
The Historical setting of Oulton Manor or High House. 

Background 

The property known as The Manor House was for much of its life known as High House, 

apparently so named for the steep pitch of its roof and is shown as such on the attached plan of 

1885. The adjoining field determined as setting by Historic England and subsequently considered 

by David Eddelstone on behalf of Waveney District Council, is shown as field no315. At some 

time in the late 1960s a building plot was carved out land adjacent the Manor House and now 

contains a bungalow and garden which extends along the full length of the western boundary of 

the property. This property along with the very substantial trees now provides a distinct boundary 

and buffer between the Manor House and field 315.A search of available tithe maps in the 

County Record office shows no evidence of ownership connection between the Manor House 

and field no 315, which was apparently known as Dove House Meadow and there is no evidence 

in the County archive of rental connection either. The records do show that field 315 was 

historically cultivated.  
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We do not, as a consequence, accept the view put forward that the field has previously formed 

any part of the curtilage of the Manor House and it seems to us from the 1885 map and earlier 

maps contained in the record office, that the boundaries were tightly drawn to contain a walled 

garden and outbuildings to the north, being the areas shown as parcels 316 and 317. Local 

historians seem to confirm this point of view in writings deposited in the County Archive. This is 

not a property which has stood in extensive parkland grounds or had any historic connection to 

field 315.  

With little regard for the setting of the listed building – first listed in December 1949 - a significant 

amount of development has been allowed in the north eastern area of the curtilage and the 

property converted to flats, to the best of our knowledge around 15-20 years ago. A copy of the 

listing is included in David Eddleston’s document and examined in detail below. Whilst the age of 

parts of the property merit its listing, the exterior is typical of many houses in the area and is by 

no means exceptional, having been encumbered with a large Victorian extension. We are of the 

view that the original listing was attributable to the fine plaster ceilings and timber panel work 

which are described, although it is understood that some interior items, including a fireplace were 

sold to America in 1910, As we have had no access to the property, we are unable to vouch for 

their current condition.  

The building was not designed as part of the wider landscape, ie it was not a large house in 

“grounds, instead it stood in a discrete garden area. The Victorian remodelling of the building 

placed it firmly as a domestic building, all be it of consequence, facing east on to Oulton Street 

with its entrance moved to the northern end of the Oulton Street frontage in place of its original 

location at the cross roads.  

We have previously concluded that there is no historic justification for the position taken by 

English Heritage in seeking to protect the land, identified as field 315, from development on the 

grounds of any impact such development might have on the Manor House. A position previously 

shared by the council. 

Analysis of the Heritage Impact Assessment 

Considering the Heritage Impact assessment prepared by David Eddelstone on behalf of 

Waveney Council we make the following comments:- 

This document was prepared in response to comments made by Historic England on 

policyWLP2.14in the first draft Local Plan, for the development of land to the west of the Manor 

House.  This designated the whole of the area shown as field 315 on the 1885 os map for 

development, as part of a larger allocation for around 200 dwellings, including an area of 1ha of 

open space on field 315, to safeguard the setting of The Manor House. 

It should be noted that a planning application based on this format had previously been 

submitted by Badger Building and withdrawn after discussions with officers, who indicated their 

support for the scheme but only through the local plan process. A copy of the site layout is 

attached to this statement. 



To their credit the support was translated in to a proposed allocation, which demonstrated to us 

that they felt the placing of an area of 1ha of open space adjacent the Manor House was 

sufficient to provide a setting, leaving around 1.58 has of the field for development) 

The most recent document now seeks to demonstrate that the setting of the Manor House is of 

substantially greater importance than first acknowledged by officers in the first draft Local Plan 

and has been submitted late in the day by Waveney to support the view expressed by Historic 

England about the allocation at WLP 2.14. We have to conclude that this was not considered an 

issue before it was flagged up by Historic England.  

In support of his analysis David Eddlestone, commissioned by Waveney to prepare the 

necessary Heritage Impact Assessment, starts with the definition of setting from the NPPF which 

says that setting is “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.” 

His subsequent analysis of the setting draws on historic mapping and photographs to support his 

view that the land to the west contributes to the setting, to such an extent that it should not be 

developed in the manner set out in the first draft plan. 

Before his evidence is considered it is worthwhile examining what the listing says about the 

Manor House and which elements of it are deemed important. This is set out on pages 24-25 of 

his document and comprises 25 lines of text. The opening sentence says V late 16
th
 century – 

altered considerably and then devotes the next eight lines to the detail of the late 19
th
 and 20th 

century alterations, including barge boards from 1989! The next four lines describe the late 19
th
 

century external details, whilst the subsequent text – some fourteen lines – is devoted to the 

interior. This perhaps shows more than anything else where the quality of this building lies. 

Those same two pages contain excellent views of the property that on page 24 of the Victorian 

extension which turned the house round to face Oulton Street and that on page 25 which shows 

the rear of the property, dominated by a large and unsightly red brick extension. 

Starting at paragraph 8, the document seeks to use historic mapping to support the view that the 

adjacent land is part of the setting of the building. We have previously examined the same 

mapping and gone further with our researchthan the writer of the document, to include both the 

tithe mapping and the rental records in the County Archive and we can find no certain link 

between the land to the west and The Manor House. Whilst the mapping shows the property 

standing in grounds, it also shows woodland around the property and the 1927 map on page 14 

particularly identifies a line of trees along the western boundary. That boundary now contains a 

range of mature trees, and is also the eastern boundary of a domestic property built in the 

1960’s. 

In the text at paragraph 6.9 the document says that there are “important views looking towards 

the building when traveling in an easterly direction” and it goes on to say that “the predominant 

experience is the sense of openness and views where the early part of the building is seen as a 

backdrop to undeveloped land that still retains its rural character” 

The first part of this statement is quite simply not correct, a position clearly demonstrated by the 

photographs provided by the writer on page 16. 



In photo 19 there is the merest glimpse of a dormer window and in photograph 20 a similar sized 

glimpse of a portion of white brickwork and a part of a window. Neither of these views give any 

sense of the building beyond, which can only be described as obscured by the trees. While it is 

beyond doubt that there is a sense of openness here, that description can be applied to any part 

of the allocation, there is nothing to connect the openness with the house beyond. No parkland 

trees, no avenues, no gateways or any other landscape features which might provide a clue as to 

how these two pieces of land are claimed to interact.  

Photo 21 in the document shows a view out of the site to the adjoining land but fails to point out 

that this view is only achievable by virtue of the adjoining bungalow choosing not to fence its 

boundaries. There are no rights to a view over adjoining land in separate ownership and to claim 

the merit of this view, in support of the case for the setting, is tenuous in the extreme. 

Notwithstanding that point, given the curve of Hall Lane, this view out from the site could easily 

be preserved by the carful location of the open space. 

It is perhaps worth examining the quality of the landscape contribution of the field described 

previously as 315 from the OS map of 1885. With the exception of the area removed by the 

construction of the bungalow adjacent The Manor House, the boundaries remain as shown on 

that map. The use has of course evolved over time from the previous records showing 

cultivation. We now have a suburban landscape dominated by the clutter of horse grazing. We 

have small enclosures to control grazing. We have jumps and the storage of horse boxes. All of 

this is clearly visible in the photos on page 16. This activity has been taking place on this field for 

a number of years and has become an established part of the landscape and a familiar one in 

the urban fringe. As an activity it has no connection with the property beyond and could 

reasonably be described as having a negative impact on the setting, as envisaged by the text in 

the NPPF referred to earlier. 

 

 

Screenshot from Google Earth showing the enclosed setting of The Manor House 



Conclusion 

Contrary to the views expressed at section 8.0, of the Heritage Impact Assessment, we conclude 

that it does not make the case for less than substantial harm, indeed we conclude that the 

evidence presented shows there to be no genuine link in terms of setting between the field and 

the house, to the extent that development, with the area of open space (1ha) as envisaged in the 

draft plan could take place on field 315 as part of the larger allocation, without any harm to the 

setting of the listed building occurring. 

  

  

 

 


