Heritage Limited. Any unauthorised reproduction or usage by any person other than the addressee is 

strictly prohibited 

Enquiries To: 

AB Heritage Limited (Head Office) 

Jarrow Business Centre, Rolling Mill Road 

Jarrow, South Tyneside, NE32 3DT 

Email: info@abheritage.co.uk 

Tel: 03333 440 206 

 



NORTHDOWN HOUSE, ASHFORD 

HERITAGE STATEMENTT 
 

 
©AB Heritage Limited 2019   |   3   |   www.abheritage.co.uk 

CONTENTS 

1. Introduction ..................................................................................................................................................... 5 

1.1 Project Background ............................................................................................................................... 5 

1.2 Statutory Designations........................................................................................................................... 5 

1.3 Site Location & Description .................................................................................................................... 5 

1.4 Proposed Development ......................................................................................................................... 6 

2. Aims & Methodology ...................................................................................................................................... 7 

2.1 Aims....................................................................................................................................................... 7 

2.2 Consultation ........................................................................................................................................... 7 

2.3 Data Collation ........................................................................................................................................ 8 

2.4 Assessment of the Cultural Heritage Resource ..................................................................................... 9 

2.5 Impact Assessment Criteria ................................................................................................................... 9 

2.6 Limitations ........................................................................................................................................... 10 

3. Cultural Heritage Resource Baseline ........................................................................................................... 12 

3.1 Historic Development of Site ............................................................................................................... 12 

4. Site Visit ....................................................................................................................................................... 14 

4.1 Introduction .......................................................................................................................................... 14 

4.2 Roof Top Views from Northdown House.............................................................................................. 14 

4.3 Ground Level Views............................................................................................................................. 15 

5. Heritage Review ........................................................................................................................................... 20 

5.1 Identified Key Heritage Assets ............................................................................................................. 20 

5.2 Heritage Review of 10 – 18 High Street Group [AB 1] ......................................................................... 21 

5.3 Heritage Review of 5, 7 & 9 East Hill Group [AB 2] ............................................................................. 21 

5.4 Heritage Review of 14 East Hill Group [AB 3] ...................................................................................... 22 

5.5 Heritage Review of Ashford Baptist Church [AB 4] .............................................................................. 22 

5.6 Heritage Review of 19, 19a, 21, 23, 25, 25a, 27, 31 and 31a High Street [AB 5] ................................ 23 

5.7 Heritage Review of 1 & 1a, and 13 Middle Row Group [AB 6] ............................................................. 23 

5.8 Heritage Review of 32, 46, 48, 50, 52 & 54 High Street Group [AB 7] ................................................. 23 

5.9 Ashford Town Centre Conservation Area [AB 8] ................................................................................. 24 

6. Impact Assessment & Recommendations .................................................................................................... 25 

6.1 Predicted Impact of Proposed Development ....................................................................................... 25 

6.2 Extension of the Existing Rear First and Second Floors ...................................................................... 25 

6.3 Construction of a Third Floor on the Existing Main Roof of the Building .............................................. 26 

6.4 Outline Recommendations .................................................................... Error! Bookmark not defined. 



NORTHDOWN HOUSE, ASHFORD 

HERITAGE STATEMENTT 
 

 
©AB Heritage Limited 2019   |   4   |   www.abheritage.co.uk 

6.5 Conclusion ........................................................................................................................................... 27 

7. References ................................................................................................................................................... 29 

7.1 Documentary & Cartographic Sources ................................................................................................ 29 

7.2 Online Sources .................................................................................................................................... 29 

7.3 Correspondence .................................................................................................................................. 30 

FIGURES 

Figure 1:  Site Location Plan 

Figure 2:  Cultural Heritage Features Map 

Figure 3:  Existing Elevations 

Figure 4:  Current Upper Ground Floor and First Floor Plan 

Figure 5:  Current Second Floor Plan 

Figure 6:  Proposed Elevations 

Figure 7:  Proposed Elevations and Sections 

Figure 8:  Proposed Upper Ground Floor and First Floor Plan 

Figure 9:  Proposed Second and Third Floor Plans 

PLATES 

Plate 1:  1872 Ashford Town Plan (KHLC, 2019) ........................................................................................... 12 

Plate 2:  1898 25" OS map (National Library of Scotland (NLS), 2019) ......................................................... 13 

Plate 3:  1935 25" OS map (NLS, 2019) ........................................................................................................ 13 

PHOTOS 

Photo 1:  View north-west from the roof of Northdown House....................................................................... 14 

Photo 2:  View west from the Northdown House roof .................................................................................... 15 

Photo 3:  View east from Northdown House roof .......................................................................................... 15 

Photo 4:  General shot of Northdown House (northern elevation) ................................................................. 16 

Photo 5:  Northdown House, viewed from Wellesley Road (Baptist Church left of picture) ........................... 16 

Photo 6:  Rear of Northdown House ............................................................................................................. 17 

Photo 7:  General view west along High Street from Northdown House ....................................................... 17 

Photo 8:  General view east from Northdown House .................................................................................... 18 

Photo 9:  View from Station Road looking to Northdown House ................................................................... 18 

Photo 10:  General view of High Street looking to Northdown House ............................................................. 19 

APPENDICES 

Appendix 1 Planning Policy .............................................................................................................................. 32 



NORTHDOWN HOUSE, ASHFORD 

HERITAGE STATEMENTT 
 

 
©AB Heritage Limited 2019   |   5   |   www.abheritage.co.uk 

1. INTRODUCTION 

1.1 Project Background 

1.1.1 AB Heritage has been commissioned by FRT Developments, on behalf of their client Abbey 

Commercial Limited, to produce a Heritage Statement covering proposed development at 

Northdown House, Station Road, Ashford, Kent. 

1.1.2 Northdown House is not a heritage asset itself but is located within the Ashford Town Centre 

Conservation Area, and within the setting of several other Listed buildings and a non-

designated notable building. 

1.1.3 The current proposal is to redevelop the existing first and second floors to provide residential 

units, along with the associated extension of these floors and creation of a third floor (see 

Section 1.4). No alterations to the commercial premises on the ground floor are proposed.  

1.1.4 This report has been requested after pre-application advice provided to Ms Jillian Barr 

(Graham Simpkin Planning) by Ashford Borough Council (ABC) (pre-application advice ref. 

18/00277/INF) (see Section 2.2).  

1.2 Statutory Designations 

1.2.1 Northdown House is a modern building considered to have no heritage value. 

1.2.2 Ashford Town Centre Conservation Area (CA) had its most recent character appraisal 

adopted in September 2016. It covers over 20 hectares of the town centre, including the 

Church and adjoining square and the High Street, comprising the original core of the 

settlement centred on the original main east -west highway, now the High Street (Tony 

Fullwood Associates (TFA), 2016). 

1.2.3 There are also 73 Listed Buildings within a 250m radius from the site, including two directly 

opposite Northdown House on the High Street; the Grade II Listed 10 High Street (the County 

Hotel) and the Grade II Listed 12 – 18 High Street.  

1.2.4 The character appraisal lists the Baptist Church to the rear of the proposed development site 

as a non-designated notable local building of architectural and historic interest. 

1.2.5 Assets considered to be at risk of impact from the proposed development will be assessed 

below (Section 5). 

1.3 Site Location & Description 

1.3.1 The proposed development site is located at 4 Station Road, Ashford, Kent, TN23 1PT 

(Figure 1). This is centred approximately on National Grid Reference TR 01197 42768. 

1.3.2 The site covers an area of c. 0.1 hectares and consists of Northdown House, a three-storey 

office building with ground floor commercial properties (Figures 3 – 5). The site is bounded to 

the south by parking spaces and access to Station Road, to the north by the High Street and 

to the west buildings. The site is bounded to the east by Station Road. 
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1.3.3 The eastern part of the High Street (where the site is located) has closely built street 

frontages with very few gaps or lanes between the buildings, with commercial premises at 

street level. The street rises gradually to the west. 

1.4 Proposed Development 

1.4.1 The current design proposals for Northdown House comprise (Figures 5 – 8): 

• The extension and redevelopment of the existing first and second floors;  

• Construction of a third-floor roof extension set-back from the front elevation on the 

existing main roof of the building; and 

• Cosmetic alterations to the elevations of the building. 
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2. AIMS & METHODOLOGY 

2.1 Aims 

2.1.1 NPPF 189 requires local planning authorities to request descriptions on the significance of 

any heritage assets affected by a proposal, including any contribution made by their setting. 

This states that:  

‘The level of detail should be proportionate to the assets’ importance and no more than 

is sufficient to understand the potential impact of the proposal on their significance.’ 

2.1.2 The aim of this report is to facilitate such a process by understanding the historical 

development of the application site and the likely impact upon any surviving heritage assets 

resulting from the proposed development, devising appropriate mitigation responses where 

necessary. 

2.2 Consultation 

2.2.1 Pre-application advice for the proposed development was sought by Jillian Barr of Graham 

Simpkin Planning. The response document, reference 18/00277/INF, raised the following 

points (ABC, 2018): 

• The proposed development site is located within the Ashford Town Centre Conservation 

Area. The pre-application advice stated that ‘in line with Development Plan policies 

[ENV13 & 14] and the guidance contained within the NPPF, an enhancement to the 

Conservation Area should be sought when facilitating the conversion and extension to 

the existing building’; 

• The site is also located within the setting of several Listed buildings to the north of the 

site, west along the High Street, and east across the road on East Hill, as well as 

Ashford Baptist Church, (a non-designated heritage asset, noted for architectural and 

historic interest within the Conservation Area).  

• The advice also suggested that the design of the proposed additional storey be set-back 

from the edges of the current roof to reduce its visual impact to the existing roof-line from 

the High Street, as well as respecting neighbouring roofs; and  

• The pre-planning advice commented that, ‘Subject to further details relating to the finish, 

it is considered that enhancements to the building and this important entrance to the 

Town Centre could be achieved’. 

2.2.2 Paul Cooke (Assistant Heritage Consultant, AB Heritage) met with Jillian Barr on-site on 

Tuesday 19th February 2019. During the visit, Ms Barr highlighted the proximity of the Ashford 

Baptist Church to the south of the site, as well as the Grade II Listed County Hotel to the north 

(10 High Street, NHLE Listing No. 1071091). Ms Barr also wished to incorporate any heritage 

feedback from the production of this report into the emerging design proposals.   
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2.3 Data Collation 

2.3.1 The assessment has been carried out, in regard to the collation of baseline information, in line 

with the Chartered Institute for Archaeologists' Standard and Guidance for Historic 

Environment Desk-Based Assessment (January 2017) and the Archaeological Investigation 

and Recording of Standing Buildings and Structures (December 2014). 

2.3.2 This assessment includes relevant information contained in various statutory requirements, 

national, regional and local planning policies and professional good practice guidance, 

including: 

• Ancient Monuments and Archaeological Areas Act, 1979 

• Planning (Listed Buildings and Conservation Areas) Act, 1990 

• The National Planning Policy Framework, 2018 

2.3.3 The Kent Historic Environment Record is the primary source of information concerning the 

current state of archaeological and architectural knowledge in this area.  

2.3.4 This information was supported by examination of data from a wide range of other sources, 

principally: 

• Heritage Gateway for information from the or Kent HER and National Heritage List for 

England (NHLE); 

• A site visit was undertaken on the 19th February 2019; and  

• Additional relevant documentary resources at the Kent History and Library Centre 

(KHLC) in Maidstone were accessed on the 6th February 2019. A collection of historic 

photographs was examined, but none were considered directly relevant to this report. 

2.3.5 Information from these sources was used to understand: 

• Information on statutory and non-statutory designated sites; 

• Readily accessible information on the proposed development site's history from readily 

available historic maps and photographs; 

• Any information on the proposed development site contained in published and historical 

sources; 

• A greater understanding of key cultural heritage issues of the proposed development site 

and surrounding area, developed through the site visit; and 

• The impact of the proposed development on the known and potential cultural heritage 

resource, resulting in the formulation of a mitigation strategy, where required, which 

appropriately targets any future works to those required to gain planning consent. 
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2.4 Assessment of the Cultural Heritage Resource 

2.4.1 The importance of identified cultural heritage resources is determined by reference to existing 

designations (Table 1, below). 

Table 1: Assessing the Importance of a Cultural Heritage Site 

SCALE OF SITE IMPORTANCE 

NATIONAL 

The highest status of site, e.g. Scheduled Monuments (or undesignated assets of 

schedulable quality and importance). Grade I and Grade II* Listed Buildings. Other listed 

buildings that can be shown to have exceptional qualities in their fabric or historical 

associations not adequately reflected in the listing grade. Conservation Areas containing 

very important buildings. Undesignated structures of clear national importance. Extremely 

well-preserved historic landscape, whether inscribed or not, with exceptional coherence, 

time depth, or other critical factor(s). 

REGIONAL 

Grade II Listed Buildings or other designated or undesignated archaeological sites (in 

addition to those listed above), or assets of a reasonably defined extent and significance, 

or reasonable evidence of occupation / settlement, ritual, industrial activity etc. Examples 

may include areas containing buildings that contribute significantly to its historic character, 

burial sites, deserted medieval villages, Roman roads and dense scatter of finds. 

LOCAL 

Evidence of human activity more limited in historic value than the examples above, or 

compromised by poor preservation and/or survival of context associations, though which 

still have the potential to contribute to local research objectives. Examples include sites 

such as ‘locally designated’ buildings or undesignated structures / buildings of limited 

historic merit, out-of-situ archaeological findspots / ephemeral archaeological evidence 

and historic field systems and boundaries etc. 

NEGLIGIBLE 

Assets with very little or no surviving archaeological interest. Examples include destroyed 

antiquities, structures of almost no architectural / historic merit, buildings of an intrusive 

character or relatively modern / common landscape features such as quarries, drains and 

ponds etc. 

UNKNOWN 
Insufficient information exists to assess the importance of a feature (e.g. unidentified 

features on aerial photographs). 

2.4.2 For some types of finds or remains there is no consistent value and the importance may vary, 

for example Grade II Listed Buildings and Conservation Areas. For this reason, adjustments 

are occasionally made, where appropriate, based on professional judgement.   

2.5 Impact Assessment Criteria 

2.5.1 The magnitude of impact upon the archaeological and heritage resource, which can be 

considered in terms of direct and indirect impacts, is determined by identifying the level of 

effect from the proposed development upon the baseline conditions of the site and the cultural 

heritage resource identified. The criteria for assessing the magnitude of impact are set out in 

Table 2 (below).  

2.5.2 In certain cases, it is not possible to confirm the magnitude of impact upon a cultural heritage 

resource, especially where anticipated buried deposits exist. Where possible a professional 

judgement as to the scale of such impacts is applied to enable the likely ‘Significance of 

Effects’ to be established; however, a magnitude level of ‘uncertain’ is included for situations 

where it is simply not appropriate to make such a judgement at this stage of works. 
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 Table 2: Criteria for Determining Magnitude of Impact 

IMPACT 

LEVEL 
DEFINITION 

HIGH 

Changes to most or all of the key archaeological or key heritage baseline elements, or 

comprehensive changes to the setting of such key features that lead to total or almost 

complete alteration of a features physical structure, dramatic visual alteration to the 

setting of a heritage asset, or almost comprehensive variation to aspects such as noise, 

access, or visual amenity of the historic landscape.  

MEDIUM 

Changes to many key archaeological materials/historic elements, or their setting, such 

that the baseline resource is clearly modified. This includes considerable visual change to 

many key aspects of the historic landscape, noticeable differences in noise or sound 

quality, and considerable changes to use or access changes to key historic landscape 

elements  

LOW 

Detectable impacts which alter the baseline condition of an archaeological or heritage 

receptor to a slight degree – e.g. a small proportion of the surviving heritage resource is 

altered; slight alterations to the setting or structure, or limited changes to aspects such as 

noise levels, use or access that results in limited changes to historic landscape character. 

NEGLIGIBLE 

Barely distinguishable change from baseline conditions, where there would be very little 

appreciable effect on a known site, possibly because of distance from the development, 

method of construction or landscape or ecological planting, that are thought to have no 

long-term effect on the historic value of a resource. 

UNCERTAIN 
Extent / nature of the resource is unknown, and the magnitude of change cannot be 

ascertained. 

2.5.3 The overall Significance of Effects from the proposed development upon the Cultural Heritage 

Resource is determined by correlating the magnitude of Impact against value of the Cultural 

Heritage resource. Table 3 highlights the criteria for assessing the overall Significance of 

Effects. Where effects are moderate or above these are classified as significant. 

Table 3: Significance of Effects   

IMPORTANCE 

MAGNITUDE 

HIGH MED LOW NEG 

NATIONAL Severe Major Mod Minor 

REGIONAL Major Mod Minor Not Sig. 

LOCAL Mod Minor Minor Not Sig. 

NEGLIGIBLE Minor Not Sig. Not Sig. Nt. 

Not Sig. = Not Significant; Nt. = Neutral; Mod = Moderate; Ext. = Extensive  

2.6 Limitations 

2.6.1 It should be noted that the report has been prepared under the express instruction and solely 

for the use of FRT Developments and their client Abbey Commercial Limited, and any 

associated parties they elect to share this information with. Measurements and distances 
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referred to in the report should be taken as approximations only and should not be used for 

detailed design purposes.   

2.6.2 All the work carried out in this report is based upon the professional knowledge and 

understanding of AB Heritage on current March 2019 and relevant United Kingdom standards 

and codes, technology and legislation. Changes in these areas may occur in the future and 

cause changes to the conclusions, advice, recommendations or design given. AB Heritage 

does not accept responsibility for advising the client’s or associated parties of the facts or 

implications of any such changes in the future. 

2.6.3 This report has been prepared utilising factual information obtained from third party sources. 

AB Heritage takes no responsibility for the accuracy of such information. It should also be 

noted that this report represents an early stage of a phased approach to assessing the 

archaeological and cultural heritage resource of the application site to allow the development 

of an appropriate mitigation strategy, should this be required. It does not comprise mitigation 

of impacts in itself. 
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3. CULTURAL HERITAGE RESOURCE BASELINE 

3.1 Historic Development of Site  

3.1.1 As the development proposals do not involve any below-ground works which might 

necessitate an archaeological assessment of the site, this section will focus primarily on the 

later development of Ashford Town, in particular, the area around the site. 

3.1.2 Ashford town probably originates from a settlement established around AD 893 and is 

mentioned in the Domesday Survey book in 1086 under the name 'Essetesford' (TFA, 2016).  

3.1.3 Following on from a street pattern largely established in the medieval period, there are a 

number of narrow building plots lining much of the High Street, largely following the 

boundaries defined by the original burgage plots (TFA, 2016). 

3.1.4 The opening of the railway line between Ashford and London in 1842 saw the town enter a 

period of population growth and the transition from an agricultural to an industrial economy 

(TFA, 2016).  

3.1.5 The 1872 Ashford Town plan (Plate 1) is the first available map to show the site in any detail. 

The former plot can be seen to consist of multiple properties, including a hotel and pub. The 

current Baptist Church at the southern edge of the site is not evident, with a smaller chapel 

and graveyard occupying the plot. 

3.1.6 Along the north and south sides of the High Street, buildings are visible occupying the 

locations of Listed Buildings seen on Figure 2, such as ‘Whitfield House’ now the Grade II 

Listed County Hotel [AB 1]. Listed buildings to the east of the site can also be seen to be 

present on Plate 1, such as ‘Brook Place’ [AB 2] (Figure 2). 

3.1.7 In the wider area, terraces can be seen in areas which have now been cleared, such as east 

of the site along either side of Brewer Street / Station Road, or around St. John’s Lane, to the 

south of site (now a car park). 

 

Plate 1: 1872 Ashford Town Plan (KHLC, 2019) 
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Plate 2: 1898 25" OS map (National Library of Scotland (NLS), 2019) 

3.1.8 The 1898 OS map (Plate 2) gives a wider view of the area around the site. Located 

approximately 130m west of Northdown House the Listed Buildings of Middle Row [AB 6] can 

be seen in the centre of the High Street. Some changes are visible seen in the vicinity of the 

proposed development; abutting the southern edge of site, the former graveyard and 

buildings have been replaced by the Ashford Baptist Church [AB 4], while c. 40m east of site, 

the Grade II* Listed 14 East Hill [AB 3] is depicted similarly to its modern layout (Figure 2). 

3.1.9 Between the 1898 OS map and the 1935 OS map (Plate 3), there are relatively few changes 

to the area, beyond small plot changes to the east of Station Road, while the High Street can 

be seen to have changed little from Plate 1 

 

Plate 3: 1935 25" OS map (NLS, 2019) 
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4. SITE VISIT 

4.1 Introduction 

4.1.1 A site visit was conducted by Paul Cooke (Assistant Heritage Consultant, AB Heritage) on the 

19th February 2019. This was to gain a better understanding of the likely heritage impacts of 

the proposed development. 

4.1.2 This section of the assessment will be split into parts to demonstrate the existing views to and 

from Northdown House, in order to understand the likely heritage impacts of the proposed 

development. 

4.2 Roof Top Views from Northdown House 

4.2.1 For this first section, the position of the reader is on top of the existing flat roof of Northdown 

House.  

4.2.2 Photo 1 shows the view to the north-west, across the High Street. The varied rooflines of the 

northern edge of the High Street is apparent, with the roof of The County Hotel [AB 1] only 

partially visible at the right of the picture. The white building, 12 – 18 High Street [AB 1] 

features a large mansard roof extension, similar in external appearance to the roof extension 

proposed at Northdown House (Figure 2). 

 

Photo 1: View north-west from the roof of Northdown House  

4.2.3 Photo 2 is taken from the roof looking west along the High Street. This shows the varied ridge 

heights and rooflines with little discernible hierarchy. 

4.2.4 Photo 2 demonstrates that the proposed extension will be visible from the Parish Church of St 

Mary the Virgin, located c. 130m east of the site. However, there are existing tall buildings 

around the development site, including the partially intervening rear of the former Ashford 

Mecca Bingo at the left of Photo 2. Given the distance from the site and the availability of only 

limited views from the church tower, it is considered that the proposal will have only a neutral 

impact on the setting of the church.  Therefore, this will not be assessed further. 
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4.2.5 Views to the east from the rooftop (Photo 3) demonstrate that the falling away of the ground 

level precludes views to neighbouring buildings in this direction. 

 

Photo 2: View west from the Northdown House roof 

 

Photo 3: View east from Northdown House roof 

4.3 Ground Level Views 

Northdown House 

4.3.1 At street level, Northdown House, situated at the eastern end of the High Street and a 

junction with Station Road / Wellesley Road (Photos 4 & 5), forms a notable building on the 

High Street. 

4.3.2 The structure is typical for a construction of the second half of the 20th century. Photos 4 & 5 

show the street front elevations with their characteristic modern shop fronts on the ground 

floor. The upper floors, constructed from brown brick, have a modern arrangement of 

fenestration arranged horizontally and separated by vertical stone detailing. 

4.3.3 The rear of the building has a mix of levels and there is a small parking area between the 

building and the southern edge of the development site boundary (Photo 6). 
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4.3.4 It is not considered to have any architectural or heritage value and therefore will not be 

assessed further. 

 

Photo 4: General shot of Northdown House (northern elevation) 

 

Photo 5: Northdown House, viewed from Wellesley Road (Baptist Church left of picture) 
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Photo 6: Rear of Northdown House 

The High Street and surroundings 

4.3.5 The character of the area around Northdown House, is of a busy commercial / retail centre 

(Photo 7). This part of the High Street contains many buildings from the 18th – 19th century 

(some Listed). Ground-floor, modern, glazed shop fronts are ubiquitous, and there are 

occasional modern buildings (e.g. 2 – 6 High Street) (see the right edge of Photo 5). There 

are also trees present along this part of the High Street.  

 

Photo 7: General view west along High Street from Northdown House 

4.3.6 Photo 7 shows the view west along the High Street from Northdown House. This 

demonstrates the rising ground to the west and the slight curve of the street. Trees along the 

High Street limit medium to long distance views, particularly when in full leaf. Visible heritage 
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assets include the Grade II Listed Buildings the County Hotel and 12 -18 High Street (at the 

right of the photo) [AB 1], and a group of five Grade II Listed Buildings, 19 – 31 High Street 

[AB 5] (beginning from the bicycles at the left of the photo) (Figure 2). 

 

Photo 8: General view east from Northdown House 

4.3.7 Photo 8 shows the view east from Northdown House. The ground level drops away to the 

east which removes long distance views, but a group of five Listed Buildings at the top of East 

Hill are visible, including the Grade II* Listed Nightingale House (14 East Hill) [AB 3] (Figure 

2). 

4.3.8 The ground level also drops away to the south from the High Street, and Photo 9 

demonstrates how this, combined with the location of the Ashford Baptist Church (middle of 

shot behind the car), precludes medium to long distance views of the site.  

 

Photo 9: View from Station Road looking to Northdown House 
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4.3.9 Photo 10 shows the roofline along the southern side of the High Street towards Northdown 

House. While the trees present in this part of the High Street restrict wider views to some 

extent, many of the buildings can be seen to be two stories with an attic / loft space. However, 

this is by no means a uniform hierarchy; the roofline demonstrates a range of ridgeline 

heights, roof types (gabled and hipped), and chimneys. A few roofs have dormers facing the 

street. The street frontage itself is varied and shows no evidence of planned design or 

uniformity. 

 

Photo 10: General view of High Street looking to Northdown House 
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5. HERITAGE REVIEW  

5.1 Identified Key Heritage Assets 

5.1.1 Based on the data collected and presented in Sections 3 & 4, we have identified eight key 

heritage assets (or groups of heritage assets) that will be potentially impacted by the 

development proposals. These have been given AB numbers and grouped where relevant 

(Figure 2) based on their Listing entries: 

• [AB 1]: This group consists of the Grade II Listed Buildings 10 (the County Hotel) and 12 

– 18 High Street, located on the north side of the High Street facing Northdown House 

(NHLE Nos 1071091 & 1184514). Their NHLE entries state: ‘Nos 10-18 (even nos) form 

a group’. 

• [AB 2]: This group consists of the Grade II Listed Buildings of 5, 7 & 9 East Hill and an 

associated wall, located c. 30m east of Northdown House (NHLE Nos 1300162, 1362807 

& 1071120). Their NHLE entries state: ‘Nos 5 to 9 (odd), wall to south-east of No 9. No 

11 and wall to south-east of No 11 form a group’. 

• [AB 3]: This group consists of the Grade II* Listed 14 East Hill and its associated Grade 

II Listed railings and wall, located c. 40m east of Northdown House (NHLE Nos 1071078 

& 1362864). Their NHLE entries state: ‘No 14 and wall have group value’. 

• [AB 4]: This heritage asset consists of the Locally Listed Ashford Baptist Church forming 

the southern edge of the site (Kent HER code TR 04 SW 473 - MKE104353). 

• [AB 5]: This group consists of five Grade II Listed Buildings, comprising 19, 19a, 21, 23, 

25, 25a, 27, 31 and 31a, located along the south side of the High Street from c. 45m 

west of Northdown House (NHLE Nos 1184461, 1362830, 1071086, 1184430 & 

1071085). Their NHLE entries state: ‘Nos 19, 19A, 21 to 25 (odd), 25A, 27, 31 and 31A 

form a group’. 

• [AB 6]: This group consists of two Grade II Listed Buildings, comprising 1 & 1a, and 13 

Middle Row, located in the High Street c. 130m west of Northdown House (NHLE Nos 

1071065 & 1300042). Their NHLE entries state: ‘All the items in Middle Row form a 

group’. 

• [AB 7]: This group consists of four Grade II Listed Buildings, comprising 32, 46, 48, 50, 

52 & 54 High Street, located along the north side of the High Street from c. 70m west of 

Northdown House (NHLE Nos 1362878, 1071092, 1071093 & 1184522). Their NHLE 

entries state: ‘Nos 34 to 54 (even) form a group. Nos 34 to 44 (even) are of local 

interest’. 

• [AB 8]: This heritage asset is the Ashford Town Centre Conservation Area, which the 

site is located within. 



NORTHDOWN HOUSE, ASHFORD 

HERITAGE STATEMENTT 
 

 
©AB Heritage Limited 2019   |   21   |   www.abheritage.co.uk 

5.2 Heritage Review of 10 – 18 High Street Group [AB 1] 

5.2.1 Heritage asset group [AB 1] comprises the 18th century County Hotel (10 High Street) and the 

19th century buildings 12 – 18 High Street, located on the north side of the High Street facing 

Northdown House.  

5.2.2 Their setting is that of a busy commercial / retail high street. 

5.2.3 This heritage asset group derives a substantial degree of its heritage importance from the 

surviving architectural features, such as the Mansard slate roof on 12 -18 (NHLE List No 

1184514). The County Hotel (no. 10) was also formerly a hotel in the 18th century (Kent HER 

record TR 04 SW 201 - MKE21389), and thus retains its historical use. These buildings also 

have some heritage value as a surviving historic group.  

5.2.4 Although their wider setting has been eroded to a slight degree by modern changes such as 

the widening of Station Road and subsequent construction of Northdown House and 2 – 6 

High Street, these assets are still prominent buildings in good condition, positioned near a 

busy junction and serving much of their original purpose as shops and hotels. Therefore, their 

setting is considered to make a large contribution to their heritage importance.  

5.2.5 These heritage assets are Grade II Listed buildings, and in line with Table 1 are considered to 

be of Regional Importance i.e. ‘buildings that contribute significantly to [an area’s] historic 

character’. 

5.3 Heritage Review of 5, 7 & 9 East Hill Group [AB 2] 

5.3.1 Heritage asset group [AB 2] comprises the 18th century buildings of 5 & 7, 9 East Hill (Brooke 

Place), and an associated wall, located c. 30m east of Northdown House at the north-west 

end of East Hill. 

5.3.2 Their setting is that of a relatively quiet, largely residential street, lying to the east of Station 

Road, but still relatively close to the busy High Street. 

5.3.3 These assets derive a substantial proportion of their heritage importance from their surviving 

external architectural details, such as ‘Wooden modillion eaves cornice of unusual design, the 

spaces between the modillions being shaped like horses' hooves’ on 5 & 7 East Hill (NHLE 

List No 1300162). They also have some heritage value as a surviving historic group of assets. 

5.3.4 This group of assets, with [AB 3], historically occupied the eastern edge of the town centre, 

where closely built rows along the High Street and Station Road gave way to a more open, 

suburban character. While there have been modern changes, such as the removal of the 

former terraces along Station Road, these assets still occupy a more open residential area 

adjacent to a busy junction, than the High Street to the west. Therefore, their setting is 

considered to make a large contribution to their heritage importance.  

5.3.5 These heritage assets are Grade II Listed Buildings, and in line with Table 1 are considered to 

be of Regional Importance i.e. ‘‘buildings that contribute significantly to [an area’s] historic 

character’. 
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5.4 Heritage Review of 14 East Hill Group [AB 3] 

5.4.1 Heritage asset group [AB 3] comprises the 18th century buildings of No 14 East Hill 

(Nightingale House) and its associated railings and wall, located c. 40m east of Northdown 

House at the south-west end of East Hill. 

5.4.2 The setting is that of a quiet, mixed residential and commercial street, to the east of High 

Street. 

5.4.3 Nightingale House is a large brick building in good condition with many surviving architectural 

details of note, particularly in its façade, such as its hipped tiled roof, wooden modillion eaves 

cornice, painted string courses and the doorcase with pilasters, pediment and door of 6 

fielded panels (NHLE List No 1071078). These assets also have heritage value as a surviving 

group. 

5.4.4 This group of heritage assets, with [AB 2], historically occupied the eastern edge of the town 

centre, where closely built rows along the High Street and Station Road gave way to a more 

open, suburban character. While there have been modern changes, such as the removal of 

the former terraces along Station Road, these assets still occupy a more open residential 

area adjacent to a busy junction, than the High Street to the west. Therefore, their setting is 

considered to make a large contribution to their heritage importance. 

5.4.5 Because of the architectural and aesthetic value of this group, these heritage assets have 

been designated as Grade II* Listed Buildings. In line with Table 1, they are considered to be 

of National Importance i.e. a ‘listed buildings that can be shown to have exceptional qualities 

in their fabric’.  

5.5 Heritage Review of Ashford Baptist Church [AB 4] 

5.5.1 Ashford Baptist Church [AB 4] is a 19th century building located on Station Road, immediately 

south of the proposed development site on Station Road. 

5.5.2 Its setting is relatively mixed with a residential and retail / commercial character. The area to 

its south of the Baptist Church is of a more open character than the High Street. 

5.5.3 This heritage asset derives its primary heritage importance from its historic and architectural 

historic interest, principally its façade. It is considered to be a notable local building (TFA, 

2016). 

5.5.4 The Ashford Baptist Church also has communal value for the Baptist congregation in the 

town.  

5.5.5 Its setting is perceived to contribute to the overall heritage importance of the asset to a large 

degree. The current Baptist Church replaces an earlier chapel and graveyard, so the site 

demonstrates a continuity of function and interest. The notable façade is clearly intended to 

be viewed from Station Road, which demonstrates that the architects were aware of the 

setting when the building was designed and constructed. 

5.5.6 Ashford Baptist Church is a notable local building, and in line with Table 1 it is considered to 

be a heritage asset of Local Importance i.e. ‘buildings of limited historic merit, which still 

have the potential to contribute to local research objectives’ 
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5.6 Heritage Review of 19, 19a, 21, 23, 25, 25a, 27, 31 and 31a High Street [AB 5] 

5.6.1 Heritage asset group [AB 5] comprises a series of 18th century buildings and one 16th century 

building (25a) located from c. 45m west of Northdown House, along the south side of the 

eastern High Street. 

5.6.2 Their setting is that of a busy retail / commercial high street. 

5.6.3 This heritage asset group derives a high proportion of its heritage importance from the 

surviving architectural features, such as the pediment above the 2 window bays of No 25 

containing a cartouche in the tympanum, featuring the text "Invicta 1835" and a white horse 

rampant, the Kent County symbol (NHLE List No 1362830). Many of the buildings have 

historic links to retail: 19 & 19a has a 19th century shopfront; No 25a was originally an inn, 

and; Nos 27 & 27 were originally a savings bank (NHLE List Nos 1071085, 1071086 & 

1362830). These buildings also have some heritage value from as a surviving historic group.  

5.6.4 The setting is perceived to contribute to the heritage importance of the group to a large 

degree, as they retain their position along the main retail thoroughfare of the High Street 

which is still a centre for retail and shopping. 

5.6.5 These heritage assets are Grade II Listed Buildings, and in line with Table 1 are considered to 

be of Regional Importance i.e. ‘’buildings that contribute significantly to [an area’s] historic 

character’. 

5.7 Heritage Review of 1 & 1a, and 13 Middle Row Group [AB 6] 

5.7.1 Heritage asset group [AB 6] comprises 1 & 1a, and 13 are a pair of buildings at the east end 

of Middle Row, situated in the centre of the High Street c. 130m west of Northdown House. 

5.7.2 Middle Row has origins dating from the 16th century (TFA, 2016). Both 1 & 1a and 13 are 

timber-framed, with 1 & 1a 16th century in date (NHLE List No 1071065).  

5.7.3 Both also retain some historic features, such as the overhang of the 2nd floor on the north 

front of 13 (NHLE List No 1300042). 

5.7.4 Therefore, these heritage assets are considered to primarily derive their heritage importance 

from their historic and architectural value, as well as their value as a surviving group.  

5.7.5 Their setting is perceived to contribute to their heritage importance to a large extent, as they 

retain their central position along the main retail thoroughfare of the High Street. 

5.7.6 These heritage assets are Grade II Listed Buildings, and in line with Table 1 are considered to 

be of Regional Importance i.e. ‘’buildings that contribute significantly to [an area’s] historic 

character’. 

5.8 Heritage Review of 32, 46, 48, 50, 52 & 54 High Street Group [AB 7] 

5.8.1 Heritage asset group [AB 7] comprises a group of primarily 18th century buildings, along the 

north side of the High Street, c. 70m west of Northdown House.  

5.8.2 These buildings derive heritage importance primarily through their surviving architectural 

elements, such as sash windows and tiled roofs, however No 32 contains a possible pre-16th 



NORTHDOWN HOUSE, ASHFORD 

HERITAGE STATEMENTT 
 

 
©AB Heritage Limited 2019   |   24   |   www.abheritage.co.uk 

century timber frame hall (NHLE No 1362878). Numbers 34 – 44 are also considered to be of 

local interest as part of this group (NHLE No 1071092). Therefore, this heritage asset group is 

considered to derive a large proportion of its heritage importance from its surviving historic 

and architectural features, as well as their value as a surviving historic group.  

5.8.3 Although Nos 32 and 54 are considered likely to have been houses originally and therefore 

this group may have formerly been mostly residential, the High Street would historically have 

been a centre for retail and commerce, and this has not changed. Therefore, setting is 

considered to contribute to the heritage importance of this asset group to a large degree, as 

they retain their position along the north side of the retail centre of the High Street. 

5.8.4 These heritage assets are Grade II Listed Buildings, and in line with Table 1 are considered to 

be of Regional Importance i.e. ‘’buildings that contribute significantly to [an area’s] historic 

character’. 

5.9 Ashford Town Centre Conservation Area [AB 8] 

5.9.1 Ashford Town Centre Conservation Area [AB 8] covers the historic core of the settlement of 

Ashford, including a large number of Designated and Non-Designated historic buildings.  

5.9.2 The Conservation Area comprises areas of various character, from densely-built retail and 

residential areas, to more open space to the south e.g. Station Road. However, there is no 

uniform character, architectural style or planned building / roof hierarchy observed during the 

visit. The impression is one of unplanned, piecemeal historic development and survival. 

5.9.3 This heritage asset is considered to derive a large degree of its heritage importance from the 

surviving historic buildings present. Much of the original medieval core layout can also be 

seen to survive, such as the east – west route of the High Street and East Hill, and the north – 

south route along Station Road, as well as the narrow burgage plots along the High Street. 

Therefore, the setting is considered to contribute to a large degree to the heritage value of 

this asset. 

5.9.4 Due to mix of architectural merit, street plan and communal value, in line with Table 1, the 

Conservation Area is considered to be a heritage asset of National Importance i.e. 

‘Conservation Areas containing very important buildings.’  
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6. IMPACT ASSESSMENT & RECOMMENDATIONS 

6.1 Predicted Impact of Proposed Development 

6.1.1 The current design proposals for Northdown House comprise (Figures 6 - 8): 

• The extension and redevelopment of the existing first and second floors;  

• Construction of a third floor with set-back, on the existing main roof of the building; and 

• Cosmetic alterations to the elevations of the building. 

6.1.2 Northdown House is considered to have no heritage value, therefore the proposed internal 

works are considered to have No Heritage Impact. 

6.1.3 The design proposals are restricted to the site of Northdown House and will therefore have no 

Direct Impacts upon the fabric of any existing heritage impacts. 

6.2 Extension of the Existing Rear First and Second Floors 

6.2.1 The extension work to the existing floors will be limited to the southern and eastern elevations 

of the building. This will consist of:  

• Limited extension south on above of the existing first floor roof at the rear of the building 

(Figures 7 & 8 & Photo 6); and 

• The addition of a roof extension forming a second floor on top of the south-east corner of 

the building (Figures 6 – 8 & Photo 6). 

Extension south on top of the existing first floor roof at the rear of the building 

6.2.2 The limited extension above the existing first floor roof at the rear of the building, would be 

largely obscured from outside views by the planform and elevations of the existing building. 

Furthermore, the proposed changes are not considered to appreciably alter the existing scale 

or massing of Northdown House. 

6.2.3 The proposed changes to the baseline would be detectable from a very few windows in the 

north elevation of the Baptist Church, but such changes are not are considered to be more 

than an Indirect Negligible Adverse Magnitude of Impact in line with Table 2 – i.e. a barely 

distinguishable change from the baseline condition. 

6.2.4 This equates in line with Table 3 to a Not Significant level of Significance of Effect.      

The addition of a 2nd floor and roof extension on top of the south-east corner of the building 

6.2.5 The addition of a second floor and roof extension on the south-east corner of the building will 

be a visibly appreciable alteration to the baseline and has the potential to affect the setting of 

assets [AB 2 - 4 & 8], which includes Nightingale House and Ashford Baptist Church.  

6.2.6 The height of the proposed extension will be below the parapet height of the adjacent tower 

and contained wholly within the existing footprint of the south-east corner. The roof extension 
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will also be slightly set-back from the parapets, reducing its visibility from the adjacent street 

and beyond.  

6.2.7 Due to the small-scale of this element of the proposal, it is considered to represent an 

Indirect Negligible Adverse Magnitude of Impact to the setting of assets [AB 2, 3 & 8], in 

line with Table 2, as it is considered to constitute a ‘Barely distinguishable change from 

baseline conditions’. 

6.2.8 Due to its proximity to the Ashford Baptist Church [AB 4], this will proposal is considered to 

result in an Indirect Low Adverse Magnitude of Impact to the setting of the Baptist Church, 

in line with Table 2, as it will result in ‘slight alterations to the setting’ of this heritage asset. 

6.2.9 In line with Table 3, this equates to a Significance of Effect of no more than Minor Adverse to 

the settings of assets [AB 2, 3, 4 & 8].  

6.3 Construction of a Third Floor on the Existing Main Roof of the Building 

6.3.1 This proposed extension will retain the existing parapet and will be set-back from the edges to 

reduce the visual impact from the street frontages on High Street and Station Road (Figures 6 

& 8). 

6.3.2 The proposal has the potential to impact heritage assets of [AB 1, 2 & 4], including the 

buildings of The County Hotel and Ashford Baptist Church, due to their proximity to the 

development. The current proposal is considered to constitute an Indirect Low Adverse 

Magnitude of Impact to the setting of these assets, in line with Table 2, as the new roof 

extension will be visible from these heritage receptors which will constitute ‘Detectable 

impacts which alter the baseline condition of an archaeological or heritage receptor to a slight 

degree’. 

6.3.3 For the identified heritage assets to the west of the site [AB 5 – 7], including the properties at 

Middle Row, as well as Nightingale House [AB 3] to the east, it is considered that this 

development proposal will result in an Indirect Negligible Adverse Magnitude of Impact to 

the setting of these asset groups, in line with Table 2.  This is because the effect of distance, 

the curve of the street, and intervening vegetation combines to constitute a ‘Barely 

distinguishable change from baseline conditions’ for these heritage receptors. 

6.3.4 In line with Table 3, this equates to a Significance of Effect of no more than Minor Adverse to 

the settings of assets [AB 1 - 7]. 

6.3.5 It has been demonstrated above how the proposed extension will impact key heritage assets 

within the Conservation Area (CA). However, the CA can be considered as greater than the 

sum of the identified heritage assets. 

6.3.6 The CA has been shown in Sections 3 - 5 to contain a wide range of building types that 

exhibit a range of frontages both in scale and massing. At the roof level, the CA is equally 

non-uniform, with differing designs and shapes of roofs and chimneys, including a Mansard 

Roof on number 12 – 18 on the High Street (Photo 1).  

6.3.7 Therefore, the proposed set-back roof extension to Northdown House, is not considered to be 

contrary to the general character and arrangement of the Nationally Important CA. 
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6.3.8 In line with Table 2, the proposal for the roof extension over Northdown House is considered 

to be at most an Indirect Negligible Adverse Magnitude of Impact on the CA, because the 

new addition will be a noticeable feature within the CA and can be considered a ‘Barely 

distinguishable change from baseline conditions…thought to have no long-term effect on the 

historic value of a resource’. 

6.3.9 In line with Table 3, this equates to a Significance of Effect of no more than Minor Adverse to 

the setting of the CA [AB 8]. 

6.3.10 Cosmetic alterations to the elevations of the building 

6.3.11 The current elevation designs are for retention and restoration of the existing brick exterior, 

with grey uPVC windows, to be arranged in staggered, symmetrical style more fitting for 

residential dwellings than the existing continuous metal-framed windows (Figure 6). 

6.3.12 The proposed spacing of the windows would be more in keeping with the arrangement of 

windows in the surrounding historic buildings, such as those of [AB 1] including the County 

Hotel, which are staggered symmetrically.  

6.3.13 The use of grey framed uPVC windows is considered to be a largely positive change; the 

current windows are not in good condition and are clearly dated, while white uPVC framed 

windows would likely clash with the aesthetic of the Conservation Area. 

6.3.14 Such treatment of the fenestration can be considered to be a benefit to the CA as this will 

improve its external appearance. This could result in an Indirect Negligible Beneficial 

Magnitude of Impact, in line with Table 2, as these will be a visible change to Northdown 

House which will be a ‘Barely distinguishable change from baseline conditions…thought to 

have no long-term effect on the historic value of a resource’.  

6.3.15 In line with Table 3, this equates to a Minor Beneficial Significance of Effect to the setting of 

the CA [AB 8]. 

6.3.16 The retention and restoration of the existing brick exterior is considered to be in keeping with 

its location. Many of the historic buildings have exposed brick elevations, such as The County 

Hotel [AB 1] and Nightingale House [AB 3] even when painted brick is the dominant 

treatment for walls in the CA [AB 8].  

6.4 Summary 

6.4.1 Generally, it is considered that the proposed development design meets the requirements set 

out in the pre-application advice (Section 2.2). 

6.5 Conclusion 

6.5.1 AB Heritage have been commissioned by FRT Developments, on behalf of their client Abbey 

Commercial Limited, to provide a Heritage Statement for proposed development works at 

Northdown House.  

6.5.2 The current design proposals are for the change of use of the upper stories to a residential, 

with associated external extension and renovation work.  
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6.5.3 Northdown House is not considered to be a heritage asset, but is located within Ashford Town 

Centre Conservation Area, considered to be of National Importance due to good survival of 

much of its key layout, as well as the survival of many historic buildings within it.  

6.5.4 Several heritage assets ranging from National to Local Importance were highlighted as being 

potentially impacted by the proposed development, including Ashford Baptist Church, the 

County Hotel and Nightingale House. 

6.5.5 The overall predicted impacts range from Negligible Beneficial to Low Adverse, however none 

are considered to be greater than Less Than Significant Harm.  

6.5.6 Any perceived harm can be considered to be offset to some extent by the public benefit of 

adding value to the Conservation Area by the sensible treatment of any changes to the 

windows and walls. This is in line with Policy ENV 13 of the Ashford Borough Local Plan. 

6.5.7 This report has assessed the development proposals against Policy ENV 14 of the Ashford 

Borough Local Plan, and we feel that the proposals meet the requirements of that policy. It is 

also considered that the current proposals can be considered to enhance the significance of 

the Conservation Area and is therefore in line with paragraph 200 of the NPPF (2019). 

6.5.8 No further work is recommended. All recommendations are subject to approval by the Local 

Planning Authority. 

 



NORTHDOWN HOUSE, ASHFORD 

HERITAGE STATEMENTT 
 

 
©AB Heritage Limited 2019   |   29   |   www.abheritage.co.uk 

7. REFERENCES 

7.1 Documentary & Cartographic Sources 

• Kent History and Library Centre, 2019. 

• National Library of Scotland, 2019. https://maps.nls.uk/ 

7.2 Online Sources 

• Ancient Monuments and Archaeological Areas Act 1979. 

http://www.legislation.gov.uk/ukpga/1979/46/contents  

• Ashford Borough Council, 2019. Local Plan 2030. https://www.ashford.gov.uk/planning-

and-building-control/planning-policy/adopted-development-plan-documents/local-plan-to-

2030/ 

• Chartered Institute for Archaeologists, 2014.  Standard and Guidance for the 

Archaeological Investigation and Recording of Standing Buildings and Structures. 

http://www.archaeologists.net/sites/default/files/CIfAS&GBuildings_1.pdf 

• Chartered Institute for Archaeologists, 2017. Standard and Guidance for Historic 

Environment Desk Based Assessment. 

https://www.archaeologists.net/sites/default/files/CIfAS%26GDBA_3.pdf 

• Heritage Gateway, 2019. http://www.heritagegateway.org.uk/Gateway/  

• Historic England, 2008. Conservation Principles, Policies & Guidance. 

https://content.historicengland.org.uk/images-books/publications/conservation-principles-

sustainable-management-historic-

environment/conservationprinciplespoliciesguidanceapr08web.pdf/. 

• Historic England, 2017. The Setting of Heritage Assets, Historic Environment Good 

Practice Advice in Planning: 3. https://historicengland.org.uk/images-

books/publications/gpa3-setting-of-heritage-assets/ 

• Historic England, 2016. Understanding Historic Buildings, A Guide to Good Recording 

Practice. https://content.historicengland.org.uk/images-

books/publications/understanding-historic-buildings/heag099-understanding-historic-

buildings.pdf/ 

• National Heritage List for England, 2019. https://historicengland.org.uk/listing/the-list/ 

• National Planning Policy Framework 2018. 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116

950.pdf  

• Planning (Listed Buildings and Conservation Areas) Act 1990. 

http://www.legislation.gov.uk/ukpga/1990/9/pdfs/ukpga_19900009_en.pdf  



NORTHDOWN HOUSE, ASHFORD 

HERITAGE STATEMENTT 
 

 
©AB Heritage Limited 2019   |   30   |   www.abheritage.co.uk 

• Tony Fullwood Associates, 2016. Ashford Town Centre Conservation Area Appraisal and 

Management Plan https://www.ashford.gov.uk/planning-and-building-control/building-

conservation/conservation-areas/ 

7.3 Correspondence 

• Ashford Borough Council, 2018. Pre-application advice, Reference Number 

18/00277/INF. Unpublished client advice. 

 

 

 

 



NORTHDOWN HOUSE, ASHFORD 

HERITAGE STATEMENTT 
 

 
©AB Heritage Limited 2019   |   31   |   www.abheritage.co.uk 

 

 

 

 

 

 

 

 

 

Appendices 

 

 



NORTHDOWN HOUSE, ASHFORD 

HERITAGE STATEMENTT 
 

 
©AB Heritage Limited 2019   |   32   |   www.abheritage.co.uk 

Appendix 1 Planning Policy 

Introduction 

The following section highlights the key planning and legislative framework relevant to this project, 

including legislative framework, national planning policy and relevant sector guidance. 

Statutory Protection for Heritage Assets 

Current legislation, in the form of the Ancient Monuments and Archaeological Areas Act 1979, 

provides for the legal protection of important and well-preserved archaeological sites and monuments 

through their addition to a list, or 'schedule' of archaeological monuments by the Secretary of State for 

Digital, Culture, Media and Sport. This necessitates the granting of formal Scheduled Monument 

Consent for any work undertaken within the designated area of a Scheduled Monument. 

Likewise, structures are afforded legal protection in the form of their addition to ‘lists’ of buildings of 

special architectural or historical interest. The listing of buildings is carried out by the Department of 

Digital, Culture, Media and Sport under the Planning (Listed Buildings and Conservation Areas) Act, 

1990. The main purpose of the legislation is to protect buildings and their surroundings from changes 

that would materially alter the special historic or architectural value of the building or its setting. This 

necessitates the granting of formal Listed Building Consent for all works undertaken to or within the 

designated curtilage of a Listed Building. This legislation also allows for the creation and protection of 

Conservation Areas by local planning authorities to protect areas and groupings of historical 

significance. 

The categories of assets with some form of legal protection have been extended in recent years, and 

now include Registered Parks and Gardens, and Historic Battlefields. While designation as a 

UNESCO World Heritage Site is not a statutory designation under English planning law, such a 

designation is regarded as a material consideration in planning decisions, and World Heritage Sites 

are in practice protected from development that could affect any aspect of their significance including 

settings within the Site and a buffer zone around it. 

National Planning Policy (2019) 

The NPPF sets out government policy on the historic environment, with heritage assets being defined 

as ranging from ‘sites and buildings of local historic value to those of the highest significance, such as 

World Heritage Sites which are internationally recognised to be of Outstanding Universal Value’ 

(Paragraph 184). 

Paragraph 184 goes on to state that ‘These assets are an irreplaceable resource and should be 

conserved in a manner appropriate to their significance, so that they can be enjoyed for their 

contribution to the quality of life of existing and future generations’.  

To achieve this, Paragraph 189 states that ‘local planning authorities should require an applicant to 

describe the significance of any heritage assets affected, including any contribution made by their 

setting. The level of detail should be proportionate to the assets’ importance and no more than is 

sufficient to understand the potential impact of the proposal on their significance’.  
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It goes on to say that ‘Where a site on which development is proposed includes, or has the potential 

to include, heritage assets with archaeological interest, local planning authorities should require 

developers to submit an appropriate desk-based assessment and, where necessary, a field 

evaluation’. 

Paragraph 190 describes how ‘Local planning authorities should identify and assess the particular 

significance of any heritage asset that may be affected by a proposal (including by development 

affecting the setting of a heritage asset) taking account of the available evidence and any necessary 

expertise. They should take this into account when considering the impact of a proposal on a heritage 

asset, to avoid or minimise any conflict between the heritage asset’s conservation and any aspect of 

the proposal’.  

A key policy within the NPPF is that ‘When considering the impact of a proposed development on the 

significance of a designated heritage asset, great weight should be given to the asset’s conservation 

(and the more important the asset, the greater the weight should be). This is irrespective of whether 

any potential harm amounts to substantial harm, total loss or less than substantial harm to its 

significance’. 

Paragraph 194 states that ‘Any harm to, or loss of, the significance of a designated heritage asset 

(from its alteration or destruction, or from development within its setting), should require clear and 

convincing justification. Substantial harm to or loss of: 

a) grade II listed buildings, or grade II registered parks or gardens, should be exceptional;  

b) assets of the highest significance, notably scheduled monuments, protected wreck sites, 

registered battlefields, grade I and II* listed buildings, grade II* registered parks and gardens, 

and World Heritage Sites, should be wholly exceptional’.  

Paragraph 195 explains that ‘Where a proposed development will lead to substantial harm to (or total 

loss of significance of)a designated heritage asset, local planning authorities should refuse consent, 

unless it can be demonstrated that the substantial harm or total loss is necessary to achieve 

substantial public benefits that outweigh that harm or loss, or all of the following apply: 

a) the nature of the heritage asset prevents all reasonable uses of the site; and 

b) no viable use of the heritage asset itself can be found in the medium term through appropriate 

marketing that will enable its conservation; and 

c) conservation by grant-funding or some form of not for profit, charitable or public ownership is 

demonstrably not possible; and 

d) the harm or loss is outweighed by the benefit of bringing the site back into use’. 

Paragraph 196 also advises that ‘Where a development proposal will lead to less than substantial 

harm to the significance of a designated heritage asset, this harm should be weighed against the 

public benefits of the proposal including, where appropriate, securing its optimum viable use’. 

With regard to non-designated heritage assets specific policy is provided in Paragraph 197 that ‘a 

balanced judgement will be required having regard to the scale of any harm or loss and the 

significance of the heritage asset. a balanced judgement will be required having due regard to the 

scale of any harm or loss and the significance of the heritage asset affected’. 
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Paragraph 199 advises that ‘Local planning authorities should require developers to record and 

advance understanding of the significance of any heritage assets to be lost (wholly or in part) in a 

manner proportionate to their importance and the impact, and to make this evidence (and any archive 

generated) publicly accessible64. However, the ability to record evidence of our past should not be a 

factor in deciding whether such loss should be permitted’. 

Finally, Paragraph 200 advises that ‘Local planning authorities should look for opportunities for new 

development within Conservation Areas and World Heritage Sites, and within the setting of heritage 

assets, to enhance or better reveal their significance. Proposals that preserve those elements of the 

setting that make a positive contribution to the asset (or which better reveal its significance) should be 

treated favourably’. 

Local Planning Policy 

Ashford Borough Council – Local Plan to 2030 

The Ashford Borough Council Local Plan 2030 was adopted in February 2019 and is used to guide 

development policies and ensure they remain consistent with the National Planning Policy Framework 

(NPPF).  

This Local Plan 2030 has an over-arching ‘Vision’, which is shaped by a number of identified key 

issues and challenges, which includes the passage: 

‘The town centre’s heritage will be conserved and enhanced alongside high quality 

new public realm reflecting the various different character areas’. 

In order to deliver this vision, a number of strategic objectives have been developed, including the 

following objective of relevance to built heritage:  

c. To conserve and enhance designated and non-designated heritage assets and the 

relationship between them and their settings in a way that promotes distinctive places, 

proportionate to their significance.  Place-based heritage will be a key principle underpinning 

design and spatial form of development;  

In order to support this, the following policies are of relevance to built heritage: 

Policy ENV13 - Conservation and Enhancement of Heritage Assets 

Proposals which preserve or enhance the heritage assets of the Borough, sustaining and enhancing 

their significance and the contribution they make to local character and distinctiveness, will be 

supported. Proposals that make sensitive use of heritage assets through regeneration, particularly 

where these bring redundant or under-used buildings and areas into appropriate and viable use 

consistent with their conservation, will be encouraged.  

Development will not be permitted where it will cause loss or substantial harm to the significance of 

heritage assets or their settings unless it can be demonstrated that substantial public benefits will be 

delivered that outweigh the harm or loss.  

Where a development proposal will lead to less than substantial harm to the significance of a 

designated heritage asset, or where a non-designated heritage asset is likely to be impacted, harm 
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will be weighed against the public benefits of the proposal, including securing the optimum viable use 

of the heritage asset.  

All applications with potential to affect a heritage asset or its setting should be supported by a 

description of the asset's historic, architectural or archaeological significance with an appropriate level 

of detail relating to the asset and the likely impact of the proposals on its significance. 

 

Policy ENV14 - Conservation Areas  

Development or redevelopment within Conservation Areas will be permitted provided such proposals 

preserve or enhance the character and appearance of the Area and its setting.  

Proposals should fulfil each of the following:  

a) The scale and detailed design of all new development and alterations should respect the 

historical and architectural character, proportion and massing, including roofscapes, of the 

area, the relationship between buildings, the spaces between them and with their setting;  

b) The materials proposed should be appropriate to the locality and complement those of the 

existing buildings;  

c) Buildings and streets of townscape character, trees, open spaces, walls, fences or any other 

features should be retained where they contribute positively to the character and appearance 

of the area;  

d) The development should not generate levels of traffic, parking or other environmental 

problems which would result in substantial harm to the character, appearance or significance 

of the area;  

e) The use should be appropriate to and compatible with the character, appearance and historic 

function of the area; and, 

f) The development would not prejudice important views into or out of the conservation area. 



KEY

0                                                              500m

1:10,000

43000

42000

00
00

0

01
00

0

26
00

0

© Crown Copyright 2016. Ordnance Survey Licence Number 100050237

Project: Northdown House, Ashford

Date: 25/02/19 Job No: 60631

Figure 1: Site Location

Drawn by: Pighill

Site Boundary (inset)

Site Location

Site Location



KEY

SiteCBoundary

SearchCAreaCN9MDm3

OtherCListedCbuildings

AshfordCTownCCentreCConservationC
areaCABC8

0 100 m

AB1

AB2

AB3

AB4

AB5

AB7

AB6

©CCrownCCopyrightC9D/6HCOrdnanceCSurveyCLicenceCNumberC/DDDMD9J7

Project:CNorthdownCHousejCAshford

Date:9M,D9 ,/9 JobCNo:C6D6J/

DrawnCby:CPighill

FigureC9:CCulturalCHeritageCFeatures
C Map













/LIW

'3

&/*�����+
)/������

&/*�����+
)/������

8SSHU�*URXQG�)ORRU

��

6FDOH������

��

� �
���VT0

���VT0
%HGURRP

%HGURRP
/LYLQJ

/LYLQJ

'LQLQJ

'LQLQJ

.LWFKHQ

.LWFKHQ
6K�ZF

6K�ZF

'3

/LIW

66/�����+
)/������

66/�����+
)/������

6
6
/�����+

)
/������

66/�����+
)/������

&/*�����+
)/������

&
�+
�����+

)
�&
�����+

&�+�����+
)�&�����+

&�+�����+
)�&�����+

�����

����������

�����

�����

)LUVW�)ORRU

� �
���VT0

���VT0
���VT0 ���VT0

���VT0

���VT0

���VT0

���VT0

���VT0

���VT0

��

,QWHUQDO�GUDLQDJH�WR
EH�GHVLJQHG�E\
RWKHUV

��

��

�

�

�

�

�
%HGURRP

%HGURRP

%HGURRP

%HGURRP

%HGURRP

%HGURRP

%HGURRP

%HGURRP

%HGURRP

%HGURRP

/LYLQJ

/LYLQJ /LYLQJ

/LYLQJ

/LYLQJ

/LYLQJ

/LYLQJ

/LYLQJ

/LYLQJ

/LYLQJ

'LQLQJ

'LQLQJ

'LQLQJ

'LQLQJ

'LQLQJ

'LQLQJ

'LQLQJ

'LQLQJ

'LQLQJ

'LQLQJ

.LWFKHQ

.LWFKHQ

.LWFKHQ

.LWFKHQ

.LWFKHQ

.LWFKHQ

.LWFKHQ

.LWFKHQ

.LWFKHQ

.LWFKHQ

6K�ZF

6K�ZF

6K�ZF
6K�
ZF

6K�ZF

6K�ZF

6K�ZF

6K�ZF

6K�ZF

6K�ZF

FSG

FSG

FSG

FSG

FSG

7KLV�GUDZLQJ�UHPDLQV�
WKH�&RS\ULJKW�RI�WKH�
DUFKLWHFWV�DQG�PD\�QRW�
EH�UHSURGXFHG�LQ�ZKROH�
RU�LQ�SDUW�ZLWKRXW�WKHLU�
ZULWWHQ�SHUPLVVLRQ

127(6
'R�QRW�VFDOH

9HULI\�DOO�GLPHQVLRQV�RQ�VLWH�EHIRUH�FRPPHQFLQJ�DQ\�ZRUN�RU�
SUHSDULQJ�DQ\�VKRS�GUDZLQJV

$OO�EXLOGLQJ�PDWHULDOV��FRPSRQHQWV�DQG�ZRUNPDQVKLS�WR�FRPSO\�
ZLWK�WKH�DSSURSULDWH�3XEOLF�+HDOWK�$FWV��%XLOGLQJ�5HJXODWLRQV��
%ULWLVK�	�(XURSHDQ�6WDQGDUGV�DQG�&RGHV�RI�3UDFWLFH�DQG�WR�WKH�
DSSURSULDWH�PDQXIDFWXUHUV�UHFRPPHQGDWLRQV�

)RU�DOO�VSHFLDOLVW�ZRUN�VHH�UHOHYDQW�GUDZLQJV

$OO�VFKHPHV�WR�EH�VHW�RXW�FRPSOHWHO\�LQFOXGLQJ�EXLOGLQJV��URDGV��
GUDLQDJH�DQG�OHYHOV�SULRU�WR�WKH�FRPPHQFHPHQW�RI�ZRUNV

6LWHV�WR�EH�FKHFNHG�DJDLQVW�/DQG�5HJLVWU\�SODQV�DQG�DQ\�
QHFHVVDU\�(DVHPHQWV�WR�EH�HVWDEOLVKHG

$Q\�GLVFUHSDQFLHV��HUURUV�RU�RPLVVLRQV�WR�EH�UHSRUWHG�WR�WKH�
DUFKLWHFW�IRU�IXUWKHU�LQVWUXFWLRQV�EHIRUH�FRPPHQFHPHQW�RI�ZRUNV

���6WRQH�6WUHHW��*UDYHVHQG��.HQW��'$����13
7HO�������������������)D[����������������

'HVLJQ#'$&DUFKLWHFWV�FR�XN

$�U�F�K�L�W�H�F�W�V

3URMHFW�7LWOH

&OLHQW

'UDZQ�%\

5HY�

'UDZLQJ�7LWOH

'DWH6FDOH

'ZJ��1R�3URMHFW�1R�

&

.

-

+

)

(

'

%

&

*

%\

$

'DWH 5HYLVLRQV

'(9(/230(17�$7
1257+'2:1�+286(
��67$7,21�52$'
$6+)25'�71����37

$%%(<�&200(5&,$/
/,0,7('

833(5�*5281'�)/225
),567�)/225

$6�352326('

����� �������� -5

���� '��� '

�������� )XUQLWXUH�5HYV -5

�������� &OLHQW�5HI -5

�������� :LQGRZV�DGGHG -5

�������� :LQGRZV�DGMXVWHG -5



6HFRQG�)ORRU

��

6FDOH������

��

7KLUG�)ORRU

)/������

)/������

)
/������

)/������

)/������

)/������
&/*�����+

6&/*�����+

6&/*�����+

6
&
/*

�����+

6&/*�����+

&/*�����+
)/������

&�+�����+
)�&�����+

&�+�����+)�&�����+

'3

&�+�����+
)�&�����+

)/������

/LIW

,QWHUQDO�GUDLQDJH�WR
EH�GHVLJQHG�E\
RWKHUV

%HGURRP

/LYLQJ

/LYLQJ

'LQLQJ

'LQLQJ

.LWFKHQ

.LWFKHQ

6K�ZF

6K�ZF

:LQGRZV�WR�EH�VKRZQ

%HGURRP

���VT0

���VT0

���VT0

���VT0

��

��

��

��

%HGURRP

/LYLQJ

/LYLQJ

'LQLQJ

'LQLQJ

.LWFKHQ

6K�ZF

6K�ZF

���VT0 ���VT0
���VT0

�� ����

%HGURRP

'LQLQJ

.LWFKHQ

6K�ZF

%HGURRP

/LYLQJ'LQLQJ

.LWFKHQ

%HGURRP

%HGURRP

/LYLQJ

/LYLQJ

'LQLQJ

'LQLQJ

'LQLQJ

.LWFKHQ

.LWFKHQ

.LWFKHQ

6K�ZF

6K�ZF

%HGURRP

/LYLQJ
'LQLQJ

.LWFKHQ

6K�ZF

�� ��
���VT0

���VT0

���VT0
��

6K�ZF

%HGURRP

FSG

FSG

FSG

FSG

FSG

%HGURRP

��VT0

�P�KLJK�ORXYUHG
VFUHHQ�WR�SUHYHQW
DFFHVV�RQWR�IODW�URRI

%HGURRP
/LYLQJ

6WXG\

.LWFKHQ .LWFKHQ

.LWFKHQ

'LQLQJ

'LQLQJ

���VT0
��

���VT0
��

:LQGRZV�WR�EH�VKRZQ

/LYLQJ

'LQLQJ

/LYLQJ
6K�ZF

���VT0

���VT0
��

FSG

%HGURRP

FSG

FSG

6K�ZF

6K�ZF

���VT0
��

%HGURRP

.LWFKHQ

���VT0

��

/LYLQJ

'LQLQJ

FSG

6K�ZF

6K�ZF

%HGURRP

/LYLQJ

'LQLQJ

.LWFKHQ

FSG

����

���

��VT0

��VT0

7KLV�GUDZLQJ�UHPDLQV�
WKH�&RS\ULJKW�RI�WKH�
DUFKLWHFWV�DQG�PD\�QRW�
EH�UHSURGXFHG�LQ�ZKROH�
RU�LQ�SDUW�ZLWKRXW�WKHLU�
ZULWWHQ�SHUPLVVLRQ

127(6
'R�QRW�VFDOH

9HULI\�DOO�GLPHQVLRQV�RQ�VLWH�EHIRUH�FRPPHQFLQJ�DQ\�ZRUN�RU�
SUHSDULQJ�DQ\�VKRS�GUDZLQJV

$OO�EXLOGLQJ�PDWHULDOV��FRPSRQHQWV�DQG�ZRUNPDQVKLS�WR�FRPSO\�
ZLWK�WKH�DSSURSULDWH�3XEOLF�+HDOWK�$FWV��%XLOGLQJ�5HJXODWLRQV��
%ULWLVK�	�(XURSHDQ�6WDQGDUGV�DQG�&RGHV�RI�3UDFWLFH�DQG�WR�WKH�
DSSURSULDWH�PDQXIDFWXUHUV�UHFRPPHQGDWLRQV�

)RU�DOO�VSHFLDOLVW�ZRUN�VHH�UHOHYDQW�GUDZLQJV

$OO�VFKHPHV�WR�EH�VHW�RXW�FRPSOHWHO\�LQFOXGLQJ�EXLOGLQJV��URDGV��
GUDLQDJH�DQG�OHYHOV�SULRU�WR�WKH�FRPPHQFHPHQW�RI�ZRUNV

6LWHV�WR�EH�FKHFNHG�DJDLQVW�/DQG�5HJLVWU\�SODQV�DQG�DQ\�
QHFHVVDU\�(DVHPHQWV�WR�EH�HVWDEOLVKHG

$Q\�GLVFUHSDQFLHV��HUURUV�RU�RPLVVLRQV�WR�EH�UHSRUWHG�WR�WKH�
DUFKLWHFW�IRU�IXUWKHU�LQVWUXFWLRQV�EHIRUH�FRPPHQFHPHQW�RI�ZRUNV

���6WRQH�6WUHHW��*UDYHVHQG��.HQW��'$����13
7HO�������������������)D[����������������

'HVLJQ#'$&DUFKLWHFWV�FR�XN

$�U�F�K�L�W�H�F�W�V

3URMHFW�7LWOH

&OLHQW

'UDZQ�%\

5HY�

'UDZLQJ�7LWOH

'DWH6FDOH

'ZJ��1R�3URMHFW�1R�

&

.

-

+

)

(

'

%

&

*

%\

$

'DWH 5HYLVLRQV

'(9(/230(17�$7
1257+'2:1�+286(
��67$7,21�52$'
$6+)25'�71����37

$%%(<�&200(5&,$/
/,0,7('

6(&21'�)/225
7+,5'�)/225

$6�352326('

����� �������� -5

���� '��� (

�������� &OLHQW�5HI -5

�������� 7KLUG�)ORRU�,QGLFDWHG -5

�������� 7KLUG�)ORRU�5HYLVHG -5

�������� $UHD�QH[W�WR�XQLW����UHYLVHG -5

�������� 7KLUG�)ORRU�UHYLVHG -5



 

 

AB Heritage Limited (Head Office) 

Jarrow Business Centre, Rolling Mill 

Road, Jarrow, South Tyneside, NE32 3DT 

Tel: 03333 440 206 

e-mail:  info@abheritage.co.uk 

 
 

 


