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1.0

INTRODUCTION

1.1

Archaeology South-East (ASE), the contracting division of the University
College London Centre for Applied Archaeology, was commissioned by
Henry Adams Planning to undertake an assessment of the land identified
as Sites 5 and 6 in the draft Ashington Neighbourhood Plan. The aim of
the assessment was to assess the potential impacts of the development
of the land units, including access routes, on the setting and significance
of designated heritage assets. This assessment relates to the proposed
access route as detailed in plans supplied by the client (reproduced at
the end of this document), but in the absence of specific development
proposals considers the impacts of any wider development of the land in
more general terms.

1.2

The site comprises a group of agricultural fields and woodland on the
western edge of Ashington. Site 5 consists of a pasture field to the west
and south-west of Church Farm, separated from the house by a belt of
trees. Site 6 occupies an arable field and two smaller parcels of pasture
north-west of Church Farm (and bordering Site 5), with woodland to the
north and west. The joint access comprises two adjacent existing singletrack roads that run parallel along the southern side of the churchyard
wall of St Peter & St Paul’s Church, Ashington. The northern road is
concrete, and provides access to Church Farm, with a gravel spur
providing access to Church Farm House through a gap in a high
coniferous hedge. The southern road is a tarmac and brick sett driveway
and provides separate access to Church Farm House, crossing a public
footpath at the western end via two wooden field gates, with another
wooden field gate at the eastern end. The two roads are separated by a
wooden fence and a narrow strip of grass. The site is bounded by the
churchyard wall (flint with sandstone coping) to the north, and by
landscaped grass and trees to the south with modern (post-1970s)
housing beyond.

View of the church from the east – two existing access roads visible to the left
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Existing access routes (Google StreetView)

2.0

ARCHAEOLOGICAL AND HISTORICAL CONTEXT

2.1

Ashington lies on the southern edge of the Low Weald clay vale, near its
junction with the fertile lower greensand shelf at the base of the South
Downs. The claylands have traditionally been seen as poor land with
limited occupation due to the heavy clay soils, but recent work in the
Horsham area has begun to overturn this view. The excavation of a Late
Bronze Age site at America Wood on the eastern side of the village hints
at the potential for prehistoric occupation within the Ashington area.
Roman evidence is more certain, with a large building, interpreted as a
villa, located to the south-west (just outside the Site 5 boundary), and
protected as a Scheduled Monument (NHLE1 ref. 1005826). Roman
material (including two worn coins) has also been recovered from the
churchyard adjacent to the site, suggesting a possible axis of activity
(WSHER2 4033).

2.2

Little is known of the earlier history of Ashington. The historic settlement
pattern corresponds to the classic Wealden type of scattered farmsteads
set within irregular fields cleared from the forest and other waste
(assarts). Prior to the Norman Conquest, Ashington was held by
Godwine, Earl of Wessex and father of King Harold II, and Domesday
records that the Conqueror subsequently granted the manor to William
de Braose, lord of the Rape of Bramber and a powerful marcher lord on
the frontier with independent Wales. The present parish church appears
to be 13th century in origin – Ashington originated as a chapelry of
Washington, so there was not necessarily an earlier structure on the site
(WSHER 1155). It was located next to a moated site, which still survives
at Church Farm House, although very little is known of this feature
(WSHER 4254). Ashington remained little more of a hamlet until the
enclosure of the common in the early 19th century, when a settlement
developed along the drove road that became the A24 (now bypassed),
and since the Second World War it has grown as a dormitory settlement.

1
2

National Heritage List for England
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2.3

The proposed joint access to the Site formed part of the original access
corridor to Church Farm, as shown in the Tithe map of 1847 (plot 107,
Church Green and Pond, owned by Sir Charles Burrell and leased by
Walter Peachey), with a track that ran south of the church and curved
around a large irregular pond, before presumably accessing the house
from the north-west (although this is not explicit on the map). The house
is shown in red within the former moated site, with a large T-shaped
arrangement of farm buildings to the east, with another trackway where
the public footpath now runs. This remained the case until recently, as
the Ordnance Survey map of 1974 shows, indicating that the existing
gravel drive is very recent in date:

2.4

The wider Site comprises agricultural fields and blocks of woodland. The
Sussex Historic Landscape Characterisation (HLC) database3 identifies
the Site as ‘planned private enclosure’ of late medieval/early postmedieval date. In this clayland context close to the sandstone ridge, this
may be enclosure of earlier open-field style field systems, or of assarts
carved out of the woodland, with the date range supported by the

3

Curated by East and West Sussex County Councils and available through the respective
Historic Environment Records.
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sinuosity of some of the field boundaries (although the straightness of
others suggests some later modification). One small piece of woodland,
Spring Copse adjacent to the south-west corner of Site 5, is designated
as ancient woodland.
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3.0

ASSESSMENT OF SETTING ISSUES RELATING TO HERITAGE
ASSETS

3.1

An assessment was made of the potential impact of the proposed
development in relation to heritage assets and their settings. This
assessment was carried out in accordance with Historic England guidance
relating to assessing the significance and setting of heritage assets
(Historic Environment Good Practice Advice in Planning Note 2: Managing
Significance in Decision-Taking in the Historic Environment; Historic
Environment Good Practice Advice in Planning Note 3: The Setting of
Heritage Assets). The key issue to bear in mind when assessing potential
impacts on the setting of heritage assets (as defined in the guidance) is
that the setting of a heritage asset (‘the surroundings in which an asset is
experienced’) has no intrinsic importance or value in itself, only the extent
to which it contributes to the significance of the heritage asset in question.
A proposed development does not necessarily have to be visible from a
heritage asset to affect its setting or significance. Similarly, a proposed
development can be fully visible from or even directly adjacent to an asset
but will not have a significant impact if the setting does not contribute to
the significance of the asset, or if the development does not fall within that
setting if it does contribute. Consequently, general issues of visual impact
and views are not directly relevant to this assessment unless they have
heritage significance.
Identifying affected heritage assets
Listed Buildings

3.2

Two listed buildings are located within close proximity to the proposed
access route (marked by stars on the map extracts below): the Parish
Church of St Peter and St Paul (Grade II* - NHLE Ref. 1027442) and
Church Farmhouse4 (Grade II – NHLE Ref. 1353978). These have been
assessed for potential impacts on their setting.

Site 5 in relation to the listed buildings
4

As spelled by Historic England
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Site 6 in relation to the listed buildings

3.3

The remaining designated heritage assets comprise the scheduled
monument and a number of other listed buildings. These are located some
distance from the Site, and are separated by significant levels of modern
residential development, screening vegetation and topography. The Site
does not form part of their setting and there is no intervisibility with the Site.
Consequently, they have been omitted from further assessment as there
will be no impact on them from the proposed access road. There is no
conservation area within Ashington.
Assessing contribution of setting to significance

3.4

The church and the farmhouse, formerly a manorial settlement, form a
historic settlement nucleus, originally isolated as clearly shown on historic
mapping, with the area of the proposed access route forming a corridor
linking the two sites. The original agricultural landscape context survives,
partly modified, to the west of the church and farmhouse, retaining an
historic field pattern, but the area of the proposed access has been
hemmed in by modern developments to the south, east and also north of
the church, providing a modern suburban character. Intervisibility between
the two listed buildings has been blocked by a large coniferous hedge,
which has served to isolate the farmhouse from its surroundings. In
addition, the church has no intervisibility with Site 5 or with Site 6 (where it
is screened by the existing modern farm buildings, which comprise steel
sheds on concrete bases within a concrete yard), in marked contrast to the
open views across the modern developments to the north, east and south.
Site 5 slopes up to the west, and the lower eastern edge is visible in partial
views from the farmhouse through a screening belt of mixed woodland;
this may be seasonal in effect, although some of the species are nondeciduous. There is no intervisibility between the farmhouse and Site 6,
due to screening by the intervening farmyard buildings and a dense and
© Archaeology South-East
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high coniferous fence. Neither of the listed buildings are visible in views
back towards them from Site 5 and 6. The wooden fencing that lines the
existing private access to Church Farm House provides a pseudo-rustic
character, but is inauthentic in a landscape historically bounded by thick
hedgerows and wooded shaws.
3.5

Thus, while the physical relationship between the church and the
farmhouse still exists, its ability to be ‘read’ as a manorial landscape of
medieval origin has been eroded by modern intrusions, and the two
heritage assets are not experienced as one historical unit. The existing
roads, while preserving a historic route, are predominantly modern in
character (as a utilitarian concrete farm access road and an upmarket
‘ranch-style’ driveway). The farmhouse and the farmyard have been
separated functionally since 1979 (pers. comm. Malcolm Woolley) and are
physically and visually separated by modern property boundaries.

3.6

Consequently, while the setting of the two listed buildings does contribute
to their overall significance as a rural settlement of agricultural origin, this
is limited due to the extent of modern change within the area, particularly
the separation of church and farmhouse from each other and the
separation of both from the surrounding landscape by existing screening
vegetation. There is some limited visibility between the listed farmhouse
and Site 5, but no significant appreciation of the wider landscape. There
are no significant views from either listed building towards either Site 5 or
6 due to existing screening vegetation. Both are now experienced as part
of the village rather than as elements within the rural landscape beyond.

View towards Church Farmhouse from the church, looking SW

© Archaeology South-East

7

Archaeology South-East
Ashington Site 5 and Site 6: Proposed Access

View towards farmyard from the access road next to the church, looking W

View towards Site 5 from garden of Church Farmhouse, looking SW

View towards Church Farmhouse from the farmyard, looking SE
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View towards church and farmhouse (neither visible) from SW corner of Site 5,
looking NE

View towards church and farmhouse (neither visible) from western side of arable
field in Site 6, looking SE (visible building is the modern steel barn)

View towards church from farmyard, looking E
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4.0

PRELIMINARY ASSESSMENT OF IMPACT

4.1

In the absence of a detailed development proposal, the impact of
development on the setting of the two identified heritage assets (listed
buildings) can only be considered in general terms (with the exception of
the access route). It is expected that any future planning application would
be accompanied by a detailed archaeological and heritage assessment.

4.2

Development within Sites 5 and 6 would have an impact on the
significance of the two listed buildings through the removal of the
remaining rural context. However, given the minor contribution the setting
makes to the overall significance of these heritage assets, this is unlikely
to be a significant effect, and could be reduced by careful design.

4.3

The proposed access route comprises a two-lane road, 5.5m in width,
flanked to the north by a 1.8m wide pavement, replacing the existing farm
road and driveway. It will also involve the removal of the existing high
coniferous hedge and the wooden fence.

4.4

The proposed access will be constructed within a historic route corridor,
and will replace existing infrastructure of modern date and character.
Given the predominantly modern character of this area (and the farmyard
to the west), it is unlikely that there will be a significant adverse impact on
the setting of either listed building. In fact, the removal of the high
coniferous hedge may potentially improve intervisibility between the
church and the farmhouse, which will have the beneficial effect of
improving the legibility of the historical relationship between the two sites.
It will be important that any works relating to the access road do not
impact on the fabric of the churchyard wall.
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