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1. Introduction 

 Steyning is a small rural town in the Horsham District of West Sussex. It is surrounded by 

farmland to the south, east and north and has close links to the nearby villages of Bramber, 

Ashurst and Wiston. Situated in the valley of the River Adur and at the foot of the South 

Downs National Park, Steyning has existed since Anglo-Saxon times, when it was an inland 

port and major crossing point of the Adur and a thriving market location. 

 In the 2011 Census, there were 6269 residents living in 2782 households and the total area 

of the parish is 2575 hectares (6363 acres).  

 Steyningôs architecture reflects a wide range of historic styles, 

mainly within its Conservation Area, but with more contemporary 

domestic housing estates surrounding its centre. In order that the 

community can preserve and enhance the historic nature of the 

town whilst planning to meet future housing requirements it is 

preparing a neighbourhood plan. This report provides supporting 

information to ensure sensitive growth reflecting design quality, 

heritage and infrastructure. 

 This assessment is a background document to the Steyning 

Neighbourhood Plan, which is also known as the Steyning 

Community Plan. This document has been prepared for the 

Steyning Community Plan Steering Group in conjunction with 

Squires Planning Ltd. 

What is a Character Assessment and What is its 

Purpose?  

 A character assessment is an objective appraisal of an area 

which describes its distinctive appearance and ófeelô. It records the key features and 

characteristics that combine to give a particular settlement and environment its local 

distinctiveness and unique identity. It may examine specific areas in detail to establish 

differences in design and origin between one space and an adjacent one. In this instance, 

the study divides Steyning Parish (using the same boundary as the Community Plan) into 

eight character areas, each of which is examined so as to identify its unique quality such as 

architectural types and ages, materials, public realms or spaces, maintenance and general 

condition. 

 This document provides an overview of Steyningôs character, but omission of a particular 

building or element of the town does not indicate that it has no value or interest. Details 

regarding the listed buildings and Scheduled Monuments in Steyning are attached as 

Appendix 1. There are 120 Grade II, seven Grade II* and two Grade 1 buildings. The 

Steyning Conservation Area was established in 1973 and enlarged in 2018. 

 The information within the Assessment comprises descriptive text supported by 

photographs, maps and other graphic material. Where appropriate it also identifies 

opportunities for future enhancement of the Parish of Steyning. 

 The Character Assessment will inform a variety of policies in Steyningôs emerging 

Community Plan and the identification of important issues will help shape the content and 

direction of that Plan. Consideration will be given in the Plan to policies such as the need to 

conserve and enhance the local character, to protect and enhance important local views 

Figure 1 ï 
Steyning Town 
Sign 
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and vistas, to retain and improve areas with a similar land use such as open spaces and to 

improve the network of pedestrian and cycle routes. 

 In addition to the above, the document may be used as a development management tool to 

secure better quality developments projects appropriate to their surroundings.  

 Developers and residents may find the document useful when preparing a planning 

application, or anyone wishing to comment on a current planning application. 

Structure of the Appraisal 

 The appraisal is divided into two parts: 

¶ The Character Assessment, which identifies and assesses characteristics of a 
series of eight individual areas which make up the Parish of Steyning, including their 
unique qualities, architectural variety and, where appropriate, possible threats to 
their integrity. 

¶ Appendices: Appendix 1a Map of location of Listed Buildings 1b: Schedule of Listed 
Buildings and Scheduled Monuments, Appendix 2: A Glossary of Terms, Appendix 
3: A list of source documents, Appendix 4: A map of Tree Preservation Orders, 
Appendix 5: Extract from 2004 Steyning Historic Character Assessment Report ï 
published by Roland Harris as part of the Sussex Extensive Urban Survey, 
Appendix 6: Management Plan extract from 2018 HDC Conservation Area 
Appraisal, Appendix 7: Map showing key views to be protected (also from HDC 
report) and Appendix 8: Extract from a Parish Council report showing areas with 
inappropriate development to illustrate the need for an Article 4 Direction. 

 Appendix 3 lists the source documents used and referred to by the Steering Group in 

writing the Character Assessment. These documents form part of the initial desk top 

research undertaken before the site visits and in the field survey work undertaken in July 

2019.  

The Appraisal Area 

 The survey area covers the entire Parish of Steyning, which has a land area of 2575 

hectares (6363 acres). It includes the Steyning Conservation Area, which is the subject of a 

separate Conservation Area Character Appraisal1 prepared by Horsham District Council in 

2018. Please note that the subject of this character assessment is not designed to replace 

or be a substitute for it.  

 This appraisal was conducted in July 2019. 

 
1 https://www.horsham.gov.uk/__data/assets/pdf_file/0005/50486/Steyning_Final-CA_1March2018_red.pdf 
 

https://www.horsham.gov.uk/__data/assets/pdf_file/0005/50486/Steyning_Final-CA_1March2018_red.pdf
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Figure 2 ï Plan of study area (Steyning Parish) 
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2. Appraisal Context 

National and Local Planning Policy and Guidance 

 This appraisal should be read in conjunction with the wider national and local planning 

policy guidance. 

National Policy Guidance 

 The National Planning Policy Framework (NPPF) was adopted by the Government in 

February 2019. All the policies in the NPPF constitute the Governmentôs view of what 

sustainable development in England means in practice. One of the key dimensions of 

sustainability is that of design. This is supplemented by a second dimension of protecting 

and enhancing our historic environment. Development that fails to adhere to both the 

design and the historic environment policies is therefore not considered sustainable 

development.  

 The NPPF sets out how the Government intends to deliver sustainable development 

through the planning process. It expressly states that sustainable development is about 

achieving positive growth, balancing economic, environmental and social considerations. 

There is little doubt that the NPPF is pro-development, with a strong presumption in favour 

of sustainable development. However, the Framework also recognises the finite nature and 

value of our built heritage and the natural environment, which is especially important since 

the parish of Steyning borders and overlaps with part of the South Downs National Park, so 

issues relating to the natural environment are of heightened importance here. Conservation 

areas are termed designated heritage assets in the Framework. Consequently their 

importance is elevated by this designation. Steyningôs Conservation Area was enlarged in 

2018 and is fully recorded in the Horsham District Council document the óSteyning 

Conservation Area Appraisal and Management Planô.  

 Section 12 and paragraph 124 onwards and Section 16 and paragraph 184 onwards of the 

NPPF set out the main policies in respect to achieving high quality design and the historic 

environment. The key messages are:  

 High Quality Design 

The creation of high quality buildings and places are fundamental to what the planning 

and development process should achieve. Good design is a key aspect of sustainable 

development, creates better places in which to live and work and helps make 

development acceptable to communities 

Plans should, at the most appropriate level, set out a clear design vision and 

expectations, so that applicants have as much certainty as possible about what is likely to 

be acceptable. Design policies should be developed with local communities so they reflect 

local aspirations, and are grounded in an understanding and evaluation of each areaôs 

defining characteristics. Neighbourhood plans can play an important role in identifying the 

special qualities of each area and explaining how this should be reflected in development. 

To provide maximum clarity about design expectations at an early stage, plans or 

supplementary planning documents should use visual tools such as design guides and 

codes. These provide a framework for creating distinctive places, with a consistent and 

high quality standard of design. However, their level of detail and degree of prescription 

should be tailored to the circumstances in each place, and should allow a suitable degree 
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of variety where this would be justified.Planning policies and decisions should ensure that 

developments: 

a) will function well and add to the overall quality of the area, not just for the short term but 

over the lifetime of the development; 

b) are visually attractive as a result of good architecture, layout and appropriate and 

effective landscaping;  

c) are sympathetic to local character and history, including the surrounding built 

environment and landscape setting, while not preventing or discouraging appropriate 

innovation or change (such as increased densities); 

d) establish or maintain a strong sense of place, using the arrangement of streets, 

spaces, building types and materials to create attractive, welcoming and distinctive places 

to live, work and visit; 

e) optimise the potential of the site to accommodate and sustain an appropriate amount 

and mix of development (including green and other public space) and support local 

facilities and transport networks; and 

f) create places that are safe, inclusive and accessible and which promote health and 

well- being, with a high standard of amenity for existing and future users and where crime 

and disorder, and the fear of crime, do not undermine the quality of life or community 

cohesion and resilience. 

 Historic Environment 

Plans should set out a positive strategy for the conservation and enjoyment of the historic 

environment, including heritage assets most at risk through neglect, decay or other 

threats. This strategy should take into account: 

a) the desirability of sustaining and enhancing the significance of heritage assets, and 

putting them to viable uses consistent with their conservation; 

b) the wider social, cultural, economic and environmental benefits that conservation of the 

historic environment can bring; 

c) the desirability of new development making a positive contribution to local character 

and distinctiveness; and 

d) opportunities to draw on the contribution made by the historic environment to the 

character of a place 

2.4 With regard to conserving and enhancing the natural environment, the NPPF states 

that great weight should be given to conserving and enhancing landscape and scenic 

beauty in National Parks The conservation and enhancement of wildlife and cultural 

heritage are also important considerations in these areas, and should be given great 

weight in National Parks (paragraph 172). 

The Localism Act 2011 introduces the right for communities to shape their local areas by 

creating their own Neighbourhood Development Plan (NDP). 
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Local Level ï Horsham District Council 

 The Horsham District Planning Framework (HDPF2) was adopted in 2015 and sets out 

planning strategy until 2031. It is currently under review and the new local plan will run from 

2018 to 2036. Outside the South Downs National Park (SDNP), the HDPF sets out the 

Councilôs planning strategy to 2031 to deliver sustainable development, balancing the 

social, economic and environmental needs of the plan area. The Site Allocations 

Document, adopted in 2007, and the West of Bewbush Joint Area Action Plan, adopted in 

2009, together with a number of neighbourhood plans, also form part of the Councilôs 

adopted Development Plan for the district outside the South Downs National Park. 

 The Core Strategy, 2007 currently forms part of the Development Plan for the district that 

lies within the National Park together with the South Downs National Park Local Plan 2019. 

 HDPF Strategic Policy 25: The Natural Environment and Landscape Character states that 

the Natural Environment and landscape character of the District, including the landscape, 

landform and development pattern, together with protected landscapes and habitats will be 

protected against inappropriate development. The Council will support development 

proposals which óprotects, conserves and enhances the landscape and townscape 

character, taking into account areas identified as being of landscape importance, the 

individual settlement characteristics, and maintains settlement separationô. 

 The Quality of New Development - Policy 32 relates to Good Design. Good design is a key 

element in sustainable development. This policy seeks to ensure that development in the 

district promotes a high standard of urban design, architecture and landscape. 

Development will be required to enhance and protect the locally distinctive characters, 

through good design, landscaping (both within a scheme and having regard to the impact 

on surrounding landscapes), creating a 'sense of place', and in ensuring that local, social 

and environmental characteristics are considered. 

 Development Principles - Policy 33 - to ensure that development is of high quality, well 

designed and takes account of the existing character of the area Policy 33 design policy will 

apply to all new development. Applicants must consider the relevance of all the criteria 

within this policy to their proposal. 

 A key policy in the current Horsham District Planning Framework which relates to Cultural 

and Heritage Assets (Policy 34) states; 

The Council recognises that heritage assets are an irreplaceable resource, and as such 

the Council will sustain and enhance its historic environment through positive 

management of development affecting heritage assets. Applications for such development 

will be required to: 

Make reference to the significance of the asset, including drawing from research and 

documentation such as the West Sussex Historic Environment Record; 

2. Reflect the current best practice guidance produced by English Heritage and 

Conservation Area Character Statements; 

3. Reinforce the special character of the district's historic environment through appropriate 

siting, scale, form and design; including the use of traditional materials and techniques; 

 
2 https://www.horsham.gov.uk/planningpolicy/planning-policy/local-plan/horsham-district-planning-framework 
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4. Make a positive contribution to the character and distinctiveness of the area, and 

ensuring that development in conservation areas is consistent with the special character 

of those areas; 

5. Preserve, and ensure clear legibility of, locally distinctive vernacular building forms and 

their settings, features, fabric and materials; 

6. Secure the viable and sustainable future of heritage assets through continued 

preservation by uses that are consistent with the significance of the heritage asset; 

7. Retain and improves the setting of heritage assets, including views, public rights of 

way, trees and landscape features, including historic public realm features; and 

8. Ensure appropriate archaeological research, investigation, recording and reporting of 

both above and below-ground archaeology, and retention where required, with any 

assessment provided as appropriate. 

Local Level ï South Downs National Park 

 The South Downs Local Plan3 was formally adopted by the South Downs National Park 

Authority on July 2019. The Local Plan is part of the statutory development plan for the 

whole National Park, along with the minerals and waste plans and ómadeô (adopted) 

Neighbourhood Development Plans (NDP). It sets out how the National Park Authority will 

manage development over the period 2014 to 2033.  

Historic Development 

Saxon and Norman  

 Steyning evolved as a port during Saxon and Norman times, when the River Adur was a 

wide tidal estuary. The settlement developed around the wooden church of St. Cuthmanôs, 

and a later flint church with the harbour of Portus Cuthmanni to the east. Ancient trackways 

and the common fields helped to define the settlement and still influence the form of the 

town today.  

 By the 9th century the town was under Royal patronage. Alfred the Great had inherited it 

from his father but Edward the Confessor granted it to the Norman Abbey of Fecamp and 

there it remained until alien owners were dispossessed in the 14th century. The monks of 

Fecamp oversaw the construction of St Andrewôs Church starting in the late 11th century, 

the grand design of which resembles the Romanesque churches of northern France.  

 By Norman times Steyning was a town of some importance ï in the Domesday Book it is 

recorded as having 123 burgages and a population of several hundred, making it one of the 

most important towns in southern England. Shallow draft, sea-going boats came up the 

river to Steyning, which exported wool, salt and wood.  

Medieval  

 In the 13th century Steyning was sufficiently important to be given a grant to hold two fairs a 

year and a market twice a week. In 1278 it was granted Borough status, returning two 

members to Parliament. However, in the same century, severe storms swept the Sussex 

 
3 https://www.southdowns.gov.uk/planning/south-downs-local-plan_2019/local-plan/ 
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coast, and this led to the silting up of the Adur estuary. By 1350 Steyning had ceased to be 

a port, and this, coupled with population decline caused by the Black Death, resulted in the 

settlement experiencing a period of stagnation.  

 It is thought that Steyning must have begun to recover from this decline within a period of 

around 100 years, as many of the timber-framed buildings which survive today were built in 

the 15th and 16th Centuries. These buildings were constructed away from the former port 

area, along the High Street. This medieval form of the settlement still influences the 

present-day layout of the town. 

17th and 18th Century  

 During much of the 17th and 18th centuries the population of Steyning grew little though, 

towards the end of that period, there was a burst of new building. 1614 saw the formation of 

Steyning Grammar School in Brotherhood Hall. Thriving fairs and markets and its position 

on one of the stagecoach routes from London to the South Coast ensured that the town 

survived. Many of the buildings along the High Street were constructed in response to this 

trade.  

19th Century  

 In the first half of the 19th century, Steyning experienced a period of uneven growth. The 

advent of more direct routes from London to the coast meant that the coaching trade 

virtually ceased to operate. Also, Steyning as a Rotten Borough lost its right to 

Parliamentary representation under the Reform Act of 1832.  

 The fortunes of Steyning changed with the establishment of a new tanyard in the 1820ôs 

and the opening of the railway in 1861. At this time, Steyning was the home of four 

breweries and its allied industries (later amalgamated into two), and also supported the 

dairy-related agriculture of the region by holding numerous livestock markets, together with 

all the rural trades, and the supply and maintenance of farm machinery. By 1893 the 

settlement received piped water, although the old water pumps were never removed and 

remain a feature of the southern end of the High Street to this day.  

 Many buildings in Steyning survived into the 19th century structurally intact. Some buildings 

were able to support the construction of neo-Georgian and Queen Ann facades when it 

became unfashionable to live in timber-framed buildings. In addition, the growth in trade 

resulted in the insertion of shop fronts into many dwellings. As a consequence of this the 

High Street now exhibits a mixture of architectural styles. To cope with the expanding 

population of the settlement, Victorian terraces and villas were built and the town expanded. 

20th Century  

 The 20th century saw the closure of Steyningôs two breweries and its markets. The railway 

was closed in 1966, as the transport focus shifted to the car. With the growth of other 

settlements in Sussex, Steyning lost its role as a centre of employment and its status 

became that of a small market town, with a local shopping and tourist centre and the home 

of many workers commuting to jobs in central Sussex and the coast.  

 In the 1980s, a bypass was constructed to the east of Steyning on part of the former railway 

line to ease the problem of traffic congestion through the centre of the town. Associated 

with the road construction was a large housing development towards the bypass and 

provides a definitive boundary to the settlement.  
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21st Century  

 Development for housing has continued within the town boundary, but at a much slower 

rate, with smaller developments and infilling on large individual plots. Many properties have 

been extended. The High Street remains a vibrant centre of the town, with a good range of 

largely unique retail premises that, together with a variety of food outlets, are able to fulfil 

the everyday and occasional needs of the community and visitors alike. The primary and 

secondary schools continue to excel and expand, attracting families to settle in the town. A 

number of businesses operate within the parish boundary, all providing the opportunity for 

local employment.  
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3. Spatial Analysis 

The character and relationship between the town and open green 

spaces within and surrounding it. 

 This section provides an introduction and overview of the spatial analysis work ï looking at 

the relationship between the town and the wider landscape as well as the spaces and 

places within. Much work was undertaken in the 2018 Steyning Conservation Area 

Appraisal and Management Plan on key views and important landscape fringes for the 

Conservation Area (see Appendix 7). 

 Steyning lies at the southern edge of the South Downs National Park, with a small area 

overlapping it. The boundary runs across the west side of the Parish. The Downs provide a 

dramatic and beautiful backdrop to the town and glimpses of the Downs can be seen from 

most roads. The densely wooded slopes rise sharply to the south and east. These areas of 

the Parish are shown in the map of LCA (Local Character Area) 7. Particularly impressive 

views are available from Steyningôs Memorial Playing Field (now designated a Village 

Green), Mouse Lane and Newham Lane. To the east a significant landscape feature is the 

River Adur which, although it does not run through the town itself, has resulted in large 

areas of flood plain and, until it silted up in the 1350s, provided a port facility to Steyning, 

the basis of most of the townôs early economic activity. 

 
Figure 3 - View towards South Downs from Memorial Playing Field 

 The town itself undulates gently with some sharper rises in levels. It is tightly constrained by 

the South Downs National Park to the south and west and the River Adur to the east. To a 

lesser extent Steyning is defined by the A283 Steyning bypass linking Shoreham on the 

coast to Washington and Storrington to the north west which used to be the route of the 

now defunct railway linking Horsham to Shoreham. To the north of the town is attractive 

countryside with small fields, farms and many areas of woodland. The map of LCA8 

illustrates these special features. 

Trees and Landscape Features  

 Mature trees are common away from the main High Street and large individual specimens 

are a particular feature of the Church and Gatewick House area. Trees are not a significant 
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landscape feature within the centre of the town due to the functionality of the streets, apart 

from a grand Holm Oak rising up behind Bidlington House at the southern end of the High 

Street, though in summer planters and hanging baskets, full of colour, add to the street 

scene.  

 Within the town, many areas of open space such as that around the Church help to break 

up the denser development. Within the Conservation Area, Steyning Memorial Playing Field 

is an important and significant area of open space within the town. A smaller area of green 

space is Abbey Road, which now also has Village Green status and is at minor risk of 

flooding due to its proximity to the River Adur. The main locations of trees covered by TPOs 

(Tree Preservation Orders) are shown in Appendix 4. 

Key views, vistas and entrance points  

 The views from many parts of Steyning towards the west and north are informed by the 

backdrop of the South Downs National Park and its evocative features such as Round 

Robin, Bostal Hill and Chanctonbury Ring. In particular, the view from the Memorial Playing 

Field is referred to by many as ñthe Jewel in the Crownò of Steyning, now preserved in 

perpetuity because of its Village Green status. Another Village Green, Abbey Road, offers a 

more intimate view of a part of town with many fine trees and a meadow with wild plants 

capable of growth in what can sometimes suffer shallow flooding. 

 To the south east of the town and from high on Bostal Hill an entirely different vista can be 

seen, this time looking down upon the whole of Steyning. In the foreground is the post-war 

development of bungalows, houses and streets including Newham Lane, Hills Road and 

Penfold Way. Immediately behind it is the much older and historic part of the town, with the 

occasional historical asset just visible ~ the Clock Tower on the old Market House and the 

Norman architecture of St Andrews Church for example. 

 
Figure 4 - View of Steyning from the South Downs 

 Approaches from Bramber and the south, up the gradient of Bostal Road, are narrow and 

winding until the road rises up to the small roundabout at the southern end of the High 

Street at its junction with Church Street. At this point there is a series of mediaeval cottages 
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on the right, a raised pavement outside the traditional tea rooms with a half-timbered Tudor 

house standing opposite it and the White Horse Inn standing at a higher level and with a 

stone enclosing parapet wall to the north west. 

 A less well used access to the centre of town is via Roman Road towards Church Street 

leading to the small roundabout mentioned earlier. This approach passes St Andrews 

Church on the right with a large open green space at Fletchers Croft opposite the church. 

Situated at Fletchers Croft is a large pay-and-display car park, the Steyning Centre (the 

Parish Council Office and facilities for dances, films and meetings) and play areas for 

children and outdoor exercise facilities for the older residents. Beyond the church and on 

the left is the townôs small museum, the modern library and on the right, The Norfolk Arms, 

one of four public houses in the town. Here the road narrows considerably to one of the 

oldest parts of the town, with small cottages and one part of the Steyning Grammar School 

called Brotherhood Hall of the Holy Trinity, which is a C15th century Grade I listed tall red 

brick building. 

 From the northern end of the High Street, the approach uses Horsham Road, a turning off 

Steyning bypass. The tree-lined road with a wild coppice to the east passes the Grammar 

school playing fields and another part of the school itself standing next to the townôs Leisure 

Centre (a modern swimming pool, gymnasium and badminton courts). The road narrows 

considerably before it turns through ninety degrees and rises as it forms the northern end of 

the High Street. Another public house, The Star stands on the left and the fire station is set 

back from the road at a higher level. 

 
Figure 5 - Entry into Steyning along Horsham Road 

 Steyningôs railway line closed on 7th March 1966 under the ñBeeching cutsò so the only 

entrance points to Steyning now, apart from by car, are on foot, bus or bicycle. Steyning is 

a short cycle ride (1km) from the Downs Link ï a long distance rural bridleway linking 

Guildford and Shoreham largely following the route of the old railway line. At the time of 
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writing, an hourly bus service is provided to the High Street from Brighton via Shoreham, 

with buses turning round in Shooting Field on the northern side of town. 
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4. Character Analysis of the Parish 

Definition of Character Areas or Zones 

 The character of the built form varies from one part of the parish to another. For the 

purposes of this assessment, therefore, it has been divided into eight different character 

areas. Each area has its own characteristics and features unique to it. They are identified 

by issues such as topography, land uses, road layouts, buildings and more. The 

Conservation Area requires more detail to address the architectural qualities within it. 

 The areas are have been identified as follows and are shown in Figure 6: 

¶ Character Area 1 The Conservation Area 

¶ Character Area 2 Shooting Field Area 

¶ Character Area 3 Abbey Road 

¶ Character Area 4 Penlands Area 

¶ Character Area 5 Goring Road 

¶ Character Area 6 Kings Barn Lane 

¶ Character Area 7 Foothills of South Downs 

¶ Character Area 8 Farmland and Floodplains 

 In Steyning, the Character Area boundaries are complex and layered, so there is inevitably 

some overlapping and a subjective view in places. This analysis offers a description of how 

an area is perceived when walking or driving through it and when boundaries are crossed. 

This includes sensations such as awareness of enclosure or openness, degrees of noise 

and activity which may mark edges just as much as map boundaries, or changes of use. 

The boundaries may therefore have blurred edges or overlap. The information derived from 

the character areas will then be drawn together in order to summarise the quality, 

significance and condition overall. 

 Each character area is described using the following headings 

¶ General overview of character 

¶ Topography 

¶ Land use 

¶ Layout 

¶ Roads, streets and routes 

¶ Spaces 

¶ Buildings and Landmarks 

¶ Green and Natural Features 

¶ Streetscape 

¶ Views 

¶ Conclusion ï issues to be addressed and sensitivities to change 
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Figure 6 - Map of Parish showing all LCAs 

 

 

  


























































































































































