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PORINGLAND CHARACTER 
ASSESSMENT  

 

Poringland has developed in a piecemeal fashion along The Street from several 

small sub settlements, one gathered around the Church, another near The 

Royal Oak Public House and the Fiveways roundabout area with smallholdings 

scattered between. The assessment, therefore, concentrates upon The Street 

and upon the various developments leading off from it.  

 

 

Figure 1 The Street stretches from the Fiveways roundabout in front of The Railway pub to the South of the village just beyond the old Church 
Reading Room.  The red stars show where, for the purposes of this character assessment, The Street in Poringland begins and ends 
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The few examples of listed buildings are concentrated 

around the Church (Photo 1) which is mediaeval, and 

includes the opposite Porch House (listed grade II*, 

Photo 2) which has shielding red brick outbuildings with 

pantiles.  

Along this road there are several vernacular dwellings 

from before the 20th century, characterised by the local 

red brick (with brickyards in Hedenham and Rockland St 

Mary) with Flemish bond single leaf walls and pantiled 

roofs.    

Their upper stories are evidence of the relative poverty 

of the area by having tiny windows and very low 

headroom.  Several of these have been plastered or 

pebble dashed to cope with problems of the single leaf 

walls and are rendered in a pleasing variety of pastel 

finishes in the style of many in Norfolk.    

Examples of this style are found at 

79-81 The Street, Poringland Place, 

the Old Reading Room (pictured 

left) and a sole reed thatched 

cottage (pictured below right) on 

the junction with Rectory Lane.   

Where 

several of 

the pre 20th 

century 

buildings have gable ends facing the 

Street, the infill buildings dating 

from the inter war period and later, 

present the gables along the Street 

and have a variety of roof 

treatments in hip and gable ends, 

Roman and pantiles.   

Brickwork, as befits later building regulations tends to be stretcher bond, and Peterborough 

flettons make an appearance.  

 

Photo 1 Poringland's medieval church marks the old 
centre of the village 

Photo 2 Photo 2 Porch Farm House Grade II* (photo  
above reproduced courtesy of Poringland Archive) and 
below, today’s view, from Rectory Lane 

Photo 4 The Old Reading Room, 
Poringland 

Photo 3 Thatched cottage, Rectory Lane 



3 
 

Significant numbers of 1960’s chalet bungalows appear, well 

set back from the highway with gardens and hedges softening 

the overall effect.   

These have varying treatments of the upper stories – some 

with dormers facing the highway, others with windows in the 

gable ends. 

 

This effect is echoed on Rectory Lane with several vernacular 

cottages, one thatched - Forge Cottage (pictured left) and 

another faced in flint.   

Rectory Lane has one of the few Georgian/early Victorian 

houses in the Old Rectory which has true features of this era 

and shows up attempts at pastiche in other developments 

and surrounding newer development. 

The overall effect on The Street and Rectory Lane of the mixture of styles provides an eclectic mix 

with interesting vistas and a distinct sense of place through its initially presented unruly character.    

The large plots reinforce a feeling of privacy, individual enterprise and effort which is in contrast 

with more modern views.  As with the resurgence of Victorian styles and values, time will tell if 

there is a reappraisal of the value of such a street scene and housing style. Certainly, 

commentators such as Pevsner, were very critical of such opportunistic and uncoordinated 

development. 

Leading from The Street are several estates of houses, with 

three areas dominated by Parker Morris style ex Local 

authority homes in pantile and red brick – Mill Close, 

Highlands and Howe Lane/Shotesham road.   

All these are on generous plots, set well back from the 

highway allowing the mature gardens to have a distinctive 

effect on softening the initial uniformity of the lines of houses 

and bungalows.   

A high proportion of these houses have hipped roofs 

which allows for the massing of the buildings to be minimised and permits light and open skies. 

Another area is the Glenn Road estate of former Local authority housing which has a fairly uniform 

style of low pitched roofs and largely rendered walls, small scale in character and compactly laid 

out in contrast to its Parker Morris lines of dwellings. 

Photo 7 Parker Morris style ex local authority homes 

Photo 6 Forge Cottage, Rectory Lane 

Photo 5 Elizabeth Close 
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There are two areas of dwellings, constructed in the interwar years along a similar arrangement as 

Peacehaven and other plot developments.  It is clear that some have been bricked around 

prefabricated houses - however there are few signs of social or material dereliction as these plot-

lands are sometimes subjected to (e.g. Jaywick Sands) and the scale is a pleasant one with few 

intrusions from ‘bungalow busting’ which would have a deleterious effect by intimidation of the 

neighbouring properties. 

The village has significant numbers of bungalows 

and chalets along The Street, Romany Walk, 

Elizabeth Road, Rosebery Avenue, The Footpath, 

Cawstons Meadow (pictured right) and St Mary’s 

Road.   

These, with their large plots have an effect of having 

a low profile and give an ‘open skies’ effect.  The 

relative uniformity of some sites is broken up by 

mature gardens and hedges.   

Other streets have a variety of treatments of 

dormers, gable ends and orientation which is typical 

of 1960’s estates, not conventionally attractive but comfortable in scale, lacking the pedestrian 

intimidation felt amongst more modern, high density dwellings.   

The predominance of cul-de-sacs means that this village is resistant to the doctrine of 

‘permeability’ in favour of secure ‘protected’ and overseen entrances to the streets and avenues.   

Springfields, pictured left, is an exception to all 

the other developments in that is represents 

‘1960’s contemporary’ with extensive use of pent 

roofs, clerestories over flat roof extensions and 

living rooms on the first floor giving extensive 

views over the area.  This street, more than any 

other, demonstrated a desire to have ‘form 

following function’ rather than having 

accommodation being determined by the outer 

envelope.  As such, it is a very popular area to 

live in with the initial starkness being relieved by 

extensive street trees and large plots. 

 

 

 

Photo 8 Cawstons Meadow 

Photo 9 Springfields, Poringland 
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Norfolk Homes 

Developments of the late 20th century at Boundary Way, 

The Ridings and are characterised by being dominated by 

two story detached housing on relatively large but shrinking 

plots and are somewhat in contrast with the previous open 

and low horizon aspect of the established village.  

The Norfolk 

Homes area 

has been the first major development of the 21st century.  

It is characterised by a wide variety of styles, having 

some blocks of homes, some detached, others as 

terraces and flats, single storey dwellings, some buildings 

with gable ended roofs, others with hipped.   

The developments is most successful in being ‘tenure 

blind’.  The overall effect is in contrast with the 

established village, with three storey buildings as a radical departure from the previous low scale.  

Integrated play and open areas are also in contrast with 

the otherwise large plots and small or non-existent 

communal areas.   

There is a distinct variety of vista and interest as one 

navigates around 

the development.    

There is an attractive exhibit of, otherwise absent in this 

conurbation, street art 

as bronze statuary in 

one of the squares.  

 

This development is one where the doctrine of 

‘permeability’ has been integrated in the layout.   If there is 

one negative aspect is the parking courts tend to be under-

used with on-street parking being congested at evenings and weekends.  

 

 

 

 

Photo 10 Terracing 

Photo 11 Coach houses over parking bays 

Photo 12 Hipped roof 

Photo 13 Flats/Apartments 

Photo 14 Curved 'mews' style housing 
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David Wilson & Bennett Homes 

The David Wilson developments at the North end of the village as with Bennett’s ‘Milestones’ 

development are still under construction and reactions to them is conditioned by their radical 

departure in style, layout, scale and density from previous developments.   

 

Photo 15 David Wilson development, Stoke Road, Poringland 

 

 

 

Photo 16 3D rendered image reproduced Bennet’s ‘Milestones’ site, B1332 entering Poringland 
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The village centre 

The developing commercial 

‘centre’ of the village around 

‘Budgens’ is atypical of the rest of 

the village in the use of ‘slate’ but 

echoing the proportions of hipped 

roofs on low buildings so evident 

in the established bungalows.   

The suite including Community 

Centre, Library, Police Base, 

shops, Health Centre and 

decaying Village Hall have organically 

defined a ‘centre’.  The contrast with established styles and scales is a pleasing one which allows 

for a contrast between what is ‘private’ and ‘public’ spaces within the village.  

 

This would be complete if the site 

to the south of Budgens were to 

be for commercial opportunities.  

A previous Local Plan Inspector’s 

report stated that opportunities 

for commerce were significantly 

lacking in the conurbation that 

Poringland is at the centre of. 

 

Photo 17 Poringland community centre and library 

Photo 18 Budgens and small business units 


