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Section 1 Introduction
1.1
Preface
Overstone Hall is a significant, grade II listed country house constructed between 1862-64
and set within an historic parkland in the parish of Overstone, Northamptonshire.
The hall was commissioned by Samuel Jones-Loyd, a preeminent British banking magnate of
the 19th century (created 1st Baron Overstone). Designs for a hall in the Renaissance Revival
style were prepared and executed by the architect William Milford Teulon, and the scheme
also included designs for a terraced garden and stable block, both of which survive.1
The surrounding parkland has its foundations in an imparkment dating to the medieval
period, and the current Overstone Park was established over the 18th and 19th centuries
through the schemes of the successive owners of the Overstone Estate. As such, Overstone
Hall is at least the third large house to stand on or near its location.
Overstone Hall suffered fire damage in 2001 and this document has been produced in
response to the continuing vacant and deteriorating condition the building.
The document has been prepared by Daventry District Council and is now in a period of
formal consultation. Details of this consultation are set out in Section 1.4.
1.2
Scope and Objectives
The overall objective of this document is to provide clarity on the planning and policy context
for any proposals that would affect the significance and setting Overstone Hall.
The key aspects of significance which have been identified from site and desk-based
assessment are brought together in Section 2, which sets out a summary of the heritage
values of the Hall and its associated features. The relative significance of these features and
how they allow us to appreciate the hall’s heritage value is also provided in Section 2. The
contribution that setting makes to significance - including trees, open spaces and views –
forms part of this assessment.
The historical development of the Hall and its parkland are described in Appendix 1. A visual
record of the current condition of the hall is provided in Appendix 2.
Section 3 aims to provide clarity for owners, applicants, decision makers and other
stakeholders as to how the Local Planning Authority will approach future decision taking, by
presenting the planning considerations to be taken into account in proposals which may
affect the Hall and its setting. Guidance on repairs, restoration and new development is set
out, followed by guidance on how to approach potential new uses. The subject of Enabling
Development is also discussed in Section 3.
A glossary of terms is provided at the end of this document at Section 4.

1

https://historicengland.org.uk/listing/the-list/list-entry/1025849
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1.3
Stakeholders
Stakeholders should be closely involved in the process of securing the sustainable long-term
future of Overstone Hall. The current owners are Barry Howard Homes, who took possession
of the hall and surrounding land in 2015. Daventry District Council as the Local Planning
Authority will seek to work with current and future owners, Historic England as national
advisor on the historic environment, and Overstone Parish Council to encourage the longterm preservation and maintenance of the hall.
Further stakeholders who may input into this process include:
•
•
•
•
•
•
•
•
•
•
•

Overstone RUINED Action Group
West Northamptonshire Council
Northampton Borough Council
The Borough of Wellingborough Council
Northamptonshire County Council (Archaeology)
Northamptonshire Historic Environment Record
The Victorian Society
Overstone Park School
Overstone Lakes
Overstone Park Resort
The local community

1.4
Consultation
In producing this document, Daventry District Council has been in contact with the main
stakeholders, namely Barry Howard Homes, Historic England and Overstone Parish Council.
The document will be further informed by a six-week consultation, during which time
members of the public and other interested parties can submit comments on the draft.
Responses must be received in writing by the District Council no later than 5pm Monday
[DATE].
An exhibition will be held at Overstone Village Hall on [DATE] where District Council officers
will be present to answer any questions.
All of the responses received during the consultation period will be set out in a report
including any recommended changes based on the submitted comments. This will then be
presented to the District Council’s members, and a decision taken whether to adopt the
document.
If adopted, the supplementary planning document will become a material consideration in
the future determination of any planning decisions which affect the hall.
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1.5

Site Location and Context

1.5.1

Location

Future development options to bring Overstone Hall back into use need to have regard to the
specific context of the building.

Overstone
Hall

N

Overstone Hall lies within Overstone Park which is approximately 6 miles north east of
Figure 2 Location map of Overstone Hall.

Northampton town centre, and 7 miles south west of Wellingborough, see Figure 2 above.
The park is laid out along the local road network namely Sywell Road, Ecton Lane, and Billing
Lane and is shown on the map below at Figures 3-5 in the red outline.

1.5.2 Access
The hall sits in a largely isolated position, with access from the centre of Northampton and
the surrounding area available via the A43 and Sywell Road. Historically, there were several
carriage drives to the hall, which is now only accessible via the northern drive which lies on
the Sywell Road in the village of Overstone. The village Sywell lie to the north east, whilst to
the south and east lie the suburbs of Northampton and the Round Spinney Industrial Estate.
Concerns have been raised by the Highways Authority regarding the grade and standard of
the northern drive which is at present the only route through to the hall from the Sywell
Road. This access is also shared by the church and the Church Farm site. This entrance can be
reached from Northampton via the A43 and from Wellingborough via the Sywell Road
through the village of Sywell.
5

Furthermore, the hall does not have formal parking facilities for multiple vehicles, which
would be required for most options, and careful consideration of this would need to be given
in order to minimise harm to the hall’s significance and setting.
The nearest public transport stops are bus stops in the village of Overstone approximately 1
mile from the hall, and Northampton train station which lies 6 miles south west of the hall.
1.5.3 Parkland Development
At the beginning of the 20th century, the area formerly known as the Overstone Park Estate
covered some 5000 acres, with Overstone Hall at its centre, see Figures 3-5. The estate
consisted of the main house, its immediate terraced gardens, the wider parkland and land
beyond this boundary, including both woodland and agricultural land. A large proportion of
the park boundary is enclosed by stone walling. Numerous ancillary buildings, estate cottages
and parkland features were also constructed as the park developed between the 18th and
20th centuries. This includes a walled kitchen garden, a stable block, a dairy, coach house,
kennels, and an ornamental bridge known as the Moulton Bridge. The parkland also contains
the early 19th century grade II listed church of St Nicholas. These heritage assets are shown
on the map at Figure 5, and listed buildings are shown on the map at Figure 6 and listed in
Section 1.4.1.1.
1.5.4 Land Uses
Historically, the parkland was used for purposes ancillary to the running of the estate, mainly
livestock grazing and game keeping in the large woodlands. In the 20th century the estate was
broken up, leading to a degree of fragmentation and diversification of land uses. Since this
time, several developments have occurred within the former estate including the
construction of the Overstone Park Holiday Club, Overstone Lakes Golf Club, and Overstone
Park School. The wider locality has also experienced change due to the expansion of
Northampton up to the western and southern boundaries of the former parkland. This is a
mixture of residential, commercial and industrial development, including housing to the west
and north west of the park and the Round Spinney Industrial Estate.
A Sustainable Urban Extension is being developed to the north west of the site, with capacity
for several thousand houses and associated infrastructure. See the map at Figure 5 further
information.
The following three maps show the area of study for this document in 1832, 1885 and 2021
in order to provide visual context for the Overstone Hall site.

6

Figure 3 1832 estate map of Overstone.

The map above of 1832 shows the Overstone Estate 30 years prior to the construction of
Overstone Hall and shows that the layout of Overstone Park is by this time largely
established, including several assets which would later be retained in W. M. Teulon. The main
observable features are the park boundary (red outline) along Billing Lane, Sywell Road and
Ecton Lane, the ornamental lake and pike ponds, and the widespread tree plantations. The
future location of Overstone Hall is shown by the red star, at this time occupied by the
former manor house.

7

Figure 4 1885 Ordnance Survey map of Overstone.

The 1885 Ordnance Survey map above shows the park 20 years after the construction of
Overstone Hall, which is shown with the red star. The parkland boundary is the same as in
1832, shown by the red line and all of the land within it was under the ownership of the
Overstone Estate until 1921.
The 2021 map below shows the park boundary and hall, as well as the main historic features
of the parkland. It shows that despite changes in land use, it can be seen from the site map
that the shape of the historic parkland is still legible and many of the historic features survive.
This is discussed in further detail in section 1.4.1.

8

Site of
SUE

Round Spinney
Industrial Estate

Overstone
Park
boundary wall
(red outline)
Figure 5 Map showing location of hall and other assets including former ancillary buildings and parkland features, as well as
modern developments within the parkland.
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1.6
Planning Constraints
Proposals for development which affect the significance of Overstone Hall are determined in
accordance with current legislation, and both national and local policy, as well as any other
material considerations.
Firstly, the relevant legislation, policy and best practice regarding development and the
historic environment is set out, followed by a list of the designated and non-designated
heritage assets within 1km of the hall. A map of Tree Preservation Orders is shown at Figure 7
alongside information on the associated legislation.
Policy designations, including Local Green Spaces, Green Wedge and County Wildlife Sites are
shown on a map at Figure 8.
At the time of writing the Hall is in the ownership of the property development company,
Barry Howard Homes. Listed Building Consent was granted by Daventry District Council in July
2019 for the stabilisation and restoration of the hall, and its conversion to 16 flats with a
number of planning conditions. There has also been an unsuccessful application made for the
construction of 60 dwellings proximate to the hall to enable initial works. Whilst this number
has been suggested to be sufficient to begin work on stabilisation, it is not clear what
quantum of development would be necessary to carry out the full scheme of works
stipulated by the Listed Building Consent, or whether the requisite amount could be
accommodated within the former parkland without unacceptable loss of character and harm
to the significance of designated heritage assets. As of February 2021 this permission has
lapsed and the building is in a highly vulnerable condition.
1.6.1 Historic Environment
Under the provisions of the Planning (Listed Buildings and Conservation Areas) Act 1990
alterations to a listed building which affect the significance or setting of the asset will require
listed building consent.2 Planning permission may also be required for certain works,
including those within its setting.3
The National Planning Policy Framework (NPPF) sets out the policy for decision making with
reference to the historic environment in chapter 16. It states that Councils should set out a
positive strategy for the conservation of the historic environment, so that it is preserved for
the enjoyment of future generations. Paragraph 193 of the NPPF requires that great weight
should be given the conservation of a designated heritage asset when considering the impact
of proposed development on its significance. Harm to both designated and non-designated
heritage assets should be judged against the relevant tests in the NPPF paragraphs 195, 196
and 197.
Policy BN5 of the West Northants Joint Core Strategy (WNJCS) and Policy ENV7 of the
Daventry District Council Settlements and Countryside Local Plan Part 2 sets out the
2

This also applies to assets within the curtilage of a listed building by virtue of the Planning (Listed Buildings and
Conservation Area) Act 1990.
3
General Permitted Development (England) Order 2015
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parameters for the management of local heritage, both designated and non-designated.
Overstone Hall is grade II listed, as are the terraced gardens immediately west of the hall, and
both are surrounded by several other listed buildings and non-designated heritage assets,
including the parkland itself and the remains of the stone wall that defines its boundary.
Overstone Hall currently has no viable use, and a primary objective of any proposals affecting
the hall should be the consideration of securing an optimum viable use for the building whilst
preserving its heritage value. The hall lies within the Open Countryside as defined in the DDC
Part 2 Local Plan and as such Policy RA6 will also apply to proposals for new uses within the
hall as will Policy R2 of the WNJCS.4 The Daventry Landscape Character Study, which includes
a toolkit for assessing impact on landscape character, was produced as part of the work
informing the Settlements and Countryside Part 2 Local Plan (2020). Overstone Park is noted
as an important feature within the Landscape Character Area 4b Moulton Slopes, owing
largely to its woodland character and undulating topography.
This document has been produced with reference to advice published by Historic England,
notably Conservation Principles, Policies and Guidance (2008), Statements of Heritage
Significance: Analyzing Significance in Heritage Assets (2019), GPA 3: The Setting of Heritage
Assets (2017), Understanding Place: Historic Area Assessments (2017), and GPA 4: Enabling
Development and Heritage Assets (2020).
1.6.1.1 Built Heritage
A number of listed buildings contribute to the significance of the hall as part of its setting, as
well as being designated assets in their own right. There are also several heritage assets
which hold architectural, historic or artistic interest and contribute to the significance of the
hall as part of its setting, having the status of non-designated heritage assets. The following
table lists built heritage assets within 2km of Overstone Hall (including the hall itself).

Listed Buildings
Overstone Hall (listed as Overstone College)
Flight of steps 20m north west of Overstone
College
Flight of steps 20m south west of Overstone
College
Terrace wall and gate 40m west of
Overstone College
Terrace wall, balustrade and steps 10m west
of Overstone College
Tower Court, The Dairy, Court House, Court
Cottages, Court Lodge, Whistlefield
Cottages
St Nicholas’ Church
4

Non-designated heritage assets
Overstone Park
Moulton Bridge
Kitchen Garden
Pytchley Lodge
Great Billing Lodge
South Fields Lodge
Overstone Park stone boundary wall

Daventry District Council (2020), p41.
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Overstone Gate
Pytchley Gate
Hayes Lodge
Nos. 102-110 Sywell Road

Figure 6 Map of listed buildings.

1.6.1.2 Archaeology
The area around Overstone Hall contains assets which have the possibility to increase our
knowledge of past human activity and therefore hold archaeological interest.
Within the parkland boundary there is evidence for prehistoric human activity in the form of
possible pit alignments located 50m to the north of Overstone Hall (HER MONIDMNN119529, MNN142724).
To the west of the hall evidence remains of the medieval village of Overstone in the form of
hollow-way and building platform earthworks (HER MONID- MNN21345, MNN119548). The
village was cleared in the 18th century and evidence remains to the west of the hall of the
possible site of 17th century formal gardens set out once the clearance had taken place (HER
MONID-MNN168421).
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1.6.2 Tree Preservation Orders
At the time of survey the former parkland area contained 70 individual Tree Preservation
Orders (TPO) and a further 32 TPO areas which contribute greatly to the overall wooded
landscape character. These are shown on the map below.
Development which would affect TPOs is determined in accordance with The Town and
Country Planning (Tree Preservation) (England) Regulations 2012.

Figure 7 Map showing Tree Preservation Orders in and around the parkland.

1.6.3 Policy Designations
The “Green Wedge” Policy ENV3 of the Part 2 Plan also applies to the grounds of Overstone
Hall, which aims “to protect the identity, character and setting of settlements within areas
13

that fringe Daventry and Northampton…” which in this case is particular to Northampton and
Overstone village, and “proposals within the Green Wedge will be required to demonstrate
that they maintain the physical and visual separation between settlements.”
Policy PA1 Local Green Space of the Part 2 Plan applies to a section of woodland within the
park known as Ass Bank (ref 112), which has its origins in the medieval deer park, and is
subject to management in line with this policy.
There are several County Wildlife Sites within and around the park boundary. These sites are
covered by tree plantations which form part of the wider wooded setting of Overstone Hall
and development which affects them should have regard to Policy ENV5 of the Settlements
and Countryside Part 2 Local Plan (2020) which concerns biodiversity.

Figure 8 Map showing policy designations, Green Wedge, Local Green Spaces and County Wildlife Sites.
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As of February 2021, Overstone Parish Council are in the process of consulting on a
Neighbourhood Development Plan for Overstone.
The information above shows that there is a clear framework in place within which
development applications will be considered, and proposals should capitalise on good
opportunities to secure the long-term conservation of Overstone Hall in line with this
framework.
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Section 2 Assessment of Significance
2.1
Condition of Overstone Hall
Overstone Hall was listed in 1983 at grade II. A fire broke out at the property in 2001, which
caused major damage to the building. Subsequent vacancy and neglect has led to further
deterioration. The following two sections set out the condition of the hall prior to and after
the fire to provide an indication of what material has been lost, and what evidence is
currently available to guide future rebuild or restoration.
2.1.1 Pre-fire Summary
In around 1860 the newly made Lord Overstone commissioned a substantial Victorian
country house from the architect W. M. Teulon. As was common during the mid-19th
century, the design of Overstone Hall was lavish and displayed the sizeable fortune of its
would-be occupant.
The result was a brick building with a Ketton stone outer skin, employing a relatively early
form of cavity wall construction which forms a notable part of its architectural interest. The
hall was approximately laid out on an L-plan, with the three-storey northern wing
accommodating the principal entertaining spaces and guest bedrooms (of which there were
thirty-seven, plus W.Cs, bathrooms and maids’/manservants’ rooms), and the imposing fourstorey western tower. The two-storey southern wing contained the service rooms on the
ground floor and further bedrooms and maid’s rooms at first floor level and a southern tower
alike to the western tower, but somewhat shorter.
Reflecting its usage, the facades of the northern wing (the northern, western and eastern
facades) were elaborately decorative, displaying a diverse range of styles, typical of Victorian
architecture at this time. The main design was an Italianate scheme (historically debated)
utilising a breadth of motifs including classical pediments, decorative window arches with
finials, lucernes, clasped columns at the multiple bay windows, oriel windows, parapets,
strapwork, rusticate pilasters, and the crowning glory, the western tower with open classical
belvedere at the upper storey.5 Dramatic views of the north and western facades in particular
would have greeted guests travelling towards the hall, the complex roofline providing a
theatrical introduction, aping the impression of Tudor prodigy houses.

5

Pevsner (1973), p368: In 1862, Overstone Hall was described in The Builder periodical as being simply in the style of Francis
I. Pevsner described the building in 1961 as “neither simple, nor Francis I…the front is done asymmetricalissime, with bays,
gables, a tall tower, motifs from the Italian Trecento, motifs from the Italian Cinquecento, motifs from the French c16,
Jacobean strapwork”.

16

Figure 9 Early 20th century aerial photograph of Overstone Hall from the west.

Figure 10 19th century artists impression of Overstone Hall. NRO.
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19th century etchings and early 20th century aerial photographs provide evidence for the prefire design of the hall, in particular the roof structure of the northern wing which was
subsequently lost. It was a slate, steeply inclined, hipped roof with a parapet all around,
adorned with pediments, lucernes, arches and finials, in a notably Renaissance style.
Multiple, large chimney stacks indicate the high number of fireplaces within the hall, and
further exaggerated the impression of the roofline.
Within the northern wing of the building, the principal entertaining spaces included the
grand entrance hall, a dining room, a billiard room, the library and the drawing room.
Internally, these spaces were highly decorative. Documentary evidence from the early 20 th
century shows that most rooms had extensive joinery detail, including oak panelling and
arches with classical and natural motifs, and of course the main central oak staircase in the
entrance hall. Jacobean-style ceiling moulding was also employed in the entertainment
spaces, as were marble fireplace surrounds. Overall, the impression would likely have been
one of sumptuousness. Less detail is known of the bedroom designs, aside from the further
use of decorative joinery and ceiling plasterwork as noted in early 20th century sales
documentation.
Lord and Lady Overstone’s rooms were located on the western garden front at ground level,
separated from the main entertainment spaces, but within reach of the servant’s rooms. Lord
Overstone’s principal room was accommodated within the western tower with Lady
Overstone’s room and a boudoir set in the south-western portion of the hall overlooking the
terraced gardens.
According to early 20th century mapping, the two-storey southern wing contained a wideranging collection of service rooms. At ground floor level, these comprised kitchens, scullery,
wash house, laundry, pastry, larder, cold meat room, lumber room, still room, lamp room,
milk and butter store, butler’s room, brushing room and drying closet. The spaces were
largely divided by contemporary gender roles. The Butler’s quarters were designed so as to
be near to the gentleman’s spaces within the northern wing, and separated from the typically
female spaces, such as the scullery, kitchen laundry, dairy and still room by various corridors
and courtyards. At first floor level, the southern wing was occupied by no fewer than 11
bedrooms, alongside ladies’ maids’ rooms and W.Cs. It is worth noting the number of W.Cs
within the hall at this time. A map thought to be from the late 19th century shows at least five
W.Cs at ground level, and their locations correspond to those on the 1921 maps. Hence, it
may be posited that those mapped on the first and second floor levels on the 1921 maps may
also have been part of the original design, providing over 20 W.Cs throughout the hall. This is
a considerable number given the relatively small size of the property and again shows the
desire to provide luxury and comfort at great expense.
Externally, the southern wing was not designed to the same elaborate scheme as the
northern wing, likely due to its status as a service wing, and its positioning away from views
along the main carriage drives approaching the hall. Nevertheless, the design was high
quality, in the classical style, and a shorter south tower provided further interest to the hall’s
already striking roofline, mirroring the design of the western tower on a small scale. The use
of Italianate motifs, such as pediments, columns and parapets, at the south-western bay
18

window and on the eastern façade provided an architectural linkage between the two wings.
The southern tower was shortened in the 20th century, but remained a visually impressive
feature with an eye-catching copper roof replacing the parapet.
Internally, very little is known of the original design of the service wing.
In the 1930s a refectory extension designed by Sir Guy Dawber was added to the eastern
façade. The design of the extension was a plain rectangular structure of buff brick with little
detailing aside from subtle arched detail over the long casement windows and rusticated
pilasters at the corners mirroring the main building.
Terraced gardens designed by W. M. Teulon were laid out to the west of the hall. A threetiered terrace extended directly from the hall, enclosed at its extent by a terrace wall acting
as a ha-ha. Three flights of steps lead from the garden front to the second tier, with a further
two descending to the final terrace. All of the stone work is limestone ashlar and the four
western stairs are enclosed by a low parapet. The south-western steps are enclosed by a
terrace wall and balustrade. The terraced gardens at Overstone were listed at grade II as
several separate entities in 1985.
2.1.2 Post-fire summary
After the fire of 2001 the northern wing of the hall was left substantively ruined. A
conservation engineering report prepared by Blackett-Ord (2017) estimates that around 52%
of the building has been lost through fire damage and later decay, and that approximately
48% of the building could be brought back into reuse.6
The entire roof structure was either destroyed or subsequently demolished, and the northern
wing of the hall has remained an open shell since this time. All fenestration has been lost
from the northern wing, with only two external doors remaining (that into the lobby in the
northern façade and that into the southern tower at ground level). Regarding the exterior
walls, parts of the western, eastern and northern facades remained intact after the fire.
Some of the detailed stonework at the third storey has been lost, likely collapsing with the
roof structure. As a result of this collapse, the remaining stonework is vulnerable to
movement and significant surface cracking and other loose masonry is visible. At the
northern façade, the collapse and loss of stonework is particularly noticeable above the
eastern bay window, and the finials have been lost from the pediments and arches also. At
the western façade, the north-western bay window overlooking the terrace was removed
shortly following the fire for safety reasons, and was not replaced, leaving a substantial gap.
Damage has also occurred to the window dressings on the western façade, and numerous
lintels have collapsed or are in a highly precarious state. Outwardly, no part of the western
tower appears to have collapsed, however there are signs of surface cracking. It is also known
that a water tank is still contained within the tower at the second storey, the stability of
which may have been compromised by the fire and later neglect.

6

Blackett-Ord, 2017, pg7

19

The eastern façade shows similar signs of damage to the northern and eastern facades,
including a major loss of masonry above the bay window and also the loss of finials and other
roofline detailing. There is also evidence of surface cracking and loose and damaged window
dressings and lintels.
The greater part of the internal structure of the hall was destroyed by the fire. This includes
most of the internal brick walling and all of the timber joinery elements. Due to the unsafe
nature of the internal hall space, as well as major biological growth, it is not clear whether
other decorative internal elements have survived the fire. The remains of fireplaces at the
first and second storeys are visible, and therefore others may survive behind the biological
growth or in other places which cannot currently be reached, providing guiding evidence for
any rebuild or restoration.
The southern wing of the hall was not badly damaged by the fire of 2001. It has, however,
been neglected since this time, and therefore its condition has been worsened. Externally,
there is evidence of some deterioration in the stonework at the window dressings, cornice
and frieze. A number of windows have been lost, as well as the door into the service wing
from the cobbled courtyard. The cobbles remain, now with a covering of moss. The southern
tower appears to be in fair condition externally, with some evidence of staining from
biological growth, and plants emerging from the adjacent parapet. The ground storey sixpanel door remains in the southern tower, but the first storey windows have been lost.
The eastern façade of the southern wing shows similar stone deterioration, as well as
evidence of faulty rainwater goods (possibly caused by evident biological growth) which has
led to significant external staining and possible water ingress over time.
The roof of the southern wing was not destroyed by the fire, and drone footage shows it to
be largely intact. However, there is evidence of deterioration such as slipped slates and
ridgeline damage. This seems to have been partly dealt with through the use of a temporary
tarpaulin which also looks in poor repair, the likely result being water ingress to the rooms
and spaces within. The lack of fenestration in good repair may also have led to some water
ingress and subsequent damage. Similarly to the northern wing, the southern wing is deemed
unsafe for entry, and so it is not clear exactly what survives internally, and in what condition.
However, it is reasonable to assume that due to the length of time during which the hall has
stood empty without maintenance, coupled with the evidence of external deterioration,
particularly at roof level, that the condition of the internal spaces has also declined.
The terraced gardens at Overstone are listed at grade II as several separate entities. Currently
the gardens are supposed to be in a mixed state of repair. Some parts, such as the staircases
and adjacent balustrades are under protective coverings. Other sections, such as the
southern balustrade and the northern terraced walls show signs of damage, missing elements
and general decay. It was not possible to examine the farthest terrace wall (used as a ha-ha
wall) and so its general state of repair is unknown.
A site visit was undertaken in February 2020, and a gazetteer of photographs is set out in
Appendix 2.
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Figure 11 Overstone Hall, western facade 2015. DDC.

Figure 12 Overstone Hall eastern facade, 2015. DDC.
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Figure 13 A selection of photographs showing the high quality and variety of external decoration surviving as evidence of the hall's
artistic and architectural design, taken in February 2020. DDC.
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2.2

Significance and Overstone Hall

In determining applications, paragraph 189 of the National Planning Policy Framework
requires applicants “to describe the significance of any heritage assets…including any
contribution made by their setting” to understand fully the potential impact of any proposal
on significance.
The NPPF defines significance as “the value of a heritage asset to this and future generations
because of its heritage interest”. The heritage values expressed in the NPPF are as follows:
archaeological interest, architectural interest, artistic interest, and historic interest.
Definitions of these are provided in the Glossary.
Setting can be defined as the surroundings in which a heritage asset is experienced. Setting
may contribute to how the significance of an asset is appreciated by revealing its heritage
values.
An assessment of the significance of Overstone Hall is set out below, including the
contribution made by its setting.
2.2.1 Archaeological Interest
•

•

Overstone Hall was modelled in the 1860s within an existing historic designed
landscape which had developed within the Overstone Estate over a period of at least
600 years since the first references to emparkment at Overstone in 1255. The Hall
itself was built on the site of at least two earlier manors dating back to the
Elizabethan period, with the possibility of remains existing beneath or around the
current hall that could provide evidence of past human activity.
Evidence may remain within the parkland of the medieval village of Overstone which
was cleared during the 18th and 19th centuries to provide private surroundings for
successive incarnations of the manor house. The below-ground remains would
provide evidence of this systematic clearance, and this archaeological interest
contributes to the significance of Overstone Hall as part of its setting.

2.2.2 Architectural Interest
•

•
•

The hall is the only domestic example of Renaissance Revival design by the Victorian
architect W. M. Teulon. Key architectural features include the highly ornate western
and northern facades, as well as the southern and western towers, the latter of which
has a decorative belvedere. Despite the fire damage, much evidence of this
architectural interest survives.
Overstone Hall is highly-ornamented example of the marriage of Revival styles
popularised during the Victorian period.
The building shows good evidence of an early cavity-wall system, using a brick inner
skin tied with clamps to a Ketton stone outer skin. The cavity walls can be clearly seen
in the ruined north wing and have survived well despite the fire damage.
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•

•

•

•

•

•

•

•

The quality of the design and the formal grouping of hall, terraced gardens and
stabling all set out by W. M. Teulon in the 1860s contributes strongly to the scheme’s
architectural interest.
The terraced gardens (including the lawns, steps, balustrading, outer walling and haha wall) make a strong contribution to the significance of the hall as part of its setting.
The terraced gardens, as part of the holistic scheme designed by W. M. Teulon in
1862, allow the architectural interest of the hall to be appreciated, in particular that
of the western and northern façades.
The former stables (now Tower Court, grade II listed) make a strong contribution to
the architectural interest of the hall as part of its setting. As part of the holistic
scheme designed by W. M. Teulon in 1862, the consistent use of materials and design
motifs strengthens this contribution.
The parkland holds both fortuitous and designed interest, including the historic
retained tree plantations which create both framed and glimpsed views of the hall’s
principal facades and dramatic roofline from the west. The trees and views allow us to
appreciate the architectural interest of the hall as part of its setting, giving the
impression of a magnificent, secluded hall in a private space.
The retained heritage assets including the Moulton Bridge, St Nicholas’ Church, and
the more recently installed Pytchley Gate all contribute to the architectural interest of
the hall as part of its setting, where they form a key aspect of views from the west
and outwards from the hall.
The former carriage drives help to articulate the architectural interest of the hall as
part of its setting, through the experience of kinetic views which are a purposeful
aspect of W. M. Teulon’s holistic parkland scheme.
the location of the hall on a high point and the design of the towers, in particular the
western tower, takes advantage of the topography of the landscape and leads to
extensive views of the parkland, the heritage assets within it, and the “borrowed
landscape” beyond the park wall.
The stone boundary wall which lines the perimeter of Overstone Park contributes to
the architectural interest of the hall as part of its setting.

2.2.3 Historic Interest
•

•
•
•

Overstone Hall provides evidence of Victorian house division based on social class and
gender with clear distinctions in design, layout and quality of finish of externals and
internals between principal rooms and servants quarters. Despite the fire damage,
much evidence of this survives in physical plan/fabric and documentary records.
The hall remains as evidence of the development of the historic Overstone Estate,
which was founded in the medieval period.
The hall has a direct association with the architect W. M. Teulon.
The hall has a direct association with Samuel Jones-Loyd, the 1st Baron Overstone,
who amassed great personal fortune through the banking business Jones, Loyd & Co,
and commissioned the building of Overstone hall.
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•

•

•

•
•

The hall has a direct association with Lady Wantage, Harriet Loyd-Lindsay (nee JonesLoyd), who inherited the hall from her father. Lady Wantage was a founder of the
National Society for Aid, later British Red Cross Society.
The ancillary buildings, now The Dairy, Court House, Court Lodge, Court Cottages and
Whistlefield Cottages (all grade II listed) provide evidence of Victorian social history
and demonstrate the demand for a range of services to assist the running of the
house. Their location in relation to the hall demonstrates the required balance
between accessibility and sufficient separation from the domestic area. They were
constructed around 10-15 years prior to the instruction of W. M. Teulon, and their
retention in the overall scheme contributes to the hall’s historic interest as part of its
setting.
The parkland provides evidence of several hundred years of landscape development
and estate management, with the culmination being the designs executed by W. M.
Teulon in the mid-19th century associated with the construction of the hall.
the quiet, pastoral character of the park, which is created through continued
agricultural land use and other modern land uses commensurate with this character.
the lodge buildings and stone walling around the perimeter of the parkland
contribute to the historic interest of the parkland and the hall as part of the evidence
of the development of the Overstone estate.

2.2.4 Artistic Interest
•
•

•

The quality of the carved stonemasonry decorating the external elevations of the
building, in the Renaissance Revival style contribute to the building’s artistic interest.
The quality of internal finishes, such as plaster work ceilings contribute to the artistic
interest of the building, and survive in remnants in the fire damaged building, as well
as being evidenced in documentary and pictorial sources.
historic views of the hall through the parkland contribute to its artistic interest, being
depicted in several sketches from the 19th century.

2.3 Local Community Value
Overstone Hall and its parkland is also valued by the local community. This is not a heritage
value, but it plays an important role. Its value to the community can be summarised as
follows:
•

•
•

Overstone Hall is a major asset within the locality, the immediate context being the
villages of Overstone and Sywell. It also has a strong visual impact on neighbouring
businesses and Overstone Park School.
Overstone Hall and parkland are landmarks, particularly in views from the Little Billing
Road to the west and from the direction of Overstone Farm in the north west.
Overstone Park has some significance to local people as a previous site of public
access for recreational walking.
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2.4
Levels of Significance
The purpose of this document is to guide the management of the site and the future
conservation of the Hall and its setting, as a grade II listed building. Following on from the
explanation of the heritage values above, this section is intended to set out the relative
significance of the elements which express those heritage values.
The following “levels of significance” from Level A to Level F are therefore based on the
relative significance of elements of Overstone Hall and its setting. They do not relate to any
particular grade of designation (such as grade II, II* or grade I listing or Scheduling in the case
of remains of archaeological interest). The levels are as follows:
A : highest significance – those elements that most strongly define architectural and historic
interest or make the greatest contribution to significance, including setting. Usually those
that are most sensitive to change and/or require the greatest regard in planning
considerations. These elements should be repaired and retained in situ with an emphasis on
conserving maximum historic fabric with minimum intervention.
B: considerable – elements which make a strong contribution to significance, including
setting. Still very sensitive to change, with the priority being conservation of maximum fabric.
There may be more scope for appropriate levels of well-evidenced restoration or justified
new work in these instances than for those elements of highest significance.
C: some – elements which make a notable positive contribution to significance or setting, .
D: Low – elements which make a limited, but still positive, contribution to significance or
setting.
E: Neutral – where the element makes no contribution to its architectural or historic interest
or setting. Loss of such a feature is not likely to be harmful, but careful consideration of
impact of any change is required to ensure heritage interest is sustained or, where
appropriate, enhanced.
F: Negative – detracts from the heritage values. This presents an opportunity for change –
often by removing the feature and restoring original/former character and appearance. May
be opportunities for positive new design to improve or replace, adding character and
enhancing significance.
Only those elements contained within categories A-C have been expanded upon.
A: Highest significance
As a group, the original parts of Overstone Hall which date to its construction in 1862-4 as
designed by William Milford Teulon, the terraced gardens to the west of the hall as designed
by William Milford Teulon, its surrounding parkland including the ornamental lake, St
Nicholas’ Church, Moulton bridge and Pytchley Gate, Tower Court (stables block), The Dairy,
Court House (house attached to the dairy), Court Cottages and Court Lodge (coach house),
Whistlefield Cottage (estate housing),and the stone boundary walling of Overstone Park
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•

•

Demonstrates well the development of the Overstone Estate from the 13th century
through to 20st century; including, several notable events linked to national trends
such as the creation of the medieval emparkment in the 13th century; the clearing of
the village as the result of enclosure in the 18th century; the holistic landscape design
of Overstone Park and later construction of Overstone Hall in the 19th century
displaying the gained wealth of the estate’s successive owners.
As a grouping, the hall, its ancillary buildings, terraced gardens, wider parkland and
parkland features have high aesthetic value as a country estate

Overstone Hall, dating to 1862-64, a substantial country house in the Italianate style,
designed by W. M. Teulon for Lord and Lady Overstone (both north and south wings)
•

•
•
•

•

Demonstrates well the intention of Lord Overstone to commission an extravagant and
luxurious country property for his wife Lady Overstone, reflecting the great wealth
accrued through his family’s banking business
Demonstrates well the capability of the architect W. M. Teulon, being his only known
major original commission
Demonstrates well the trend of Victorian country house building by those with newly
found wealth, which was at its peak in the 1860s
Demonstrates well the 19th century vogue of Revivalist architecture, in particular
Italian Renaissance, using typical forms and motifs including an asymmetrical
frontage, hipped roofs, heavy cornicing, a balustrade parapet, two belvedere towers,
numerous decorative lucarnes, pediments, coupled columns, two-light windows, urns,
and finials, the result being a theatrical design of high architectural and artistic
interest
Demonstrates well an early form of cavity wall construction using a brick inner skin
linked with metal ties to a Ketton stone outer skin

The northern wing of Overstone Hall (originally containing the principal entertainment spaces,
Lord and Lady Overstone’s rooms and a number of guest bedrooms)
•

•

7

Demonstrates well the use of Italianate and Renaissance architectural style typical of
the mid-19th century, albeit a late example from the 1860s. It is particularly indicative
of the flexible and extensive use of motifs and forms which characterised HighVictorian architecture. As Pevsner noted in 1961 “the architect was careful to avoid
the re-appearance of any major motif”, which has led to a distinctly elaborate design. 7
Demonstrates well the division of spaces and purposes common in country house
architecture, particularly in the Victorian era, with this wing accommodating the main
entertaining spaces, guest bedrooms and Lord and Lady Overstone’s rooms, therefore
designed as the most architecturally ambitious and striking

Pevnser (1961), p368
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The views and vistas from the southern and northern carriage drives towards the western and
northern facades of the hall
•

These views demonstrate the desire to present an emerging picture of the most
architecturally prominent facades of the hall to visitors approaching from the north
and the south/west. The views have high aesthetic value due to their presentation of
the relationship between the hall and the wider parkland design, and the placement
of the hall so as to exhibit its architectural interest to full effect

The views and vistas from the terraced gardens towards the ornamental lake, Moulton bridge
and Pytchley gate and “borrowed landscape”
•

Demonstrates the relationship between the hall and the wider parkland, particularly
how W. M. Teulon designed the hall so as to take advantage of the existing parkland
features, notably the ornamental lake, recently installed Pytchley gate and the
“borrowed landscape” stretching to the west beyond the parkland boundary

B: Considerable significance
The southern wing of Overstone Hall, its external design and internal spaces (originally
containing the service rooms at ground floor, and bedrooms at first floor level)
•

•
•

Demonstrates well the high-quality neo-classical architectural style employed by W.
M. Teulon, set in contrast to the more spectacular Italianate design of the northern
wing
Demonstrates well the separation of social classes, genders and functions typical of
Victorian country houses
Evidence of external finishes including courtyard cobbling

The terraced gardens, as designed by W. M. Teulon (steps, terrace walls, balustrades)
•

•

Demonstrates well the mid-19th century style of formal terraced gardens in the
Italianate style, complete with multiple terraces, terrace walling and staircases with
balustrading, as well as a terrace wall acting as a ha-ha to separate the house from
the pastoral land beyond
Comparatively speaking, it is a modest example of its type with the majority of the
land laid to lawn, without other formal elements such as fountains or planting
schemes which can be seen at large-scale locations like Trentham gardens
(Staffordshire, Grade II*) or Osborne House gardens (Isle of Wight, Grade II*)

As a group, the designed and fortuitous elements of the Overstone Hall parkland
•

•

Overstone Hall is an integral part of the historic Overstone Estate, which
demonstrates well the development of country estates from the medieval period
onwards. The design and location of the hall demonstrates well the advantageous use
of the existing landscape topography.
The 1860s modelling uses aspects of the pre-existing parkland in an “idealised
natural” design for the park, which was typical of contemporary style. This took
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•

•

advantage of the established lake and placement of the ornamental bridge, as well as
the longstanding woodlands to the north east and tree belts around the periphery of
the park.
Particularly significant design aspects include the views towards the principal
elevations from the west, north and south west, as well as views from the hall and
terrace over the parkland, and to eyecatchers such as the Moulton Bridge and the
Pytchley Gate situated at principal former entrances and along drives through the
estate.
Survival of 19th century and earlier parkland trees, individual specimens and
woodlands, demonstrates the development of the parkland and contributes to the
architectural and historic interest of the hall.

St Nicholas’ Church, Overstone
•
•

•

Demonstrates well the relationship with the hall, being constructed as part of an
unfinished scheme by John Kipling in the early 19th century.
Demonstrates the contemporary vogue for estate planners to distance the main
estate residence from the parish church (but having it close enough so as to be
convenient for worship).
Demonstrates the development of the Overstone Hall estate, in particular the effects
of the village clearances of the 18th century and subsequent remodelling of the
parkland in the 19th century.

Tower Court (originally the stables to Overstone Hall)
•

Demonstrates in its architectural styling and use of materials the cohesion of the
scheme produced by W. M. Teulon for the hall and stables

As a group, the mid-19th century Dairy, Court House, Court Cottages, Court Lodge and
Whistlefield Cottages (former ancillary buildings to Overstone Hall)
•
•
•
•

Demonstrates the earlier planning of the Overstone Estate by Lord Overstone’s father
Lewis Loyd
The variety and scale of the ancillary buildings demonstrates the wealth accrued by
Mr. Loyd from his banking business
The placement of the buildings at a distance from the main property demonstrates
the desire to keep as many services separate to the hall as possible
Demonstrate good architectural interest in themselves as estate buildings, including
the effective and consistent use of local stone and good architectural detailing.

C: Some significance
Association with Samuel Jones-Loyd, 1st Baron Overstone (Lord Overstone) banking magnate
and reputedly one of the most wealthy men in Britain at his death in 1883, under whom the
hall
Association with William Milford Teulon, architect responsible for the design of the hall and
the terraced gardens, and the stables (now Tower Court)
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Archaeological remains of the medieval village of Overstone
D: Low significance
Refectory extension (1930’s extension to eastern façade designed by Sir Guy Dawber)
Association with Phillip Sydney Stott, industrialist, Baronet, High Sheriff of Gloucestershire,
under whom the hall was used as Conservative Party training college from 1923-29
Association with Harriet Sarah Jones-Loyd, Lady Wantage, art collector and benefactor, and
founder of the National Aid Society (later the British Red Cross) daughter of Samuel LoydJones and owner of Overstone Hall until 1920
Association with Henrietta Franklin, CBE, prominent educationalist and suffragist, under
whom the hall was converted to the Charlotte Mason School for Girls and used as such until
1979
Historic value to “Old Overstonians” (alumni of the Charlotte Mason School for Girls)
Former coal and wood store
Outdoor toilet block
Value as an educational resource
E: Neutral Significance
Early 20th century swimming pool and pumping station
F: Negative impact
20th century steel fire escape staircase attached to eastern façade of Overstone Hall
Impact of cumulative changes to the parkland, particularly in the 20th and 21st centuries.
Loss of woodland to the north as the result of residential development along Sywell Road and
Woodland Ave
Encroachment of village housing and other modern uses onto estate land and breaches of
stone boundary walls, loss of historic wall fabric and unsympathetic alterations or repairs
Localised collapses in the stone boundary walling, and use of unsightly hoarding at historic
entrances, specifically on Billing Lane
Fragmentation of estate and conversion of ancillary buildings to residential use (e.g. stables).
Whilst re-use of building secures their future the associated subdivision of spaces into gardens
and associated domestic development has inevitably eroded the original character and
relationship of this building to the Hall
The loss of the use of main historic carriage drives, subsequent loss of important views
Subdivision of fields for equestrian paddocks in areas to the east of the hall
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Impact of development associated with other land uses on views, including the Overstone
Park School, Overstone Park Golf Club and Overstone Lakes facility
The erosion of the “borrowed landscape” beyond the parkland due to the encroachment of
Northampton town development
Possible loss and fragmentation of historic fabric at the former kitchen garden, now Leonis
Court
Security fencing surrounding the hall
Temporary impact of storage units at the hall
2.5
Heritage Values and Setting
The following section sets out an analysis of the setting of Overstone Hall undertaken in line
with the staged approach advocated by the Historic England Good Practice Advice note The
Setting of Heritage Assets (2017). This approach involves identifying the main heritage asset
or assets to take into consideration as well as their settings. In this case that is the grade II
listed Overstone Hall and its setting. The next step is to assess the degree to which the setting
contributes to the significance of the heritage asset or allows the significance to be
appreciated.8
The contribution to significance made by elements of a heritage asset’s surroundings may be
positive, negative, or neutral. It is important to fully understand this contribution so that
effective decisions about the impact of development on an asset can be made. The
assessment provided in this document evaluates the setting of Overstone Hall at a particular
point in time, and it is important to note that the extent of setting is not fixed and may
change with time and circumstance. As is the case with Overstone Hall, setting can also
extend beyond an asset’s formal curtilage to include other elements within a wider context
which may have developed over many years.
The summary assessment of setting provided in this section is expressed in relation to how it
reveals or allows us to appreciate Overstone Hall’s heritage values. This is followed by more
detailed information regarding the character and contribution of particular features of
setting, namely trees, open spaces, land uses, heritage assets and views.
The Setting of Overstone Hall
Overstone Hall is a grade II listed structure with a complex, layered setting, numerous
elements of which make a strong contribution to the building’s significance.
The setting of Overstone Hall is primarily defined by;

8

•

its location within Overstone Park which forms part of the historic Overstone Estate;

•

its relationship with the village of Overstone and the town of Northampton; and

Historic England (2017) The Setting of Heritage Assets, p.8.
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•

the wider landscape and heritage assets beyond the park boundary.

2.5.1 The Park
The nature and extent of the park, its historical development and survival today are
described in detail in Appendix 1. The following is an assessment of how those features
contribute to heritage significance.
Overstone Hall was modelled in the 1860s within the existing historic designed landscape
which had developed within the Overstone Estate over a period of at least 600 years. In line
with mid-19th century taste the architect W. M. Teulon sought to create an “idealised
natural” surrounding within which Overstone Hall could be experienced by its owners and
guests alike. To achieve this, Teulon made advantageous use of both fortuitous and designed
parkland features, particularly trees, open spaces, heritage assets and views to accentuate his
scheme for the hall and its attached terraced gardens.
The park makes the highest level of positive contribution to the setting of Overstone Hall in
the ways it allows the significance of the hall to be experienced. Teulon designed the hall so
that the surrounding parkland would draw attention to its most architecturally striking
features, such as the north and west facades, and the two belvedere towers.
The features of the parkland which make a particular contribution are as follows.
2.5.2 Trees
Trees within the setting of the hall make a very strong contribution to its significance, and a
number of them are protected by Tree Preservation Order (TPO). These take the form of
several longstanding plantations, numerous tree belts, and many individual specimen trees
which are spread across the gently undulating landscape of the park. Many were planted
prior to the construction of Overstone Hall and incorporated into the holistic designs of W.
M. Teulon, whilst individual trees may have also been introduced in the mid-19th century.
Teulon’s use of plantations allow us to experience the significance of the hall in a number of
ways. Those plantations which pre-date the hall and were retained for practical purposes like
keeping livestock or warrens are indicative of the development of Overstone Park, and as
such they contribute to the hall’s historic interest as the 19th century seat of the estate. Trees
also contribute to both the historic and architectural interest of the hall as part of Teulon’s
“idealised natural” parkland scheme, forming a green boundary to the park which flows into
the borrowed landscape which surrounds it thereby creating an impression that the parkland
is larger than it is. Trees are also key features of views towards the hall. From the west there
are significant views of the hall which take in the western façade and roofline of the hall with
its impressive western tower. From the Pytchley Gate there is a long, open view of the hall
which highlights its prominent position and the trees serve as a dramatic frame and backdrop
to the building. Moving along Billing Lane, the trees provide a partial screen of the building,
creating numerous glimpsed views, particularly of the roofline and towers. Similar views are
also experienced from the land now occupied by the golf club and the former ancillary
buildings to the south and south west. This permeation of trees creates a secluded and
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private character which is a key feature of the hall’s location and design. The trees, as well as
the undulating topography, create glimpses experienced via kinetic views whilst travelling
along the former carriage drives. Views of the hall such as these contribute strongly to how
we appreciate its architectural, historic and artistic interest.
The parkland tree belts also do much to mitigate the impact of the expansion of
Northampton to the west, particularly those on Billing Lane.
Woodland in the park also plays an important role in promoting biodiversity and has local
amenity value. This is evidenced by County Wildlife Site and Local Green Space designations
within the park. See Figure 8 for a map of the sites.
2.5.3 Open spaces
Open space forms a key part of the character of the hall’s setting. Over a long period of time,
the open spaces around the hall have developed and evolved, creating a complex, layered
landscape which makes a strong positive contribution to heritage value.
Historic mapping suggests that the current openness of the parkland has its origins in the
early 18th century clearance of the medieval village of Overstone from the immediate vicinity
of the hall, facilitated by the Stratford family and then under the steer of Sir Thomas Drury.
The desire to create a landscape which, catering to contemporary fashionable taste, could be
enjoyed from the hall without the presence of the public is later noted upon by an estate
valuer in 1791. Building upon the earlier foundations and the plans of the Stratfords and Sir
Thomas Drury, the landscape was opened further by the subsequent owner John Kipling in
the early 19th century, beginning with the demolition of the medieval parish church and
parsonage which lay to the west of the hall. The church was moved north of the hall in 1803,
and the parsonage removed from the parkland entirely, providing the opportunity for the
landowner to attend worship without the need to leave the park, whilst also keeping local
villagers at a distance from the hall. The estate map of 1832 shows that the parkland has
been extended and many of the field enclosures removed, presumably creating open vistas
of the ornamental lake. W. M. Teulon took advantage of these existing features in his design
of Overstone Hall in the 1860s, orienting the principal facades of the building to overlook the
parkland. Typical of 19th century landscape gardening, the open land west of the hall was
utilised as pasture, with the immediate garden terrace acting as a ha-ha to allow the
enjoyment of the landscape without the inconvenience of being disturbed by livestock.
Throughout the 19th and early 20th centuries the parkland was entirely retained as
agricultural land or woodland to serve the main hall, with the ancillary buildings occupying a
discrete area to the south of the hall.
To the north and west of the hall there has been some limited change since the early 20th
century. The historic character of the open space to the north west, which lies either side of
the carriage drive extending from the Pytchley Gate up to the hall, is largely intact.
Importantly, established views across this landscape have been retained, as have historic tree
belts and heritage assets including the Moulton Bridge and St Nicholas’ Church.
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To the north, the open space is still largely used for agriculture and the grazing of livestock
and low-impact traditional timber post fencing is used to enclose the land. There has been
some loss of open space and woodland during the 20th and 21st centuries as the result of the
expansion of Overstone Village into the parkland, specifically Woodland Avenue and several
properties to the south of this road. These are largely hidden by trees, or are of low scale and
so have a limited impact. Where rooflines are visible along Sywell Road, this has an urbanising
effect, and detracts from the character of the parkland.
The main changes to the parkland came in the 20th century, as the result of the division and
auctioning of the parkland. The introduction of leisure facilities at the Overstone Lakes resort
and the Overstone Park Golf Club has altered the character of the former parkland to the
east and south of the hall through the development of a caravan park and a golf club with
accommodation, with the loss of open space and the alteration of the character of the
southern carriage drive.
The impacts of these developments are largely mitigated by the retention of historic tree
belts and the limited scale of the buildings. The caravan park is not visible from the hall as it is
screened by tree belts along the historic ponds to the east, and therefore has limited impact
on the setting of the hall.
The golf club fairway extends to within a visible distance of the hall to the south west, as do
the fishing lodges which are laid out on the southern boundary of the lake. The impact of the
fairway is limited, as it sustains the undeveloped character of the parkland landscape,
including the retention of trees and uninterrupted views towards the lake. There has been no
use of intrusive boundary demarcation, such as security fencing, which also helps to retain
the open character of the views. The fishing lodges are visible at the edge of the lake, but
their impact is limited by their small scale, loose massing and sensitive materials.
There has also been some loss of open space through the construction of Overstone Park
School to the east of the hall. The school itself, which is mainly formed of low-level
prefabricated style buildings, is screened by trees surrounding the hall. The main impact is
caused by the locating of service buildings and tall security fencing which now separates the
hall from the school grounds, as this erodes the sense of openness in the parkland and has a
strongly urbanising effect. Evidence from drone photography in 2015 shows this was
previously post and rail fencing which has a far lesser impact.
2.5.4 Approaches to the hall
South-western approach
Approaching the hall from the south west, guests would travel through the gently undulating
landscape which was populated by clusters of trees finally opening out onto a spectacular
view of the hall’s western façade. This view takes full advantage of the topography of the
land to exhibit the hall’s complex roof line and heavily decorated elevations, with the fields
sweeping up to the hall which sits on high ground within the park. Views across this setting
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from the hall utilised the “borrowed landscape” to the south west in what would have been
extensive vistas from the hall’s tower and terraced gardens.
North-western approach
The north western carriage drive was in existence prior to the construction of Overstone Hall.
It begins at the Pytchley Gate, which was removed to Overstone from Pytchley Hall in the
mid-19th century when the latter was demolished. The gates are grade II listed and are likely
to date to the early 17th century. They form part of the Loyd family’s landscape designs for
the park and are an impressive entrance feature located to make an assured statement.
Furthermore, from the Pytchely Gate guests would be greeted by a spectacular panorama of
the parkland with Overstone Hall rising confidently in the centre. This view has been retained
across the open landscape towards the hall and the gate is visible from the hall as an
eyecatcher in the parkland. St Nicholas’ Church and the Moulton Bridge were retained by
Teulon to enhance kinetic views along this drive, as well as the bridge practically allowing
access across the lake. Individual specimen trees, plantations and the open agricultural land
around the drive contribute to the pastoral character of this area, and their wider
contribution is discussed in Section 2.3.2.
Northern approach
This is now the principal driveway used to access the hall from Sywell Road. Historically, it
formed part of the road through the medieval village of Overstone which passed the earlier
hall and exited the village in the south towards Little Billing. In 1832 it appears as a spur from
the main north-western driveway, and by 1885 it is a direct drive to the hall, indicating that it
was possibly incorporated as part of the Teulon scheme. In similar fashion to the southern
carriage driveway, the curving nature of this drive alongside the avenue of trees serves to
produce a kinetic experience of the hall, and the northern façade of the hall is dramatically
revealed. Passing through pastureland and by St Nicholas’ Church, the driveway has a quiet,
pastoral character.
Southern approach
This southern drive was formerly part of the main route through the medieval village of
Overstone, as shown on mapping of the 17th and 18th centuries. Images shown in the 1921
sales particulars show glimpsed views of the southern tower from the end of this drive which
passes the ancillary buildings on its way to the hall. Currently, the drive is used for access to
the former ancillary buildings and Overstone Park School. As such, views of the ancillary
buildings have been retained, as have some glimpsed views of the hall from the east. Due to
land division around Overstone Park School and Leonis Court (development in the former
kitchen garden), the close-up, glimpsed views of the hall have been impacted.
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2.5.5 Heritage Assets
Terraced Gardens
Designed by W. M. Teulon as part of his overall scheme for Overstone Hall, the gardens lie to
the immediate the west of the hall, leading to the western façade sometimes being referred
to as the “garden front”.
The gardens are made up of two terraced lawns and a further terrace surrounded by a stone
ha-ha wall. Decorative balustrading, steps and the terrace wall are all grade II listed and
contribute to the architectural and historic interest of Overstone Hall as part of its setting. In
particular, the terraced gardens allow appreciation of the views westwards from the hall.
Tower Court, The Dairy, Court House, Court Cottages, Court Lodge and Whistlefield Cottages
A group of ancillary buildings servicing the estate have been retained to the south east of the
hall. These were originally the stable block, dairy, coach house and estate workers housing.
Several of these structures are now grade II listed, in residential use and are known as Tower
Court (stables block), The Dairy, Court House (house attached to the dairy), Court Cottages
and Court Lodge (coach house), and Whistlefield Cottage (estate housing).
The Stables (now Tower Court) were part of Teulon’s wider scheme for the Loyd family,
constructed at the same time as the main hall with similar materials and design. The building
carries a datestone of 1862 and shows similar architectural confidence to that of the hall,
including an imposing gabled clock tower at the entrance and gabled dormers with finial
detailing. The Stables lie 200m to the south east of the hall and retained their courtyard plan
and much architectural detailing when they were converted to residential use in the 1980s.
The Dairy, Court House, Court Cottages, Court Lodge and Whistlefield Cottage were likely
developed by the Loyd family in around 1848 according to datestones, prior to the
construction of Overstone Hall. They occupy the same location as the 18th century service
buildings, and may have either incorporated earlier structures, or replaced them. Teulon
chose to retain them in his overall scheme and as such they form part of the formal grouping
of hall and service buildings. There are views towards the hall and stables from the service
buildings, which highlight the stables’ clock-tower entrance and glimpse the towers of the
hall, whilst retaining its private atmosphere.
Furthermore, the ancillary buildings were constructed in a secluded area surrounded by trees
which is not visible from the hall, nor would it have been visible from the main carriage ways
to the south west, north west or north. This further demonstrates the demand for a private
atmosphere around the main hall, with services out of view.
Overstone Park stone boundary wall
Overstone Park is enclosed by a stone boundary wall which runs almost entirely around the
perimeter of the parkland and is a significant non-designated heritage asset. The wall is
constructed of narrow, regular-coursed ironstone with saddle-stone coping and is of
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substantial size, being around two meters in height for most of its length, except where
modern interventions have led to localised demolition.
From the north-western tip of the park the wall runs firstly south and then south east along
Billing Lane. It follows the road until the entrance of the Overstone Park Golf Club, then
travelling down a track north of the Overstone Scout Centre. From here it travels eastwards
along Bradlaugh Crescent, then branching in a north-easterly direction following field
boundaries before a dog-leg in the wall leads finally to Ecton Lane. It then travels north along
Ecton Lane up to the junction with Sywell Road. From here it turns west and follows Sywell
Road until it again meets the Pytchley Gates at the north-western end of the perimeter.
There are several designed entranceways built into in the wall, notably those at the ends of
the northern, north-western, and southern/ south-western carriage drives. The Pychtley Gate
is the most architecturally striking of the entranceways dominated by the grade II listed
gateway. At the end of the northern drive the wall connects to the grade II listed Overstone
Gate, and then runs down the driveway towards the hall enclosing and formalising the lane.
To the south, the entrance at the Great Billing Lodge gate has modest stone gate piers with
cock-and-hen coping. At the entrance to Church Farm, there are tall gate piers with
pyramidal stone coping. There are small historic entrances around the perimeter, such as on
Billing Lane and Ecton Lane. These entrances likely led to farm land or allowed access from
the outlying lodge buildings, South Field Lodge and Hayes Lodge, to the parkland. There is
also a series of arched culverts in the wall on Billing Lane where the stream crosses beneath
the road and passes into the parkland, forming the ornamental lake.
New entrances were created in the 20th century to allow access to the Overstone Lakes and
Overstone Manor (now a family restaurant) complex, which has entailed the replacement of
stone with iron railings, and the use of differently laid and coloured stone both of which
detract from the coherent character of the wall.
The character of the wall has been negatively impacted by residential development which has
led to loss of historic fabric through localised demolition and the shortening of the wall in a
number of locations, some of which are extensive. Some areas of the wall are in poor repair,
with several instances of collapse, particularly on Billing Lane and Ecton Lane. Some repairs
and alterations have also used unsympathetic materials which detracts from the consistent
character of the walling. This all has had a negative impact on the wall’s significance and on
the significance of Overstone Park and on the setting of Overstone Hall. Moulton Bridge
Several other structures within the parkland contribute to the setting of the hall. This
includes the ornamental bridge to the north west of the hall, known as Moulton Bridge which
is a non-designated heritage asset which most likely dates to the late 18th or early 19th
century and would have been a feature of one of the main carriage drives. The bridge is
shown in 19th century sketches and contributes to the artistic interest of the hall and
parkland and was later retained by Teulon in his “idealised natural” style.
St Nicholas’ Church
Similarly, St Nicholas’ Church is also shown in early artworks as part of the hall’s setting. The
church of St Nicholas is a grade II place of worship dating to 1803, constructed under the
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instruction of John Kipling. This arrangement was in keeping with traditional settlement
layouts in which the main manor and church were separated from the rest of the settlement.
As such, he church and the hall have naturally overlapping settings as part of the wider
parkland, and their spatial relationship is representative of the development of the country
estate in the 18th and 19th centuries alongside the clearance of the former village and
establishment of other parkland features. The church has an isolated and peaceful setting,
which is contributed to by its deliberate separation from the hall, as well as the open views to
the pasture land to the north, east and west. Despite being enclosed by a stone wall, standing
within the churchyard the combination of the low height of the wall and the rolling landscape
of the park around it allows you to appreciate the church’s setting within an open rural
landscape some distance from the village. The open and undeveloped nature of these views
contributes strongly to the tranquil setting of the church, and also to the setting of Overstone
Hall as it displays the deliberate placement of the buildings in relation to one another and the
open parkland. Furthermore, the seclusion created by the trees is shared by the church and
the hall creating a natural, pastoral character which links the two assets together.
Walled garden
The walled garden lies to the south of the hall and was likely constructed in the 18th century.
It is shown on maps as a substantial rectangular structure, and it is also visible in historic
aerial photographs (see Figure 9). It was developed in the 20th century and now
accommodates Leonis Court, but evidence remains of its structure in aerial and on-ground
photograph.
Kennels
The kennels are located in the north east of the parkland, in the woodland area known as Ass
Bank. The kennels possibly date to the late 19th or early 20th century owing to their Arts and
Crafts-style architecture. They are set around a courtyard plan and have been converted to
residential use, and their architectural detailing has been largely retained. They contribute to
the historic interest of the hall as evidence of the wider estate activities.
Former lodge buildings
Historic mapping of the 19th century provides evidence for five lodge buildings. These were
Hayes Lodge, South Field Lodge, Great Billing Lodge, Pytchley Lodge and a lodge at the
northern end of Sywell Road. The property known as Overstone Gate which sits at the
northern end of the north drive may also have been utilised as a lodge. Hayes Lodge and
Overstone Gate are both dated to the 18th century and are grade II listed. South Field Lodge
also appears to date to the 18th century and was formerly in agricultural use and is now used
as a community facility in the Southfields housing estate. The Pytchely Lodge and Great
Billing Lodge look to date from between 1833 and 1885 and were likely part of the Loyd
family designs. The small lodge previously shown on Sywell Road was demolished in 2019,
but appeared from its architectural style to date to the late 19th or early 20th century being of
the Arts and Crafts style.
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2.5.6 Views
Views of, from and around Overstone Hall contribute to its significance through how they
allow us to appreciate its heritage value. Both designed and fortuitous views help to
articulate the hall’s architectural, historic, and artistic interest. The views identified in this
document have been grouped into the categories Static and Kinetic and are mapped at
Figures 14-16 below.
Static Views
Numerous significant static views are key features of the holistic design reflected in the
relationship between the parkland and hall. These views were largely designed to highlight
the most striking architectural features of the hall and most complementary aspects of the
parkland and as such they make the highest contribution to the significance of the hall and its
setting.
Static views of the hall which give a clear, direct line of sight highlight the confidence of the
hall’s architecture, in particular the features of highest significance, such as the western and
northern facades. Such views are experienced both at a distance and close up, and these
have been separated in the descriptions and maps below for ease of reference.
Long Views

Figure 14 Map showing static long views.
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View A from the Pytchley Gate allows a long-distance view of the western façade and the
dramatic roofline and as a static view from the outside of the parkland it enhances the
private, almost untouchable, character of the hall. The view is wide, enclosed to the north by
plantations and tree belts lining Sywell Road and the stream bed, and framed to the south by
the trees at the edge of the lake. The view of the land in between is open and peppered with
specimen parkland trees, and the tower of St Nicholas’ Church is visible to the north. To the
east the undulating land rises, and fields can be seen in the distance over the trees,
enhancing the historically pastoral character of the parkland.

Overstone
Hall

Figure 15 Image of View A.

View B is a panoramic view from the terraced gardens looking westwards. To the north the
view is enclosed by the trees which stand to the immediate north west of the hall, then by
the tree belt along the Sywell Road. The Pytchley Gate is visible in the distance, and to the
south west the lake stretches towards the Overstone Park golf club. The fairway is visible to
the south, as are the fishing lodges, but their presence is mitigated by numerous parkland
trees which are spread throughout the view.
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Pytchley Gate

Figure 16 Image showing View B (north west).
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Ornamental
lake

Figure 17 Image of View B (south west).

View C extends from the northern side of the hall towards the historic plantations Parsons
Wood and Ass Bank in the north and north east. The open land in the foreground has a quiet,
pastoral character and is used for the grazing of livestock. The woodlands are a significant
and longstanding feature of the parkland, and the view enhances the hall’s relationship with
its setting. Some properties on Sywell Road can be seen in the distance of this view, but their
presence is mitigated by the tree belts.
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Parsons wood

Ass bank

Figure 18 Image of View C (north).

It is recognised that the existing works compound with all of the building materials and the
existing metal pale fencing around the perimeter of the hall and the formal terraced gardens
detract from the quality and character of these views. They are temporary site security and
management features that were given planning permission for a specified period in 2016
after which time they are required to be removed unless their continued presence can be
justified and permission is sought to retain them for a further period.
View D is experienced from the driveway which runs to the fishing lodges, historically a
carriage drive which passed the lake and approached the hall from the south west. From the
high point opposite “The Mansion” there is a wide view across the golf club fairway within
which both the hall and St Nicholas’ Church can be seen. The view is enclosed to the west by
trees along Billing Lane, and to the east by trees along the edge of the fairway and the road
to Overstone Park School as well as those to the south of the hall.

43

St Nicholas’
Church

Overstone Hall

Figure 19 Image of View D.
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Close-up Views

Figure 20 Map showing static close-up views.

View E from the terraced gardens to the western façade naturally focusses on the central
tower, which dominates the façade due to its height. This view also provides a close-up
impression of the quality of the sculptural motifs employed in the design of the northern
wing, as compared to the more moderate southern wing.
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Figure 21 Image of View E.

View F, a near view of the northern façade, is intended as a dramatic, sudden view which
appears at the end of the northern driveway. It is dominated by the porch and ornamented
gable above, again creating the impression of confidence.
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Figure 22 Image of View F.

View G is a closer view taken from the drive which leads to the collection of former
outbuildings including The Dairy. It stretches westwards with Tower Court visible to the south
and the top of the western tower of Overstone Hall visible over the treeline to the north.

Figure 23 This 19th century sketch shows the western and northern facades of Views F & G as they are likely to have looked
pre-fire. Source: NRO.
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Tower
Court
Overstone
Hall

Figure 24 Image showing View G.
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Kinetic Views

Figure 25 Image showing kinetic views.

Significant kinetic views are largely those experienced along the historic carriage drives as
well as the roads which form the boundary of the parkland.
The character of views from the historic carriage drives and surrounding lanes was a key
consideration in the overall design of the parkland-hall relationship. All of these views are
naturally kinetic; as visitors travel along the drives, the views would develop, taking in the
changing landscape and parkland features along the way. Views from the historic carriage
drives are inherently linked to the designed landscape into which Teulon planned the hall,
taking advantage of high ground where previous incarnations of the hall stood. These views
are focussed on the principal facades of the building, the north and west facades, and the
complex roofline, including the west and south towers.
The way in which these views are appreciated varies depending on modes of movement such
as by car or on foot, and the views naturally change as they are experienced in motion. A
description is provided of the main views below, and images provided where possible:
View H from the principal north-western carriage drive would have been of paramount
importance to how Overstone Hall was viewed by visitors. The view begins at the Pytchley
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Gate with a dramatic open view of the western façade across the parkland (see View A
above). The driveway takes a route south east through pastureland with open views east and
west, over the Moulton Bridge, a significant feature of the parkland, and past St Nicholas’
Church to the north. Figure 26 shows the view returning towards the Pytchley Gate with the
Moulton Bridge in the foreground. The western and northern facades of the hall would be
the principal feature of the view on its approach, gradually revealing the detail of the hall’s
architecture. This carriage drive is not in use today and it cannot be accessed from the hall,
however the landscape has remained in similar condition and use and so cautious
assumptions can be made that the view could still be experienced.

Figure 26 Parkland to south as seen from the north-western drive and kinetic View H. This is representative of the potential
pastoral type views from the drive.
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Pytchley Gate
Moulton
Bridge

Figure 27 View H looking towards the Pytchley Gate with the Moulton Bridge in the foreground.

View I from the northern carriage drive the hall is largely hidden until it is very close. The view
has a formal character, created by the entrance through the stone boundary walling and the
avenue of trees lining the track to the hall. The pastoral character of the wider parkland is at
first created by open views to east and west of grazing livestock, specimen trees and post and
rail fencing. The view becomes more enclosed as the track ascends towards the hall, and the
avenue of trees limits views either side, although there are glimpses of the surrounding
countryside. One of the main features of this kinetic view is St Nicholas’ Church, which lies to
the north of the hall. The church enhances the formal character of the driveway and
demonstrates the historic interest of its relationship to the hall. The isolated setting of the
church shown within the pastoral landscape emphasises its relationship to the hall, as it was
specifically rebuilt by the owner within the park and away from the village, a mark of power
and status. On reaching the hall, the northern façade is dramatically revealed, framed east
and west by specimen trees.
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Figure 28 Image of View I looking northwards.
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Figure 29 Image of St Nicholas' Church from View I.

View J from Overstone Park golf club there is a significant kinetic view which follows the
route of the historic south-western carriage drive which predates Overstone Hall and would
have been one of the primary routes to the earlier large houses in that location. The view is
an open one, which winds down towards the lake, which can be seen behind the fishing
lodges and then up again towards the hall at the end of the drive (see View D at Figure 19
and View J at Figures 28 and 29) . Along the track a wide view of the parkland is created and
the roofline of Overstone Hall is revealed and glimpsed in gradually differing ways. St
Nicholas’ Church is also glimpsed in the distance to the north. At the end of the drive, the
view of the hall has been limited by the fishing lodges. These kinetic glimpsed views also
serve to highlight the architectural drama of the roofline, particularly the belvedere towers,
which stand above the treeline and are highly visible even from a distance.
This kinetic view would have historically lead right up to the hall, and an impression of the
end of this view can be seen at Figure 32.
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Figure 30 View of the lake behind the fishing lodges from kinetic View J.

Figure 31 View of the western tower of Overstone Hall from the end of kinetic View J.
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View K from Billing Lane there are numerous glimpses of the hall over the stone boundary
walling. The hall is seen in the distance, with trees in the foreground, creating a secluded,
private character. Open views of the hall are limited by access which enhances the
impression of the private hall vs public space. These views are more easily experienced by
walkers, rather than by car, and the significant long view of the hall from the Pytchley Gate
lies at the road’s northern end. Similar to View K, the glimpsed views of the hall’s roofline
serve to highlight its architectural interest and create a dramatic impression.
View L from Sywell Road there is a significant view of the Pytchley Gate travelling east
towards the village, which acts as a striking introduction to the parkland and estate beyond.
There is a glimpsed view through the gate of the hall in the distance, thence the view is
channelled by the stone boundary walling and tree line all the way to the village, creating an
imposing private character.
Potential Views
Historically, a number of views are recorded in both artworks and photographs of the estate.
Where some views are no longer appreciable consideration could be given to their
reinstatement in the future. View M below is a short view taken in 1921 from just beyond the
terraced gardens which likely shows the hall from the south-west drive near to the lake. Due
to lack of development in this area, it is likely that this view is still appreciable if access were
possible. It makes a strong contribution to the architectural, historic and artistic value of the
hall in its capacity to allow better appreciation of the architectural styling of the hall.

Figure 32 Potential View M towards the western facade of the hall with the terraced gardens in the foreground. NRO.
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A further dramatic view of the hall from across the ornamental lake is shown at View N,
Figure 33. This long view of the western façade also takes in the trees to the north and the
lake itself, and is presumably captured from the western bank. It shows to great effect how
the hall’s placement takes advantage of the topography and how the trees frame the view.

Figure 33 Potential View N, showing the hall across the ornamental lake. NRO.

View O, shown at Figure 34 would have been visible from the end of the southern drive,
possibly to those approaching the hall on foot from the stables and ancillary buildings. It
shows only a glimpse of the western tower through the trees, and this view is now truncated
by lack of access to the south, although the southern tower can still be seen through the
trees (see Figure 35).
View P shows an artistic representation of the Moulton Bridge with St Nicholas’ Church
behind which would form part of the kinetic view along the north-west drive. Again, this
view, should it still be visible, would make a strong contribution to the architectural, historic
and artistic value of the hall, but it is not currently publicly accessible.
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Figure 34 Potential View O, showing the western tower from the south through the trees. NRO.

Southern
tower

Figure 35 View O, truncated by security fencing. The southern tower can be glimpsed through the trees,
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Figure 36 Artistic impression of the Moulton Bridge and St NIcholas' Church, which would be visible along kinetic View H, as
well as a standalone view. NRO.

Some views of the surrounding landscape which have been captured by drone (2015, Views
Q, R, S, and T) could be revealed if the upper storeys of the building are brought back into
use, and these could be almost panoramic if the belvedere of the western tower could be
accessed. This would likely include views of the “borrowed landscape” outside of the
parkland.
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Figure 37 Potential View Q, as captured by drone in 2015.

Figure 38 Potential View R south west towards the lake showing the terraced gardens in the foreground, as shown by drone
photography from 2015.

Figure 39 Potential View S, north and north west from the hall, as shown by drone photography from 2015.
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Figure 40 Potential View T, eastwards from the hall, as shown by drone photography in 2015.
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Figure 41 Glimpsed view from north-east across pastureland towards northern facade.
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2.6
Risk and Opportunities
A number of current risks to the significance of Overstone Hall have been identified, and are
set out below. Following this, an assessment of corresponding opportunities to avoid or
minimise these risks is provided. Further opportunities to reveal or enhance the significance
of the hall, and its setting are then outlined.
Risk to the fabric of Overstone Hall and its significance
Overstone Hall’s condition continues to decline due to major localised problems caused by
past fire damage, as well as more general, but still considerable, decay in other areas. It is
considered as being greatly at risk of further decline. A more comprehensive description of
the condition of the building is given at Section 2.
As it is listed at grade II, Overstone Hall is not eligible to be added to the Historic England
national Heritage at Risk Register 9. It was, however, recorded on The Victorian Society’s
annual Top Ten Most Endangered Victorian and Edwardian Buildings list in 2015 10.
Further lack of protection will lead to the deterioration of historic fabric, and could result in
major brick or masonry collapses, and the eventual total loss of the building.
The loss of any historic fabric could contribute to the loss of significance in the long term. It is
also likely that the conservation deficit will grow as the hall’s condition declines, which
lessens the chances of finding a viable end use for the property.
In order to make effective decisions regarding the future of the hall, sufficient information
must be forthcoming which allows decision makers to understand the impact of any
development and conservation works. At the current time, this information has not been
available due to the inability to fully assess the hall because of safety concerns. This lack of
comprehensive information should be addressed as a priority as it presents a risk of delaying
effective decision making, and subsequently risks further deterioration of the hall.
Opportunity to secure the future of the hall
In order to avoid or minimise the risk of further loss of historic fabric at Overstone Hall, the
opportunity should be sought to find a new use for the hall which addresses emergency
priority works and secures the long-term future of the hall.
In order to be able to make effective decisions to address this risk, any conservation or
development proposals must be supported by sufficient information which allows decision
makers to fully understand the impacts on any works on the significance of the building and
its setting. Gathering more comprehensive information regarding the hall’s condition and
survival of original fabric.

9

Buildings which are not places of worship can only be added to the Historic England national Heritage at Risk
Register if they are listed at grade I or grade II*. Scheduled Monuments can also be added to the Heritage at
Risk Register.
10
https://www.victoriansociety.org.uk/news/overstone-hall-northampton-on-top-ten-most-endangeredbuildings-list
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Risks to the listed 19th century terrace garden structures
The separately grade II listed garden steps, terrace walls, gates and balustrades also show
signs of damage, and are also at risk of ongoing deterioration. As of February 2020 temporary
covers have been placed over the balustrades however it is clear that other parts of the steps
and terrace walls are subject to biological growth and masonry damage. The condition of the
ha-ha is not known. Those garden structures nearer to the hall are at risk of damage from the
accumulation of loose masonry around the perimeter of the building, as well as the potential
for loose parts of in-situ masonry to fall and cause further damage. Their general condition is
inherently linked to the maintenance of the hall, and as such is reliant on finding a
sustainable, long-term use for the main building. Subsequently, their treatment will require
consideration in any future management schemes.
Opportunity to conserve and reinstate 19th century terrace gardens
The condition of the terraced gardens is inherently linked to the maintenance of the hall, and
as such is reliant on finding a sustainable, long-term use for the main building. Their
treatment will require consideration in any future management schemes. Conserving the
upstanding structures and repairing damaged features will sustain and enhance their
significance, as well as contributing positively to the setting of Overstone Hall.
Risks to the setting of Overstone Hall
Cumulative change during the 20th century has caused some fragmentation to the historic
parkland which forms the principal setting of the hall. Main areas of risk are development
concentrated to the west and north of the hall, which could impact on significant views,
trees, open spaces and formal elements such as the lake and ornamental bridge which
contribute strongly to the setting of the hall.
An increase in the densification of development at Overstone Park Golf Club, such as the
fishing lodges, could cause harm to the setting of the hall in this way. This also applies to
activity taking place on the north-western fields of the former parkland.
Further development of Tower Court, The Dairy, Court Cottages, Court House, Court Lodge
and Whilstefield Cottages represents a low risk to the hall’s setting, as these properties are
listed at grade II in their own right. Development would have the potential to affect the listed
building’s setting (see Section 3) and therefore careful consideration would need to be given
to minimising any impact on established views.
Development at Overstone Park School could pose a threat to the setting of the hall. The
school is located in close proximity to the eastern side of the hall, and is currently comprised
of low level pre-fab buildings, which may require upgrading in the future. Development at the
school site could impact on views from the hall, particularly the eastern side and the tower,
as well as views of the hall from the northern drive, where the school outbuildings and
fencing can currently be seen.
Development to the north of the hall could also present a risk to its setting through the loss
of important historic parkland, the impact on views to and from the hall particularly along the
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main northern driveway, an increase in urbanising features such as highways upgrades,
formal boundary treatments, and noise and light pollution. Overstone village has extended
during the 20th century into the northern edge of the parkland. In some cases, such as at Park
Close, this development takes the form of small cul-de-sacs, however in most cases the
development has been limited to individual detached properties of diverse design, which
have had a limited impact on the hall’s setting. Further, more uniform development would
represent a significant threat to the hall’s setting in the loss of surrounding pastoral, parkland
character.
Development of the modern property to the south of the hall which occupies the site of the
historic walled garden (Leonis Court) also has the potential to impact on the setting of the
hall. The walled garden survives from at least the early 19th century, pre-dating the current
hall, and makes a moderate contribution to its setting. Any harm to this asset could therefore
have an impact on the setting of the hall.
Opportunities to sustain and enhance the setting of Overstone Hall
In determining planning decisions for development which may affect the setting of the hall,
the Local Planning Authority must have regard to the desire to preserve the significance of
the hall and other listed buildings which may be impacted upon.
As noted above, many features contribute to the setting of the hall, including the nondesignated parkland, designated structures such as the terraced garden structures and
Pytchley Gate, designated former service buildings and St Nicholas’s Church and features of
its wider context. In developing new uses for Overstone Hall, opportunities should be sought
to sustain and enhance its relationship with its setting, which could include reinstating former
features such as the north-western carriage drive, or allowing public access to the landscape
to provide further enjoyment of the hall.
Risk to non-designated archaeology and structures
The non-designated archaeological remains and non-designated structures within the park
such as the lake and ornamental bridge contribute positively to the setting of the hall but
they are at risk of inappropriate development or piecemeal change.
Opportunity to add non-designated parkland to the Daventry Local List
In order to recognise the value of these assets further, the parkland, non-designated
archaeological remains and structures could be added to the Daventry Local List.
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Section 3 Planning Considerations
3.1
Interventions and new uses
Section 2 has set out what is important about Overstone Hall, and what contributes to its
significance. Its current state is very poor, and this requires action if the building is to be
saved for future generations to enjoy. In order to save the building, a new use must be found
which would achieve the long-term conservation of the hall, its significance, and its setting.
As the building is currently not in a useable state (it is not weathertight, and access is limited
due to health and safety concerns) intervention will be required to bring it back into a viable
use.
Broadly, intervention can be described as making repairs, undertaking restoration or adding
new work in order to make the building useable, but also to sustain heritage value. Each of
these types of intervention is described in more detail at Sections 3.1.1-3.1.3. According to
Historic England’s Conservation Principles, Policies and Guidance (2008) “Intervention may be
justified if it increases understanding of the past, reveals or reinforces particular heritage
values of a place, or is necessary to sustain those values for present and future generations,
so long as any resulting harm is decisively outweighed by the benefits.” 11
Proposals for new uses will be informed by the repair and restoration strategy, which in turn
should be based on the available evidence relating to the hall’s heritage value. An assessment
of Overstone Hall’s heritage value is provided in Section 2.3-2.4. Information regarding
available evidence is discussed below in Sections 3.2-3.4.
3.1.1 Repairs
Unlike more intensive interventions, repair relies on the existence and retention of physical
fabric. When considering repairs to existing fabric, the aim should be to employ the minimum
level of intervention necessary to achieve a lasting repair by ensuring that failing elements
can perform their intended function in the long term whilst retaining the maximum amount
of historic fabric.12 The use of original or matching materials and techniques may in certain
conditions be appropriate to sustaining heritage values, but this should not be at the cost of
perpetuating inherent faults.13 Alternative methods of repair can also be explored, providing
that they satisfy both short and long-term conservation objectives. Where the long-term
ability of historic fabric to fulfil its intended function is compromised (such as the durability of
a roof covering), a more holistic scheme of repair through periodic renewal may be more
suitable. This could lead to a temporary loss of heritage values, which may be acceptable if
they are then recovered over time once the renewal has taken place, for example returning
architectural value contributed by a patina of age.14 In these cases, permanent damage to
heritage values cannot be ignored.
11

Conservation Principles, Policies and Guidance, Section 4.5, pg 22.
Historic England (2008), p52
13
Historic England (2008), p52
14
Historic England (2008), p52
12
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Repairs should always be based on and justified through evidence and aim for minimum
intervention with maximum retention of historic fabric.
3.1.2 Restoration
In circumstances where fabric has been lost or failure is sufficient to make straightforward
repair unlikely, schemes of restoration may be considered. Restoration is undertaken to
reveal or reinstate known elements of heritage value, justified by evidence, over and above a
scheme of maintenance and repair. It is important to consider the concept of authenticity
when exploring restoration work, authenticity lying within that which truthfully reflects the
heritage values of a place.15
At Overstone Hall, there are features which have been lost through damage and neglect for
which there is evidence of design and location. For example; we have photographs of the lost
north wing roof structure from the early 20th century, and physical fabric remains at the
south wing; photographs are available of some of the principal entertainment rooms from
the early 20th century showing decorative finishes and some fixtures; comprehensive plans
exist from the late 19th and early 20th century showing room layout, and modest amounts of
physical fabric give an indication of internal wall placement.
3.1.3 New Work
Where evidence is insufficient to justify restoration, new work may be acceptable. New work
must only be employed where there is a comprehensive understanding of a place’s heritage
values, and the impact of new work on those values is equally understood.
Where evidence of physical fabric or historic finishes is lacking, new work could help to bring
parts of the hall back into use with alternative approaches. New work should reinforce or
reveal, not harm, heritage values and should be executed at the highest quality with longterm conservation objectives in mind.
Marketing studies have indicated that, for certain future uses, extensions to the building or
ancillary service buildings would be required. New work could be employed separately to the
hall to help facilitate possible new options for use and in these cases proposals should take
the opportunity to remove negative features and replace them with sensitive new work
which positively contributes to significance.
Extensions or new buildings should be sited so as not to obscure important heritage values
and should ideally aim to reveal or reinstate heritage value, such as architectural detailing or
historic views. This will be reliant on proposals being sympathetic in terms of materials, scale,
form and layout. New work should be sympathetic to any aspects of setting which make a
contribution to significance, including not having a negative impact on established views,
important open spaces, trees or other heritage assets, whether designated or nondesignated.

15
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Furthermore, consideration could be given to the possibility of new work being sited away
from the hall, in areas of low sensitivity.
Modern approaches to intervention are not discounted, and proposals for any new work are
required to take the approach of preserving or enhance the architectural and historic interest
of the listed building.
3.1.4 Recording and Monitoring
The recording and monitoring of intervention works are very important both for informing
future work and mitigating any unavoidable loss or harm. This should include the recording of
any evidence of historic fabric which is revealed as part of the conservation process. Creation
of an appropriate record and archive should form part of the conservation approach, and the
process should be decided upon in consultation with the Council Conservation Officer and
County Archivist.
In general, the most appropriate and efficient way of sustaining a place’s heritage values is
through routine management and maintenance.16 Where this has been, or continues to be,
neglected for any reason it is likely that issues will be left to escalate, as in the case of
Overstone Hall. Proposals for new uses should anticipate possible future issues, so that the
building does not again fall into disrepair. Condition should be monitored through an ongoing
management plan.
3.2
Levels of Intervention
Different approaches to the reuse of Overstone Hall may require a combination of the above
and optimum viable uses of the building will balance these requirements with the
conservation objectives to sustain, reveal or reinstate the heritage values of the asset and its
setting. There may be multiple avenues to achieving conservation objectives, each impacting
on different values in different ways, and all should be based on robust evidence. For
example, we have good evidence for the design of the exterior of the building, and a scheme
of repair and restoration of known features in line with available evidence could help to
reveal architectural interest that has been obscured or lost through fire damage. There are
other features of the building for which there is little evidence, such as certain internal
fixtures and finishes, and so there may be more scope in some cases for sensitive new work.
Other features may even have a negative impact, and their removal or replacement with new
sensitive work could reveal hidden heritage value and make a new contribution to
significance. Features which have a negative impact upon heritage value are discussed in
Section 2.4.
The level of intervention necessary to bring the hall back into use can be visualised using a
sliding scale, with the least intervention at one end and extensive intervention at the other.
The diagram at Figure 39 shows this, with possible levels of intervention set out along the
scale.

16
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The options shown are a mixture of repair, restoration and new work and are not exhaustive,
but should give an idea of the sort of options which could be explored. It should be noted
that there are potentially many possible solutions which may successfully sustain or enhance
the significance of the hall. Proposals of whatever nature will need to show, as a minimum,
that they can achieve the long-term conservation of the hall and its terraced gardens.
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Figure 42 Sliding scale of interventions.

The diagram above shows the sliding scale of interventions from stabilising the building as it
is using only necessary repair and reinforcement (which may require new work) up to fully
restoring all known elements, plus the addition of new work where evidence is lacking.
The decision to “do nothing” would likely result in the total loss of the designated heritage
asset, as well as impacting on the setting of other designated and non-designated heritage
assets, and therefore is not considered as a viable option here. Furthermore, as the aim of
this SPD is to seek a solution which would secure the long-term, sustainable future of
Overstone Hall, demolition of the building in its entirety or in large part have not been
considered, as this also would definitively lead to the near or total loss of the designated
heritage asset.
There are a number of broad solutions suggested on the scale diagram. It should be noted
that none of these claim to be the perfect arrangement, but rather they are there to
68

communicate how combinations of work could be approached. For example, the first
solution (shown coloured orange) might combine a façade retention scheme repairing the
north wing and making the building weathertight, with a completely new internal layout, the
repair of the south wing externally and internally with no restoration work, and the
conservation repair of the terraced gardens. This combination of work may lead to a lower
conservation deficit and less need for further development, and may be able to
accommodate a more flexible range of uses with a reconfigured internal layout. However,
there is also the consideration as to whether this approach sustains, reinforces or reveals
enough heritage value. As evidence remains of the internal layout, both in physical fabric and
documentary sources, this approach may not be taking advantage of the opportunity to
reinstate part of the hall’s heritage value which makes the highest form of contribution to
significance. See Section 2 for information on levels of significance.
Taking the option coloured purple, this suggests far more work including full restoration of
the north wing. It also looks at the possibility of minimum intervention in the south wing
(which would be dependent on up-to-date survey work), and perhaps extending the building
to accommodate other uses or provide flexible spaces. This could reinstate heritage value in
an area of highest significance, whilst taking the opportunity to incorporate appropriate and
sympathetic new work in areas of lower significance. It is possible that the conservation
deficit may still be high, but it may be offset by having more options for the flexible use of the
building. The reinstatement of heritage value of highest significance may also provide
justification for necessary enabling development, subject to relevant tests. See Section 3.5
for information on enabling development.
The other options shown will naturally provide differing levels of repair, restoration and new
work, and will therefore have differing outcomes for heritage value and conservation deficits.
Each part of the suggested solutions can be taken in isolation, but is also made up of
numerous decisions relating to individual features, internal and external finishes and how
they are treated. This shows how varied approaches to repair and restoration could be, and it
would not be possible to analyse every potential approach.
3.2.1 Use of evidence
Initial structural surveys were carried out as part of a 2018 application for Listed Building
Consent by Barry Howard Homes, which provide a certain level of confidence at that time
that the building can be restored and reused, and this has been corroborated by the Council’s
Building Surveyor.
Listed Building Consent was granted as part of the 2018 application for the stabilisation of
the building to make the property weather tight. If this level of intervention was completed it
could enhance our knowledge of the asset, as comprehensive and up-to-date information
relating to the overall structural soundness of the building, including the condition of the
interior of the south wing, is not available due to the inability to access parts of the site to
carry out survey work.
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Without this information the true extent of necessary repair, rebuild and restoration is not
known. It is also not know to exactly what level interior fixtures, fittings and decoration
survive (particularly in the south wing), the detail of which could provide essential
information in future decisions regarding internal finishes. Adopting a generalised approach
to conservation due to a lack of information is unlikely to sustain the asset’s heritage values
or be acceptable in planning terms.
As can be seen in Section 3.2 and Appendix 1, evidence for the interior style of the hall is
confined to written descriptions (of varying detail) in the 1921 sales catalogues, a handful of
photographs from the early-to-mid 20th century and plans of the interior from the late 19th
and early 20th centuries. Throughout the 20th century the hall had various uses, including as a
school, training facility and offices which may have incurred changes to interior details. What
is not clear is whether any large alterations to the internal structure or decoration were
made during the 20th century, and therefore exactly how much of Teulon’s original finishes
survived up to the fire. As a result, decisions made on the current level of information
available would be speculative.
The majority of the internal layout in the northern wing has been destroyed and therefore
any recreation of the original scheme would require near total restoration, based on early
plans. This would reinstate some part of the architectural integrity of the hall, in line with its
architectural interest and design value. Little to no detailed information is currently available
concerning the survival of internal finishes which could inform future conservation schemes,
and therefore an alternative approach could be considered that allows for the reinstatement
of whatever heritage value is possible.
The information below shows in more detail how different levels of intervention could affect
the heritage value of the hall, split into the main constituent parts, i.e the north wing and the
south wing.
These have been broadly grouped based on the levels of intervention set out in Historic
England’s Conservation Principles, Policies and Guidance (2008) and provide a guideline of
how intervention works may affect Overstone Hall’s principal heritage values. Also provided
is a baseline of currently available evidence, the integrity and completeness of which should
guide decision making.
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3.2.2 North wing- stabilised ruin
In simple terms, stabilising the property as a partial ruin on the lower end of the scale of
intervention would essentially lead to it being left as an open shell. As a minimum, making
the ruin stable would likely require the installation of multiple structural supports, as well as
the potential removal and storage of loose masonry from the structure itself and of fallen
masonry from the area surrounding the building. This level of intervention would most likely
lead to some loss of fabric, thereby potentially reducing the historic and architectural value
of the building as evidence of Victorian construction techniques and architectural design.
Some architectural value would be gained from the removal of detritus and debris from the
site and would improve the future capacity for members of the public to view the building in
closer proximity, however, this approach would only maintain the heritage value of the north
wing as it is in the short term. Interpretation would allow the public to greater appreciate the
significance of the building to a limited extent but would need to be balanced against the
viability of the scheme in the long term. As such, this approach is unlikely to lead to the
reinstatement of any major heritage value in this respect.
In circumstances where a significant historic event has led to the ruination of a heritage
asset, its subsequent ruinous form may contribute to its significance as evidence of past
human activity. Examples include castles slighted during the Civil War, monasteries
devastated by 16th century dissolution or structures damaged through modern warfare.
Current guidance states that assets which have been damaged through neglect, or single
disasters such as fires, are unlikely to gain any significance from their ruined state, as these
events are not usually historically significant. Furthermore, as internal fabric in these cases
was never intended to be exposed to the elements, conservation in this manner is likely to be
inappropriate and ineffective, as well as financially unviable in the long term. In general, sites
which operate successfully as “living ruins” fall into specific categories. Local examples
include the Lyveden New Beild summer lodge, East Northamptonshire, and Kenilworth
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Castle, Warwickshire, both of which are operated as visitor attractions by national charities
and are exceptional examples of ruins which act as evidence of significant historic events. The
event which rendered Overstone Hall a ruin is not historically significant, and therefore does
not contribute to understanding its significance in any way, but rather detracts from its
current heritage value.17
Furthermore, being of comparatively lower significance than the examples above, it is not
clear what financial income may be gained from retaining Overstone as a living ruin in any
case, and a clear and robust business plan would be needed to justify this course of action.
The retention of the north wing as a ruin would result in what could be termed “minimum
intervention”, with maximum retention of historic fabric as any further restoration work is
likely to result in the loss of original material. This process is considered best practice in many
circumstances. In this context, however, it would likely result in the future loss of fabric if
maintenance as a ruin becomes unviable.
The structure is also unlikely to be suitable for conservation as a ruin due to its form. The
innovative cavity wall construction of the building is one of the main contributors to the
building’s architectural, archaeological and historic value. The separate, pinned brick and
masonry layers have been exposed by the fire contributing to our understanding of the
building’s construction and careful anastylosis (replacement of fallen masonry in its original
positioning) could aid public interpretation of the heritage asset. It is expected, however, that
this contribution to understanding would not outweigh the disbenefits of leaving the
structure in a ruinous state. The exposed cavity walls would likely be prone to the effects of
freeze-thaw and could easily be damaged over time requiring frequent maintenance.
If a stabilised ruin approach were to be explored in any future proposal, said proposal would
need to clearly explain what heritage values were being sustained or, ideally, enhanced
through any scheme. Clear justification for this approach would also be necessary with regard
to the asset’s long-term future and viable use, ensuring that the scheme would not lead to
the future loss of heritage values due to financial liabilities, or an inability to maintain historic
fabric. A comprehensive management plan based on up-to-date structural survey and
conservation engineering best practice would need to be agreed, prior to works beginning,
for any scheme and adapted if new information was revealed over time. Of further concern
are the implications for meeting health and safety regulations, and the subsequent costs of
ongoing maintenance for a ruin. Of paramount significance is the potential to find a new use
for the building, which could be greatly limited by keeping it in a semi-ruinous state.
The western tower, which is of highest significance, remains standing and in reasonable
repair, aside from some evidence of surface cracking and biological growth. Repair would
retain its current heritage value but as with the ruined portion discussed above, there would
be no supplementary benefit.
Available evidence: Moderate
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•
•
•
•

Physical evidence of building remains
Late 19th century mapping
Early 20th century mapping
Photographs dating to early 20th century, 2001, 2015 and 2020

3.2.3 Repair south wing interior
The south wing was not badly damaged as the direct result of the fire in 2001, but has
subsequently been left to decay without a maintenance regime. Due to a lack of complete
and up-to-date structural survey, the exact state of repair of the interior of the south wing is
not known, although it is assumed to be very poor. Limited photographic evidence of the
interior from 2015 shows extensive damage to walls, ceilings and floors, as well as decorative
elements such as plasterwork, fireplaces and cornicing. 18 They also reveal evidence of
modern fittings having been installed, including panelling, lighting, heating and furniture
(cupboards etc) which may have obscured original material or lead to its removal. It is not
clear what remained of the original 1860s interior immediately prior to the fire of 2001 as the
building had undergone numerous changes of use and ownership over 150 year, however it is
possible to assume that whatever survives of the original interior may be limited, and has
certainly deteriorated.19
A repair strategy for the south wing could result in it being brought back into viable usage. It
is not clear whether alterations were made to the 1860s layout of the wing. Mapping
evidence exists from the late 19th and early 20th century displaying what is likely to be the
early layout, and further survey of the south wing’s interior would confirm whether any
changes have been made to this. With robust evidence from survey, it may be possible to
remove modern interventions and return the interior layout to its original form, thereby
revealing the historic value of the division of the service wing. The retention and repair of any
original decorative features, such as plasterwork, cornicing, fireplaces or other fixtures would
also further reveal both the historic and aesthetic interest of the south wing’s interior.
Lord and Lady Overstone’s rooms, which lay in the south-western portion of the north wing,
were not fire damaged, but have subsequently been left to deteriorate. Interior photographs
may show these rooms in very poor repair due to water ingress, vandalism, and general lack
of maintenance, similar to the state of the adjacent south wing (it is not clear from the
photographic evidence which rooms are being captured). The removal biological growth,
debris, and modern interventions such as strip lighting, heating panels, and window security
grills may reveal further architectural and historic value that remains in any surviving
decorative scheme or individual features. Appropriate and efficient repairs would then
sustain the historic, architectural and artistic interest of the interior in the medium term.
Returning the rooms to a useable state would provide opportunity for income, providing
some aspect of financial stability in the long term.
18
19

Daventry District Council photographs taken July 2015.
See Appendix 3 for the planning history of the site.
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Available evidence: limited/ moderate
•
•
•
•

Physical evidence of building remains (future survey work could better inform this)
Late 19th century mapping
Early 20th century mapping
Photographs dating to 2001, 2015 and 2020

3.2.4 Repair south wing external façade
A plan of repair of the south wing should at the least make the building water and weathertight. This may require the renewal of roof coverings, which appear to have failed over time.
There may be capacity to reuse roofing materials, which would limit the short-term loss of
aesthetic and historic value. Externally, the south wing appears in reasonable repair. Cleaning
and repair of external material and finishes may also lead to some loss of aesthetic value
gained through the patina of age, in this case dirt, staining and biological growth in hotspots
around leaking rainwater goods, etc. and damage to stone window surrounds as a result of
boarding up have eroded the appearance of the faces. Targeted cleaning and repairs would
be beneficial. Wholesale cleaning might be more of a concern. Overall, the repair of the
external façade of the south wing would lead to a reinstatement of its considerable aesthetic
value.
Available evidence: good
•
•
•

Physical evidence of building remains
20th century photographs
Post-2001 survey photographs

3.2.5 Restoration north wing external façade and roof structure
A plan of repair and restoration of known elements of the façade of the north wing would
allow the building to be made water and weather-tight, likely broadening the possible future
uses of the property.
The north wing façade is classed as of highest significance with high historic, artistic and
architectural value, demonstrating well the 19th century vogue of Revivalist architecture in an
ostentatious style, and the wealth of its commissioner, Lord Overstone. Clearing the façade
and interior space of debris and biological growth would reveal the building’s current
architectural, artistic and historic value. Restoring the north wing’s façade based on available
evidence would go some way to reinstating the architectural, historic and artistic value of the
hall which was lost through the fire damage.
Photographs and sketches from the late 19th and early 20th centuries show the hall’s roof
structure. Educated proposals for the restoration of the roof would reinstate part of the hall’s
architectural, historic and artistic value as the roofline of the hall is of highest significance,
being a key feature in important views of the building. This would go over and above a
scheme of stabilised ruination by making the space potentially useable.
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Further documentary evidence may become apparent in the future, as well as the possibility
of survey work revealing physical evidence which could inform restoration schemes.
Available evidence: moderate
•
•
•
•
•

Physical evidence of building structure (standing and fallen remains)
19th century sketches of the western façade (garden front)
20th century photographs of the north wing
20th century aerial photography of north wing
Post-2001 survey photographs

3.2.6 Repair north wing interior
Considering the extent of damage within the north wing, a strategy of repair only is unlikely
to be practical. Evidence remains within the building of some wall partitions, specifically
those which sit against the external walls. This would allow educated proposals for the
reinstatement of some of the original internal layout with reference to contemporary
building plans showing the rooms, but this would not be possible with pure repair due to the
loss of historic fabric.
Available evidence: limited
•
•
•

Some physical fabric remains
Fallen brickwork and masonry
Drawn layouts from 19th and 20th century

3.2.7 Restoration north wing interior
A scheme to repair and restore the interior of the north wing would require robust evidence
of the condition of the hall prior to the fire in 2001. Currently, the evidence available is
limited to floor plans, several early 20th century photographs and written descriptions from
the early 20th century sales catalogues. The 1921 floor plans allow us to understand the room
layouts, which can be largely followed in the fire damaged area due to the survival of
numerous wall partitions. This is possible for the main entertaining spaces on the ground
floor and lobby areas, but less historic fabric survives at the first floor, decreasing at second
floor level. Hence, the floor plans are the only evidence of first and second floor layout. The
interior photographs allow some indication of decorative schemes, particularly for the grand
entrance hall and staircase. It is not clear exactly which spaces are being depicted in other
photographs, although some appear to have been taken at a time when the hall was being
used as a college or school.
The written descriptions provide general details but do not indicate the exact positions of
decorative features or finishes.
Restoration of known elements within the north wing would reveal and reinstate both
aesthetic and artistic value inherent in the formerly high-quality interior scheme. Reinstating
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the former room layout as far as possible based on evidence would also reinstate part of the
former historic value held in the display and layout of Victorian entertaining spaces.
Available evidence: limited/moderate
•
•
•
•
3.3

Some evidence from remaining physical material
19th and 20th century floor plans
Some 20th century photographs
20th century descriptions of interiors (not comprehensive)
Options for Use

3.3.1 Principles
The risk to the fabric of the hall in its current condition is immediate and could cause further
negative impact on its significance if a positive solution is not found. See Section 2 for more
details. The building could accommodate a variety of uses, and any proposed new uses
should ensure the long-term conservation of the hall. As discussed above in Section 3.2 this
could involve the reconfiguration of internal spaces, or the addition of extensions or ancillary
buildings, as long as such options do not cause unjustified harm to the significance of the
building. It is also important to consider to what extent internal and external layouts could be
configured to future proof the building and provide flexible spaces.
The following appraisal of options sets out how the exercise of finding a new use or uses
could be approached, including setting out any previous relevant work that has been
undertaken. This considers the broad impacts on significance which must be taken into
account in seeking the optimum viable use for the hall.
3.3.2 Previous work
Some work has already been undertaken by Bruton Knowles in 2018, which assessed the
financial viability of several potential uses including details of potential conservation deficits.
The uses explored were:
•
•
•
•
•
•

Residential use
Care home use
Training facility
Office use
Restaurant use
Hotel and spa use

Substantial conservation deficits were identified to deliver each of these schemes, and it is
likely that a deficit will be created by most proposals. However, this work only assessed these
options in isolation and did not, for example, consider the possibilities of mixed-use schemes.
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The result of the study was to recommend residential conversion, and Listed Building
Consent to convert the property into 16 flats was granted by Daventry District Council in July
2019. As of February 2021, these works had not been commenced.
Use of the hall by the community was also put forward as a solution by the Parish Council,
which suggested that the northern wing be conserved as a ruin. This is discussed in further
detail below.
3.3.4 Use considerations and impact
The repair and restoration strategy will influence the type of use (or uses) that could be
accommodated in the Hall. The proposals of any new use need to set out how heritage value
is being sustained or revealed, for example by restoring elements of highest significance and
taking opportunities to remove or replace elements which have a negative impact. For
example, as we have evidence for the internal floor layout, it would be positive to reinstate
this as far as possible, and any use would be required to “fit” to that plan, such as hotel
rooms for example. Subdivision of these spaces would not reinstate any heritage value,
particularly the main entertaining spaces on the ground floor and Lord and Lady Overstone’s
rooms. Other spaces of lesser significance may accommodate subdivision more readily,
ideally an approach of reversible subdivision. See Figures 43-45 for relevant floor plans.
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Figure 43 Late 19th century floor plan of Overstone Hall ground floor, showing the principle entertainment and service
spaces. Source: NRO.
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Figure 44 1921 floor plan of Overstone Hall, showing the ground floor. Source: NRO.
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Figure 45 1921 floor plan of Overstone Hall showing the first floor layout. Source: NRO.

This approach also applies to internal finishes. We have photographs of the internal finishes
of some of the principle rooms in the north wing, which are of highest significance, and there
may be some physical evidence of internal finishes in the south wing. Where evidence is
lacking, or spaces are of lower sensitivity, there may be scope to have sensitive new work.
For example, uses which require catering space would ideally make use of spaces of lower
sensitivity, and would site any external pipework or service machinery so that it did not
detract from important views or the architectural interest of the building.
It is important that proposals should make use of the whole building both in order to
maximise income, but also to ensure that the condition of sections of the hall is not going
unmonitored. Proposals which suggest using large portions of the building for long-term
storage for example, are unlikely to be practical or acceptable.
Uses which would ideally require ancillary service buildings, and bring the hall back into use
whilst securing its long-term conservation and reinstatement of heritage value, should seek
to locate them in unobtrusive locations of low sensitivity, perhaps using the natural
topography and tree belts as screening. Equally, there may be opportunity for well placed
and sensitively designed extensions to the building, which would not cause unjustified levels
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of harm to the building. This is often the case with uses such as hotel spa complexes,
conference centres or training centres.
A key consideration of any new uses will be parking and the siting of sundries such as bin
storage, drainage, etc. The design of these should carefully consider what the most important
aspects of the hall’s significance are, and any impact caused by designs. This should include
the impact on historic fabric, as well as on important views. The hall’s setting is
quintessentially tranquil and ancillary services should not detract from this with the use of
urbanising features.
The ongoing security and maintenance of the building is also a concern, and future uses
should consider the impact of features such as security lighting and boundary treatments, so
as not to have a negative impact on the significance of the hall and its rural, quiet setting.
3.3.5 Benefits of reuse
There are multiple benefits to be gained from the repair and reuse of Overstone Hall, not
least securing the long-term future of a designated heritage asset. Other public benefits
could include the benefit to the immediate and wider community who may be provided
access to experience the hall in its conserved setting, the ability to conserve green space in
the parkland, the potential for training in the construction, conservation and heritage sectors,
and the fulfilment of a longstanding Council aspiration to see the hall restored.
There may also be modest public benefits to be gained from the future use of the building,
such as the creation of further jobs, the provision of housing or commercial space or an
increased amenity value for nearby businesses.
The option has been posited to keep Overstone Hall as a stabilised ruin in part (i.e the fire
damaged north wing), with the option to conserve the south wing through a mixture of repair
and restoration.
3.4
Example approaches
This section outlines several examples of other heritage assets which have employed repair,
restoration and new work in order to achieve conservation objectives. Each has taken a
differing approach, taking into consideration the heritage value of the individual asset or
group of assets. These are not intended as copy-cat examples, but rather to show how a
variety of approaches could be explored to bring Overstone Hall back into use, and to
encourage high-quality proposals.
Stoke Rochford Hall, Lincolnshire- internal restoration
Stoke Rochford Hall, Lincolnshire suffered extensive fire damage in 2005 and was restored
between 2006-2008. The building is grade I listed and dates to around 1845, designed by the
architect William Burn.
It was in use as a National Union of Teachers National Education and Conference Centre prior
to the fire, and was then converted into a hotel as part of the restoration. Large parts of the
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hall were ruined, including many of the principal guest spaces, similar to Overstone Hall.20
Historic drawings of the internal finishes were available as evidence of what was lost, and
much of the internal plasterwork and joinery was recreated.21 The building was reopened
with useable spaces generating income, whilst the restoration of the fire damaged part
continued. The images below show the hall now, the terraced gardens and an aerial view of
the fire damage.

Figure 46 Stoke Rochford Hall, shown fully restored after the fire in 2005. Source: www.stokerochfordhall.co.uk/

20

https://www.stokerochfordhall.co.uk/
https://www.architecture.com/find-an-architect/rodney-melville-partners-limited/leamington-spa/stokerochford-hall
21
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Figure 47 Terraced gardens, Stoke Rochford Hall. Source: www.stokerochfordhall.co.uk/

Figure 48 Fire damaged internal spaces of Stoke Rochford Hall, 2005.
Source: www.architecture.com/find-an-architect/rodney-melville-partners-limited/leamington-spa/stoke-rochford-hall

Gravetye Manor- contemporary extension- Mid Sussex Design Awards
Gravetye Manor is a grade I listed 16th century house, currently used as a hotel. In 2019 a
glass dining room extension was constructed, along with new and refurbished basement
areas. This displays a juxtaposition of contemporary and historic architecture which opens
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onto views of the renowned gardens.22 The project was awarded a Mid-Sussex Design Award
in 2019.23

Figure 49 Gravetye Manor, showing the 2019 extension. Source: www.pilbeamconstruction.co.uk/project/gravetye-manorhotel-restaurant/

All Souls Church, Bolton- internal contemporary design
All Souls Church, Bolton is a grade II* Gothic revival church constructed in the 1880s. By 1980
it had fallen into disuse and disrepair and it was restored as a community mixed-used venue
in 2013 with help from The Churches Conservation Trust. 24 Bringing the building back into
use included the traditional conservation of the exterior and installation of contemporary

Figure 50 All Souls Bolton exterior and interior. Source: www.allsoulsbolton.org.uk/home/about-us/restoration/
22

https://www.pilbeamconstruction.co.uk/project/gravetye-manor-hotel-restaurant/
https://www.gravetyemanor.co.uk/the-manor/at-the-manor-news/mid-sussex-design-award/
24
https://www.allsoulsbolton.org.uk/home/about-us/restoration/
23
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“pods” to the interior in order to create flexible spaces for meetings and events. The project
was the RICS North West “Project of the Year” Winner 2015. 25
Spanish City, North Tyneside- contemporary extension RIBA North East Design Awards
Spanish City was constructed in 1910 for the Whitley Bay Pleasure Gardens Co. Around the
millennium the building was closed, and in poor repair. In 2018 the premises were reopened
having been internally restored as a mixed-use venue with several eateries and capacity for
events and wedding receptions. Part of the scheme included a contemporary extension and
the reinstatement of lost features such as the opening the central dome. The project was
awarded RTPI Heritage Excellence and RIBA Design North East awards in 2019.

Figure 51 Spanish City, South Tyneside. Source: proteusfacades.com/project/spanish-city-whitley-bay/

25

https://www.omiarchitects.com/works/all-souls-bolton/
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Figure 52 The Spanish City restoration included the removal of suspended ceilings and flooring to open up the original dome
space. Source: www.building.co.uk/buildings/projects-spanish-acquisition-the-restoration-of-the-spanish-city-pleasure-domewhitley-

Bristol Old Vic, Bristol
The Bristol Old Vic Theatre was constructed in 1766 and was redeveloped in 2018, part of
which included the construction of a contemporary link building to accommodate new front
of house and theatre spaces. 26The images below show how new work has been juxtaposed
to the original fabric both internally and externally. The building was awarded RIBA Design
South West award in 2019.

26

https://www.charcoalblue.com/projects/bristol-old-vic
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Figure 53 External view of the Bristol Old Vic Theatre, showing the 2018 contemporary extension to the left. Source:
https://www.charcoalblue.com/projects/bristol-old-vic

Figure 54 Image showing the addition of new materials juxtaposed to historic fabric.
Source: www.charcoalblue.com/projects/bristol-old-vic
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3.5
Enabling Development
The options appraisal above provides suggested figures for potential conservation deficits
arising from market-tested proposals. One method of redressing a conservation deficit is to
provide Enabling Development, or development which is inherently contrary to policy, the
disbenefits of which are overridden by the benefit of bringing a designated heritage asset
back into use. Historic England has recently updated their best practice guidance GPA 4:
Enabling Development and Heritage Assets (2020), and all proposals should be formulated in
consultation with this work.
In order for Enabling Development to be considered as an option, there must be a
conservation deficit, and the applicant will need to set out the evidence of attempts that
have been made to find alternative uses or owners through appropriate marketing and the
efforts made to find alternative sources of funding, for example from charitable foundations.
As shown above, many options could be explored to find a new use for the hall, some of
which may include the proposal of new work, such as extensions or separate new buildings
which could form part of Enabling Development proposals.
If Enabling Development is proposed within the setting of the hall, regard should be had to
the findings of Sections 2 and 3 and the assessment of setting in order to minimise harm to
the significance of the listed building.
3.6
Conclusion
The full restoration of Overstone Hall, revealing the highest level of heritage value, may be
the most desirable outcome, however, this is likely to be difficult to achieve in terms of both
available evidence and costs.
More realistic proposals might address the long-term conservation of the hall with a
combination of approaches that include repair, restoration and sympathetic new work, as
shown in the examples provided. Numerous possible uses, including mixed use schemes
could incorporate this type of approach, providing that design and materials are of the
highest quality commensurate with the conservation of a designated heritage asset.
Some uses may require more intervention than others, and all intervention requires
justification. What is of paramount importance is that proposals preserve or enhance the
building’s significance and setting.
3.7
Submission Requirements
As a grade II listed building, with other listed and non-designated heritage assets within its
complex setting, careful consideration must be given to any impact on the significance and
setting of Overstone Hall.
This document and its appendices contain important information which should be consulted
in the formation of proposals, and should be used in the production of any body of evidence.
The Council’s adopted Local Requirements set out the Council’s maximum requirements for
information submitted as part of an application, in many cases the type and scale of
development will mean that not all those information requirements listed against each
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particular application type will be needed. Pre-application discussion is encouraged in order
to clarify what will be needed. This information is supplementary to the National
Requirements,
information
regarding
which
can
be
viewed online
at
www.planningportal.co.uk.
National Planning Application Requirements
1. Completed form (2 copies to be supplied unless the application is submitted
electronically)
2. A plan which identifies the land to which the application relates drawn to an
identified scale and showing the direction of North and application site outlined
in red (2 copies to be supplied unless the application is submitted electronically)
3. Plans and drawings or information necessary to describe the subject of the
application (2 copies to be supplied unless the application is submitted electronically)
including:
– Block plan of the site (e.g. at a scale of 1:100 or 1:200) showing any site boundaries
including application site outlined in red
– Existing and proposed elevations (e.g. at a scale of 1:50 or 1:100) – Existing and
proposed floor plans (e.g. at a scale of 1:50 or 1:100)
– Existing and proposed site sections and finished floor and site levels (e.g. at a scale
of 1:50 or 1:100)
4.

5.
6.

7.

– Roof plans (e.g. at a scale of 1:50 or 1:100)
Ownership Certificates and Agricultural Land Declaration (A, B, C or D – as applicable)
as required by Article 14 of the Town and Country Planning (Development
Management Procedure) (England) Order 2015 and by Regulation 6 of the
Planning (Listed Building and Conservation Areas) Regulations 1990
Design and Access Statement
In addition, where Ownership Certificates B, C or D have been completed,
notice(s) as required by Article 13 of the Town and Country Planning (Development
Management Procedure) (England) Order 2015 and by Regulation 6 of the
Planning (Listed Building and Conservation Areas) Regulations 1990 must be given
and/or published in accordance with this Article and this Regulation
CIL Additional Information Requirement Form

For applications for planning permission and listed building consent for alterations, extension
or demolition of a listed building, the following supplementary information may be required.
This should be discussed with the Council to ensure the correct information is submitted as
part of any application:
1.
2.
3.
4.

Air Quality Assessment
Archaeology Statement
Biodiversity/ geodiversity Assessment
CIL Additional Information Requirement Form
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5. Environmental Impact Assessment
6. Flood Risk Assessment/ Drainage Study
7. Land Contamination Assessment
8. Landscape Impact Assessment
9. Lighting Assessment
10. Listed Building Appraisal
11. Noise Impact Assessment
12. Open Space Assessment
13. Parking and Access Arrangements
14. Scheduled Monument Consent
15. Statement of Community Involvement
16. Structural Survey/ Method Statement
17. Transport Assessment
18. Tree Survey
19. Ventilation/ Extraction Statement
20. Waste Audit
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Section 4

Glossary

Unless stated, the following definitions are taken from the National Planning Policy Guidance.
Archaeological interest
There will be archaeological interest in a heritage asset if it holds, or potentially holds,
evidence of past human activity worthy of expert investigation at some point.
Architectural interest & Artistic interest
These are interests in the design and general aesthetics of a place. They can arise from
conscious design or fortuitously from the way the heritage asset has evolved. More
specifically, architectural interest is an interest in the art or science of the design,
construction, craftsmanship and decoration of buildings and structures of all types. Artistic
interest is an interest in other human creative skill, like sculpture.
Conservation
The process of maintaining and managing change to a heritage asset in a way that sustains
and, where appropriate, enhances its significance.
Designated heritage asset
A World Heritage Site, Scheduled Monument, Listed Building, Protected Wreck Site,
Registered Park and Garden, Registered Battlefield or Conservation Area designated under
the relevant legislation.
Harm
Change for the worse, here primarily referring to the effect of inappropriate interventions on
the heritage values of a place- Conservation Principles, English Heritage, 2008
Heritage asset
A building, monument, site, place, area or landscape identified as having a degree of
significance meriting consideration in planning decisions, because of its heritage interest. It
includes designated heritage assets and assets identified by the local planning authority
(including local listing).
Heritage value
An aspect of the worth or importance attached by people to qualities of places, categorised
as architectural, artistic, archaeological and historic- Conservation Principles, English
Heritage, 2008
Historic Environment
All aspects of the environment resulting from the interaction between people and places
through time, including all surviving physical remains of past human activity, whether visible,
buried or submerged, and landscaped and planted or managed flora.
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Historic Environment Record
Information services that seek to provide access to comprehensive and dynamic resources
relating to the historic environment of a defined geographic area for public benefit and use.
Historic interest
An interest in past lives and events (including pre-historic). Heritage assets can illustrate or be
associated with them. Heritage assets with historic interest not only provide a material
record of our nation’s history, but can also provide meaning for communities derived from
their collective experience of a place and can symbolise wider values such as faith and
cultural identity.
National Planning Policy Framework
The National Planning Policy Framework sets out government's planning policies for England
and how these are expected to be applied.
Non-designated heritage asset
Non-designated heritage assets are buildings, monuments, sites, places, areas or landscapes
identified by plan-making bodies as having a degree of heritage significance meriting
consideration in planning decisions but which do not meet the criteria for designated
heritage assets.
Setting
The surroundings in which a heritage asset is experienced. Its extent is not fixed and may
change as the asset and its surroundings evolve. Elements of a setting may make a positive or
negative contribution to the significance of an asset, may affect the ability to appreciate that
significance or may be neutral.
Significance
The value of a heritage asset to this and future generations because of its heritage interest.
The interest may be archaeological, architectural, artistic or historic. Significance derives not
only from a heritage asset’s physical presence, but also from its setting. For World Heritage
Sites, the cultural value described within each site’s Statement of Outstanding Universal
Value forms part of its significance.
Supplementary Planning Document
Documents which add further detail to the policies in the development plan. They can be
used to provide further guidance for development on specific sites, or on particular issues,
such as design. Supplementary planning documents are capable of being a material
consideration in planning decisions but are not part of the development plan.
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Section 6

Appendices

Appendix 1 Historical Development
Appendix 2 Gazetteer and Photographic Record
Appendix 3 Listing Summaries
Appendix 4 Planning History
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