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1 INTRODUCTION 

PROJECT BACKGROUND 

1.1 Marrons were instructed by Bellway Homes to prepare an initial Heritage Appraisal to 

inform the Regulation 18 representations being made in relation to the draft site 

allocation 307 at Thynne’s Lane, Mattishall. This initial appraisal focuses on the 

potential impact on the Western Mattishall Conservation Area should the Site be taken 

forwards as an allocated site.  

DESCRIPTION OF SITE AND HERTIAGE SENSITIVITY 

1.2 The Site is located to the southwest of the village of Mattishall, to the north of Thynne’s 

Lane and east of Welgate Road. It comprises of two fields bounded by hedgerows with 

adjacent residential development to the western and northern side and open farmland 

to the east and south. The Site is traversed by a public right of way which runs west to 

east.  

1.3 There are no designated or known non-designated built heritage assets located within 

the Site. Located to the north of the Site boundary, approximately 100m at the nearest 

point, is the Western Mattishall Conservation Areas. To the southwest of the Site, there 

are two other designated built heritage assets; the Grade II* Ivy Farm (list entry 

1077328) and associated stables and barn (list entry 1172626). There is also a non-

designated heritage asset, Chapel, Welgate, located to the west of the Site along 

Welgate Road.  

1.4 As the Site forms part of the setting of the Mattishall Conservation Areas, it is important 

to assess the potential sensitivity to development within the Site and this is considered 

further below. This appraisal focused solely on the Mattishall Conservation Areas, 

specifically the Western Conservation Area.  

 

Figure 1 - Site Location (Source: Urban Design Box) 
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SUMMARY OF HISTORIC DEVELOPMENT  

1.5 The village of Mattishall was historically formed of two villages, Mattishall and 

Mattishall Burgh which both appear in the Domesday Book (1086). The two villages 

appear on the early OS maps (see figure 2) as two separate villages, though interlinked 

in terms of trade, agriculture and separated only by a small stretch of agricultural land.  

1.6 Expansion of Mattishall began to cluster along Dereham Road, along the east/west 

spine connecting the two settlements. The 1882 OS map depicts All Saints Church at 

the eastern end of the village of Mattishall, surrounded by the tight terraced housing 

seen today. The School is marked slightly further west of the Church along Dereham 

Road, with development more sporadic between the eastern end of the village and the 

western end.  

1.7 The 1882 map shows that by this time, the street layout of this western part of the 

village has been formed. The village services such as the post office and public house 

are marked on the northern side of Dereham Road and the Cedars, a large detached 

house located opposite the post office and in close proximity to the public house to the 

east is also marked. The congregation of services in this western part of Mattishall 

reflects the linear form of the village, with the amenities in the western part of the village 

and the church in the eastern part. 

 

Figure 2 - OS Map 1882 

1.8 The Site at this stage, shown on the 1882 OS map, was open countryside with an 

orchard marked in the very north of the Site. Ivy House (now known as Ivy Farmhouse, 

Grade II*) is seen on the map to the southwest and there is a small amount of 

development along Welgate Road. The Independent Chapel (now a NDHA) is also 
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marked on the map along Welgate Road, indicating the growth of the population in 

Mattishall.   

1.9 Little changed in this area of Mattishall through the OS surveys of 1929 and 1952 (see 

figure 3). The Site is still open countryside with the orchard seen in the northern part. 

The 1952 map shows some additional development in the village, along the southern 

side of Dereham Road though the historic form of the village is still readily appreciated 

on this map.  

 

Figure 3 - OS Map 1952 

1.10 Mattishall saw a large amount of growth in the latter half of the 20th Century and early 

21st Century. This development was primarily focussed in the western part of the 

village, with new housing built to the west of Welgate Road and to the north of Dereham 

Road. In 2019, the most recent housing development in this part of the village was 

completed, Cedar Rise. This development introduced built form into the south of 

Dereham Road and the large house previously marked as the Cedars. This modern 

form of the western end of the village is seen on figure 4 (below).  
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MATTISHALL CONSERVATION AREAS 

1.11 The village of Mattishall has two Conservation Areas, described widely as the eastern 

Conservation Area and the western Conservation Area. The areas were designated in 

November 1974. Whilst this appraisal provides an overview of both conservation 

areas, the focus here is on the Western Conservation Area given the site’s proximity 

to the boundary.   

 

Figure 4 - Conservation Area boundaries (Source: Mattishall Neighbourhood Plan 2025) 

1.12 Whilst there is no adopted Conservation Appraisal of Mattishall Conservation Area, 

this heritage appraisal has reviewed the Historic Characterisation Study (2017), the 



 

 

 

 
6 

 

Mattishall Design Code (produced by AECOM in 2023) as well as desk-based historic 

research.  

1.13 The eastern Conservation Area is the larger area, centred around All Saints Church 

(Grade I) and the historic street layout. This area extends further south to include the 

open land to the east of Mill Street and to the north to include the cemetery and 

allotment area.  

1.14 The western Mattishall Conservation Area, nearest the Site, is more tightly drawn. This 

section is centred along the linear form of Dereham Road and includes the Grade II 

early 19th century house of Madingley (list entry 1077325). The southern boundary 

here is tightly drawn to the grounds of this house. The form of this Conservation Area 

closely follows the historic centre of this western part of the village as seen on the 

historic maps (for example the 1882 map at figure 2). 

Significance and summary of special character  

1.15 The special character of the eastern Mattishall Conservation Area is broadly derived 

from the surviving historic street layout, pattern of development and the church. The 

All Saints Church is the dominant presence in the eastern portion of the Conservation 

Area, and is a landmark within the village setting. The historic street layout of narrow 

lanes, lined with buildings of a mix of character and building typologies creates a sense 

of enclosure here. The Site is removed from this eastern Conservation Area and as 

such is not considered in more detail in this appraisal.  

1.16 The western Conservation Area is similarly characterised by the narrow and enclosed 

historic routes running through Mattishall. The character of the Conservation Area is 

inward looking, with interest derived from the interrelationships between the historic 

local amenity buildings here such as the shop, post office and pub. The built form is 

more spread out in this portion of the Conservation Area, with larger plots and more 

generous setbacks from Dereham Road. The design code (2023) identifies these 

features and describes the character here as “lower density, organic settlement 

pattern”. 

Setting of the Western Conservation Area  

1.17 The immediate setting of the Western Conservation Area comprises of the modern 

development to this part of the village. This residential growth is seen primarily to the 

south and west of the Conservation Area. In the main it adheres to the historic pattern 

expected of residential development and has extended west and south in linear form 

of a defined mid to late 20th century residential estate served by Welgate Road. The 

growth of the village in this part of the Conservation Area’s setting has continued in 

recent years with the development of Cedar Rise to the immediate south of the 

Conservation Area, completed in 2019. This development has changed the immediate 

setting of the Conservation Area here from open countryside to built form.  

1.18 The northern setting of the Conservation Area is characterised by the open 

countryside. The northern boundary of the Western Conservation Area adjoins the 

fields, with the back gardens of the properties fronting onto the north of Dereham Road 

extending to the field boundaries. This provides some glimpsed views from Dereham 
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Road looking north and contributes to the understanding of the Conservation Area as 

part of a rural village which relied on agriculture as part of its trade.  

1.19 Whilst the character has become more developed, the eastern setting of the 

Conservation Area has retained its character of sporadic and interspersed housing 

along Dereham Road leading to the eastern Conservation Area. This eastern setting 

of linear development along Dereham Road contributes to the legibility of the historic 

layout of the village of Mattishall with a gap of more sporadic development between 

east and west ends of the village.  

1.20 The wider setting of the western Conservation Area comprises of the rural landscape 

which contributes to the understanding of the conservation area as a rural village 

settlement. Whilst there is a very limited visual connection, the proximity to open space 

contributes to the understanding of the Conservation Area as a rural village.   

Contribution of Site to Setting  

1.21 The Site is located to the south of the Western Conservation Area of Mattishall. At the 

nearest point, the Site is located approximately 100m from the boundary of the 

Conservation Area and abuts the recent development of Cedar Rise. The Site is 

separated from the Conservation Area by the late 20th century bungalow estate 

accessed along Welgate Road and the more recent development of Cedar Rise. These 

residential estates form the immediate setting of the Conservation Area in the south.  

1.22 The Site, in its current form as open agricultural land, forms part of the wider 

agricultural setting of the Conservation Area and forms part of the rural context of the 

Conservation Area. Therefore, in very board terms, the Site forms part of the rural 

setting of Mattishall and is a component part of the village’s wide rural hinterland which 

its agricultural economy has historically relied upon.  

1.23 However, beyond this general wider rural connection, the contribution the Site plays 

today in the setting of the Conservation Area is limited as a result of the inward-looking 

character of the Conservation Area, the modern interposing development and lack of 

visual connection. 

1.24 The tight linear street pattern of the Conservation Area and the relatively flat 

topography means there is no apparent visual connection between the Conservation 

Area and the Site. Indeed, aside from the large garden of the historic house of The 

Cedars, historically there would have been very few views towards the Site as a result 

of the built form of the Conservation Area and enclosed, inward looking development 

lining Dereham Road. In any event, the recent development of Cedar Rise retains no 

view corridor, and has eroded any glimpsed visual connection between the Site and 

the Conservation Area. 

1.25 Therefore, whilst the Site does contribute to the wider understanding of the 

Conservation Area as a rural village settlement, this contribution to setting is minimal 

as a result of the erosion of the direct connection in recent years with the gradual 

expansion of the village in the southern area.  
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2 DEVELOPMENT POTENTIAL & 
CONCLUSIONS 

SUMMARY OF SENSITIVITIES 

2.1 The special interest of the Conservation Area is derived from its historic street pattern, 

the mix of historic properties which serve as a reminder of the functional core of 

Mattishall and the enclosed character. It has been identified that the Site falls into the 

wider setting of the Western Conservation Area of Mattishall. However, the contribution 

of the Site to the setting and special interest of the Conservation Area is limited by the 

interposing development and lack of visibility of the Site from within the Conservation 

Area. The character of the Conservation Area is enclosed with the built form fronting 

onto Dereham Road.  

2.2 As such, it is considered possible to introduce built form onto the Site without impacting 

the special character and appearance of the Conservation Area. The core interest of 

the Conservation Area as the historic functional core of the western end of Mattishall 

would not be impacted by the introduction of residential development on this site.  

2.3 Whilst it is acknowledged that the Site does form part of the wider rural setting of the 

Conservation Area and contributes to the understanding of the Conservation Area as 

a rural village, its ability to do so has been weakened by the modern, interposing 

development. Indeed, in real terms, the understanding of the Conservation Area as a 

rural village is primarily derived from the open fields to the north and east.  

2.4 Therefore, it is considered that the introduction of residential development on this Site 

would not impact the special character of the Conservation Area and that the Site could 

be developed in line with national and local policy.  


