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1.0 Introduction 
 

1.1 This Background Study reviews the other considered sites brought forward as part of the 

process in developing the Submission Cowfold Neighbourhood Plan (CNP).  There are two 

sites allocated within the Submission CNP.  These are the preferred sites.  For completeness 

and transparency, it was considered appropriate to review all sites submitted to Parish on 

matters relating to heritage assets to ascertain if any revaluation of heritage issues will 

improve the overall score of any sites revisited.  It does not refer to site CNP03 Potters as 

this has been addressed in the other accompanying Background Study reports.  

1.2 As stated, this assessment relates to matters of heritage assets and historic settings only.  

This background paper does not assess other planning matters that were taken in to account 

when the sites were considered.  

1.3 An assessment of each of the sites has been carried out by the Conservation Team at 

Horsham District Council.  
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2.0 Background 
 

2.1 Concerns and an objection to the allocation of site CNP03 Potters were raised by Historic 

England (HE) in their letters dated 24th Dec 2019 (Regulation 14 stage representation letter) 

and 25th May 2020 (Regulation 16 representation letter). Copies of the letters are held by 

Cowfold Parish Council which set out the full extent of the issues raised.  

2.2 Historic England, in their May 2020 representation, stated that it did not have a view on 

whether other sites might be preferable [to the allocation of CNP03 Potters] and have 

recognised the potential benefits of the Potters site. However, it remains that the site 

assessment and allocation process should be based on a robust and transparent process that 

includes the understanding of impacts on the historic environment, the consideration of 

options to avoid or minimise harmful impacts and securing those benefits that justify harm 

that cannot be avoided as well as the mitigation required to reduce harm.   

2.3 The issue has been raised by HE regarding the other considered sites and whether they 

might be preferable to allocating Potters.  This Study paper, for reasons of consistency, 

considers the other sites of heritage assets and potential impacts on these from future 

development.   

2.4 In response to the concerns and maters raised by HE, the Conservation Team at Horsham 

District Council has undertaken a review of each of the sites and an assessment the impact 

of allocating sites for development on matters of heritage, assets and their setting. These 

are attached as Appendix A1.  

 

 

 

 

 

 

 

 

 

 

 

 

  

                                                           
1It should be noted that the Appendix A - Assessment reports include Potters.  This site is the focus of Background Study 
Papers 1-3.  
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3.0 Sites Considered & Heritage Impacts 
 

3.1 This Study assesses all of the sites put forward for consideration as part of the CNP process.  

Between November 2017 and January 2018, a call for sites exercise was undertaken. The 

Parish Council were made aware of 10 sites that the proposers believed were suitable for 

development2. On 23 March 2018, an exhibition of the sites was held and a location map of 

each site along with a brief summary of the key characteristics were displayed.  On the 13 

July 2018 a public meeting took place and this provided an opportunity for each proposer to 

promote their respective sites.  On 1st March 2019 a further public exhibition was held.  This 

resulted in 9 sites being proposed by developers with sites CNP01 and CNP10 being 

amalgamated and Site CNP11 being withdrawn. A new proposal for site CNP04, with a 

substantial reduction in the housing number, was also considered.  Four sites were identified 

as Preferred Sites by the CNP Committee in February 2019.  

3.2 Consideration is given to the proformas of the 8 sites set out in Appendix 21 to the 

Consultation Statement January 2020 (the 9th site - Potters CNP03 has already been 

considered within the other accompanying Background Study reports December 2020).  

Table 1 - heritage details of all sites below identifies the heritage details provided within 

each site proforma. It also provides additional information to be included within each 

proforma.  This exercise is undertaken to ensure there is an accurate baseline set of heritage 

information for each site. 

3.3 Table 1 includes extracts from the Assessments completed by Horsham District Council’s 

Conservation Team (desk based research). This only provides a summary of the key details.  

A radius of 1 km from the boundary of the proposed development sites is used to identify 

the heritage assets which should be assessed for possible changes to their significance due 

to the development. Consideration was also given to whether there were any additional 

highly graded heritage assets whose wider sensitivity outside of the 1km zones. The 1km 

zone is shown outlined within the assessments. The complete reports are attached as 

Appendix A and should be referred to and read alongside this background study report.   

  

                                                           
2 http://www.cowfoldneighbourhoodplan.org.uk/exhibition-of-sites-proposed-by-landowners-or-their-agents/ 

http://www.cowfoldneighbourhoodplan.org.uk/exhibition-of-sites-proposed-by-landowners-or-their-agents/
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Table 1 Heritage Details of All Sites 

 

SITE3 Appendix 21 site proforma - heritage details Additional Information to be included4 

CNP01 Brook Hill 

Listed Buildings or 

Scheduled Ancient 

Monument 

None on the site or immediately adjacent. There are 63 

listed buildings in the Parish, two of which, in the form of 

private houses, lie about 60M to the South East of the 

Eastern site boundary. 

Within the proposed development site there are no listed buildings, conservation 

areas, registered battlefields, registered parks and gardens or wreck sites.  

However, within the wider study area there are 31 (28 Grade 2 listed buildings, 2 

Grade 2* listed buildings - Brook Place, Capons Farmhouse and 1 Grade 1 listed 

building St Peters Church). The site is 0.16km from the boundary of the Cowfold 

Conservation Area to the south, whilst to the east of the site on the opposite side 

of the A281 are the grade II listed buildings - The Red House, Barrington House, 

Brookhill Cottage and Brookhill.  Archaeological site ARCHEO3975 is situated 

0.6km to the south of the development boundary. 

 

ANA DWS8548 - The Historic Market Village of Cowfold is in close proximity to the 

site.  Whilst the central area of this ANA is located around the church, a small part 

of it is located on the eastern side of the A281 to the north of the village centre.  It 

is located approximately 33metres (0.03km) from the most easterly section of the 

proposed development that is adjacent to the A281 (at the nearest point).  

Conservation Area The centre of the village is designated as a Conservation 

area and lies about 200M to the South. 

Archaeological 

Potential 

There are two Archaeological Notification areas within the 

Parish. DWS8547 has an Amber category and lies South of 

the A272 and East of the built up area. DWS8548 has a Red 

category and lies within the village conservation area South 

of the A272 and West of the A281. 

CNP02 Thornden West 

Listed Buildings or 
Scheduled Ancient 
Monument 

None on the site or immediately adjacent. There are 63 

listed buildings within the Parish, 17 of which lie within 

400M and one within 200M, all to the South and East of the 

site boundary. 

The Historic Landscape Characterisation Study identifies the proposed site as a 

probable co-axial medieval field system.  This is also reflected in the surrounding 

fieldscape excepting the brickfield to the south west of Little Potters.  To the east 

of the site is the residential development of Thornden constructed in the 1950’s. 

Within the wider study area are the historic farmsteads of Potters to the south 

west, Bakers Hovel, Capons Farm and Brownings Farm to the west.   

 

To the south of the site is a red Archaeological Notification Area (ANA) associated 

with medieval pottery, whilst to the south east is the red ANA of the historic 

Conservation Area The centre of the village is designated as a Conservation 

area and lies about 200M to the South East. 

Archaeological 
Potential 

There are two Archaeological Notification areas within the 

Parish. DWS8547 has an Amber category lies South of the 

A272 and East of the built up area. DWS8548 has a Red 

                                                           
3 Site CNP03 Potters is omitted as this has already been assessed within the Background Study papers 
4 Information is an extract/summary from Assessments attached as Appendix A.  The full report needs to be read alongside the details in the table.   
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category and lies within the village conservation area South 

of the A272 and West of the A281. 

market village of Cowfold. Therefore, there is potential for as yet unknown 

archaeological remains within the proposed development site and within 1km of 

its boundary, relating to all periods.  

 

Within the proposed development site there were no listed buildings, 

conservation areas, registered battlefields, registered parks and gardens or wreck 

sites.  However, within the wider study areas there were 28 grade II listed 

buildings, 2 grade II* listed buildings (Brook Place and Capons Farm) and 1 grade I 

listed building (St Peters Church).  The Cowfold Conservation Area is 

approximately 0.09 km to the south east of Thornden West. 

CNP04 Dragons Lane 

Listed Buildings or 
Scheduled Ancient 
Monument 

None within the site. There are 6 listed buildings within 

400M; Cowfold Parish has a total of 63 listed buildings. 

The Historic Landscape Characterisation Study identifies the proposed site as piece 

meal enclosure.  It would appear that within the northern part of the site there is a 

possible lime kiln, with a further kiln on land to the rear of Cowfold Lodge Cottage.  

Within the wider study area are the historic outfarm of Singers Barn to the west, 

and Dragons Farm historic farmstead to the south east.  There is also to the east 

Mill Pond Mead Watermill.  Therefore, there is potential for as yet unknown 

archaeological remains within the proposed development site and within 1km of 

its boundary, relating to all periods 

 

Within the proposed development site there were no listed buildings, 

conservation areas, registered battlefields, registered parks and gardens or wreck 

sites.  However, within the wider study area there were 22 grade II listed buildings, 

1 grade II* listed buildings (St Highs Monastery) and 1 grade I listed building (St 

Peters Church).  The Cowfold Conservation Area is approximately 0.69 km to the 

north of Dragons Lane.  

Conservation Area The centre of the village is designated as a conservation 

area and lies within 500M of the Northern site Boundary. 

Archaeological 
Potential 

There are two Archaeological Notification areas within the 

Parish. DWS8547 has an Amber category and lies 750M to 

the North West. DWS8548 has a Red category and lies 

within 500M to the North. 

CNP05 Cowfold Lodge 

Listed Buildings or 
Scheduled Ancient 
Monument 

None within the site. There are 2 listed buildings within 

80M to the West, within the Cowfold Parish there are a 

total of 63 listed buildings. 

The Historic Landscape Characterisation Study identifies the proposed site as 

relating to regular piece meal enclosure.  The land to the east of the site is 

indicated as probable medieval assarts. To the south of the site is a possible lime 
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Conservation Area The centre of the village is designated as a conservation 

area and lies within 500M of the Northern site Boundary. 

kiln.  To the south east of the site is a red Archaeological Notification Area (ANA) 

associated with Eastlands Medieval Historic Farmstead. There is potential for as 

yet unknown archaeological remains within the proposed development site and 

within 1km of its boundary, relating to all periods. 

 

Within the proposed development site there were no listed buildings, 

conservation areas, registered battlefields, registered parks and gardens or wreck 

sites.  However, within the wider study areas there were 26 grade II listed 

buildings, 1 grade II* listed building (Capons Farmhouse) and 1 grade I listed 

building (St Peters Church).  The Cowfold Conservation Area is approximately 0.48 

km to the north of Cowfold Lodge. 

Archaeological 
Potential 

There are two Archaeological Notification areas within the 

Parish. DWS8547 has an Amber category and lies within 

750M to the North West. DWS8548 has a Red category and 

lies within 500M to the North 

CNP06 Eastlands Farm, West 

Listed Buildings or 
Scheduled Ancient 
Monument 

None within the site. There is a listed building within 80M 

to the East, within the Cowfold settlement there are a total 

of 63 listed buildings 

The Historic Landscape Characterisation Study identifies the proposed site as a 

probable medieval/post medieval informal fieldscape.  To the east of the site is 

the post medieval farmstead of Eastlands Farm, whilst to the south are medieval 

cohesive assart ponds.  To the east of the site is a red Archaeological Notification 

Area (ANA) associated with Eastlands Medieval Historic Farmstead. There is 

potential for as yet unknown archaeological remains within the proposed 

development site and within 1km of its boundary, relating to all periods. 

 

Within the proposed development site there were no listed buildings, 

conservation areas, registered battlefields, registered parks and gardens or wreck 

sites.  However, within the wider study areas there were 27 grade II listed 

buildings, and 1 grade I listed building (St Peters Church).  The Cowfold 

Conservation Area is approximately 0.32 km to the north west of Eastlands Farm 

West. 

Conservation Area The centre of the village is designated as a conservation 

area and lies within 500M of the Northern site Boundary 

Archaeological 
Potential 

There are two Archaeological Notification areas within the 

Parish. DWS8547 has an Amber category and DWS8548 has 

a Red category. Both are separated by existing 

development. 

CNP07 Eastlands Lane 

Listed Buildings or 
Scheduled Ancient 
Monument 

None within the site. There are 3 listed buildings within 

300M of the site; one to the East and two to the West. 

There are a total of 63 listed buildings within the Parish. 

The Historic Landscape Characterisation Study identifies the proposed site as an 

informal fieldscape.  To the east of the site is the post medieval farmstead of 

Eastlands Farm, whilst to the south are medieval irregular piecemeal enclosures.  
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Conservation Area The centre of the village is designated as a conservation 

area and lies within 500M of the Northern site Boundary. 

To the east of the site is a red Archaeological Notification Area (ANA) associated 

with Eastlands Medieval Historic Farmstead. There is potential for yet unknown 

archaeological remains within the proposed development site and within 1km of 

its boundary, relating to all periods. 

 

Within the proposed development site there were no listed buildings, 

conservation areas, registered battlefields, registered parks and gardens or wreck 

sites.  However, within the wider study areas there were 25 grade II listed 

buildings, 1 grade II* listed building (Capons Farmhouse) and 1 grade I listed 

building (St Peters Church).  The Cowfold Conservation Area is approximately 0.33 

km to the north of Eastlands Lane. 

Archaeological 
Potential 

There are two Archaeological Notification areas within the 

Parish. DWS8547 has an Amber category and DWS8548 has 

a Red category. Both are separated by existing 

development. 

CNP08 Horse Wood 

Listed Buildings or 
Scheduled Ancient 
Monument 

None within the site. There are 9 listed buildings within 

400M and bounded by the A281/A272, within the Cowfold 

Parish there are a total of 63 listed buildings. 

The Historic Landscape Characterisation Study identifies the proposed site as 

modern field amalgamations.  To the east of the site is the medieval to post 

medieval historic large farmstead of Averys Farm.  To the south of the site are 

medieval assarts adjoining the residential development of Holm Oaks.  The site 

adjoins the red Archaeological Notification Area (ANA) to the east of Avery Farm 

Medieval to Post-Medieval Historic Farmstead, whilst to the west is the red ANA of 

the historic market village of Cowfold.   There is potential for as yet unknown 

archaeological remains within the proposed development site and within 1km of 

its boundary, relating to all periods. 

 

Within the proposed development site there were no listed buildings, 

conservation areas, registered battlefields, registered parks and gardens or wreck 

sites.  However, within the wider study areas there were 30 grade II listed 

buildings, 1 grade II* listed building (Capons Farmhouse) and 1 grade I listed 

building (St Peters Church).  The Cowfold Conservation Area is approximately 0.11 

km to the west of Horse Wood. 

 

 

  

Conservation Area The centre of the village is designated as a conservation 

area and lies within 120M of the Western site Boundary. 

Archaeological 
Potential 

There are two Archaeological Notification areas within the 

Parish. DWS8547 has an Amber category and is separated 

by existing development. DWS8548 has a Red category and 

lies about 100M to the East. 
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CNP09 Eastlands Farm, East 

Listed Buildings or 
Scheduled Ancient 
Monument 

None within the site. There is a listed building within 120M 

to the South; within the Cowfold Parish there are a total of 

63 listed buildings. 

The Historic Landscape Characterisation Study identifies the proposed site as 

relating to a post medieval/modern large farmstead.  The land to the west of the 

site is indicated as a probable medieval/post medieval informal fieldscape, whilst 

the land to the east is identified as medieval assarts.  To the south of the site is the 

post medieval farmstead of Eastlands Farm.  To the south of the site is a red 

Archaeological Notification Area (ANA) associated with Eastlands Medieval 

Historic Farmstead. There is potential for as yet unknown archaeological remains 

within the proposed development site and within 1km of its boundary, relating to 

all periods. 

 

Within the proposed development site there were no listed buildings, 

conservation areas, registered battlefields, registered parks and gardens or wreck 

sites.  However, within the wider study areas there were 27 grade II listed 

buildings, and 1 grade I listed building (St Peters Church).  The Cowfold 

Conservation Area is approximately 0.4 km to the north west of Eastlands Farm 

East. 

Conservation Area The centre of the village is designated as a conservation 

area and lies within 500M of the Northern site Boundary. 

Archaeological 
Potential 

There are two Archaeological Notification areas within the 

Parish. DWS8547 has an Amber category and DWS8548 has 

a Red category. Both are separated by existing 

development. 
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3.3 The previous table (Table 1 - Heritage Details of All Sites) provides an update to the heritage 

information for each of the sites. In order to ensure that heritage matters have been 

adequately taken into account as part of the Sustainability Appraisal (SA) process, the next 

section reviews the scoring for each of the sites against the Submission SA Sustainability 

Objective 3 - Heritage Assets: To protect and enhance the heritage assets of the Parish. 

Appendix 1 to the Submission SA sets out the original site appraisals (against all of the 

sustainability objectives).   

3.4 This process involves the following tasks for each site5: 

 Setting out the existing score against Sustainability Objective 3, 

 Providing a comment as to whether this score requires amending in light of the 

updated heritage asset information provided in Table 1 above, 

 Providing an update to the text setting out how the site impacts on heritage assets 

and why it has been scored as such within the SA. 

3.5 For Site CNP01 Brook Hill – which is allocated within the Submission CNP – a 

recommendation will be made to amend the policy and supporting text, if required.    

3.6 Each site is set out in Table 2 – Site scores against objective 3 below. The scoring uses the 

following format: 

 

√√ significant positive impact on the sustainability 
objectives 

?X possible negative or slight negative impact on the 
sustainability objectives 

√ positive impact on the sustainability objective X negative impact on the sustainability objective. 

?√ possible positive or slight positive impact on the 
sustainability objectives. 

XX significant negative impact on the sustainability 
objectives 

0 
 

No impact or neutral impact of sustainability objectives. 

 

 

 

 

 

 

 

 

 

 

 

 

 

                                                           
5 Site CNP03 Potters is not included within this section 
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TABLE 2 – Site Scores Against Objective 3 

 Sustainability Objective 3 - Heritage Assets: To protect and enhance the heritage assets of the Parish 
 

Original Score 
within 
Submission SA 

Further Information to be inserted within SA6 Updated Score 
for the site  

SITE  
CNP01 Brook Hill 0 The following heritage assets may be more sensitive to potential changes to their significance; 

• Cowfold Conservation Area 
• Barrington House 
• Brookhill Cottage 
• Brookhill House 
 
Barrington House –Grade II listed building is located on the eastern side of the A281 to the north of the 
junction with the A272.  The original building was constructed in the eighteenth century and was L shaped 
in form. It appears on the 1874/5 OS Survey as Laurel Cottage. The building is constructed in red brick with 
a half hipped slate roof, and dentilled eaves cornice. The building draws its significance from the 
architectural and historic interest of the buildings fabric.  It also draws a measure of significance from its 
rural surroundings set away from the centre of the village. 
 
Brookhill Cottage – Grade II listed building is located on the eastern side of the A281, set back from the 
road along an access driveway.  The property was the former lodge built in association with Brookhill 
House.  Its special interest relates to its fabric as a little-altered estate lodge of the picturesque mode. It 
has important group value with Brookhill House.  
 
Brookhill House – Grade II listed building Brookhill House and its associated Cottage were envisaged as a 
19th century country residence clearly outside and apart from the village.  The ability to understand the 
significance of these heritage assets as a country house and lodge is much enhanced by their current rural 
setting. 
 
The Cowfold Conservation Area is a small conservation area characterised by traditionally scaled buildings 
constructed in local materials creating a sense of place.  The conservation area is experienced as a small 
rural settlement within the open countryside.  Due to the number of farms shown on the historic maps, it 

?X 

                                                           
6 The full Assessment reports as completed by Horsham District Council (HDC) Conservation Team and attached as Appendix A should be read alongside this SA table.  
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would be reasonable to suggest that there would have been a strong functional link between the 
conservation area and the surrounding agricultural land. 
 
It is suggested that the harm to these heritage assets could be considered to be less than substantial and 
therefore as set out in para 196 of the NPPF this harm should be weighed against the public benefits of the 
proposal including, where appropriate, securing its optimum viable use. 
 
Archaeological Notification Area DWS8548 - The Historic Market Village of Cowfold is in close proximity to 
the site.  Whilst the central area of this ANA is located around the church, a small part of it is located on 
the eastern side of the A281 to the north of the village centre.  It is located approximately 33metres 
(0.03km) from the most easterly section of the proposed development are that is adjacent to the A281 (at 
the nearest point).  
 
Due to the proximity of the eastern part of the site to parts of the ANA DWS8548 and several listed 
buildings, the policy should make reference to possible impacts on these heritage assets.  In particular, 
junction arrangements, housing layout and design should ensure these assets are protected.  Whilst there 
may be an impact on the some of the below-ground non-designated heritage assets associated with the 
medieval village of Cowfold – the significance of these are at a level that will not prevent the site being 
allocated for development.  Further mitigation measures are provided in the Assessment reports 
completed by the Conservation Team.  
 
The result is that the final score for the site is a possible/slight negative impact on sustainability objective 3 
but that amendments to the Policy and supporting text within the CNP will ensure mitigation measures can 
adequately address the matter.    

CNP02 Thornden West 0 It is suggested that of the heritage assets identified, the following may be more sensitive to potential 
changes to their significance; 
• Cowfold Conservation Area 
 
The Cowfold Conservation Area was first designated in November 1976.  There appears to be little 
documentary evidence of the settlement of Cowfold prior to the thirteenth century. It is likely that before 
this the land was used as woodland pasture.  The conservation area centres on the church of St Peter with 
its thirteenth century chancel and nave, and fifteenth century tower.  The properties to the north and east 
of the church face inwards towards the church and the church yard.  The A281 forms an important route 
north/south and the A272 has become a key routeway east/west through the village when it was 
constructed in 1824/5.  The Cowfold Conservation Area is a small conservation area characterised by 
traditionally scaled buildings constructed in local materials creating a sense of place.  The conservation 

?X 
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area is experienced as a small rural settlement within the open countryside.  Due to the number of farms 
shown on the historic maps, it would be reasonable to suggest that there would have been a strong 
functional link between the conservation area and the surrounding agricultural land.   
 
It is suggested that the harm to this heritage asset could be considered to be less than substantial and 
therefore as set out in para 196 of the NPPF this harm should be weighed against the public benefits of the 
proposal including, where appropriate, securing its optimum viable use. 
 
The Cowfold Conservation Area is approximately 0.09 km to the south east of Thornden West. 
 
The site is 0.08km to the north west of a red ANA, and 0.1 km north from a red ANA. Therefore, there is 
potential for as yet unknown archaeological remains within the proposed development site and within 
1km of its boundary, relating to all periods. 
 
Due to the proximity of the southern part of the site to an ANA, it is recommended that the SA assessment 
score is amended to having a possible/slight negative impact on sustainability objective 3.  In addition, the 
Assessment provided by the Conservation Team suggests the Conservation Area is sensitive to potential 
changes/development.  

CNP04 Dragons Lane 0 None of the heritage assets identified are likely to be subject to potential change to their significance 
through development of Dragons Lane 
 
There is no requirement to amend the scoring of the site against the objective.  

0 

CNP05 Cowfold Lodge 0 It is suggested that of the heritage assets may be more sensitive to potential changes to their significance; 
• Bulls House 
 
Bulls House – Grade II listed building - the significance of the building relates to the historic fabric of the 
building.  The dwelling has a legible historic and functional relationship with the surrounding agricultural 
land which forms part of its setting. 
 
It is suggested that the harm to the heritage asset could be considered to be less than substantial and 
therefore as set out in para 196 of the NPPF this harm should be weighed against the public benefits of the 
proposal including, where appropriate, securing its optimum viable use. 
 
To the south of the site is a possible lime kiln.  To the south east of the site is a red Archaeological 
Notification Area (ANA) associated with Eastlands Medieval Historic Farmstead. The Cowfold Conservation 
Area is approximately 0.48 km to the north of Cowfold Lodge. 

?X 
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Due to the proximity of the site to the listed building and ANA, it is recommended the site is scored as 
having a possible negative or slight negative impact on the sustainability objective. 
 

CNP06 Eastlands Farm, 
West 

X It is suggested that of the heritage assets identified he following may be more sensitive to potential 
changes to their significance; 
• Eastlands Farm (Clerks) 
 
Eastlands Farm (Clerks) – Grade II listed building - the significance of the building relates to the historic 
fabric of the building, and its character as the remnants of a historic farmstead.  The dwelling has a legible 
historic and functional relationship with the surrounding agricultural land which forms part of its setting. 
 
It is suggested that the harm to the heritage asset could be considered to be less than substantial and 
therefore as set out in para 196 of the NPPF this harm should be weighed against the public benefits of the 
proposal including, where appropriate, securing its optimum viable use. 
 
The site at Eastlands Farm West adjoins the red ANA of Eastlands Medieval Historic Farmstead in its south 
eastern corner. The Cowfold Conservation Area is approximately 0.33 km to the north of Eastlands Lane. 
 
It is acknowledged that the site is located in close proximity of one listed building which is set on the 
opposite side of a rural lane.  The general location is one of a rural nature. It is agreed that it is likely the 
development will have some impact on the listed building.  It is also acknowledged that the site is in close 
proximity to the to the Eastlands ANA.  
 
Therefore, it is recommended that the original SA scoring for the site remain as it is.  

X 

CNP07 Eastlands Lane 0 It is suggested that of the heritage assets identified, the following may be more sensitive to potential 
changes to their significance; 
• Eastlands Farm (Clerks) 
 
Eastlands Farm (Clerks) – Grade II listed building - the significance of the building relates to the historic 
fabric of the building, and its character as the remnants of a historic farmstead.  The dwelling has a legible 
historic and functional relationship with the surrounding agricultural land which forms part of its setting. 
 
It is suggested that the harm to the heritage asset could be considered to be less than substantial and 
therefore as set out in para 196 of the NPPF this harm should be weighed against the public benefits of the 
proposal including, where appropriate, securing its optimum viable use. 
 

?X 
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The Cowfold Conservation Area is approximately 0.33 km to the north of Eastlands Lane. To the east of the 
site is a red Archaeological Notification Area (ANA) associated with Eastlands Medieval Historic Farmstead. 
 
Due to the proximity of the site to the listed building and ANA, it is recommended the site is scored as 
having a possible negative or slight negative impact on the sustainability objective. 

CNP08 Horse Wood ?X It is suggested that of the heritage assets identified, the following may be more sensitive to potential 
changes to their significance; 
• Cowfold Conservation Area 
• Allfreys  
 
Allfreys – Grade II listed building - the significance of the building relates to the historic fabric of the 
building.  It may be that the building did not have a functional relationship with the land to the west, but it 
would be suggested that overtime the perception of the heritage asset as a rural dwelling is understood by 
its setting within its countryside location. 
 
The Cowfold Conservation Area was first designated in November 1976.  There appears to be little 
documentary evidence of the settlement of Cowfold prior to the thirteenth century. It is likely that before 
this the land was used as woodland pasture.  The conservation area centres on the church of St Peter with 
its thirteenth century chancel and nave, and fifteenth century tower.  The properties to the north and east 
of the church face inwards towards the church and the church yard.  The A281 forms an important route 
north/south and the A272 has become a key routeway east/west through the village when it was 
constructed in 1824/5.  The Cowfold Conservation Area is a small conservation area characterised by 
traditionally scaled buildings constructed in local materials creating a sense of place.  The conservation 
area is experienced as a small rural settlement within the open countryside.  Due to the number of farms 
shown on the historic maps, it would be reasonable to suggest that there would have been a strong 
functional link between the conservation area and the surrounding agricultural land.   
 
It is suggested that the harm to the heritage assets could be considered to be less than substantial and 
therefore as set out in para 196 of the NPPF this harm should be weighed against the public benefits of the 
proposal including, where appropriate, securing its optimum viable use. 
 
The Cowfold Conservation Area is approximately 0.11 km to the west of Horse Wood.  
 
The site adjoins the red Archaeological Notification Area (ANA) to the east of Avery Farm Medieval to Post-
Medieval Historic Farmstead, whilst to the west is the red ANA of the historic market village of Cowfold.    
 

X 
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The Assessment completed by Horsham District Council (HDC) Conservation Team indicates that the 
Conservation Area and one listed building are sensitive to any development of the site. The Assessment 
also states that the site adjoins a ANA and is in close proximity to the ANA within the Conservation Area.  
For this reason, the site has been rescored as having a negative impact on the sustainability objective. 

CNP09 Eastlands Farm, 
East 

0 It is suggested that of the heritage assets identified the following may be more sensitive to potential 
changes to their significance; 
• Eastlands Farm (Clerks) 
 
Eastlands Farm (Clerks) – Grade II listed building - the significance of the building relates to the historic 
fabric of the building, and its character as the remnants of a historic farmstead.  The dwelling has a legible 
historic and functional relationship with the surrounding agricultural land which forms part of its setting. 
 
It is suggested that the harm to the heritage asset could be considered to be less than substantial and 
therefore as set out in para 196 of the NPPF this harm should be weighed against the public benefits of the 
proposal including, where appropriate, securing its optimum viable use. 
 
The Cowfold Conservation Area is approximately 0.4 km to the north west of Eastlands Farm East. The site 
at Eastlands Farm East is close to the red ANA Eastlands Medieval Historic Farmstead (0.06km). 
 
The Assessment completed by HDC Conservation Team indicates that one listed building are sensitive to 
any development of the site.  It is also in close proximity to a ANA. Therefore it is recommended that the 
site is scored as having a possible negative or slight negative impact on the sustainability objective. 

?X 
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3.7 The above table (Table 2 – site scores against objective 3) illustrates recommended 

amendments to the SA scoring for several of the sites when considered against sustainability 

objective 3.  Site CNP01 Brook Hill has been allocated within the CNP (Policy 11). The score 

for this site against the objective was originally neutral.  However, following the Assessment 

of the site as undertaken by the HDC Conservation Team, it is suggested the policy should 

make reference to possible impacts on the heritage assets.  In particular, junction 

arrangements, housing layout and design should ensure these assets are protected.  Whilst 

there may be an impact on the some of the below-ground non-designated heritage assets 

associated with the medieval village of Cowfold – the significance of these are at a local level 

and will not prevent the site being allocated for development.  Minor amendments to the 

Policy within the CNP will ensure mitigation measures can adequately address the matter.  It 

is also recommended that updates should be made to the supporting text to the Policy.  

3.8 The revised Policy 11 as amended (set out as point l – in bold) is as follows: 

 

Development proposals for up to 35 residential units on land at Brook Hill, as shown on the 
Policies Map, will be supported where: 
 
a. the housing density reflects the character and setting of the site and its surroundings; 
b. proposals provide safe and suitable access for vehicles, cyclists and pedestrians; 
c. proposals provide traffic calming, as necessary, at the junction of the access with the A281; 
d. proposals protect the landscape character of the ridgeline along the northern boundary of the 
site; 
e. proposals allow for the retention and enhancement of existing mature trees and hedgerows 
within the setting of the site and its surroundings. 
f. proposals provide a robust soft landscape buffer to protect the character of the area, 
particularly on the western and open northern boundary of the housing area; 
g. there is no unacceptable adverse impact on the Bakers Shaw LGS; 
h. the amenity of all existing residential properties bordering the site is protected; 
i. proposals provide public open space, as detailed on the Policies Map, that is to be transferred to 
the ownership of the Parish Council or other specially created trust; 
j. proposals allow for a high quality, illuminated, all weather, non-vehicular access to the existing 
PRoW to the west of the site; 
k. a mineral resource assessment is undertaken to ascertain whether economically viable mineral 
resources are present and whether extraction is practicable, as required by Policy M9 of the West 
Sussex Joint Minerals Local Plan;  
l. proposals for a new junction arrangement with the A281, the proposed housing scale, design, 
layout and setting of the development is to take into account the proximity of the site to 
existing listed buildings and conservation area and is informed by a programme of 
archaeological investigation conducted according to a brief agreed with the Council’s 
archaeological advisor, and; 
m. Provide a Transport assessment at the planning application stage. 
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APPENDIX A 

HDC Conservation Team 

Site Assessments 
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Cultural Heritage Desk Based Assessment - Land proposed for Housing in the 

Cowfold Neighbourhood Plan 

 

Executive Summary 

Development is proposed as part of the Cowfold Neighbourhood Plan Submission Plan 

Housing Allocation7 (Policy 11 – Brook Hill and Policy 12 – Potters) for up to 35 residential 

dwellings at Brook Hill and 35 dwellings at Potters. 

 

Introduction 

Two sites have been allocated within the Cowfold Neighbourhood Plan Submission Plan 

(CNPSP).  The sites proposed are Brook Hill and Potters. 

 

Brook Hill            

Brook Hill is considered within Policy 11 of the CNPSP.  It is suggested that the development 

would provide up to 35 residential units, a landscape buffer to the west, and a planted buffer 

to the north providing visual containment. Land to the north of this buffer is proposed as 

community land.  The site is located to the north of Cowfold, to the west of the A281. To the 

west of the site is Bakers Shaw an area of woodland and public footpath 1744. To the north 

are fields subdivided by hedging, whilst to the east, screened by trees is the A281.  The 

properties of But–n Ben, The Vicarage and The Old Vicarage immediately adjoin the site.  

To the south are the residential dwellings of Thornden. Policy 11 is set in Figure 1 below 

with the associated policy map.    

Figure 1 – Policy 11 of the Cowfold Neighbourhood Plan and the Proposals Map for Brook Hill.8                                             

                                                           
7 https://strategicplanning.horsham.gov.uk/consult.ti/Cowfold/consultationHome 
8 file:///C:/Users/nicola.mason/Downloads/CNP_Submission_Plan_Final_%20(4).pdf 

https://strategicplanning.horsham.gov.uk/consult.ti/Cowfold/consultationHome
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The site is 0.16km from the boundary of the Cowfold Conservation Area to the south, whilst 

to the east of the site on the opposite side of the A281 are the grade 2 listed buildings of The 

Red House, Barrington House, Brookhill Cottage and Brookhill.  Archaeological site 

ARCHEO3975 is situated 0.6km to the south of the development boundary. 

Potters 

The proposed housing allocation at Potters is contained within Policy 12 of the CNPSP.  

Proposals include residential development of up to 35 dwellings, a landscape buffer to the 

west, and a planted buffer to the south providing visual containment. Land to the south of 

this buffer is proposed as community land.  The site is located to the west of Cowfold, and 

adjoins the Cowfold Conservation Area to the east.  The A272 is situated to the north of the 

site.  Hedgerows form the boundaries of the site with planting separating the northern and 

southern sections of the site.  Within the southern part of the site is an area of woodland.  A 

public footpath runs along the eastern and southern boundary of the development site 

(COW/1759_1/3).  To the east of the site is St Peters School, with the site adjoining Little 

Potters, the properties within Potters Green (including Potters Cottage, 3 Potters Green 

which is a grade 2 listed building) and the allotment gardens.  The site is 0.3km to the south 

west of archaeological site ARCHEO3975.  The site is within a red ANA, an area associated 

with the Medieval Pottery Industry and adjoins to the east the red ANA that encompasses 

the historic market village of Cowfold.  Policy 12 is set in Figure 2 below with the associated 

policy map;                                                                                                     Figure 2 – Policy 12 of 

the Cowfold Neighbourhood Plan and the Proposals Map for Potters.9 

                                                           
9 file:///C:/Users/nicola.mason/Downloads/CNP_Submission_Plan_Final_%20(4).pdf 



22 
 

 

 

Study Area 

The study area for the historic environment assessment is defined as the proposed Cowfold 

Neighbourhood Plan Housing Sites identified as Brook Hill and Potters, and a 1km extension 

from the boundary of each of the proposed sites (Map 1 Brook Hill, Map 2 Potters).  The 

study seeks to establish and identify both designated and undesignated heritage assets, and 

identify where their significance may be altered by the proposed development.   
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Map 1: Proposed site at Brook Hill with 1km buffer identifying heritage assets. 
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Map 2: Proposed site at Potters with 1km buffer identifying heritage assets. 
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Methodology 

The methodology for establishing an outline historic environment assessment is provided 

below, together with the methodology for assessing the significance of effects. 

To establish a baseline, appropriate and proportionate assessments will be carried out. 

These include: 

 a review of desk-based data within the study area, using sources detailed in Table 4, 

as well as relevant readily available regional and local contextual studies, desk and 

field studies, and historic mapping; 

Statutory Duty 

Ancient Monuments and Archaeological Areas Act 1979 

The Ancient Monuments and Archaeological Areas Act 1979 (as amended) sets out the 

legislative framework for the designation of and protection of scheduled monuments. 

The Planning (Listed Buildings and Conservation Area) Act 1990 

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 imposes a 

“General duty as respects listed buildings in the exercise of planning functions.” 

Subsection (1) provides: 

“In considering whether to grant planning permission for development which affects a 

listed building or its setting, the local planning authority or, as the case may be, the 

Secretary of State shall have special regard to the desirability of preserving the building 

or its setting or any features of special architectural or historic interest which it 

possesses.” 

Planning Policy 

National Planning Policy Guidance 2019 (NPPF) 

Chapter 16 of the NPPF sets out the Government’s policy regarding conserving and 

enhancing the historic environment. Paragraph 192 indicates with regard to determining 

planning applications, local planning authorities should take account of the desirability of 

sustaining and enhancing the significance of heritage assets, and putting them into viable 

uses consistent with their conservation, the positive contribution that conservation of 

heritage assets can make to sustainable communities including their economic vitality as 
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well as the desirability of new development making a positive contribution to local character 

and distinctiveness. 

When considering the impact of a proposed development on the significance of a designated 

heritage asset, the NPPF considers that great weight should be given to the asset’s 

conservation (and the more important the asset, the greater the weight should be).  

When considering potential harm to heritage assets the NPPF sets out a terminology of 

substantial harm, total loss or less than substantial harm to its significance. Paragraph 194 

states that any harm to, or loss of, the significance of a designated heritage asset (from its 

alteration or destruction, or from development within its setting), should require clear and 

convincing justification. Set out below is the guidance within the NPPF relating to the 

balance to taken between the significance of an asset, the level of harm and potential public 

benefits; 

“Substantial harm to or loss of: a) grade II listed buildings, or grade II registered parks or 

gardens, should be exceptional; b) assets of the highest significance, notably scheduled 

monuments, protected wreck sites, registered battlefields, grade I and II* listed buildings, 

grade I and II* registered parks and gardens, and World Heritage Sites, should be wholly 

exceptional. 

195. Where a proposed development will lead to substantial harm to (or total loss of 

significance of) a designated heritage asset, local planning authorities should refuse 

consent, unless it can be demonstrated that the substantial harm or total loss is necessary to 

achieve substantial public benefits that outweigh that harm or loss, or all of the following 

apply: a) the nature of the heritage asset prevents all reasonable uses of the site; and b) no 

viable use of the heritage asset itself can be found in the medium term through appropriate 

marketing that will enable its conservation; and c) conservation by grant-funding or some 

form of not for profit, charitable or public ownership is demonstrably not possible; and d) the 

harm or loss is outweighed by the benefit of bringing the site back into use.  

196. Where a development proposal will lead to less than substantial harm to the 

significance of a designated heritage asset, this harm should be weighed against the public 

benefits of the proposal including, where appropriate, securing its optimum viable use.  

197. The effect of an application on the significance of a non-designated heritage asset 

should be taken into account in determining the application. In weighing applications that 

directly or indirectly affect non-designated heritage assets, a balanced judgement will be 

required having regard to the scale of any harm or loss and the significance of the heritage 

asset. 



27 
 

The NPPF is supported by the PPG (July 2019). In relation to the historic environment, 

paragraph 002 (002 Reference ID: 18a-002-20190723) states that: 

“Where changes are proposed, the National Planning Policy Framework sets out a clear 

framework for both plan-making and decision-making in respect of applications for planning 

permission and listed building consent to ensure that heritage assets are conserved, and 

where appropriate enhanced, in a manner that is consistent with their significance and 

thereby achieving sustainable development. Heritage assets are either designated heritage 

assets or non-designated heritage assets.” 

Horsham District Planning Framework 2015 

Policy 34 of the current Horsham District Planning Framework relates to Cultural and 

Heritage Assets.  The policy notes that the Council recognises that heritage assets are an 

irreplaceable resource, and as such positive management of heritage assets will be required 

to sustain and enhance the historic environment. 

Guidance 

The Good Practice Advice In Planning Note Managing Significance in Decision-Taking in the 

Historic Environment (Historic England 2015). 

The purpose of this document is to provide information to assist local authorities, planning 

and other consultants, owners, applicants and other interested parties in implementing 

historic environment policy in the NPPF and NPPG. It outlines a 6-stage process to the 

assembly and analysis of relevant information relating to heritage assets potentially affected 

by a proposed development. 

• Understand the significance of the affected assets; 

• Understand the impact of the proposal on that significance; 

• Avoid, minimise and mitigate impact in a way that meets the objectives of the NPPF; 

• Look for opportunities to better reveal or enhance significance 

• Justify any harmful impacts in terms of the sustainable development objective of 

conserving significance and the need for change; 

• Offset negative impacts on aspects of significance by enhancing others through recording, 

disseminating and archiving archaeological and historical interest of the important elements 

of the heritage assets affected. 
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The Good Practice Advice In Planning Note 3 The Setting of Heritage Assets (Historic 

England 2017) 

Historic England’s Historic Environment Good Practice Advice in Planning Note 3 provides 

guidance on the management of change within the setting of heritage assets. 

The document restates the definition of setting as outlined in Annex 2 of the NPPF. Setting is 

also described as being a separate term to curtilage, character and context; while it is largely 

a visual term, setting, and thus the way in which an asset is experienced, can also be 

affected by noise, vibration, odour and other factors. The document makes it clear that 

setting is not a heritage asset, nor is it a heritage designation, though land within a setting 

may itself be designated. Its importance lies in what the setting contributes to the 

significance of a heritage asset. 

The Good Practice Advice Note sets out a five-staged process for assessing the implications 

of proposed developments on setting: 

1. Identification of heritage assets which are likely to be affected by proposals; 

2. Assessment of whether and what contribution the setting makes to the significance of a 

heritage asset; 

3. Assessing the effects of proposed development on the significance of a heritage asset; 

4. Maximising enhancement and reduction of harm on the setting of heritage assets; and 

5. Making and documenting the decision and monitoring outcomes. 

Assessment of effects and determining significance 

National Planning Policy Guidance 2019 (NPPF) requires change to the significance of 

heritage assets to be considered in developing an understanding of the potential effects of 

the development. 

The NPPF10 defines heritage assets as being; “A building, monument, site, place, area or 

landscape identified as having a degree of significance meriting consideration in planning 

decisions, because of its heritage interest. It includes designated heritage assets and assets 

identified by the local planning authority (including local listing).” 

Designated heritage assets 

                                                           
10 https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf accessed 18.08.2020 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf


29 
 

The glossary of the NPPF refers to a designated heritage asset as being a World Heritage 

Site, Scheduled Monument, Listed Building, Protected Wreck Site, Registered Park and 

Garden, Registered Battlefield or Conservation Area designated under the relevant 

legislation. 

Non designated heritage assets 

Non-designated heritage assets are buildings, monuments, sites, places, areas or 

landscapes identified by plan-making bodies as having a degree of heritage significance 

meriting consideration in planning decisions but which do not meet the criteria for designated 

heritage assets11. 

Significance 

The significance of a heritage asset is a product of its evidential, historical, aesthetic or 

communal value which it holds to this and future generations because of its heritage interest.    

The National Planning Policy Framework states that in the planning context heritage interest 

may be archaeological, architectural, artistic or historic. These interests are discussed in 

more detail in Conservation Principles and GPA2 (Historic England 2015). 

Setting 

Significance does not relate purely to the physical presence of the asset but also from its 

setting.  The glossary of the NPPF defines the setting of a heritage asset as ‘the 

surroundings in which a heritage asset is experienced’.  Where that experience is capable of 

being affected by a proposed development then the proposed development can be said to 

affect the setting of that asset.  Setting is not fixed and may change as the asset and its 

surroundings evolve. The Assessment Checklist within the GPA Note 3 (The Setting of 

Heritage Assets) outlines that although the extent and importance of setting is often 

expressed in visual terms, it can also be influenced by other factors such as noise, dust and 

vibration. Historic relationships between places can also be an important factor stressing ties 

between places that may have limited or no intervisibility with each other. An asset’s 

intangible associations with its surroundings, and patterns of use can contribute or enhance 

the significance of one or more of the heritage assets. 

Paragraph 18a-013 of the PPG on the Historic Environment 

(https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#decision-

making-historic-environment) concludes: 

                                                           
11 https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#non-designated accessed 18.08.2020 

https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#decision-making-historic-environment
https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#decision-making-historic-environment
https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#non-designated
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“The contribution that setting makes to the significance of the heritage asset does not 

depend on there being public rights or an ability to access or experience that setting. This 

will vary over time and according to circumstance. When assessing any application for 

development which may affect the setting of a heritage asset, local planning authorities may 

need to consider the implications of cumulative change. They may also need to consider the 

fact that developments which materially detract from the asset’s significance may also 

damage its economic viability now, or in the future, thereby threatening its on-going 

conservation.” 

Assessment 

For the purposes of assessing the significance of effects, heritage significance is assigned to 

one of four classes, with reference to the heritage interests described above and relying on 

professional judgement as informed by policy and guidance. 

The hierarchy given in Table 1 reflects the distinction between designated and non-

designated heritage assets. It distinguishes between designated assets of the highest 

heritage significance (i.e. scheduled monuments, protected wreck sites, battlefields, grade I 

and II* listed buildings, grade I and II* registered parks and gardens, and World Heritage 

Sites) and other designated heritage assets.   

Table 1: Establishing the sensitivity of receptors    

Sensitivity Criteria Receptor type 

 

High + 3 Assets of national importance, which have significance for an 

outstanding level of archaeological, architectural, artistic or 

historic interest. It is possible that low-moderate impacts upon 

these assets or their settings could lead to significant effects. 

Designated heritage assets. 

 

Medium + 2 The sensitivity of these assets will largely be dependent upon 

their current setting and their character. 

Asset has significance for a high level of archaeological, 

architectural, artistic or historic interest. 

Non-designated sites and monuments 

of regional importance. 

 

Low + 1 Assets of local interest, which have significance for elements of 

archaeological, architectural, artistic or historic interest. 

Although these assets must be considered, and mitigation may 

be required, it is considered that significant effects would only 

exist if the assets were to be predominantly or totally destroyed 

as a result of the Proposed Schemes. 

Non-designated assets of 

local importance 

 

Negligible - 0 Due to its nature of form / condition /survival, cannot be 

considered as an asset in its own right 

Non-extant HER record 

 

  

The magnitude of change (or impact) is based on the extent to which the significance of an 

asset is affected, which can be influenced by a number of factors: 
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 the permanence of the impact (temporary, permanent or reversible); 

 physical changes caused by the impact (both positive and negative); and 

 the extent of the heritage asset or its setting that would be affected (for example, the 

whole or a very small part) and the contribution of that part to significance. 

Impacts on heritage assets, are assigned to one of four classes of magnitude, defined in 

Table 2. Impacts can be adverse or beneficial. It is recognised that a positive contribution to 

the historic environment can be achieved through development. 

Table 2: Establishing the magnitude of change 

Sensitivity Criteria (Adverse) +  Criteria (Beneficial) - 

 

High  3 Loss of significance resulting from irreversible total or 

substantial demolition or disturbance of a heritage 

asset or from the disassociation of an asset from its 

setting. 

 

Sympathetic restoration of an at-risk or 

otherwise degraded heritage asset and/or its 

setting. Bringing an at-risk heritage asset into 

sustainable use, with robust long-term 

management secured. 

 

Medium 2 Loss of significance arising from partial disturbance or 

inappropriate alteration of asset which will adversely 

affect its importance. Change to the key characteristics 

of an asset’s setting, which gives rise to lasting harm 

to the significance of the asset, but which still allows its 

archaeological, architectural or historic interest to be 

appreciated. 

 

Appropriate stabilisation and/or enhancement of 

a heritage asset and, or its setting that better 

reveal the significance of the asset or contribute 

to a long-term sustainable use or management 

regime. 

 

Low  1 Minor loss to, or alteration of, an asset which leaves its 

current significance largely intact. Minor and, or short-

term changes to setting which do not affect the key 

characteristics and in which the historical context 

remains substantially intact. 

 

Minor enhancements to a heritage asset and, or 

its setting that better reveal its significance or 

contribute to sustainable use and management. 

 

Negligible 0 Minor alteration of an asset which does not affect its 

significance in any discernible way. Minor and, or short 

term or reversible change to setting which does not 

affect the significance of the asset. 

 

Minor alteration of an asset which does not 

affect its significance in any discernible way. 

Minor and, or short term or reversible change to 

setting which does not affect the significance of 

the asset. 

 

The matrix in Table 3 has been prepared to guide the assessment of whether effects on the 

historic environment are to be considered significant or not. The classification of the effect is 

judged on the relationship of the magnitude of impact to the assessed heritage significance 

of the resource. As a general rule, major and moderate effects are considered to be 

significant and minor and negligible effects are considered to be not significant. However, 

professional judgement is applied, where appropriate, to determine significance of effect. 
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Table 3: Significance assessment matrix 

Receptor 

heritage 

significance 

 

Magnitude of 

Change 

 

   

 High  3 Medium  2 Low  1 Negligible  0 

 

High  3 Significant  6 Significant  5 Potentially 

Significant 4 

 

Not Significant - 0 

 

Medium  2  Significant  5 Potentially 

Significant  4 

 

Not Significant  3 Not Significant  2 

 

Low  1  Potentially 

Significant  4 

 

Not Significant  3 Not Significant  2 Not Significant  1 

Negligible 0 Not Significant  3 Not Significant  2 Not Significant 1 Not Significant  0 

 

 

All assessments will set out the significance of the relevant heritage asset(s), and where 

appropriate the contribution of their settings to significance, providing a description of the 

anticipated change and setting out the magnitude of change in line with the definitions set 

out Table 3. Historic England’s Good Practice Advice Note 3 (Second Edition) on The 

Setting of Heritage Assets sets out a staged process to assess setting, and its contribution to 

the significance of a heritage asset. Setting is not itself a heritage asset, nor a heritage 

designation, although land comprising a setting may itself be designated. Its importance lies 

in what it contributes to the significance of the heritage asset or to the ability to appreciate 

that significance. The effects of change in the setting of a heritage asset depends on the 

contribution of that setting to the significance of the asset, and assessments must be, by 

their nature, specific to the individual assets being considered. 

Following an assessment of the significance of effect, the harm to heritage assets will be 

identified as ‘substantial harm’ or ‘less than substantial harm’ in the terms of the NPPF. 

Baseline conditions 

Data sources 

The principal data sources used to inform the assessment are listed in Table 4. 
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Table 4: Key sources of historic environment data 

Source Date Summary Coverage of 

study 

area 

 

National 

Heritage List 

for England 

(NHLE) 

maintained 

by Historic 

England 

 

 National Heritage List for England (NHLE), for 

information on designated heritage assets (scheduled 

monuments, listed buildings, registered parks and 

gardens, registered battlefields and world heritage sites) 

available online: 

https://historicengland.org.uk/listing/thelist/). 

Full coverage of 

the 

study area 

 

West Sussex 

Historic 

Environment 

Record (HER) 

 

 GIS-based records of a wide range of buildings, 

monuments, find spots, places, and landscapes of 

archaeological, architectural, artistic or historic interest. 

 

Full coverage of 

the study area 

 

 

The study area will be determined with reference to the; 

 landscape context,  

 type of heritage asset and; 

 nature of development.  

 

The study area will be informed through; 

 baseline study,  

 local knowledge. 

 

Topography and Geology 

Both sites are currently greenfield, and comprise primarily pasture interspersed with 

hedgerows and within Potters a small area of woodland.   

The solid geology of the site as shown by the British Geological Survey is Weald Clay 

Formation with mudstone, in the northern section of Brook Hill, and southern part of Potters.  

In the southern area of Brook Hill and northern part of Potters are Horsham Stone Member 

Sandstone. 
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Overview  

Archaeology 

The HER does not provide evidence of Roman occupation within the wider study area of 

either site, and the village of Cowfold is not mentioned in the Domesday Survey. It would 

appear from an overview of the HER that Cowfold evolved from medieval farmsteads and 

outfarms, with some evidence of brickmaking (possibly within the Potters site) and stone 

quarrying.  The historic core of the village grew up around the Parish Church with the 

properties of St Margaret’s facing into the church yard rather than onto the road.  It is likely 

that the roads through the settlement encouraged trade and would have been used as 

routes for farmers taking their products to market.  The available evidence indicates that 

there is potential for as yet unknown archaeological remains within the proposed 

development sites and within 1km of its boundary, relating to all periods.  

 

Brook Hill 

The development site at Brook Hill as summarised in Table 5 has no known heritage assets 

within its boundaries.  However, within the wider study area there are 31 listed buildings, the 

Cowfold Conservation Area, 1 archaeological site and 6 ANA’s as shown in Table 6. 

Table 5: Overview of Heritage assets within site boundary and wider study area. 

Constraint Number within the 

development site 

boundary 

Number within wider study area (1 

km of development site boundary) 

Scheduled Monuments 0 0 

Listed Buildings 0 31 (28 Grade 2 listed buildings, 2 Grade 

2* listed buildings - Brook Place, Capons 

Farmhouse and 1 Grade 1 listed building 

St Peters Church) 

Conservation Areas 0 1 – Cowfold Conservation Area 

Registered Battlefields 0 0 

Registered Park and 

Gardens 

0 0 

Wreck sites 0 0 
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Archaeological Sites 0 1 (land 0.05km to the south of 

development site, occupied by 20, 22, 

24, 28, 30, 32, 34 and 36 Thornden) 

Archaeological 

Notification Areas 

0 6 (Red) 

 

Table 6: Archaeological Notification Areas within the wider study area of Brook Hill. 

 

Potters 

The development site at Potters as summarised in Table 7 is within an ANA.  There are no 

listed buildings, or archaeological sites within its boundaries.  However, within the wider 

study area there are 31 listed buildings, the Cowfold Conservation Area, 1 archaeological 

site and 6 ANA’s as shown in Table 8. 

Table 7: Overview of Heritage assets within site boundary and wider study area. 

Constraint Number within the 

development site 

boundary 

Number within wider study area (1 

km of development site boundary) 

Scheduled Monuments 0 0 

Listed Buildings 0 31 ( 28 Grade 2 listed buildings, 2 

Grade 2* listed buildings - Brook 

Place, Capons Farmhouse and 1 

Grade 1 listed building St Peters 

Church) 

Conservation Areas 0 1 – Cowfold Conservation Area 

Registered Battlefields 0 0 

Registered Park and 

Gardens 

0 0 

Wreck sites 0 0 

Area Description Category 
1  Area associated with Medieval Pottery Industry Red (Horsham 031) 

2 The Historic Market Village of Cowfold Red (Horsham 032) 

3 Cotlands Medieval to Post-Medieval Historic Farmstead, Cowfold Red (Horsham 141) 

4 Eastlands Medieval Historic Farmstead, Cowfold Red (Horsham 142) 

5 Avery Farm Medieval to Post-Medieval Historic Farmstead, Cowfold Red (Horsham 140) 

6 Picts Farm Medieval Farmstead Red (Horsham 147) 
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Archaeological Sites 0 1 (land 0.03km to the east of 

development site, occupied by 20, 22, 

24, 28, 30, 32, 34 and 36 Thornden) 

Archaeological 

Notification Areas 

1 (Red) 5 (Red) 

 

Potters lies within a red ANA associated with the medieval pottery industry. The study area 

as a whole for both Potters and Brook Hill contains red Archaeological Notification Areas 

(ANA) containing medieval and post medieval farmsteads (Table 6 and 8).  Both study 

areas also both fall within the red ANA of the historic market village of Cowfold. 

 

Table 8: ANA’s within study area for Potters. 

 

An area categorised as being a red ANA is a very sensitive area for Archaeology, where new 

building(s), ground excavation or landscaping may have major adverse impact on nationally 

important and other significant archaeological sites.  

The available evidence indicates that there is potential for as yet unknown archaeological 

remains within the site area and within 1km of its boundary, relating to all periods.  

As part of any proposed development; 

 A detailed baseline should further refine the archaeological potential of both sites. 

 The Potters site is within a red ANA and adjoins a red ANA and therefore is a 

sensitive area for archaeology.  Further detailed consideration and surveys would 

therefore be required to inform the location and density of development. 

 For both sites the results of archaeological field assessment should be used to inform 

the design of the proposed development.   

 The scheme should seek to remove/reduce the harm to archaeological remains 

through careful placement of buildings, services and sub-surface intrusions, and 

Area Description Category 
1 (within development site, 
extending into wider study area) 

Area associated with Medieval Pottery Industry Red (Horsham 
031) 

2 The Historic Market Village of Cowfold Red (Horsham 
032) 

3 Cotlands Medieval to Post-Medieval Historic Farmstead, Cowfold Red (Horsham 
141) 

4 Eastlands Medieval Historic Farmstead, Cowfold Red (Horsham 
142) 

5 Avery Farm Medieval to Post-Medieval Historic Farmstead, Cowfold Red (Horsham 
140) 
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should consider the unplanned effects of development such as increased 

landscaping or pressure of increased footfall.  

 If archaeological remains are identified as part of a detailed survey all remains should 

be preserved in situ but, where this is not possible the highest priority should be 

given to preserving those of national interest. This follows the requirement of the 

NPPF that should remains of national importance be revealed, then their 

conservation should be given a similarly ‘great weight’ in decision making as a 

designated heritage asset. 

Designated Heritage Assets 

 

Introduction 

This section will consider the potential effects of development within the study site on the 

significance of designated heritage assets, including through effects to their settings. This 

will include heritage assets within the proposed development site, and those in the wider 

study area. 

 

Heritage assets and potential impacts will be assessed using best practice, including Historic 

England’s Good Practice Advice Note 3, The Setting of Heritage Assets. The heritage assets 

which require assessment have been selected with reference to the National Heritage List 

for England (NHLE) database held by Historic England. 

 

A radius of 1 km from the boundary of the proposed development sites was used to identify 

those heritage assets which should be assessed for possible changes to their significance 

due to the development. Consideration was also given to whether there were any additional 

highly graded heritage assets whose wider sensitivity outside of the 1km zones should be 

included in the assessment.  However, no such heritage assets were identified, although it is 

noted that there are important views to St Hugh’s Charterhouse from the wider area. 

 

Within the proposed development sites there were no listed buildings, conservation areas, 

registered battlefields, registered parks and gardens or wreck sites.  However, within the 

wider study areas there were 28 grade 2 listed buildings, 2 grade 2* listed buildings (Brook 

Place and Capons Farm) and 1 grade 1 listed building (St Peters Church).  The Cowfold 

Conservation Area, adjoins Potters and is approximately 0.16 km to the south of Brook Hill.  

 

The Cowfold Conservation Area is located to the centre of Cowfold and is bisected 

north/south by the A281.  The group of buildings that constitute the conservation area are 
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gathered around the junction formed by the A272, which enables east/west movement 

through the village.  The Conservation Area is small in size with a high percentage of listed 

buildings, with the majority of the Conservation Area also being within an archaeological 

notification area (ANA).   

 

Historic Maps 

 

The 1874/5 OS Survey published in 1879 (Map 3) shows the village of Cowfold with 

properties located on the eastern side of the A281, and the church, graveyard and school on 

the southern side of the A272.  The development site of Potters is occupied by Potters Farm.  

The Brook Hill site appears to be agricultural land, with field boundaries reflecting those on 

site today.  

 

Map 3: 1874/5 OS Survey published in 1879.  Red circle area of Brook Hill, blue circle area of Potters. Source: 

Reproduced with the permission of the National Library of Scotland. 

 

 

The OS published in 1899 (Map 4) indicates a clay pit and brick field on land at Potters. 

Bakers Shaw is identified at Brook Hill. 
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Map 4: Revised 1896 OS Survey published in 1899.  Red circle area of Brook Hill, blue circle area of Potters. Source: 

Reproduced with the permission of the National Library of Scotland. 

 

 

The revised OS of 1909 published in 1912 (Map 5) indicates an extension of the clay pit to 

form a brick field at Potters, and the location of the Vicarage on land to the south of Brook 

Hill. 

 

Map 5: Revised 1909 OS Survey published in 1912.  Red circle area of Brook Hill, blue circle area of Potters. Source: 

Reproduced with the permission of the National Library of Scotland. 
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Heritage Assets and Potential Impacts 

 

Brook Hill 

 

Table 9 sets out the assessment of the impact of the proposal on each listed building, and 

the Cowfold Conservation Area within the study area of Brook Hill (Map 1).  The assessment 

of each building has been undertaken prior to consideration of possible mitigation measures.  

The table seeks to highlight buildings which are most vulnerable to change.  It may be 

therefore that mitigation measures could be undertaken that would consequently result in a 

lesser magnitude of change. 

 

Table 9: Listed Buildings and Conservation Areas identified as being sensitive to change. 

Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

1 Cowfold 

Conservation 

Area 

Conservation 

Area 

  High + 3 Low +1 Potentially 

significant + 

4 

2 West 

Cotlands 

Grade 2 listed 

building 

1074957 Early C19 single storey weather-boarded cottage. Half-hipped clay 

tile roof; external chimney breast with tall stack at N.E end. Front 

elevation of two windows and centre doorway; central ledged door 

and flanking sash windows each four panes wide. Weather-boarded 

S.W gable with small sash window to attic. Rear elevation weather-

boarded to cill level of right hand sash window of four panel width; 

rear elevation rendered above cill level. N.E gable with small sash 

window to attic and with weather-boarding in gable above later brick 

outshut extending S.E as far as external chimney breast (see 

above). The building is shown on 1840 0.S map. See p.46, J 

Prizeman, Your house: the outside view, 1975 and 1982. 

High + 3 Negligible 0 Not 

Significant + 

3 

3 Cotlands Grade 2 listed 

building 

1193092  Early C19. Two storeys. Two windows. Painted brick. Tiled roof. 

Two bays on both floors which retain their original and unusual 

glazing bars of almost Chinese Chippendale pattern. 

High + 3 Negligible 0 Not 

Significant + 

3 

4 Brook Place Grade 2* 

listed building 

1027087 Formerly one house, now sub-divided. Fine C16 building of E-

shaped plan. Two storeys and attic. Four windows. Timber-framed 

building with plaster infilling on a red brick base. Some of the 

ground floor has been rebuilt in brick. The section between the 

south and centre projections is ashlar. Three gables with barge-

boards and pendants, the centre one oversailing on a bresummer. 

Horsham slab roof. Casement windows. Those in the attic windows 

in the gables have their original wooden mullions. The south side is 

faced with sandstone and has a brick chimney stack with crow-

stepped gable. The east front is of sandstone and tile-hanging with 

3 gables. 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

5 Brookhill 

Cottage 

Grade 2 listed 

building 

1391329 GV II Former estate lodge, now a private house. Early to mid C19. 

Tudor Gothic style. MATERIALS: West Hoathly sandstone rubble 

with ashlar dressings, bedded in lime mortar. Slate roof; brick 

chimneystacks. PLAN: T-shaped in plan. One storey and attics: two 

windows to front and one to sides. Each floor has one room to 

either side of the central stairs, and a room to the rear of the stair. 

EXTERIOR: Front elevation has a central gabled porch with a four-

centred arch and elaborate fretted wooden bargeboards; plank front 

door. Gabled dormers with similar bargeboards. Gables of side 

elevations also have fretted bargeboards. Rear elevation has 

central gable with casement window, lean-to external lavatory to 

right and later brick lean-to to left. A modern full-width single-storey 

conservatory was added to the rear elevation in 2004. Original 

metal-framed casement windows with rectangular lights. Gabled 

roof with a central pair of brick chimneystacks on stepped bases. 

INTERIOR: Simple cottage interior with a central straight flight of 

stairs. It retains most of its original plank doors and cupboards. 

SUMMARY OF IMPORTANCE: Of special interest as a little-altered 

estate lodge on the picturesque mode. It has important group value 

with Brookhill House (qv). 

High + 3 Low + 1 Potentially 
significant  4 

6 Brookhill 

House 

Grade 2 listed 

building 

1286328 Tudor Gothic house of about 1830. Two storeys. The main portion 

has 6 windows. Ashlar. Modillion eaves cornice. Slate roof. Gable 

end flanked by finials with another at apex. Sash windows with 

dripstones over and glazing bars intact. Projecting portion of 3 

windows at north end with gable over having similar finials. To north 

is a service wing of 3 windows and lower elevation. 

High + 3 Low + 1 Potentially 
significant  4 

7 Barrington 

House 

Grade 2 listed 

building 

1354157 L-shaped C18 house. Two storeys. Two windows. Red brick. 

Dentilled eaves cornice. Half-hipped slate roof. Glazing bars intact. 

Doorway with flat hood on brackets, rectangular fanlight and door of 

6 fielded panels. South wall faced with tarred weather-boarding. 

High + 3 Low + 1 Potentially 
significant  4 

8 The Red 

House 

Grade 2 listed 

building 

1027086 L-shaped early C19 house. Two storeys. Three windows. Red brick 

and grey headers alternately. Eaves cornice. Slate roof. Glazing 

bars intact. Modern brick porch containing doorway with rectangular 

fanlight. 

High + 3 Negligible 0 Not 

Significant + 

3 

9 Furzefield Grade 2 listed 

building  

1193065 C18. Two storeys. Five windows. Painted brick. Parapet. Tiled roof. 

Glazing bars intact. Doorway with low rectangular fanlight. At the 

south end an extra storey with gable has been added in the C19. 

Buttress at north end. 

High +3 Negligible 0 Not 

Significant + 

3 

10 Trelawny 

House 

Grade 2 listed 

building 

1354156 Incorrectly marked on OS map as Jersey House. C18, added to and 

altered. Stucco scored as ashlar, right bay with rendered ground 

floor and weatherboard above. Plain tile roof. 2 storeys, 2 + 1 bays. 

Original 2 bays have central door of 6 flush panels (top 2 glazed) in 

architrave having pilasters with plain capitals, frieze and cornice; 

masked by C20 trellised lean-to porch (not of special interest). 16-

pane sashes in flush wood architraves, those to ground floor 

unhorned, those to 1st floor without glazing bars to lower sashes. 

End stacks, forward of ridge, of red brick with blue headers at 

angles. Added right-hand bay has horned 16-pane sash to ground 

floor; C20 tripartite window above. 

High + 3 Negligible 0 Not 

Significant + 

3 

11 White Lined 

House 

Grade 2 listed 

building 

1027079 C18. Two storeys. Two windows and one blocked window-space. 

Red brick. Dentilled eaves cornice. Half-hipped tiled roof. Glazing 

bars intact. Doorway with flat hood on brackets. 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

12 Viscount 

House 

Grade 2 listed 

building 

1027080 Late C18. Two storeys. Three windows. Painted brick. Eaves 

cornice. Tiled roof. Three-light bay window on ground floor on either 

side of doorway with later tiled canopies. Venetian shutters to first 

floor windows. Glazing bars removed from lower halves of windows. 

Doorway with fluted pilasters, projecting cornice and door of 6 

fielded panels. 

High + 3 Negligible 0 Not 

Significant + 

3 

13 Allfreys Grade 2 listed 

building 

1354152 Early C19 front to a probably older building. Two storeys and attic. 

Five windows. Stuccoed. Tudor Gothic house. Two gables with 

pendants and ball finials at angles and apex. Castellated parapet 

between. Horsham slab roof. Two bays of 3 windows each on both 

floors, the windows barring pointed heads. Pierced parapets over 

with quatrefoils in the parapet. Glazing bars intact. Central porch 

with 5 pointed arches and figure of a lion over. The window above 

the porch has a dripstone over. Chimney breast on east wall. 

High + 3 Negligible 0 Not 

Significant + 

3 

14 Eastlands 

Farm 

Grade 2 listed 

building 

1381153 House later converted into a barn. Circa 1374 four bay open hall 

house with two bay hall, converted into a barn c1585, extended by 

one bay to the west in later C17 and with C18 leanto added to east. 

Timberframed, clad in weatherboarding but south east side now 

covered in corrugated iron. Steeply pitched roof with gablet 

(formerly smoke hole) to east and half-hip to west. Central cart 

entrance with double doors. Top of wall plate above north cart doors 

retains triangular mullion holes to original hall window. Frame visible 

to north with midrail and arched braces. C18 leanto to east also 

timberframed, covered in corrugated iron with C20 brick east wall. 

INTERIOR: Jowled upright posts, midrail and most curved tension 

braces survive. Eastern bay has triangular mullioned window 

surviving to north and holes to south. East end has passing braces 

and ground floor triangular mullion holes. Further mullion holes in 

western bay of hall house. Roof has three crownposts of square 

section, the central one to open hall having four headbraces to 

collar beam, the others having two head braces to collar beam and 

easternmost crownpost retains one of original pair of downbraces. 

Original rafters to three easternmost bay with two rafters remaining 

to westernmost bay. Many are soot-stained. C17 western bay has 

angled queen struts and through purlins. Open truss to former open 

hall has arch braces rising to the tie, a moulded fillet between the 

braces on the underside of the tie and a moulded 'pilaster' down the 

front. Original floors to end bays of hall house no longer present. 

East end has 6 C19 grain bins inserted with reused late C18 6-

panelled doors. West end has C20 floor inserted. 

High + 3 Negligible 0 Not 

Significant + 

3 

15 Bulls House Grade 2 listed 

building  

1027083 House, later subdivided but now again in one ownership. The 

eastern part is of date circa 1600, divided into two cottages in the 

C18. The western part was built in the 1960s and is not of special 

interest. MATERIALS: The eastern part is timber framed with red 

brick infilling but the south end is of brick and the north end 

elevation is rendered with tile-hanging above. Tile roof, half-hipped 

to the south and gabled to the north with an end brick chimneystack 

to the north and catslide roof to the rear. Two storeys: six 

irregularly-spaced windows. PLAN: Originally a two bay end 

chimneystack house with a heated room on each floor, later 

adapted into two cottages. EXTERIOR: The east or entrance front 

has exposed box framing with midrail and brick infill of various 

periods, including C17 two inch bricks, C18 or early C19 stretcher 

bond brickwork and some C20 patchiing. Six first floor windows, 

comprising two early C20 casements with glazing bars to the upper 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

part only and four 1960s bottom opening casements. The ground 

floor has two early C20 casements and a 1960s window and two 

C20 plank door, the left hand one adapted into a window. The north 

side is of brickwork and the south side is rendered on the ground 

floor and hung with C20 tiles above with a first floor 1960s 

casement and plain doorcase below. The west or rear elevation has 

some brickwork visible in the corner, but the south end wall of the 

catslide has been removed to form a loggia and the remainder of 

this front is concealed by a large 1960s two storey western range, 

the link block including main entrance weatherboarded to the 

ground floor and weatherboarded above with roof sloping to the 

east with casement windows. The 1960s extension is not of special 

interest. INTERIOR: The ground floor of the original east wing has a 

northern room with an open fireplace with wooden bressumer, spice 

hole and a wooden gun rack. A plank door to the east probably led 

originally to a staircase. there is an axial beam and exposed floor 

joists. The upper floor retains much exposed wall frame with midrail, 

internal partition, jowled posts and a queenpost roof. There were 

further plank doors on the upper floor. HISTORY: A circa 1600 

house adapted into two cottages in the C18. Both Bulls House and 

Bulls Bridge House are shown on the 1891 Ordnance Survey map. 

In 1959 a building called Bulls Bridge Cottages was listed grade II. 

In the 1960s this building which was two cottages, nos 1 and 2 Bulls 

Bridge Cottages, came into one ownership, a large modern 

extension was built on to the west side of the cottages and the 

name changed to Bulls House. STATEMENT OF IMPORTANCE: A 

timber framed house of circa 1600 with the timber frame surviving 

substantially intact, and for this survival of pre-1700 fabric, the 

house has special architectural interest. The original plan form of a 

two bay end chimneystack house is readable, with open fireplace to 

the ground floor and heated chamber above, and the position of the 

plank door to the east of the fireplace indicates the position of the 

original staircase. Much of the frame is visible internally with further 

joinery details including C17 plank doors and a gunrack. The later 

subdivision into two cottages is shown externally by the survival of 

two doors on the east side. The 1960s extension is not of special 

interest. 

16 Wood 

Grange 

Grade 2 listed 

building 

1193000 C18. Two storeys. Originally 5 windows. Stuccoed. Tiled roof. The 2 

outer window-bays have been replaced in C19 by large 3-light bays. 

Glazing bars otherwise intact. Porch with Doric columns 

surmounted by ball caps. Doorway with thin rectangular fanlight. 

High + 3 Negligible 0 Not 

Significant + 

3 

17 Steyne 

House 

Grade 2 listed 

building 

1354154 Early C19. Two storeys. Two windows. Stuccoed. Slate roof. 

Glazing bars intact. Porch with Doric columns. 

High + 3 Negligible 0 Not 

Significant + 

3 

18 Church Farm 

House 

Grade 2 listed 

building 

1286329 L-shaped building. C18 or earlier, restored. Two storeys. Three 

windows. Ground floor red brick, above tile-hung, west gable end 

faced with roughcast. Tiled roof. Casement windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

19 The Cowfold 

Stores/The 

Willows 

Grade 2 listed 

building 

1027082  L-shaped late C17 or early C18 block, refaced with cement. Two 

storeys. Originally 6 windows. Long and short quoins. Modillion 

eaves cornice. Hipped roof of Horsham slabs. Projecting bay at 

south end replaces the 2 original south windows. Modern shop front 

on ground floor. 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

20 St Peters 

Cottage 

Restaurant 

Grade 2 listed 

building  

1354153 C15 timber-framed building with plaster infilling, flint floor of north 

and south fronts close-studded. The other sides have been refaced 

with red brick and grey headers. Tile-hung gable with moulded 

bargeboards and attic window facing the churchyard. Casement 

windows with diamond-shaped panes. Horsham slab roof. Brick 

chimney breast at east end. Two storeys. Two windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

21 Cowfold 

Antiques, St 

Peters Shop, 

The Old 

Houses, Ye 

Old Shop 

Grade 2 listed 

building  

1027081 C16 timber-framed range with some timbering and plaster infilling 

exposed at south end of the street frontage and at the back facing 

the churchyard, but mostly refaced with stucco and some fishscale 

tiles. Horsham slab roof. horizontally-sliding sash windows. Small 

mid Cl9 shop front in centre. Modern shop front at north end. Two 

storeys. Five windows. At the back at the north west end is a C17 

addition of brick on ground floor and cement above with gable over. 

Behind the centre portion is a small C19 gabled addition of red brick 

and cement. 

High + 3 Negligible 0 Not 

Significant + 

3 

22 Parish 

Church of St 

Peter 

Grade 1 listed 

building 

1354161 Chancel, south chapel, nave with south aisle, west tower and north 

and south porches. Chancel Cl3, nave and tower C15, south aisle 

early C16. Large brass to Thomas Nelond, Prior of Southover, 

Lewes, 1433. Good wholly medieval church. 

High + 3 Negligible 0 Not 

Significant + 

3 

23 Sussex 

House 

Grade 2 listed 

building  

1193219 C18. Two storeys. Two windows. Plastered front. Tiled roof. 

Casement windows. Doorway with pediment-shaped hood. Included 

for group value. 

High + 3 Negligible 0 Not 

Significant + 

3 

24 1-6 

Margaret’s 

Cottage 

Grade 2 listed 

building  

1027093 Six almshouses. Late C17 building, restored in 1929. Red brick and 

grey headers. Stringcourse. Tiled roof. Casement windows, some 

with diamond-shaped panes. Two storeys and attic. Six windows. 

Four dormers. 

High + 3 Negligible 0 Not 

Significant + 

3 

25 5, 6, and 7 

(Laneswood 

Cottage), 

Church 

Terrace 

Grade 2 listed 

building 

1354122 Formerly 3 cottages. Early C19. Two storeys and attic. Three 

windows. Large gabled dormer of 2 windows. Stuccoed. No 5 tiled 

roof, No 6 slate roof. Glazing bars intact. 

High + 3 Negligible 0 Not 

Significant + 

3 

26 The Post 

Masters 

House 

Grade 2 listed 

building  

1193241 Formerly 2 cottages. C17 timber-framed building. Two storeys. 

Three windows. The east section has red brick infilling on ground 

floor and is faced with weather-boarding above. The west section is 

of higher elevation and wholly red brick, either a later addition or 

refaced. Tiled roof. Casement windows. Doorway with pediment-

shaped hood. 

High + 3 Negligible 0 Not 

Significant + 

3 

27 Massetts  Grade 2 listed 

building 

1027094 C18. Two storeys. Two windows. Red brick. Modillion eaves 

cornice. Tiled roof. Glazing bars intact. Doorway with pediment-

shaped hood. 

High + 3 Negligible 0 Not 

Significant + 

3 

28 Church 

Lodge 

Grade 2 listed 

building  

1193244 C18 or earlier. Two storeys. Two windows. Ground floor stuccoed, 

above faced with weather-boarding. Tiled roof. Casement windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

29 Potters 

Cottage 

Grade 2 listed 

building  

1286286 C18. Two storeys. Two windows. Ground floor painted brick, above 

faced with weather-boarding. Tiled roof. Horizontally-sliding sash 

windows. 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

30 Capons 

Farmhouse 

Grade 2* 

listed building  

1027095 Restored but very good example of a medieval house with plaster 

and some red brick infilling and curved braces on first floor. The 

north-east section may be as early as circa 1300. The west wing, of 

which the first floor is jettied, is C15. The south-east wing was 

probably a C16 addition, perhaps brought from elsewhere, but has 

been refaced with red brick in the early C19 and has a dentilled 

cornice and gable at each end. Also sash windows with vertical 

divisions intact. The remainder of the building has casement 

windows. Horsham slab roof. Pointed doorway with studded door. 

High + 3 Negligible 0 Not 

Significant + 

3 

31 Capons 

Farm Barn  

Grade 2 listed 

building  

1027051 Probably C14 timber-framed building now faced with weather-

boarding. Hipped tiled roof, with arched braces inside. 

High + 3 Negligible 0 Not 

Significant + 

3 

32 Trenchmore Grade 2 listed 

building  

1027077 Formerly 2 cottages. C17 or earlier restored timber-framed building, 

mostly with red brick infilling but some plaster in north wall. Tiled 

roof. Casement windows. Two storeys. Six windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

 

It is suggested that of the heritage assets identified in Table 9 the following may be more 

sensitive to potential changes to their significance; 

 Cowfold Conservation Area 

 Barrington House – NHLE 1354157 

 Brookhill Cottage – NHLE 1391329 

 Brookhill House – NHLE 1286328 

 

It is suggested that the following designated heritage assets within the study area are less 

sensitive to change from the proposed development due to their location, topography, views 

or lack historical/functional association with the development site; 

o West Cotlands 

o Cotlands 

o Brook Place 

o The Red House 

o Furzefield 

o Trelawny House 

o White Lined House 

o Viscount House 

o Allfreys 
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o Eastlands Farm 

o Bulls House 

o Wood Grange 

o Steyne House 

o Church Farm House 

o The Cowfold Stores/The Willows 

o St Peters Cottage Restaurant 

o Cowfold Antiques, St Peters Shop, The Old Houses, Ye Old Shop 

o Parish Church of St Peter 

o Sussex House 

o 1-6 Margaret’s Cottage 

o 5, 6, and 7 (Laneswood Cottage), Church Terrace 

o The Post Masters House 

o Massetts  

o Church Lodge 

o Potters Cottage 

o Capons Farmhouse 

o Capons Farm Barn  

o Trenchmore 

It is acknowledged that development may have an effect on these heritage assets through 

unplanned impacts of development such as increased traffic, and changes to their wider 

environment, but at this stage it is not considered that the properties significance of these 

properties would be directly be affected by the proposed development.  However, further 

assessment of these buildings may be advisable dependant on any developing masterplan. 

 

Assessment of identified designated heritage assets 

 

The Cowfold Conservation Area was first designated in November 1976.  There appears 

to be little documentary evidence of the settlement of Cowfold prior to the thirteenth century. 

It is likely that before this the land was used as woodland pasture.  The conservation area 

centres on the church of St Peter with its thirteenth century chancel and nave, and fifteenth 

century tower.  The properties to the north and east of the church face inwards towards the 

church and the church yard.  The A281 forms an important route north/south and the A272 

has become a key routeway east/west through the village when it was constructed in 1824/5.  

The Cowfold Conservation Area is a small conservation area characterised by traditionally 

scaled buildings constructed in local materials creating a sense of place.  The conservation 

area is experienced as a small rural settlement within the open countryside.  Due to the 
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number of farms shown on the historic maps, it would be reasonable to suggest that there 

would have been a strong functional link between the conservation area and the surrounding 

agricultural land.   

 

Barrington House –Grade 2 listed building (NHLE 1354157) is located on the eastern 

side of the A281 to the north of the junction with the A272.  The original building was 

constructed in the eighteenth century and was L shaped in form. It appears on the 1874/5 

OS Survey as Laurel Cottage. The building is constructed in red brick with a half hipped 

slate roof, and dentilled eaves cornice. The building draws its significance from the 

architectural and historic interest of the buildings fabric.  It also draws a measure of 

significance from its rural surroundings set away from the centre of the village. 

Brookhill Cottage – Grade 2 listed building (NHLE 1391329) is located on the eastern 

side of the A281, set back from the road along an access driveway.  The property was the 

former lodge built in association with Brookhill House.  Its special interest relates to its fabric 

as a little-altered estate lodge of the picturesque mode. It has important group value with 

Brookhill House.  

Brookhill House – Grade 2 listed building (NHLE 1286328) Brookhill House and its 

associated Cottage were envisaged as a 19th century country residence clearly outside and 

apart from the village.  The ability to understand the significance of these heritage assets as 

a country house and lodge is much enhanced by their current rural setting.   

It is suggested that the harm to these heritage assets could be considered to be less than 

substantial and therefore as set out in para 196 of the NPPF this harm should be weighed 

against the public benefits of the proposal including, where appropriate, securing its optimum 

viable use. 

Heritage Considerations 

As noted above it is suggested that a detailed baseline and field assessment should further 

refine the archaeological potential of the site.  The results of these assessments should then 

be used to inform the design and density of the proposed development.   

It is suggested that an enhancement of the listing description is undertaken for each building 

identified as being subject to significant or potentially significant change.  This enhancement 

of the listing description would clearly set out why each building has been listed and where 

its significance lies.  This evidence would assist both site promotors, owners and the local 

authority in considering the impact of development on heritage assets. 
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Consideration should also be given on all sites to establish whether there would be a source 

of Horsham Stone Slate within the site which could be quarried prior to development.  The 

stone is a unique resource for the district and there is a need for replacement and new stone 

for heritage assets to ensure that the local character is maintained for the future. 

With regards to the listed buildings identified as being potentially subject to change and the 

conservation area as a minimum the following issues should be considered as part of any 

detailed site assesment to mitigate any harm to the significance of the identified assets; 

 The retention of a strong planted boundary to the A281. 

 New buildings should be traditionally scaled and detailed. 

 An area of transition between the surrounding fields and the development should be 

considered, with higher density development towards the centre of the site. 

 Care should be given to ensure a simple entrance to the site to retain a rural 

character. 

 Any appliction should preserve the rural setting of the conservation area, which also 

informs the significance of the setting of the nearby listed buildings. 

 The interaction between the conservation area and the proposed development 

should be considered with “green routes” to encourage intergration with the village 

centre. 

 Any scheme should consider the impact of increased traffic through the conservation 

area. 

 Consideration should be given to the cumulative impact of development on the 

overall landscape and historic character of the locality. 

 Further research should be undertaken to consider whether The Old Vicarage could 

be considered as a non-designated heritage asset. 

 

Potters 

Table 10 sets out the assessment of the impact of the proposal on each listed building, and 

the Cowfold Conservation Area within the study area of Potters (Map 2).  The assessment of 

each building has been undertaken prior to consideration of possible mitigation measures.  

The table seeks to highlight buildings which are most vulnerable to change.  It may be 

therefore that mitigation measures could be undertaken that would consequently result in a 

lesser magnitude of change.  
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Table 10: Listed Buildings and Conservation Areas identified as being sensitive to change. 

Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

1 Cowfold 

Conservation 

Area 

Conservation 

Area 

  High + 3 Medium +2 Significant + 

5 

2 West 

Cotlands 

Grade 2 listed 

building 

1074957 Early C19 single storey weather-boarded cottage. Half-hipped clay 

tile roof; external chimney breast with tall stack at N.E end. Front 

elevation of two windows and centre doorway; central ledged door 

and flanking sash windows each four panes wide. Weather-boarded 

S.W gable with small sash window to attic. Rear elevation weather-

boarded to cill level of right hand sash window of four panel width; 

rear elevation rendered above cill level. N.E gable with small sash 

window to attic and with weather-boarding in gable above later brick 

outshut extending S.E as far as external chimney breast (see 

above). The building is shown on 1840 0.S map. See p.46, J 

Prizeman, Your house: the outside view, 1975 and 1982. 

High + 3 Negligible 0 Not 

Significant + 

3 

3 Cotlands Grade 2 listed 

building 

1193092  Early C19. Two storeys. Two windows. Painted brick. Tiled roof. 

Two bays on both floors which retain their original and unusual 

glazing bars of almost Chinese Chippendale pattern. 

High + 3 Negligible 0 Not 

Significant + 

3 

4 Brook Place Grade 2* 

listed building 

1027087 Formerly one house, now sub-divided. Fine C16 building of E-

shaped plan. Two storeys and attic. Four windows. Timber-framed 

building with plaster infilling on a red brick base. Some of the 

ground floor has been rebuilt in brick. The section between the 

south and centre projections is ashlar. Three gables with barge-

boards and pendants, the centre one oversailing on a bresummer. 

Horsham slab roof. Casement windows. Those in the attic windows 

in the gables have their original wooden mullions. The south side is 

faced with sandstone and has a brick chimney stack with crow-

stepped gable. The east front is of sandstone and tile-hanging with 

3 gables. 

High + 3 Negligible 0 Not 

Significant + 

3 

5 Brookhill 

Cottage 

Grade 2 listed 

building 

1391329 GV II Former estate lodge, now a private house. Early to mid C19. 

Tudor Gothic style. MATERIALS: West Hoathly sandstone rubble 

with ashlar dressings, bedded in lime mortar. Slate roof; brick 

chimneystacks. PLAN: T-shaped in plan. One storey and attics: two 

windows to front and one to sides. Each floor has one room to 

either side of the central stairs, and a room to the rear of the stair. 

EXTERIOR: Front elevation has a central gabled porch with a four-

centred arch and elaborate fretted wooden bargeboards; plank front 

door. Gabled dormers with similar bargeboards. Gables of side 

elevations also have fretted bargeboards. Rear elevation has 

central gable with casement window, lean-to external lavatory to 

right and later brick lean-to to left. A modern full-width single-storey 

conservatory was added to the rear elevation in 2004. Original 

metal-framed casement windows with rectangular lights. Gabled 

roof with a central pair of brick chimneystacks on stepped bases. 

INTERIOR: Simple cottage interior with a central straight flight of 

stairs. It retains most of its original plank doors and cupboards. 

SUMMARY OF IMPORTANCE: Of special interest as a little-altered 

estate lodge on the picturesque mode. It has important group value 

with Brookhill House (qv). 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

6 Brookhill 

House 

Grade 2 listed 

building 

1286328 Tudor Gothic house of about 1830. Two storeys. The main portion 

has 6 windows. Ashlar. Modillion eaves cornice. Slate roof. Gable 

end flanked by finials with another at apex. Sash windows with 

dripstones over and glazing bars intact. Projecting portion of 3 

windows at north end with gable over having similar finials. To north 

is a service wing of 3 windows and lower elevation. 

High + 3 Negligible 0 Not 

Significant + 

3 

7 Barrington 

House 

Grade 2 listed 

building 

1354157 L-shaped C18 house. Two storeys. Two windows. Red brick. 

Dentilled eaves cornice. Half-hipped slate roof. Glazing bars intact. 

Doorway with flat hood on brackets, rectangular fanlight and door of 

6 fielded panels. South wall faced with tarred weather-boarding. 

High + 3 Negligible 0 Not 

Significant + 

3 

8 The Red 

House 

Grade 2 listed 

building 

1027086 L-shaped early C19 house. Two storeys. Three windows. Red brick 

and grey headers alternately. Eaves cornice. Slate roof. Glazing 

bars intact. Modern brick porch containing doorway with rectangular 

fanlight. 

High + 3 Negligible 0 Not 

Significant + 

3 

9 Furzefield Grade 2 listed 

building  

1193065 C18. Two storeys. Five windows. Painted brick. Parapet. Tiled roof. 

Glazing bars intact. Doorway with low rectangular fanlight. At the 

south end an extra storey with gable has been added in the C19. 

Buttress at north end. 

High +3 Negligible 0 Not 

Significant + 

3 

10 Trelawny 

House 

Grade 2 listed 

building 

1354156 Incorrectly marked on OS map as Jersey House. C18, added to and 

altered. Stucco scored as ashlar, right bay with rendered ground 

floor and weatherboard above. Plain tile roof. 2 storeys, 2 + 1 bays. 

Original 2 bays have central door of 6 flush panels (top 2 glazed) in 

architrave having pilasters with plain capitals, frieze and cornice; 

masked by C20 trellised lean-to porch (not of special interest). 16-

pane sashes in flush wood architraves, those to ground floor 

unhorned, those to 1st floor without glazing bars to lower sashes. 

End stacks, forward of ridge, of red brick with blue headers at 

angles. Added right-hand bay has horned 16-pane sash to ground 

floor; C20 tripartite window above. 

High + 3 Negligible 0 Not 

Significant + 

3 

11 White Lined 

House 

Grade 2 listed 

building 

1027079 C18. Two storeys. Two windows and one blocked window-space. 

Red brick. Dentilled eaves cornice. Half-hipped tiled roof. Glazing 

bars intact. Doorway with flat hood on brackets. 

High + 3 Negligible 0 Not 

Significant + 

3 

12 Viscount 

House 

Grade 2 listed 

building 

1027080 Late C18. Two storeys. Three windows. Painted brick. Eaves 

cornice. Tiled roof. Three-light bay window on ground floor on either 

side of doorway with later tiled canopies. Venetian shutters to first 

floor windows. Glazing bars removed from lower halves of windows. 

Doorway with fluted pilasters, projecting cornice and door of 6 

fielded panels. 

High + 3 Negligible 0 Not 

Significant + 

3 

13 Allfreys Grade 2 listed 

building 

1354152 Early C19 front to a probably older building. Two storeys and attic. 

Five windows. Stuccoed. Tudor Gothic house. Two gables with 

pendants and ball finials at angles and apex. Castellated parapet 

between. Horsham slab roof. Two bays of 3 windows each on both 

floors, the windows barring pointed heads. Pierced parapets over 

with quatrefoils in the parapet. Glazing bars intact. Central porch 

with 5 pointed arches and figure of a lion over. The window above 

the porch has a dripstone over. Chimney breast on east wall. 

High + 3 Negligible 0 Not 

Significant + 

3 

14 Eastlands 

Farm 

Grade 2 listed 

building 

1381153 House later converted into a barn. Circa 1374 four bay open hall 

house with two bay hall, converted into a barn c1585, extended by 

one bay to the west in later C17 and with C18 leanto added to east. 

Timberframed, clad in weatherboarding but south east side now 

covered in corrugated iron. Steeply pitched roof with gablet 

(formerly smoke hole) to east and half-hip to west. Central cart 

entrance with double doors. Top of wall plate above north cart doors 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

retains triangular mullion holes to original hall window. Frame visible 

to north with midrail and arched braces. C18 leanto to east also 

timberframed, covered in corrugated iron with C20 brick east wall. 

INTERIOR: Jowled upright posts, midrail and most curved tension 

braces survive. Eastern bay has triangular mullioned window 

surviving to north and holes to south. East end has passing braces 

and ground floor triangular mullion holes. Further mullion holes in 

western bay of hall house. Roof has three crownposts of square 

section, the central one to open hall having four headbraces to 

collar beam, the others having two head braces to collar beam and 

easternmost crownpost retains one of original pair of downbraces. 

Original rafters to three easternmost bay with two rafters remaining 

to westernmost bay. Many are soot-stained. C17 western bay has 

angled queen struts and through purlins. Open truss to former open 

hall has arch braces rising to the tie, a moulded fillet between the 

braces on the underside of the tie and a moulded 'pilaster' down the 

front. Original floors to end bays of hall house no longer present. 

East end has 6 C19 grain bins inserted with reused late C18 6-

panelled doors. West end has C20 floor inserted. 

15 Bulls House Grade 2 listed 

building  

1027083 House, later subdivided but now again in one ownership. The 

eastern part is of date circa 1600, divided into two cottages in the 

C18. The western part was built in the 1960s and is not of special 

interest. MATERIALS: The eastern part is timber framed with red 

brick infilling but the south end is of brick and the north end 

elevation is rendered with tile-hanging above. Tile roof, half-hipped 

to the south and gabled to the north with an end brick chimneystack 

to the north and catslide roof to the rear. Two storeys: six 

irregularly-spaced windows. PLAN: Originally a two bay end 

chimneystack house with a heated room on each floor, later 

adapted into two cottages. EXTERIOR: The east or entrance front 

has exposed box framing with midrail and brick infill of various 

periods, including C17 two inch bricks, C18 or early C19 stretcher 

bond brickwork and some C20 patchiing. Six first floor windows, 

comprising two early C20 casements with glazing bars to the upper 

part only and four 1960s bottom opening casements. The ground 

floor has two early C20 casements and a 1960s window and two 

C20 plank door, the left hand one adapted into a window. The north 

side is of brickwork and the south side is rendered on the ground 

floor and hung with C20 tiles above with a first floor 1960s 

casement and plain doorcase below. The west or rear elevation has 

some brickwork visible in the corner, but the south end wall of the 

catslide has been removed to form a loggia and the remainder of 

this front is concealed by a large 1960s two storey western range, 

the link block including main entrance weatherboarded to the 

ground floor and weatherboarded above with roof sloping to the 

east with casement windows. The 1960s extension is not of special 

interest. INTERIOR: The ground floor of the original east wing has a 

northern room with an open fireplace with wooden bressumer, spice 

hole and a wooden gun rack. A plank door to the east probably led 

originally to a staircase. there is an axial beam and exposed floor 

joists. The upper floor retains much exposed wall frame with midrail, 

internal partition, jowled posts and a queenpost roof. There were 

further plank doors on the upper floor. HISTORY: A circa 1600 

house adapted into two cottages in the C18. Both Bulls House and 

Bulls Bridge House are shown on the 1891 Ordnance Survey map. 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

In 1959 a building called Bulls Bridge Cottages was listed grade II. 

In the 1960s this building which was two cottages, nos 1 and 2 Bulls 

Bridge Cottages, came into one ownership, a large modern 

extension was built on to the west side of the cottages and the 

name changed to Bulls House. STATEMENT OF IMPORTANCE: A 

timber framed house of circa 1600 with the timber frame surviving 

substantially intact, and for this survival of pre-1700 fabric, the 

house has special architectural interest. The original plan form of a 

two bay end chimneystack house is readable, with open fireplace to 

the ground floor and heated chamber above, and the position of the 

plank door to the east of the fireplace indicates the position of the 

original staircase. Much of the frame is visible internally with further 

joinery details including C17 plank doors and a gunrack. The later 

subdivision into two cottages is shown externally by the survival of 

two doors on the east side. The 1960s extension is not of special 

interest. 

16 Wood 

Grange 

Grade 2 listed 

building 

1193000 C18. Two storeys. Originally 5 windows. Stuccoed. Tiled roof. The 2 

outer window-bays have been replaced in C19 by large 3-light bays. 

Glazing bars otherwise intact. Porch with Doric columns 

surmounted by ball caps. Doorway with thin rectangular fanlight. 

High + 3 Negligible 0 Not 

Significant + 

3 

17 Steyne 

House 

Grade 2 listed 

building 

1354154 Early C19. Two storeys. Two windows. Stuccoed. Slate roof. 

Glazing bars intact. Porch with Doric columns. 

High + 3 Negligible 0 Not 

Significant + 

3 

18 Church Farm 

House 

Grade 2 listed 

building 

1286329 L-shaped building. C18 or earlier, restored. Two storeys. Three 

windows. Ground floor red brick, above tile-hung, west gable end 

faced with roughcast. Tiled roof. Casement windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

19 The Cowfold 

Stores/The 

Willows 

Grade 2 listed 

building 

1027082  L-shaped late C17 or early C18 block, refaced with cement. Two 

storeys. Originally 6 windows. Long and short quoins. Modillion 

eaves cornice. Hipped roof of Horsham slabs. Projecting bay at 

south end replaces the 2 original south windows. Modern shop front 

on ground floor. 

High + 3 Negligible 0 Not 

Significant + 

3 

20 St Peters 

Cottage 

Restaurant 

Grade 2 listed 

building  

1354153 C15 timber-framed building with plaster infilling, flint floor of north 

and south fronts close-studded. The other sides have been refaced 

with red brick and grey headers. Tile-hung gable with moulded 

bargeboards and attic window facing the churchyard. Casement 

windows with diamond-shaped panes. Horsham slab roof. Brick 

chimney breast at east end. Two storeys. Two windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

21 Cowfold 

Antiques, St 

Peters Shop, 

The Old 

Houses, Ye 

Old Shop 

Grade 2 listed 

building  

1027081 C16 timber-framed range with some timbering and plaster infilling 

exposed at south end of the street frontage and at the back facing 

the churchyard, but mostly refaced with stucco and some fishscale 

tiles. Horsham slab roof. horizontally-sliding sash windows. Small 

mid Cl9 shop front in centre. Modern shop front at north end. Two 

storeys. Five windows. At the back at the north west end is a C17 

addition of brick on ground floor and cement above with gable over. 

Behind the centre portion is a small C19 gabled addition of red brick 

and cement. 

High + 3 Negligible 0 Not 

Significant + 

3 

22 Parish 

Church of St 

Peter 

Grade 1 listed 

building 

1354161 Chancel, south chapel, nave with south aisle, west tower and north 

and south porches. Chancel Cl3, nave and tower C15, south aisle 

early C16. Large brass to Thomas Nelond, Prior of Southover, 

Lewes, 1433. Good wholly medieval church. 

High + 3 Low +1  Potentially 

Significant + 

4 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

23 Sussex 

House 

Grade 2 listed 

building  

1193219 C18. Two storeys. Two windows. Plastered front. Tiled roof. 

Casement windows. Doorway with pediment-shaped hood. Included 

for group value. 

High + 3 Negligible 0 Not 

Significant + 

3 

24 1-6 

Margaret’s 

Cottage 

Grade 2 listed 

building  

1027093 Six almshouses. Late C17 building, restored in 1929. Red brick and 

grey headers. Stringcourse. Tiled roof. Casement windows, some 

with diamond-shaped panes. Two storeys and attic. Six windows. 

Four dormers. 

High + 3 Negligible 0 Not 

Significant + 

3 

25 5, 6, and 7 

(Laneswood 

Cottage), 

Church 

Terrace 

Grade 2 listed 

building 

1354122 Formerly 3 cottages. Early C19. Two storeys and attic. Three 

windows. Large gabled dormer of 2 windows. Stuccoed. No 5 tiled 

roof, No 6 slate roof. Glazing bars intact. 

High + 3 Negligible 0 Not 

Significant + 

3 

26 The Post 

Masters 

House 

Grade 2 listed 

building  

1193241 Formerly 2 cottages. C17 timber-framed building. Two storeys. 

Three windows. The east section has red brick infilling on ground 

floor and is faced with weather-boarding above. The west section is 

of higher elevation and wholly red brick, either a later addition or 

refaced. Tiled roof. Casement windows. Doorway with pediment-

shaped hood. 

High + 3 Negligible 0 Not 

Significant + 

3 

27 Massetts  Grade 2 listed 

building 

1027094 C18. Two storeys. Two windows. Red brick. Modillion eaves 

cornice. Tiled roof. Glazing bars intact. Doorway with pediment-

shaped hood. 

High + 3 Negligible 0 Not 

Significant + 

3 

28 Church 

Lodge 

Grade 2 listed 

building  

1193244 C18 or earlier. Two storeys. Two windows. Ground floor stuccoed, 

above faced with weather-boarding. Tiled roof. Casement windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

29 Potters 

Cottage 

Grade 2 listed 

building  

1286286 C18. Two storeys. Two windows. Ground floor painted brick, above 

faced with weather-boarding. Tiled roof. Horizontally-sliding sash 

windows. 

High + 3 Medium +2 High + 5 

30 Capons 

Farmhouse 

Grade 2* 

listed building  

1027095 Restored but very good example of a medieval house with plaster 

and some red brick infilling and curved braces on first floor. The 

north-east section may be as early as circa 1300. The west wing, of 

which the first floor is jettied, is C15. The south-east wing was 

probably a C16 addition, perhaps brought from elsewhere, but has 

been refaced with red brick in the early C19 and has a dentilled 

cornice and gable at each end. Also sash windows with vertical 

divisions intact. The remainder of the building has casement 

windows. Horsham slab roof. Pointed doorway with studded door. 

High + 3 Negligible 0 Not 

Significant + 

3 

31 Capons 

Farm Barn  

Grade 2 listed 

building  

1027051 Probably C14 timber-framed building now faced with weather-

boarding. Hipped tiled roof, with arched braces inside. 

High + 3 Negligible 0 Not 

Significant + 

3 

32 Trenchmore Grade 2 listed 

building  

1027077 Formerly 2 cottages. C17 or earlier restored timber-framed building, 

mostly with red brick infilling but some plaster in north wall. Tiled 

roof. Casement windows. Two storeys. Six windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

 

It is suggested that of the heritage assets identified in Table 10 the following may be more 

sensitive to potential changes to their significance; 
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 Cowfold Conservation Area 

 Potters Cottage – NHLE 1286286 

 Parish Church of St Peters – NHLE 1354161 

It is suggested that the following designated heritage assets within the study area are less 

sensitive to change from the proposed development due to their location, topography, views 

or lack historical/functional association with the development site; 

o West Cotlands 

o Cotlands 

o Brook Place 

o Brookhill Cottage 

o Brookhill House 

o Barrington House 

o The Red House 

o Furzefield 

o Trelawny House 

o White Lined House 

o Viscount House 

o Allfreys 

o Eastlands Farm 

o Bulls House 

o Wood Grange 

o Steyne House 

o Church Farm House 

o The Cowfold Stores/The Willows 

o St Peters Cottage Restaurant 

o Cowfold Antiques, St Peters Shop, The Old Houses, Ye Old Shop 

o Sussex House 

o 1-6 Margaret’s Cottage 

o 5, 6, and 7 (Laneswood Cottage), Church Terrace 

o The Post Masters House 

o Massetts  

o Church Lodge 

o Capons Farmhouse 

o Capons Farm Barn  

o Trenchmore 
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It is acknowledged that development may have an effect on these heritage assets through 

unplanned impacts of development such as increased traffic, and changes to their wider 

environment, but at this stage it is not considered that the properties significance of these 

properties would be directly be affected by the proposed development.  However, further 

assessment of these buildings may be advisable dependant on any developing masterplan. 

 

Assessment of designated heritage assets 

 

The Cowfold Conservation Area was first designated in November 1976.  There appears 

to be little documentary evidence of the settlement of Cowfold prior to the thirteenth century. 

It is likely that before this the land was used as woodland pasture.  The conservation area 

centres on the church of St Peter with its thirteenth century chancel and nave, and fifteenth 

century tower.  The properties to the north and east of the church face inwards towards the 

church and the church yard.  The A281 forms an important route north/south and the A272 

has become a key routeway east/west through the village when it was constructed in 1824/5.  

The Cowfold Conservation Area is a small conservation area characterised by traditionally 

scaled buildings constructed in local materials creating a sense of place.  The conservation 

area is experienced as a small rural settlement within the open countryside.  Due to the 

number of farms shown on the historic maps, it would be reasonable to suggest that there 

would have been a strong functional link between the conservation area and the surrounding 

agricultural land.   

 

Potters Cottage – Grade 2 listed building (NHLE 1286286) is located on the southern side 

of the A272 to the north west of St Peters Church.  The original building was constructed in 

the eighteenth century with horizontal sliding sash windows. The building draws its 

significance from the architectural and historic interest of the buildings fabric.  It may be that 

the building did not have a functional relationship with the land shown as Potters, but it 

would be suggested that overtime the perception of the heritage asset as a rural dwelling is 

understood by its setting with the open fields behind. 

St Peters Church – Grade 1 listed building (NHLE 1354161) is located on the western 

side of the A281, set back from the road with a lynch gate to the front.  The graveyard 

surrounds the site, and buildings front onto the graveyard on the northern and eastern 

boundary.  A further graveyard is positioned to the south west of the church. The building 

draws its significance from the architectural and historic interest as a good example of a 

medieval church.  
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It is suggested that the harm to these heritage assets could be considered to be less than 

substantial and therefore as set out in para 196 of the NPPF this harm should be weighed 

against the public benefits of the proposal including, where appropriate, securing its optimum 

viable use. 

Heritage Considerations 

As the site is within an red ANA and adjoins a red ANA the area is considered to be sensitive 

for Archaeology. If archaeological remains are identified as part of a detailed survey all 

remains should be preserved in situ but, where this is not possible the highest priority should 

be given to preserving those of national interest. This follows the requirement of the NPPF 

that should remains of national importance be revealed, then their conservation should be 

given a similarly ‘great weight’ in decision making as a designated heritage asset. 

It is suggested that an enhancement of the listing description is undertaken for each building 

identified as being subject to significant or potentially significant change.  This enhancement 

of the listing description would clearly set out why each building has been listed and where 

its significance lies.  This evidence would assist both site promotors, owners and the local 

authority in considering the impact of development on heritage assets. 

Consideration should also be given on all sites to establish whether there would be a source 

of Horsham Stone Slate within the site which could be quarried prior to development.  The 

stone is a unique resource for the district and there is a need for replacement and new stone 

for heritage assets to ensure that the local character is maintained for the future. 

With regards to the listed buildings identified as being potentially subject to change and the 

conservation area as a minimum the following issues should be considered as part of any 

detailed site assessment to mitigate the harm to the assets significance; 

 The retention of a strong planted boundary to the A272 and along the western 

boundary of the site. 

 New buildings should be traditionally scaled and detailed. 

 An area of transition between the surrounding fields and the development should be 

considered, with higher density development towards the centre of the site. 

 Care should be given to ensure a simple entrance to the site to retain a rural 

character. 

 Any appliction should preserve the rural setting of the conservation area, which also 

informs the significance of the setting of the nearby listed buildings. 
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 The interaction between the conservation area and the proposed development 

should be considered with “green routes” to encourage intergration with the village 

centre. 

 Any scheme should consider the impact of increased traffic through the conservation 

area. 

 The rural setting of Potters Cottage should be preserved as part of any development 

as this contributes to an understanding of the building and its significance.  

 Consideration should be given to the cumulative impact of development on the 

overall landscape and historic character of the locality. 

 Opportunities should be taken to provide an understanding of the site through 

interpretation boards and education if archaeological remains are uncovered. 
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Cultural Heritage Desk Based Assessment - Land at Thornden West. 

 

Introduction 

Land to the north of the A272 at Cowfold named Thornden West in the Cowfold 

Neighbourhood Plan Consultation Statement has been put forward for consideration for 

housing development as part of the Neighbourhood Plan process.   

Figure 1 identifies the site which is located to the north of the A272, and west of the 

residential development of Thornden.  A public footpath (COW/1744/4) runs along the 

eastern boundary of the site.  Adjoining the south eastern boundary of the site are residential 

dwellings fronting onto the A272. 

Figure 1 – Land proposed at Thornden West 
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Study Area 

The study area for the historic environment assessment is defined as the proposed site, and 

a 1km extension from the boundary of the site. The study seeks to establish and identify 

both designated and undesignated heritage assets, and identify where their significance may 

be altered by the proposed development.   

Methodology 

The methodology for establishing an outline historic environment assessment is provided 

below, together with the methodology for assessing the significance of effects. 

To establish a baseline, appropriate and proportionate assessments will be carried out. 

These include: 

 a review of desk-based data within the study area, using sources detailed in Table 4, 

as well as relevant readily available regional and local contextual studies, desk and 

field studies, and historic mapping; 

Statutory Duty 

Ancient Monuments and Archaeological Areas Act 1979 

The Ancient Monuments and Archaeological Areas Act 1979 (as amended) sets out the 

legislative framework for the designation of and protection of scheduled monuments. 

The Planning (Listed Buildings and Conservation Area) Act 1990 

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 imposes a 

“General duty as respects listed buildings in the exercise of planning functions.” 

Subsection (1) provides: 

“In considering whether to grant planning permission for development which affects a 

listed building or its setting, the local planning authority or, as the case may be, the 

Secretary of State shall have special regard to the desirability of preserving the building 

or its setting or any features of special architectural or historic interest which it 

possesses.” 

Planning Policy 

National Planning Policy Guidance 2019 (NPPF) 
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Chapter 16 of the NPPF sets out the Government’s policy regarding conserving and 

enhancing the historic environment. Paragraph 192 indicates with regard to determining 

planning applications, local planning authorities should take account of the desirability of 

sustaining and enhancing the significance of heritage assets, and putting them into viable 

uses consistent with their conservation, the positive contribution that conservation of 

heritage assets can make to sustainable communities including their economic vitality as 

well as the desirability of new development making a positive contribution to local character 

and distinctiveness. 

When considering the impact of a proposed development on the significance of a designated 

heritage asset, the NPPF considers that great weight should be given to the asset’s 

conservation (and the more important the asset, the greater the weight should be).  

When considering potential harm to heritage assets the NPPF sets out a terminology of 

substantial harm, total loss or less than substantial harm to its significance. Paragraph 194 

states that any harm to, or loss of, the significance of a designated heritage asset (from its 

alteration or destruction, or from development within its setting), should require clear and 

convincing justification. Set out below is the guidance within the NPPF relating to the 

balance to taken between the significance of an asset, the level of harm and potential public 

benefits; 

“Substantial harm to or loss of: a) grade II listed buildings, or grade II registered parks or 

gardens, should be exceptional; b) assets of the highest significance, notably scheduled 

monuments, protected wreck sites, registered battlefields, grade I and II* listed buildings, 

grade I and II* registered parks and gardens, and World Heritage Sites, should be wholly 

exceptional. 

195. Where a proposed development will lead to substantial harm to (or total loss of 

significance of) a designated heritage asset, local planning authorities should refuse 

consent, unless it can be demonstrated that the substantial harm or total loss is necessary to 

achieve substantial public benefits that outweigh that harm or loss, or all of the following 

apply: a) the nature of the heritage asset prevents all reasonable uses of the site; and b) no 

viable use of the heritage asset itself can be found in the medium term through appropriate 

marketing that will enable its conservation; and c) conservation by grant-funding or some 

form of not for profit, charitable or public ownership is demonstrably not possible; and d) the 

harm or loss is outweighed by the benefit of bringing the site back into use.  

196. Where a development proposal will lead to less than substantial harm to the 

significance of a designated heritage asset, this harm should be weighed against the public 

benefits of the proposal including, where appropriate, securing its optimum viable use.  
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197. The effect of an application on the significance of a non-designated heritage asset 

should be taken into account in determining the application. In weighing applications that 

directly or indirectly affect non-designated heritage assets, a balanced judgement will be 

required having regard to the scale of any harm or loss and the significance of the heritage 

asset. 

The NPPF is supported by the PPG (July 2019). In relation to the historic environment, 

paragraph 002 (002 Reference ID: 18a-002-20190723) states that: 

“Where changes are proposed, the National Planning Policy Framework sets out a clear 

framework for both plan-making and decision-making in respect of applications for planning 

permission and listed building consent to ensure that heritage assets are conserved, and 

where appropriate enhanced, in a manner that is consistent with their significance and 

thereby achieving sustainable development. Heritage assets are either designated 

heritageassets or non-designated heritage assets.” 

Horsham District Planning Framework 2015 

Policy 34 of the current Horsham District Planning Framework relates to Cultural and 

Heritage Assets.  The policy notes that the Council recognises that heritage assets are an 

irreplaceable resource, and as such positive management of heritage assets will be required 

to sustain and enhance the historic environment. 

Guidance 

The Good Practice Advice In Planning Note Managing Significance in Decision-Taking in the 

Historic Environment (Historic England 2015). 

The purpose of this document is to provide information to assist local authorities, planning 

and other consultants, owners, applicants and other interested parties in implementing 

historic environment policy in the NPPF and NPPG. It outlines a 6-stage process to the 

assembly and analysis of relevant information relating to heritage assets potentially affected 

by a proposed development. 

• Understand the significance of the affected assets; 

• Understand the impact of the proposal on that significance; 

• Avoid, minimise and mitigate impact in a way that meets the objectives of the NPPF; 

• Look for opportunities to better reveal or enhance significance 

• Justify any harmful impacts in terms of the sustainable development objective of 

conserving significance and the need for change; 
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• Offset negative impacts on aspects of significance by enhancing others through recording, 

disseminating and archiving archaeological and historical interest of the important elements 

of the heritage assets affected. 

The Good Practice Advice In Planning Note 3 The Setting of Heritage Assets (Historic 

England 2017) 

Historic England’s Historic Environment Good Practice Advice in Planning Note 3 provides 

guidance on the management of change within the setting of heritage assets. 

The document restates the definition of setting as outlined in Annex 2 of the NPPF. Setting is 

also described as being a separate term to curtilage, character and context; while it is largely 

a visual term, setting, and thus the way in which an asset is experienced, can also be 

affected by noise, vibration, odour and other factors. The document makes it clear that 

setting is not a heritage asset, nor is it a heritage designation, though land within a setting 

may itself be designated. Its importance lies in what the setting contributes to the 

significance of a heritage asset. 

The Good Practice Advice Note sets out a five-staged process for assessing the implications 

of proposed developments on setting: 

1. Identification of heritage assets which are likely to be affected by proposals; 

2. Assessment of whether and what contribution the setting makes to the significance of a 

heritage asset; 

3. Assessing the effects of proposed development on the significance of a heritage asset; 

4. Maximising enhancement and reduction of harm on the setting of heritage assets; and 

5. Making and documenting the decision and monitoring outcomes. 

Assessment of effects and determining significance 

National Planning Policy Guidance 2019 (NPPF) requires change to the significance of 

heritage assets to be considered in developing an understanding of the potential effects of 

the development. 

The NPPF12 defines heritage assets as being; “A building, monument, site, place, area or 

landscape identified as having a degree of significance meriting consideration in planning 

                                                           
12 https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf accessed 18.08.2020 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf
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decisions, because of its heritage interest. It includes designated heritage assets and assets 

identified by the local planning authority (including local listing).” 

Designated heritage assets 

The glossary of the NPPF refers to a designated heritage asset as being a World Heritage 

Site, Scheduled Monument, Listed Building, Protected Wreck Site, Registered Park and 

Garden, Registered Battlefield or Conservation Area designated under the relevant 

legislation. 

Non designated heritage assets 

Non-designated heritage assets are buildings, monuments, sites, places, areas or 

landscapes identified by plan-making bodies as having a degree of heritage significance 

meriting consideration in planning decisions but which do not meet the criteria for designated 

heritage assets13. 

Significance 

The significance of a heritage asset is a product of its evidential, historical, aesthetic or 

communal value which it holds to this and future generations because of its heritage interest.    

The National Planning Policy Framework states that in the planning context heritage interest 

may be archaeological, architectural, artistic or historic. These interests are discussed in 

more detail in Conservation Principles and GPA2 (Historic England 2015). 

Setting 

Significance does not relate purely to the physical presence of the asset but also from its 

setting.  The glossary of the NPPF defines the setting of a heritage asset as ‘the 

surroundings in which a heritage asset is experienced’.  Where that experience is capable of 

being affected by a proposed development then the proposed development can be said to 

affect the setting of that asset.  Setting is not fixed and may change as the asset and its 

surroundings evolve. The Assessment Checklist within the GPA Note 3 (The Setting of 

Heritage Assets) outlines that although the extent and importance of setting is often 

expressed in visual terms, it can also be influenced by other factors such as noise, dust and 

vibration. Historic relationships between places can also be an important factor stressing ties 

between places that may have limited or no intervisibility with each other. An asset’s 

intangible associations with its surroundings, and patterns of use can contribute or enhance 

the significance of one or more of the heritage assets. 

                                                           
13 https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#non-designated accessed 18.08.2020 

https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#non-designated
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Paragraph 18a-013 of the PPG on the Historic Environment 

(https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#decision-

making-historic-environment) concludes: 

“The contribution that setting makes to the significance of the heritage asset does not 

depend on there being public rights or an ability to access or experience that setting. This 

will vary over time and according to circumstance. When assessing any application for 

development which may affect the setting of a heritage asset, local planning authorities may 

need to consider the implications of cumulative change. They may also need to consider the 

fact that developments which materially detract from the asset’s significance may also 

damage its economic viability now, or in the future, thereby threatening its on-going 

conservation.” 

Assessment 

For the purposes of assessing the significance of effects, heritage significance is assigned to 

one of four classes, with reference to the heritage interests described above and relying on 

professional judgement as informed by policy and guidance. 

The hierarchy given in Table 1 reflects the distinction between designated and non-

designated heritage assets. It distinguishes between designated assets of the highest 

heritage significance (i.e. scheduled monuments, protected wreck sites, battlefields, grade I 

and II* listed buildings, grade I and II* registered parks and gardens, and World Heritage 

Sites) and other designated heritage assets.   

Table 1: Establishing the sensitivity of receptors    

Sensitivity Criteria Receptor type 

 

High + 3 Assets of national importance, which have significance for an 

outstanding level of archaeological, architectural, artistic or 

historic interest. It is possible that low-moderate impacts upon 

these assets or their settings could lead to significant effects. 

Designated heritage assets. 

 

Medium + 2 The sensitivity of these assets will largely be dependent upon 

their current setting and their character. 

Asset has significance for a high level of archaeological, 

architectural, artistic or historic interest. 

Non-designated sites and monuments 

of regional importance. 

 

Low + 1 Assets of local interest, which have significance for elements of 

archaeological, architectural, artistic or historic interest. 

Although these assets must be considered, and mitigation may 

be required, it is considered that significant effects would only 

exist if the assets were to be predominantly or totally destroyed 

as a result of the Proposed Schemes. 

Non-designated assets of 

local importance 

 

Negligible - 0 Due to its nature of form / condition /survival, cannot be 

considered as an asset in its own right 

Non-extant HER record 

 

https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#decision-making-historic-environment
https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#decision-making-historic-environment
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 The magnitude of change (or impact) is based on the extent to which the significance 

of an asset is affected, which can be influenced by a number of factors: 

 the permanence of the impact (temporary, permanent or reversible); 

 physical changes caused by the impact (both positive and negative); and 

 the extent of the heritage asset or its setting that would be affected (for example, the 

whole or a very small part) and the contribution of that part to significance. 

Impacts on heritage assets, are assigned to one of four classes of magnitude, defined in 

Table 2. Impacts can be adverse or beneficial. It is recognised that a positive contribution to 

the historic environment can be achieved through development. 

Table 2: Establishing the magnitude of change 

Sensitivity Criteria (Adverse) +  Criteria (Beneficial) - 

 

High  3 Loss of significance resulting from irreversible total or 

substantial demolition or disturbance of a heritage 

asset or from the disassociation of an asset from its 

setting. 

 

Sympathetic restoration of an at-risk or 

otherwise degraded heritage asset and/or its 

setting. Bringing an at-risk heritage asset into 

sustainable use, with robust long-term 

management secured. 

 

Medium 2 Loss of significance arising from partial disturbance or 

inappropriate alteration of asset which will adversely 

affect its importance. Change to the key characteristics 

of an asset’s setting, which gives rise to lasting harm 

to the significance of the asset, but which still allows its 

archaeological, architectural or historic interest to be 

appreciated. 

 

Appropriate stabilisation and/or enhancement of 

a heritage asset and, or its setting that better 

reveal the significance of the asset or contribute 

to a long-term sustainable use or management 

regime. 

 

Low  1 Minor loss to, or alteration of, an asset which leaves its 

current significance largely intact. Minor and, or short-

term changes to setting which do not affect the key 

characteristics and in which the historical context 

remains substantially intact. 

 

Minor enhancements to a heritage asset and, or 

its setting that better reveal its significance or 

contribute to sustainable use and management. 

 

Negligible 0 Minor alteration of an asset which does not affect its 

significance in any discernible way. Minor and, or short 

term or reversible change to setting which does not 

affect the significance of the asset. 

 

Minor alteration of an asset which does not 

affect its significance in any discernible way. 

Minor and, or short term or reversible change to 

setting which does not affect the significance of 

the asset. 

 

The matrix in Table 3 has been prepared to guide the assessment of whether effects on the 

historic environment are to be considered significant or not. The classification of the effect is 

judged on the relationship of the magnitude of impact to the assessed heritage significance 

of the resource. As a general rule, major and moderate effects are considered to be 
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significant and minor and negligible effects are considered to be not significant. However, 

professional judgement is applied, where appropriate, to determine significance of effect. 

Table 3: Significance assessment matrix 

Receptor 

heritage 

significance 

 

Magnitude of 

Change 

 

   

 High  3 Medium  2 Low  1 Negligible  0 

 

High  3 Significant  6 Significant  5 Potentially 

Significant 4 

 

Not Significant - 0 

 

Medium  2  Significant  5 Potentially 

Significant  4 

 

Not Significant  3 Not Significant  2 

 

Low  1  Potentially 

Significant  4 

 

Not Significant  3 Not Significant  2 Not Significant  1 

Negligible 0 Not Significant  3 Not Significant  2 Not Significant 1 Not Significant  0 

 

 

All assessments will set out the significance of the relevant heritage asset(s), and where 

appropriate the contribution of their settings to significance, providing a description of the 

anticipated change and setting out the magnitude of change in line with the definitions set 

out Table 3. Historic England’s Good Practice Advice Note 3 (Second Edition) on The 

Setting of Heritage Assets sets out a staged process to assess setting, and its contribution to 

the significance of a heritage asset. Setting is not itself a heritage asset, nor a heritage 

designation, although land comprising a setting may itself be designated. Its importance lies 

in what it contributes to the significance of the heritage asset or to the ability to appreciate 

that significance. The effects of change in the setting of a heritage asset depends on the 

contribution of that setting to the significance of the asset, and assessments must be, by 

their nature, specific to the individual assets being considered. 

Following an assessment of the significance of effect, the harm to heritage assets will be 

identified as ‘substantial harm’ or ‘less than substantial harm’ in the terms of the NPPF. 

Baseline conditions 

Data sources 

The principal data sources used to inform the assessment are listed in Table 4. 
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Table 4: Key sources of historic environment data 

Source Date Summary Coverage of 

study 

area 

 

National 

Heritage List 

for England 

(NHLE) 

maintained 

by Historic 

England 

 

 National Heritage List for England (NHLE), for 

information on designated heritage assets (scheduled 

monuments, listed buildings, registered parks and 

gardens, registered battlefields and world heritage sites) 

available online: 

https://historicengland.org.uk/listing/thelist/). 

Full coverage of 

the 

study area 

 

West Sussex 

Historic 

Environment 

Record (HER) 

 

 GIS-based records of a wide range of buildings, 

monuments, find spots, places, and landscapes of 

archaeological, architectural, artistic or historic interest. 

 

Full coverage of 

the study area 

 

The study area will be determined with reference to the; 

 landscape context,  

 type of heritage asset and; 

 nature of development.  

 

The study area will be informed through; 

 baseline study,  

 local knowledge. 

 

Topography and Geology 

The site is currently greenfield agricultural land.  

The solid geology of the site as shown by the British Geological Survey is Horsham Stone 

Member Sandstone. 

Overview  

Archaeology 

The Historic Landscape Characterisation Study identifies the proposed site as a probable 

co-axial medieval field system.  This is also reflected in the surrounding fieldscape excepting 

the brickfield to the south west of Little Potters.  To the east of the site is the residential 
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development of Thornden constructed in the 1950’s. Within the wider study area are the 

historic farmsteads of Potters to the south west, Bakers Hovel, Capons Farm and Brownings 

Farm to the west.  To the south of the site is an red Archaeological Notification Area (ANA) 

associated with medieval pottery, whilst to the south east is the red ANA of the historic 

market village of Cowfold. Therefore there is potential for as yet unknown archaeological 

remains within the proposed development site and within 1km of its boundary, relating to all 

periods.  

 

The development site as summarised in Table 5 does not have an archaeological site within 

its boundary, however there is an archaeological site within the wider study area (0.05Km to 

the east) on land within Thornden.  Within the wider study area there are 31 listed buildings, 

the Cowfold Conservation Area and 5 ANA’s as shown in Table 6. 

Table 5: Overview of heritage assets within site boundary and wider study area. 

Constraint Number within the 

development site 

boundary 

Number within wider study area (1 

km of development site boundary) 

Scheduled Monuments 0 0 

Listed Buildings 0 31 ( 28 Grade 2 listed buildings, 2 

Grade 2* Brook Place, Capons Farm 

and 1 Grade 1 listed building St 

Peters Church) 

Conservation Areas 0 1 – Cowfold Conservation Area 

Registered Battlefields 0 0 

Registered Park and 

Gardens 

0 0 

Wreck sites 0 0 

Archaeological Sites 0 1 (land 0.06 km to the east of 

development site, occupied by 20, 22, 

24, 28, 30, 32, 34 and 36 Thornden) 

Archaeological 

Notification Areas 

0 5 (1 Red, 3 Red) 

 

Table 6: Archaeological Notification Areas within the study area  

Area Description Category 
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An area categorised as being a red ANA is a very sensitive area for Archaeology, where new 

building(s), ground excavation or landscaping may have major adverse impact on nationally 

important and other significant archaeological sites. The site is 0.08km to the north west of a 

red ANA, and 0.1 km north from an red ANA. 

The available evidence indicates that there is potential for as yet unknown archaeological 

remains within the site area and within 1km of its boundary, relating to all periods.  

As part of any proposed development; 

 A detailed baseline should further refine the archaeological potential of the site. 

 The results of archaeological field assessment should be used to inform the capacity 

of the site and the design of the proposed development.   

 The scheme should seek to remove/reduce the harm to archaeological remains 

through careful placement of buildings, services and sub-surface intrusions, and 

should consider the unplanned effects of development such as increased 

landscaping or pressure of increased footfall.  

 If archaeological remains are identified as part of a detailed survey all remains should 

be preserved in situ but, where this is not possible the highest priority should be 

given to preserving those of national interest. This follows the requirement of the 

NPPF that should remains of national importance be revealed, then their 

conservation should be given a similarly ‘great weight’ in decision making as a 

designated heritage asset. 

Designated Heritage Assets 

 

Introduction 

This section will consider the potential effects of development within the study site on the 

significance of designated heritage assets, including through effects to their settings. This 

will include heritage assets within the proposed development site, and those in the wider 

study area. 

1  Area associated with Medieval Pottery Industry Red (Horsham 
031) 

2 The Historic Market Village of Cowfold Red (Horsham 
032) 

3 Cotlands Medieval to Post-Medieval Historic Farmstead, Cowfold Red (Horsham 
141) 

4 Eastlands Medieval Historic Farmstead, Cowfold Red (Horsham 
142) 

5 Avery Farm Medieval to Post-Medieval Historic Farmstead, Cowfold Red (Horsham 
140) 
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Heritage assets and potential impacts will be assessed using best practice, including that set 

out in Historic England’s Good Practice Advice Note 3, The Setting of Heritage Assets. The 

heritage assets which require assessment have been selected with reference to the National 

Heritage List for England (NHLE) database held by Historic England. 

 

A radius of 1 km from the boundary of the proposed development site was used to identify 

those heritage assets which should be assessed for possible changes to their significance 

due to the development. Consideration was also given to whether there were any additional 

highly graded heritage assets whose wider sensitivity outside of the 1km zones should be 

included in the assessment.  However no such heritage assets were identified.  

 

Within the proposed development site there were no listed buildings, conservation areas, 

registered battlefields, registered parks and gardens or wreck sites.  However within the 

wider study areas there were 28 grade 2 listed buildings, 2 grade 2* listed buildings (Brook 

Place and Capons Farm) and 1 grade 1 listed building (St Peters Church).  The Cowfold 

Conservation Area is approximately 0.09 km to the south east of Thornden West.  

 

The Cowfold Conservation Area is located to the centre of Cowfold and is bisected 

north/south by the A281.  The group of buildings that constitute the conservation area are 

gathered around the junction formed by the A272, which enables east/west movement 

through the village.  The Conservation Area is small in size with a high percentage of listed 

buildings, with the majority of the Conservation Area also being within an archaeological 

notification area (ANA).   

 

Heritage Assets and Potential Impacts 

 

Table 7 sets out the assessment of the impact of the proposal on each listed building, within 

the study area.  The assessment of each building has been undertaken prior to 

consideration of possible mitigation measures.  The table seeks to highlight buildings which 

are most vulnerable to change.  It may be therefore that mitigation measures could be 

undertaken that would consequently result in a lesser magnitude of change. 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

1 Cowfold 

Conservation 

Area 

Conservation 

Area 

  High + 3 Medium +2 Significant + 

5 

2 West 

Cotlands 

Grade 2 listed 

building 

1074957 Early C19 single storey weather-boarded cottage. Half-hipped clay 

tile roof; external chimney breast with tall stack at N.E end. Front 

elevation of two windows and centre doorway; central ledged door 

and flanking sash windows each four panes wide. Weather-boarded 

S.W gable with small sash window to attic. Rear elevation weather-

boarded to cill level of right hand sash window of four panel width; 

rear elevation rendered above cill level. N.E gable with small sash 

window to attic and with weather-boarding in gable above later brick 

outshut extending S.E as far as external chimney breast (see 

above). The building is shown on 1840 0.S map. See p.46, J 

Prizeman, Your house: the outside view, 1975 and 1982. 

High + 3 Negligible 0 Not 

Significant + 

3 

3 Cotlands Grade 2 listed 

building 

1193092  Early C19. Two storeys. Two windows. Painted brick. Tiled roof. 

Two bays on both floors which retain their original and unusual 

glazing bars of almost Chinese Chippendale pattern. 

High + 3 Negligible 0 Not 

Significant + 

3 

4 Brook Place Grade 2* 

listed building 

1027087 Formerly one house, now sub-divided. Fine C16 building of E-

shaped plan. Two storeys and attic. Four windows. Timber-framed 

building with plaster infilling on a red brick base. Some of the 

ground floor has been rebuilt in brick. The section between the 

south and centre projections is ashlar. Three gables with barge-

boards and pendants, the centre one oversailing on a bresummer. 

Horsham slab roof. Casement windows. Those in the attic windows 

in the gables have their original wooden mullions. The south side is 

faced with sandstone and has a brick chimney stack with crow-

stepped gable. The east front is of sandstone and tile-hanging with 

3 gables. 

High + 3 Negligible 0 Not 

Significant + 

3 

5 Brookhill 

Cottage 

Grade 2 listed 

building 

1391329 GV II Former estate lodge, now a private house. Early to mid C19. 

Tudor Gothic style. MATERIALS: West Hoathly sandstone rubble 

with ashlar dressings, bedded in lime mortar. Slate roof; brick 

chimneystacks. PLAN: T-shaped in plan. One storey and attics: two 

windows to front and one to sides. Each floor has one room to 

either side of the central stairs, and a room to the rear of the stair. 

EXTERIOR: Front elevation has a central gabled porch with a four-

centred arch and elaborate fretted wooden bargeboards; plank front 

door. Gabled dormers with similar bargeboards. Gables of side 

elevations also have fretted bargeboards. Rear elevation has 

central gable with casement window, lean-to external lavatory to 

right and later brick lean-to to left. A modern full-width single-storey 

conservatory was added to the rear elevation in 2004. Original 

metal-framed casement windows with rectangular lights. Gabled 

roof with a central pair of brick chimneystacks on stepped bases. 

INTERIOR: Simple cottage interior with a central straight flight of 

stairs. It retains most of its original plank doors and cupboards. 

SUMMARY OF IMPORTANCE: Of special interest as a little-altered 

estate lodge on the picturesque mode. It has important group value 

with Brookhill House (qv). 

High + 3 Negligible 0 Not 

Significant + 

3 

6 Brookhill 

House 

Grade 2 listed 

building 

1286328 Tudor Gothic house of about 1830. Two storeys. The main portion 

has 6 windows. Ashlar. Modillion eaves cornice. Slate roof. Gable 

end flanked by finials with another at apex. Sash windows with 

dripstones over and glazing bars intact. Projecting portion of 3 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

windows at north end with gable over having similar finials. To north 

is a service wing of 3 windows and lower elevation. 

7 Barrington 

House 

Grade 2 listed 

building 

1354157 L-shaped C18 house. Two storeys. Two windows. Red brick. 

Dentilled eaves cornice. Half-hipped slate roof. Glazing bars intact. 

Doorway with flat hood on brackets, rectangular fanlight and door of 

6 fielded panels. South wall faced with tarred weather-boarding. 

High + 3 Negligible 0 Not 

Significant + 

3 

8 The Red 

House 

Grade 2 listed 

building 

1027086 L-shaped early C19 house. Two storeys. Three windows. Red brick 

and grey headers alternately. Eaves cornice. Slate roof. Glazing 

bars intact. Modern brick porch containing doorway with rectangular 

fanlight. 

High + 3 Negligible 0 Not 

Significant + 

3 

9 Furzefield Grade 2 listed 

building  

1193065 C18. Two storeys. Five windows. Painted brick. Parapet. Tiled roof. 

Glazing bars intact. Doorway with low rectangular fanlight. At the 

south end an extra storey with gable has been added in the C19. 

Buttress at north end. 

High +3 Negligible 0 Not 

Significant + 

3 

10 Trelawny 

House 

Grade 2 listed 

building 

1354156 Incorrectly marked on OS map as Jersey House. C18, added to and 

altered. Stucco scored as ashlar, right bay with rendered ground 

floor and weatherboard above. Plain tile roof. 2 storeys, 2 + 1 bays. 

Original 2 bays have central door of 6 flush panels (top 2 glazed) in 

architrave having pilasters with plain capitals, frieze and cornice; 

masked by C20 trellised lean-to porch (not of special interest). 16-

pane sashes in flush wood architraves, those to ground floor 

unhorned, those to 1st floor without glazing bars to lower sashes. 

End stacks, forward of ridge, of red brick with blue headers at 

angles. Added right-hand bay has horned 16-pane sash to ground 

floor; C20 tripartite window above. 

High + 3 Negligible 0 Not 

Significant + 

3 

11 White Lined 

House 

Grade 2 listed 

building 

1027079 C18. Two storeys. Two windows and one blocked window-space. 

Red brick. Dentilled eaves cornice. Half-hipped tiled roof. Glazing 

bars intact. Doorway with flat hood on brackets. 

High + 3 Negligible 0 Not 

Significant + 

3 

12 Viscount 

House 

Grade 2 listed 

building 

1027080 Late C18. Two storeys. Three windows. Painted brick. Eaves 

cornice. Tiled roof. Three-light bay window on ground floor on either 

side of doorway with later tiled canopies. Venetian shutters to first 

floor windows. Glazing bars removed from lower halves of windows. 

Doorway with fluted pilasters, projecting cornice and door of 6 

fielded panels. 

High + 3 Negligible 0 Not 

Significant + 

3 

13 Allfreys Grade 2 listed 

building 

1354152 Early C19 front to a probably older building. Two storeys and attic. 

Five windows. Stuccoed. Tudor Gothic house. Two gables with 

pendants and ball finials at angles and apex. Castellated parapet 

between. Horsham slab roof. Two bays of 3 windows each on both 

floors, the windows barring pointed heads. Pierced parapets over 

with quatrefoils in the parapet. Glazing bars intact. Central porch 

with 5 pointed arches and figure of a lion over. The window above 

the porch has a dripstone over. Chimney breast on east wall. 

High + 3 Negligible 0 Not 

Significant + 

3 

14 Eastlands 

Farm 

Grade 2 listed 

building 

1381153 House later converted into a barn. Circa 1374 four bay open hall 

house with two bay hall, converted into a barn c1585, extended by 

one bay to the west in later C17 and with C18 leanto added to east. 

Timberframed, clad in weatherboarding but south east side now 

covered in corrugated iron. Steeply pitched roof with gablet 

(formerly smoke hole) to east and half-hip to west. Central cart 

entrance with double doors. Top of wall plate above north cart doors 

retains triangular mullion holes to original hall window. Frame visible 

to north with midrail and arched braces. C18 leanto to east also 

timberframed, covered in corrugated iron with C20 brick east wall. 

INTERIOR: Jowled upright posts, midrail and most curved tension 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

braces survive. Eastern bay has triangular mullioned window 

surviving to north and holes to south. East end has passing braces 

and ground floor triangular mullion holes. Further mullion holes in 

western bay of hall house. Roof has three crownposts of square 

section, the central one to open hall having four headbraces to 

collar beam, the others having two head braces to collar beam and 

easternmost crownpost retains one of original pair of downbraces. 

Original rafters to three easternmost bay with two rafters remaining 

to westernmost bay. Many are soot-stained. C17 western bay has 

angled queen struts and through purlins. Open truss to former open 

hall has arch braces rising to the tie, a moulded fillet between the 

braces on the underside of the tie and a moulded 'pilaster' down the 

front. Original floors to end bays of hall house no longer present. 

East end has 6 C19 grain bins inserted with reused late C18 6-

panelled doors. West end has C20 floor inserted. 

15 Bulls House Grade 2 listed 

building  

1027083 House, later subdivided but now again in one ownership. The 

eastern part is of date circa 1600, divided into two cottages in the 

C18. The western part was built in the 1960s and is not of special 

interest. MATERIALS: The eastern part is timber framed with red 

brick infilling but the south end is of brick and the north end 

elevation is rendered with tile-hanging above. Tile roof, half-hipped 

to the south and gabled to the north with an end brick chimneystack 

to the north and catslide roof to the rear. Two storeys: six 

irregularly-spaced windows. PLAN: Originally a two bay end 

chimneystack house with a heated room on each floor, later 

adapted into two cottages. EXTERIOR: The east or entrance front 

has exposed box framing with midrail and brick infill of various 

periods, including C17 two inch bricks, C18 or early C19 stretcher 

bond brickwork and some C20 patchiing. Six first floor windows, 

comprising two early C20 casements with glazing bars to the upper 

part only and four 1960s bottom opening casements. The ground 

floor has two early C20 casements and a 1960s window and two 

C20 plank door, the left hand one adapted into a window. The north 

side is of brickwork and the south side is rendered on the ground 

floor and hung with C20 tiles above with a first floor 1960s 

casement and plain doorcase below. The west or rear elevation has 

some brickwork visible in the corner, but the south end wall of the 

catslide has been removed to form a loggia and the remainder of 

this front is concealed by a large 1960s two storey western range, 

the link block including main entrance weatherboarded to the 

ground floor and weatherboarded above with roof sloping to the 

east with casement windows. The 1960s extension is not of special 

interest. INTERIOR: The ground floor of the original east wing has a 

northern room with an open fireplace with wooden bressumer, spice 

hole and a wooden gun rack. A plank door to the east probably led 

originally to a staircase. there is an axial beam and exposed floor 

joists. The upper floor retains much exposed wall frame with midrail, 

internal partition, jowled posts and a queenpost roof. There were 

further plank doors on the upper floor. HISTORY: A circa 1600 

house adapted into two cottages in the C18. Both Bulls House and 

Bulls Bridge House are shown on the 1891 Ordnance Survey map. 

In 1959 a building called Bulls Bridge Cottages was listed grade II. 

In the 1960s this building which was two cottages, nos 1 and 2 Bulls 

Bridge Cottages, came into one ownership, a large modern 

extension was built on to the west side of the cottages and the 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

name changed to Bulls House. STATEMENT OF IMPORTANCE: A 

timber framed house of circa 1600 with the timber frame surviving 

substantially intact, and for this survival of pre-1700 fabric, the 

house has special architectural interest. The original plan form of a 

two bay end chimneystack house is readable, with open fireplace to 

the ground floor and heated chred above, and the position of the 

plank door to the east of the fireplace indicates the position of the 

original staircase. Much of the frame is visible internally with further 

joinery details including C17 plank doors and a gunrack. The later 

subdivision into two cottages is shown externally by the survival of 

two doors on the east side. The 1960s extension is not of special 

interest. 

16 Wood 

Grange 

Grade 2 listed 

building 

1193000 C18. Two storeys. Originally 5 windows. Stuccoed. Tiled roof. The 2 

outer window-bays have been replaced in C19 by large 3-light bays. 

Glazing bars otherwise intact. Porch with Doric columns 

surmounted by ball caps. Doorway with thin rectangular fanlight. 

High + 3 Negligible 0 Not 

Significant + 

3 

17 Steyne 

House 

Grade 2 listed 

building 

1354154 Early C19. Two storeys. Two windows. Stuccoed. Slate roof. 

Glazing bars intact. Porch with Doric columns. 

High + 3 Negligible 0 Not 

Significant + 

3 

18 Church Farm 

House 

Grade 2 listed 

building 

1286329 L-shaped building. C18 or earlier, restored. Two storeys. Three 

windows. Ground floor red brick, above tile-hung, west gable end 

faced with roughcast. Tiled roof. Casement windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

19 The Cowfold 

Stores/The 

Willows 

Grade 2 listed 

building 

1027082  L-shaped late C17 or early C18 block, refaced with cement. Two 

storeys. Originally 6 windows. Long and short quoins. Modillion 

eaves cornice. Hipped roof of Horsham slabs. Projecting bay at 

south end replaces the 2 original south windows. Modern shop front 

on ground floor. 

High + 3 Negligible 0 Not 

Significant + 

3 

20 St Peters 

Cottage 

Restaurant 

Grade 2 listed 

building  

1354153 C15 timber-framed building with plaster infilling, flint floor of north 

and south fronts close-studded. The other sides have been refaced 

with red brick and grey headers. Tile-hung gable with moulded 

bargeboards and attic window facing the churchyard. Casement 

windows with diamond-shaped panes. Horsham slab roof. Brick 

chimney breast at east end. Two storeys. Two windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

21 Cowfold 

Antiques, St 

Peters Shop, 

The Old 

Houses, Ye 

Old Shop 

Grade 2 listed 

building  

1027081 C16 timber-framed range with some timbering and plaster infilling 

exposed at south end of the street frontage and at the back facing 

the churchyard, but mostly refaced with stucco and some fishscale 

tiles. Horsham slab roof. horizontally-sliding sash windows. Small 

mid Cl9 shop front in centre. Modern shop front at north end. Two 

storeys. Five windows. At the back at the north west end is a C17 

addition of brick on ground floor and cement above with gable over. 

Behind the centre portion is a small C19 gabled addition of red brick 

and cement. 

High + 3 Negligible 0 Not 

Significant + 

3 

22 Parish 

Church of St 

Peter 

Grade 1 listed 

building 

1354161 Chancel, south chapel, nave with south aisle, west tower and north 

and south porches. Chancel Cl3, nave and tower C15, south aisle 

early C16. Large brass to Thomas Nelond, Prior of Southover, 

Lewes, 1433. Good wholly medieval church. 

High + 3 Negligible 0 Not 

Significant + 

3 

23 Sussex 

House 

Grade 2 listed 

building  

1193219 C18. Two storeys. Two windows. Plastered front. Tiled roof. 

Casement windows. Doorway with pediment-shaped hood. Included 

for group value. 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

24 1-6 

Margaret’s 

Cottage 

Grade 2 listed 

building  

1027093 Six almshouses. Late C17 building, restored in 1929. Red brick and 

grey headers. Stringcourse. Tiled roof. Casement windows, some 

with diamond-shaped panes. Two storeys and attic. Six windows. 

Four dormers. 

High + 3 Negligible 0 Not 

Significant + 

3 

25 5, 6, and 7 

(Laneswood 

Cottage), 

Church 

Terrace 

Grade 2 listed 

building 

1354122 Formerly 3 cottages. Early C19. Two storeys and attic. Three 

windows. Large gabled dormer of 2 windows. Stuccoed. No 5 tiled 

roof, No 6 slate roof. Glazing bars intact. 

High + 3 Negligible 0 Not 

Significant + 

3 

26 The Post 

Masters 

House 

Grade 2 listed 

building  

1193241 Formerly 2 cottages. C17 timber-framed building. Two storeys. 

Three windows. The east section has red brick infilling on ground 

floor and is faced with weather-boarding above. The west section is 

of higher elevation and wholly red brick, either a later addition or 

refaced. Tiled roof. Casement windows. Doorway with pediment-

shaped hood. 

High + 3 Negligible 0 Not 

Significant + 

3 

27 Massetts  Grade 2 listed 

building 

1027094 C18. Two storeys. Two windows. Red brick. Modillion eaves 

cornice. Tiled roof. Glazing bars intact. Doorway with pediment-

shaped hood. 

High + 3 Negligible 0 Not 

Significant + 

3 

28 Church 

Lodge 

Grade 2 listed 

building  

1193244 C18 or earlier. Two storeys. Two windows. Ground floor stuccoed, 

above faced with weather-boarding. Tiled roof. Casement windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

29 Potters 

Cottage 

Grade 2 listed 

building  

1286286 C18. Two storeys. Two windows. Ground floor painted brick, above 

faced with weather-boarding. Tiled roof. Horizontally-sliding sash 

windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

30 Capons 

Farmhouse 

Grade 2* 

listed building  

1027095 Restored but very good example of a medieval house with plaster 

and some red brick infilling and curved braces on first floor. The 

north-east section may be as early as circa 1300. The west wing, of 

which the first floor is jettied, is C15. The south-east wing was 

probably a C16 addition, perhaps brought from elsewhere, but has 

been refaced with red brick in the early C19 and has a dentilled 

cornice and gable at each end. Also sash windows with vertical 

divisions intact. The remainder of the building has casement 

windows. Horsham slab roof. Pointed doorway with studded door. 

High + 3 Negligible 0 Not 

Significant + 

3 

31 Capons 

Farm Barn  

Grade 2 listed 

building  

1027051 Probably C14 timber-framed building now faced with weather-

boarding. Hipped tiled roof, with arched braces inside. 

High + 3 Negligible 0 Not 

Significant + 

3 

32 Trenchmore Grade 2 listed 

building  

1027077 Formerly 2 cottages. C17 or earlier restored timber-framed building, 

mostly with red brick infilling but some plaster in north wall. Tiled 

roof. Casement windows. Two storeys. Six windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

Table 7: Listed Buildings and Conservation Areas identified as being sensitive to change. 

 

It is suggested that of the heritage assets identified in Table 7 the following may be more 

sensitive to potential changes to their significance; 

 Cowfold Conservation Area 



76 
 

It is suggested that the remaining designated heritage assets within the study area are less 

sensitive to change from the proposed development due to their location, topography, views 

or lack historical/functional association with the development site. 

 

It is acknowledged that development may have an effect on these heritage assets through 

unplanned impacts of development such as increased traffic, and changes to their wider 

environment, but at this stage it is not considered that the properties significance of these 

properties would be directly be affected by the proposed development.  However, further 

assessment of these buildings may be advisable dependant on any developing masterplan. 

 

Assessment of identified designated heritage assets 

The Cowfold Conservation Area was first designated in November 1976.  There appears 

to be little documentary evidence of the settlement of Cowfold prior to the thirteenth century. 

It is likely that before this the land was used as woodland pasture.  The conservation area 

centres on the church of St Peter with its thirteenth century chancel and nave, and fifteenth 

century tower.  The properties to the north and east of the church face inwards towards the 

church and the church yard.  The A281 forms an important route north/south and the A272 

has become a key routeway east/west through the village when it was constructed in 1824/5.  

The Cowfold Conservation Area is a small conservation area characterised by traditionally 

scaled buildings constructed in local materials creating a sense of place.  The conservation 

area is experienced as a small rural settlement within the open countryside.  Due to the 

number of farms shown on the historic maps, it would be reasonable to suggest that there 

would have been a strong functional link between the conservation area and the surrounding 

agricultural land.   

 

It is suggested that the harm to the heritage assets could be considered to be less than 

substantial and therefore as set out in para 196 of the NPPF this harm should be weighed 

against the public benefits of the proposal including, where appropriate, securing its optimum 

viable use. 

Heritage Considerations 

As noted above it is suggested that a detailed baseline and field assessment should further 

refine the archaeological potential of the site.  The results of these assessments should then 

be used to inform the design and density of the proposed development.   

It is suggested that an enhancement of the listing description is undertaken for each building 

identified as subsequently being subject to significant or potentially significant change.  This 

enhancement of the listing description would clearly set out why each building has been 
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listed and where its significance lies.  This evidence would assist both site promotors, 

owners and the local authority in considering the impact of development on heritage assets. 

Consideration should also be given on all sites to establish whether there would be a source 

of Horsham Stone Slate within the site which could be quarried prior to development.  The 

stone is a unique resource for the district and there is a need for replacement and new stone 

for heritage assets to ensure that the local character is maintained for the future. 

With regards to the heritage assets identified as being potentially subject to change as a 

minimum the following issues should be considered as part of any detailed site assessment 

to mitigate any harm to the significance of the identified assets; 

 The retention of a strong planted boundary to the A272 and along the western and 

northern boundary of the site. 

 New buildings should be traditionally scaled and detailed. 

 An area of transition between the surrounding fields and the development should be 

considered, with higher density development towards the centre of the site. 

 Care should be given to ensure a simple entrance to the site to retain a rural 

character. 

 Any appliction should preserve the rural setting of the conservation area, which also 

informs the significance of the setting of the nearby listed buildings. 

 The interaction between the conservation area and the proposed development 

should be considered with “green routes” to encourage intergration with the village 

centre. 

 Any scheme should consider the impact of increased traffic through the conservation 

area. 

 Consideration should be given to the cumulative impact of development on the 

overall landscape and historic character of the locality. 
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Cultural Heritage Desk Based Assessment – Dragons Lane 

 

Introduction 

Land to the east of the A281, and north of Dragons Lane at Cowfold named Dragons Lane in 

the Cowfold Neighbourhood Plan Consultation Statement has been put forward for 

consideration for housing development as part of the Neighbourhood Plan process.   

Figure 1 identifies the site which is located to the east of the A281, south of the core of the 

settlement of Cowfold and north of Dragons Lane.  A public footpath (COW/1778/1) runs 

along the southern boundary of the site, whilst bridleway COW/1730/5 runs along Dragons 

Lane.   

Figure 1 – Land proposed at Dragons Lane 
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Study Area 

The study area for the historic environment assessment is defined as the proposed site, and 

a 1km extension from the boundary of the site. The study seeks to establish and identify 

both designated and undesignated heritage assets, and identify where their significance may 

be altered by the proposed development.   

Methodology 

The methodology for establishing an outline historic environment assessment is provided 

below, together with the methodology for assessing the significance of effects. 

To establish a baseline, appropriate and proportionate assessments will be carried out. 

These include: 

 a review of desk-based data within the study area, using sources detailed in Table 4, 

as well as relevant readily available regional and local contextual studies, desk and 

field studies, and historic mapping; 

Statutory Duty 

Ancient Monuments and Archaeological Areas Act 1979 

The Ancient Monuments and Archaeological Areas Act 1979 (as amended) sets out the 

legislative framework for the designation of and protection of scheduled monuments. 

The Planning (Listed Buildings and Conservation Area) Act 1990 

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 imposes a 

“General duty as respects listed buildings in the exercise of planning functions.” 

Subsection (1) provides: 

“In considering whether to grant planning permission for development which affects a 

listed building or its setting, the local planning authority or, as the case may be, the 

Secretary of State shall have special regard to the desirability of preserving the building 

or its setting or any features of special architectural or historic interest which it 

possesses.” 

Planning Policy 

National Planning Policy Guidance 2019 (NPPF) 
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Chapter 16 of the NPPF sets out the Government’s policy regarding conserving and 

enhancing the historic environment. Paragraph 192 indicates with regard to determining 

planning applications, local planning authorities should take account of the desirability of 

sustaining and enhancing the significance of heritage assets, and putting them into viable 

uses consistent with their conservation, the positive contribution that conservation of 

heritage assets can make to sustainable communities including their economic vitality as 

well as the desirability of new development making a positive contribution to local character 

and distinctiveness. 

When considering the impact of a proposed development on the significance of a designated 

heritage asset, the NPPF considers that great weight should be given to the asset’s 

conservation (and the more important the asset, the greater the weight should be).  

When considering potential harm to heritage assets the NPPF sets out a terminology of 

substantial harm, total loss or less than substantial harm to its significance. Paragraph 194 

states that any harm to, or loss of, the significance of a designated heritage asset (from its 

alteration or destruction, or from development within its setting), should require clear and 

convincing justification. Set out below is the guidance within the NPPF relating to the 

balance to taken between the significance of an asset, the level of harm and potential public 

benefits; 

“Substantial harm to or loss of: a) grade II listed buildings, or grade II registered parks or 

gardens, should be exceptional; b) assets of the highest significance, notably scheduled 

monuments, protected wreck sites, registered battlefields, grade I and II* listed buildings, 

grade I and II* registered parks and gardens, and World Heritage Sites, should be wholly 

exceptional. 

195. Where a proposed development will lead to substantial harm to (or total loss of 

significance of) a designated heritage asset, local planning authorities should refuse 

consent, unless it can be demonstrated that the substantial harm or total loss is necessary to 

achieve substantial public benefits that outweigh that harm or loss, or all of the following 

apply: a) the nature of the heritage asset prevents all reasonable uses of the site; and b) no 

viable use of the heritage asset itself can be found in the medium term through appropriate 

marketing that will enable its conservation; and c) conservation by grant-funding or some 

form of not for profit, charitable or public ownership is demonstrably not possible; and d) the 

harm or loss is outweighed by the benefit of bringing the site back into use.  

196. Where a development proposal will lead to less than substantial harm to the 

significance of a designated heritage asset, this harm should be weighed against the public 

benefits of the proposal including, where appropriate, securing its optimum viable use.  
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197. The effect of an application on the significance of a non-designated heritage asset 

should be taken into account in determining the application. In weighing applications that 

directly or indirectly affect non-designated heritage assets, a balanced judgement will be 

required having regard to the scale of any harm or loss and the significance of the heritage 

asset. 

The NPPF is supported by the PPG (July 2019). In relation to the historic environment, 

paragraph 002 (002 Reference ID: 18a-002-20190723) states that: 

“Where changes are proposed, the National Planning Policy Framework sets out a clear 

framework for both plan-making and decision-making in respect of applications for planning 

permission and listed building consent to ensure that heritage assets are conserved, and 

where appropriate enhanced, in a manner that is consistent with their significance and 

thereby achieving sustainable development. Heritage assets are either designated heritage 

assets or non-designated heritage assets.” 

Horsham District Planning Framework 2015 

Policy 34 of the current Horsham District Planning Framework relates to Cultural and 

Heritage Assets.  The policy notes that the Council recognises that heritage assets are an 

irreplaceable resource, and as such positive management of heritage assets will be required 

to sustain and enhance the historic environment. 

Guidance 

The Good Practice Advice In Planning Note Managing Significance in Decision-Taking in the 

Historic Environment (Historic England 2015). 

The purpose of this document is to provide information to assist local authorities, planning 

and other consultants, owners, applicants and other interested parties in implementing 

historic environment policy in the NPPF and NPPG. It outlines a 6-stage process to the 

assembly and analysis of relevant information relating to heritage assets potentially affected 

by a proposed development. 

• Understand the significance of the affected assets; 

• Understand the impact of the proposal on that significance; 

• Avoid, minimise and mitigate impact in a way that meets the objectives of the NPPF; 



82 
 

• Look for opportunities to better reveal or enhance significance 

• Justify any harmful impacts in terms of the sustainable development objective of 

conserving significance and the need for change; 

• Offset negative impacts on aspects of significance by enhancing others through recording, 

disseminating and archiving archaeological and historical interest of the important elements 

of the heritage assets affected. 

The Good Practice Advice In Planning Note 3 The Setting of Heritage Assets (Historic 

England 2017) 

Historic England’s Historic Environment Good Practice Advice in Planning Note 3 provides 

guidance on the management of change within the setting of heritage assets. 

The document restates the definition of setting as outlined in Annex 2 of the NPPF. Setting is 

also described as being a separate term to curtilage, character and context; while it is largely 

a visual term, setting, and thus the way in which an asset is experienced, can also be 

affected by noise, vibration, odour and other factors. The document makes it clear that 

setting is not a heritage asset, nor is it a heritage designation, though land within a setting 

may itself be designated. Its importance lies in what the setting contributes to the 

significance of a heritage asset. 

The Good Practice Advice Note sets out a five-staged process for assessing the implications 

of proposed developments on setting: 

1. Identification of heritage assets which are likely to be affected by proposals; 

2. Assessment of whether and what contribution the setting makes to the significance of a 

heritage asset; 

3. Assessing the effects of proposed development on the significance of a heritage asset; 

4. Maximising enhancement and reduction of harm on the setting of heritage assets; and 

5. Making and documenting the decision and monitoring outcomes. 

Assessment of effects and determining significance 

National Planning Policy Guidance 2019 (NPPF) requires change to the significance of 

heritage assets to be considered in developing an understanding of the potential effects of 

the development. 
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The NPPF14 defines heritage assets as being; “A building, monument, site, place, area or 

landscape identified as having a degree of significance meriting consideration in planning 

decisions, because of its heritage interest. It includes designated heritage assets and assets 

identified by the local planning authority (including local listing).” 

Designated heritage assets 

The glossary of the NPPF refers to a designated heritage asset as being a World Heritage 

Site, Scheduled Monument, Listed Building, Protected Wreck Site, Registered Park and 

Garden, Registered Battlefield or Conservation Area designated under the relevant 

legislation. 

Non designated heritage assets 

Non-designated heritage assets are buildings, monuments, sites, places, areas or 

landscapes identified by plan-making bodies as having a degree of heritage significance 

meriting consideration in planning decisions but which do not meet the criteria for designated 

heritage assets15. 

Significance 

The significance of a heritage asset is a product of its evidential, historical, aesthetic or 

communal value which it holds to this and future generations because of its heritage interest.    

The National Planning Policy Framework states that in the planning context heritage interest 

may be archaeological, architectural, artistic or historic. These interests are discussed in 

more detail in Conservation Principles and GPA2 (Historic England 2015). 

Setting 

Significance does not relate purely to the physical presence of the asset but also from its 

setting.  The glossary of the NPPF defines the setting of a heritage asset as ‘the 

surroundings in which a heritage asset is experienced’.  Where that experience is capable of 

being affected by a proposed development then the proposed development can be said to 

affect the setting of that asset.  Setting is not fixed and may change as the asset and its 

surroundings evolve. The Assessment Checklist within the GPA Note 3 (The Setting of 

Heritage Assets) outlines that although the extent and importance of setting is often 

expressed in visual terms, it can also be influenced by other factors such as noise, dust and 

vibration. Historic relationships between places can also be an important factor stressing ties 

between places that may have limited or no intervisibility with each other. An asset’s 

                                                           
14 https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf accessed 18.08.2020 
15 https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#non-designated accessed 18.08.2020 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf
https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#non-designated
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intangible associations with its surroundings, and patterns of use can contribute or enhance 

the significance of one or more of the heritage assets. 

Paragraph 18a-013 of the PPG on the Historic Environment 

(https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#decision-

making-historic-environment) concludes: 

“The contribution that setting makes to the significance of the heritage asset does not 

depend on there being public rights or an ability to access or experience that setting. This 

will vary over time and according to circumstance. When assessing any application for 

development which may affect the setting of a heritage asset, local planning authorities may 

need to consider the implications of cumulative change. They may also need to consider the 

fact that developments which materially detract from the asset’s significance may also 

damage its economic viability now, or in the future, thereby threatening its on-going 

conservation.” 

Assessment 

For the purposes of assessing the significance of effects, heritage significance is assigned to 

one of four classes, with reference to the heritage interests described above and relying on 

professional judgement as informed by policy and guidance. 

The hierarchy given in Table 1 reflects the distinction between designated and non-

designated heritage assets. It distinguishes between designated assets of the highest 

heritage significance (i.e. scheduled monuments, protected wreck sites, battlefields, grade I 

and II* listed buildings, grade I and II* registered parks and gardens, and World Heritage 

Sites) and other designated heritage assets.   

Table 1: Establishing the sensitivity of receptors    

Sensitivity Criteria Receptor type 

 

High + 3 Assets of national importance, which have significance for an 

outstanding level of archaeological, architectural, artistic or 

historic interest. It is possible that low-moderate impacts upon 

these assets or their settings could lead to significant effects. 

Designated heritage assets. 

 

Medium + 2 The sensitivity of these assets will largely be dependent upon 

their current setting and their character. 

Asset has significance for a high level of archaeological, 

architectural, artistic or historic interest. 

Non-designated sites and monuments 

of regional importance. 

 

Low + 1 Assets of local interest, which have significance for elements of 

archaeological, architectural, artistic or historic interest. 

Although these assets must be considered, and mitigation may 

be required, it is considered that significant effects would only 

Non-designated assets of 

local importance 

 

https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#decision-making-historic-environment
https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#decision-making-historic-environment
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exist if the assets were to be predominantly or totally destroyed 

as a result of the Proposed Schemes. 

Negligible - 0 Due to its nature of form / condition /survival, cannot be 

considered as an asset in its own right 

Non-extant HER record 

 

  

The magnitude of change (or impact) is based on the extent to which the significance of an 

asset is affected, which can be influenced by a number of factors: 

 the permanence of the impact (temporary, permanent or reversible); 

 physical changes caused by the impact (both positive and negative); and 

 the extent of the heritage asset or its setting that would be affected (for example, the 

whole or a very small part) and the contribution of that part to significance. 

Impacts on heritage assets, are assigned to one of four classes of magnitude, defined in 

Table 2. Impacts can be adverse or beneficial. It is recognised that a positive contribution to 

the historic environment can be achieved through development. 

Table 2: Establishing the magnitude of change 

Sensitivity Criteria (Adverse) +  Criteria (Beneficial) - 

 

High  3 Loss of significance resulting from irreversible total or 

substantial demolition or disturbance of a heritage 

asset or from the disassociation of an asset from its 

setting. 

 

Sympathetic restoration of an at-risk or 

otherwise degraded heritage asset and/or its 

setting. Bringing an at-risk heritage asset into 

sustainable use, with robust long-term 

management secured. 

 

Medium 2 Loss of significance arising from partial disturbance or 

inappropriate alteration of asset which will adversely 

affect its importance. Change to the key characteristics 

of an asset’s setting, which gives rise to lasting harm 

to the significance of the asset, but which still allows its 

archaeological, architectural or historic interest to be 

appreciated. 

 

Appropriate stabilisation and/or enhancement of 

a heritage asset and, or its setting that better 

reveal the significance of the asset or contribute 

to a long-term sustainable use or management 

regime. 

 

Low  1 Minor loss to, or alteration of, an asset which leaves its 

current significance largely intact. Minor and, or short-

term changes to setting which do not affect the key 

characteristics and in which the historical context 

remains substantially intact. 

 

Minor enhancements to a heritage asset and, or 

its setting that better reveal its significance or 

contribute to sustainable use and management. 

 

Negligible 0 Minor alteration of an asset which does not affect its 

significance in any discernible way. Minor and, or short 

term or reversible change to setting which does not 

affect the significance of the asset. 

 

Minor alteration of an asset which does not 

affect its significance in any discernible way. 

Minor and, or short term or reversible change to 

setting which does not affect the significance of 

the asset. 
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The matrix in Table 3 has been prepared to guide the assessment of whether effects on the 

historic environment are to be considered significant or not. The classification of the effect is 

judged on the relationship of the magnitude of impact to the assessed heritage significance 

of the resource. As a general rule, major and moderate effects are considered to be 

significant and minor and negligible effects are considered to be not significant. However, 

professional judgement is applied, where appropriate, to determine significance of effect. 

Table 3: Significance assessment matrix 

Receptor 

heritage 

significance 

 

Magnitude of 

Change 

 

   

 High  3 Medium  2 Low  1 Negligible  0 

 

High  3 Significant  6 Significant  5 Potentially 

Significant 4 

 

Not Significant - 0 

 

Medium  2  Significant  5 Potentially 

Significant  4 

 

Not Significant  3 Not Significant  2 

 

Low  1  Potentially 

Significant  4 

 

Not Significant  3 Not Significant  2 Not Significant  1 

Negligible 0 Not Significant  3 Not Significant  2 Not Significant 1 Not Significant  0 

 

 

All assessments will set out the significance of the relevant heritage asset(s), and where 

appropriate the contribution of their settings to significance, providing a description of the 

anticipated change and setting out the magnitude of change in line with the definitions set 

out Table 3. Historic England’s Good Practice Advice Note 3 (Second Edition) on The 

Setting of Heritage Assets sets out a staged process to assess setting, and its contribution to 

the significance of a heritage asset. Setting is not itself a heritage asset, nor a heritage 

designation, although land comprising a setting may itself be designated. Its importance lies 

in what it contributes to the significance of the heritage asset or to the ability to appreciate 

that significance. The effects of change in the setting of a heritage asset depends on the 

contribution of that setting to the significance of the asset, and assessments must be, by 

their nature, specific to the individual assets being considered. 

Following an assessment of the significance of effect, the harm to heritage assets will be 

identified as ‘substantial harm’ or ‘less than substantial harm’ in the terms of the NPPF. 
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Baseline conditions 

Data sources 

The principal data sources used to inform the assessment are listed in Table 4. 

Table 4: Key sources of historic environment data 

Source Date Summary Coverage of 

study 

area 

 

National 

Heritage List 

for England 

(NHLE) 

maintained 

by Historic 

England 

 

 National Heritage List for England (NHLE), for 

information on designated heritage assets (scheduled 

monuments, listed buildings, registered parks and 

gardens, registered battlefields and world heritage sites) 

available online: 

https://historicengland.org.uk/listing/thelist/). 

Full coverage of 

the 

study area 

 

West Sussex 

Historic 

Environment 

Record (HER) 

 

 GIS-based records of a wide range of buildings, 

monuments, find spots, places, and landscapes of 

archaeological, architectural, artistic or historic interest. 

 

Full coverage of 

the study area 

 

The study area will be determined with reference to the; 

 landscape context,  

 type of heritage asset and; 

 nature of development.  

 

The study area will be informed through; 

 baseline study,  

 local knowledge. 

 

Topography and Geology 

The site is currently greenfield agricultural land.  

The solid geology of the site as shown by the British Geological Survey is Horsham Stone 

Member Mudstone. 

Overview  
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Archaeology 

The Historic Landscape Characterisation Study identifies the proposed site as piece meal 

enclosure.  It would appear that within the northern part of the site there is a possible lime 

kiln, with a further kiln on land to the rear of Cowfold Lodge Cottage.  Within the wider study 

area are the historic outfarm of Singers Barn to the west, and Dragons Farm historic 

farmstead to the south east.  There is also to the east Mill Pond Mead Watermill.  Therefore 

there is potential for as yet unknown archaeological remains within the proposed 

development site and within 1km of its boundary, relating to all periods.  

The development site as summarised in Table 5 does not have an archaeological site within 

its boundary, however there is an archaeological site within the wider study area (0.85Km to 

the north) on land within Thornden.  Within the wider study area there are 24 listed buildings, 

the Cowfold Conservation Area and 5 ANA’s as shown in Table 6. 

Table 5: Overview of heritage assets within site boundary and wider study area. 

Constraint Number within the 

development site 

boundary 

Number within wider study area (1 

km of development site boundary) 

Scheduled Monuments 0 0 

Listed Buildings 0 24 ( 22 Grade 2 listed buildings, 1 

Grade 2* St Hughs Monastery and 1 

Grade 1 listed building St Peters 

Church) 

Conservation Areas 0 1 – Cowfold Conservation Area 

Registered Battlefields 0 0 

Registered Park and 

Gardens 

0 0 

Wreck sites 0 0 

Archaeological Sites 0 1 (land 0.85 km to the north of 

development site, occupied by 20, 22, 

24, 28, 30, 32, 34 and 36 Thornden) 

Archaeological 

Notification Areas 

0 5 (Red) 

 

Table 6: Archaeological Notification Areas within the study area  

Area Description Category 
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An area categorised as being a red ANA is a very sensitive area for Archaeology, where new 

building(s), ground excavation or landscaping may have major adverse impact on nationally 

important and other significant archaeological sites. 

The available evidence indicates that there is potential for as yet unknown archaeological 

remains within the site area and within 1km of its boundary, relating to all periods.  

As part of any proposed development; 

 A detailed baseline should further refine the archaeological potential of the site. 

 The results of archaeological field assessment should be used to inform the capacity 

of the site and the design of the proposed development.   

 The scheme should seek to remove/reduce the harm to archaeological remains 

through careful placement of buildings, services and sub-surface intrusions, and 

should consider the unplanned effects of development such as increased 

landscaping or pressure of increased footfall.  

 If archaeological remains are identified as part of a detailed survey all remains should 

be preserved in situ but, where this is not possible the highest priority should be 

given to preserving those of national interest. This follows the requirement of the 

NPPF that should remains of national importance be revealed, then their 

conservation should be given a similarly ‘great weight’ in decision making as a 

designated heritage asset. 

Designated Heritage Assets 

 

Introduction 

This section will consider the potential effects of development within the study site on the 

significance of designated heritage assets, including through effects to their settings. This 

will include heritage assets within the proposed development site, and those in the wider 

study area. 

1  Area associated with Medieval Pottery Industry Red (Horsham 
031) 

2 The Historic Market Village of Cowfold Red (Horsham 
032) 

3 Cratemans Farm 17th Century Historic Farmstead Red (Horsham 
144) 

4 Eastlands Medieval Historic Farmstead, Cowfold Red (Horsham 
142) 

5 Parkminster Medieval Farm, Little Parkminster 17th Century 

Historic Farmsteads and St Hugh's Carthusian Monastry 

Red (Horsham 
146) 
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Heritage assets and potential impacts will be assessed using best practice, including that set 

out in Historic England’s Good Practice Advice Note 3, The Setting of Heritage Assets. The 

heritage assets which require assessment have been selected with reference to the National 

Heritage List for England (NHLE) database held by Historic England. 

 

A radius of 1 km from the boundary of the proposed development site was used to identify 

those heritage assets which should be assessed for possible changes to their significance 

due to the development. Consideration was also given to whether there were any additional 

highly graded heritage assets whose wider sensitivity outside of the 1km zones should be 

included in the assessment.  However no such heritage assets were identified.  

 

Within the proposed development site there were no listed buildings, conservation areas, 

registered battlefields, registered parks and gardens or wreck sites.  However within the 

wider study area there were 22 grade 2 listed buildings, 1 grade 2* listed buildings (St Highs 

Monastery) and 1 grade 1 listed building (St Peters Church).  The Cowfold Conservation 

Area is approximately 0.69 km to the north of Dragons Lane.  

 

The Cowfold Conservation Area is located to the centre of Cowfold and is bisected 

north/south by the A281.  The group of buildings that constitute the conservation area are 

gathered around the junction formed by the A272, which enables east/west movement 

through the village.  The Conservation Area is small in size with a high percentage of listed 

buildings, with the majority of the Conservation Area also being within an archaeological 

notification area (ANA).   

 

Heritage Assets and Potential Impacts 

 

Table 7 sets out the assessment of the impact of the proposal on each listed building, within 

the study area.  The assessment of each building has been undertaken prior to 

consideration of possible mitigation measures.  The table seeks to highlight buildings which 

are most vulnerable to change.  It may be therefore that mitigation measures could be 

undertaken that would consequently result in a lesser magnitude of change. 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

1 Cowfold 

Conservation 

Area 

Conservation 

Area 

  High + 3 Negligible 0 Not 

Significant + 

3 

2 Furzefield Grade 2 listed 

building  

1193065 C18. Two storeys. Five windows. Painted brick. Parapet. Tiled roof. 

Glazing bars intact. Doorway with low rectangular fanlight. At the 

south end an extra storey with gable has been added in the C19. 

Buttress at north end. 

High +3 Negligible 0 Not 

Significant + 

3 

3 Trelawny 

House 

Grade 2 listed 

building 

1354156 Incorrectly marked on OS map as Jersey House. C18, added to and 

altered. Stucco scored as ashlar, right bay with rendered ground 

floor and weatherboard above. Plain tile roof. 2 storeys, 2 + 1 bays. 

Original 2 bays have central door of 6 flush panels (top 2 glazed) in 

architrave having pilasters with plain capitals, frieze and cornice; 

masked by C20 trellised lean-to porch (not of special interest). 16-

pane sashes in flush wood architraves, those to ground floor 

unhorned, those to 1st floor without glazing bars to lower sashes. 

End stacks, forward of ridge, of red brick with blue headers at 

angles. Added right-hand bay has horned 16-pane sash to ground 

floor; C20 tripartite window above. 

High + 3 Negligible 0 Not 

Significant + 

3 

4 White Lined 

House 

Grade 2 listed 

building 

1027079 C18. Two storeys. Two windows and one blocked window-space. 

Red brick. Dentilled eaves cornice. Half-hipped tiled roof. Glazing 

bars intact. Doorway with flat hood on brackets. 

High + 3 Negligible 0 Not 

Significant + 

3 

5 Viscount 

House 

Grade 2 listed 

building 

1027080 Late C18. Two storeys. Three windows. Painted brick. Eaves 

cornice. Tiled roof. Three-light bay window on ground floor on either 

side of doorway with later tiled canopies. Venetian shutters to first 

floor windows. Glazing bars removed from lower halves of windows. 

Doorway with fluted pilasters, projecting cornice and door of 6 

fielded panels. 

High + 3 Negligible 0 Not 

Significant + 

3 

6 Eastlands 

Farm 

Grade 2 listed 

building 

1381153 House later converted into a barn. Circa 1374 four bay open hall 

house with two bay hall, converted into a barn c1585, extended by 

one bay to the west in later C17 and with C18 leanto added to east. 

Timberframed, clad in weatherboarding but south east side now 

covered in corrugated iron. Steeply pitched roof with gablet 

(formerly smoke hole) to east and half-hip to west. Central cart 

entrance with double doors. Top of wall plate above north cart doors 

retains triangular mullion holes to original hall window. Frame visible 

to north with midrail and arched braces. C18 leanto to east also 

timberframed, covered in corrugated iron with C20 brick east wall. 

INTERIOR: Jowled upright posts, midrail and most curved tension 

braces survive. Eastern bay has triangular mullioned window 

surviving to north and holes to south. East end has passing braces 

and ground floor triangular mullion holes. Further mullion holes in 

western bay of hall house. Roof has three crownposts of square 

section, the central one to open hall having four headbraces to 

collar beam, the others having two head braces to collar beam and 

easternmost crownpost retains one of original pair of downbraces. 

Original rafters to three easternmost bay with two rafters remaining 

to westernmost bay. Many are soot-stained. C17 western bay has 

angled queen struts and through purlins. Open truss to former open 

hall has arch braces rising to the tie, a moulded fillet between the 

braces on the underside of the tie and a moulded 'pilaster' down the 

front. Original floors to end bays of hall house no longer present. 

East end has 6 C19 grain bins inserted with reused late C18 6-

panelled doors. West end has C20 floor inserted. 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

7 Bulls House Grade 2 listed 

building  

1027083 House, later subdivided but now again in one ownership. The 

eastern part is of date circa 1600, divided into two cottages in the 

C18. The western part was built in the 1960s and is not of special 

interest. MATERIALS: The eastern part is timber framed with red 

brick infilling but the south end is of brick and the north end 

elevation is rendered with tile-hanging above. Tile roof, half-hipped 

to the south and gabled to the north with an end brick chimneystack 

to the north and catslide roof to the rear. Two storeys: six 

irregularly-spaced windows. PLAN: Originally a two bay end 

chimneystack house with a heated room on each floor, later 

adapted into two cottages. EXTERIOR: The east or entrance front 

has exposed box framing with midrail and brick infill of various 

periods, including C17 two inch bricks, C18 or early C19 stretcher 

bond brickwork and some C20 patchiing. Six first floor windows, 

comprising two early C20 casements with glazing bars to the upper 

part only and four 1960s bottom opening casements. The ground 

floor has two early C20 casements and a 1960s window and two 

C20 plank door, the left hand one adapted into a window. The north 

side is of brickwork and the south side is rendered on the ground 

floor and hung with C20 tiles above with a first floor 1960s 

casement and plain doorcase below. The west or rear elevation has 

some brickwork visible in the corner, but the south end wall of the 

catslide has been removed to form a loggia and the remainder of 

this front is concealed by a large 1960s two storey western range, 

the link block including main entrance weatherboarded to the 

ground floor and weatherboarded above with roof sloping to the 

east with casement windows. The 1960s extension is not of special 

interest. INTERIOR: The ground floor of the original east wing has a 

northern room with an open fireplace with wooden bressumer, spice 

hole and a wooden gun rack. A plank door to the east probably led 

originally to a staircase. there is an axial beam and exposed floor 

joists. The upper floor retains much exposed wall frame with midrail, 

internal partition, jowled posts and a queenpost roof. There were 

further plank doors on the upper floor. HISTORY: A circa 1600 

house adapted into two cottages in the C18. Both Bulls House and 

Bulls Bridge House are shown on the 1891 Ordnance Survey map. 

In 1959 a building called Bulls Bridge Cottages was listed grade II. 

In the 1960s this building which was two cottages, nos 1 and 2 Bulls 

Bridge Cottages, came into one ownership, a large modern 

extension was built on to the west side of the cottages and the 

name changed to Bulls House. STATEMENT OF IMPORTANCE: A 

timber framed house of circa 1600 with the timber frame surviving 

substantially intact, and for this survival of pre-1700 fabric, the 

house has special architectural interest. The original plan form of a 

two bay end chimneystack house is readable, with open fireplace to 

the ground floor and heated chred above, and the position of the 

plank door to the east of the fireplace indicates the position of the 

original staircase. Much of the frame is visible internally with further 

joinery details including C17 plank doors and a gunrack. The later 

subdivision into two cottages is shown externally by the survival of 

two doors on the east side. The 1960s extension is not of special 

interest. 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

8 Wood 

Grange 

Grade 2 listed 

building 

1193000 C18. Two storeys. Originally 5 windows. Stuccoed. Tiled roof. The 2 

outer window-bays have been replaced in C19 by large 3-light bays. 

Glazing bars otherwise intact. Porch with Doric columns 

surmounted by ball caps. Doorway with thin rectangular fanlight. 

High + 3 Negligible 0 Not 

Significant + 

3 

9 Steyne 

House 

Grade 2 listed 

building 

1354154 Early C19. Two storeys. Two windows. Stuccoed. Slate roof. 

Glazing bars intact. Porch with Doric columns. 

High + 3 Negligible 0 Not 

Significant + 

3 

10 Church Farm 

House 

Grade 2 listed 

building 

1286329 L-shaped building. C18 or earlier, restored. Two storeys. Three 

windows. Ground floor red brick, above tile-hung, west gable end 

faced with roughcast. Tiled roof. Casement windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

11 The Cowfold 

Stores/The 

Willows 

Grade 2 listed 

building 

1027082  L-shaped late C17 or early C18 block, refaced with cement. Two 

storeys. Originally 6 windows. Long and short quoins. Modillion 

eaves cornice. Hipped roof of Horsham slabs. Projecting bay at 

south end replaces the 2 original south windows. Modern shop front 

on ground floor. 

High + 3 Negligible 0 Not 

Significant + 

3 

12 St Peters 

Cottage 

Restaurant 

Grade 2 listed 

building  

1354153 C15 timber-framed building with plaster infilling, flint floor of north 

and south fronts close-studded. The other sides have been refaced 

with red brick and grey headers. Tile-hung gable with moulded 

bargeboards and attic window facing the churchyard. Casement 

windows with diamond-shaped panes. Horsham slab roof. Brick 

chimney breast at east end. Two storeys. Two windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

13 Cowfold 

Antiques, St 

Peters Shop, 

The Old 

Houses, Ye 

Old Shop 

Grade 2 listed 

building  

1027081 C16 timber-framed range with some timbering and plaster infilling 

exposed at south end of the street frontage and at the back facing 

the churchyard, but mostly refaced with stucco and some fishscale 

tiles. Horsham slab roof. horizontally-sliding sash windows. Small 

mid Cl9 shop front in centre. Modern shop front at north end. Two 

storeys. Five windows. At the back at the north west end is a C17 

addition of brick on ground floor and cement above with gable over. 

Behind the centre portion is a small C19 gabled addition of red brick 

and cement. 

High + 3 Negligible 0 Not 

Significant + 

3 

14 Parish 

Church of St 

Peter 

Grade 1 listed 

building 

1354161 Chancel, south chapel, nave with south aisle, west tower and north 

and south porches. Chancel Cl3, nave and tower C15, south aisle 

early C16. Large brass to Thomas Nelond, Prior of Southover, 

Lewes, 1433. Good wholly medieval church. 

High + 3 Negligible 0 Not 

Significant + 

3 

15 Sussex 

House 

Grade 2 listed 

building  

1193219 C18. Two storeys. Two windows. Plastered front. Tiled roof. 

Casement windows. Doorway with pediment-shaped hood. Included 

for group value. 

High + 3 Negligible 0 Not 

Significant + 

3 

16 1-6 

Margaret’s 

Cottage 

Grade 2 listed 

building  

1027093 Six almshouses. Late C17 building, restored in 1929. Red brick and 

grey headers. Stringcourse. Tiled roof. Casement windows, some 

with diamond-shaped panes. Two storeys and attic. Six windows. 

Four dormers. 

High + 3 Negligible 0 Not 

Significant + 

3 

17 5, 6, and 7 

(Laneswood 

Cottage), 

Church 

Terrace 

Grade 2 listed 

building 

1354122 Formerly 3 cottages. Early C19. Two storeys and attic. Three 

windows. Large gabled dormer of 2 windows. Stuccoed. No 5 tiled 

roof, No 6 slate roof. Glazing bars intact. 

High + 3 Negligible 0 Not 

Significant + 

3 

18 The Post 

Masters 

House 

Grade 2 listed 

building  

1193241 Formerly 2 cottages. C17 timber-framed building. Two storeys. 

Three windows. The east section has red brick infilling on ground 

floor and is faced with weather-boarding above. The west section is 

of higher elevation and wholly red brick, either a later addition or 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

refaced. Tiled roof. Casement windows. Doorway with pediment-

shaped hood. 

19 Massetts  Grade 2 listed 

building 

1027094 C18. Two storeys. Two windows. Red brick. Modillion eaves 

cornice. Tiled roof. Glazing bars intact. Doorway with pediment-

shaped hood. 

High + 3 Negligible 0 Not 

Significant + 

3 

20 Church 

Lodge 

Grade 2 listed 

building  

1193244 C18 or earlier. Two storeys. Two windows. Ground floor stuccoed, 

above faced with weather-boarding. Tiled roof. Casement windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

21 Potters 

Cottage 

Grade 2 listed 

building  

1286286 C18. Two storeys. Two windows. Ground floor painted brick, above 

faced with weather-boarding. Tiled roof. Horizontally-sliding sash 

windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

22 Cratemans 

Farmhouse 

Grade 2 listed 

building 

1354155 C17. Two storeys. Three windows. Ground floor red brick and grey 

headers, above tile-hung. Tiled roof. Casement windows. 

 Negligible 0 Not 

Significant + 

3 

23 Gratwicke Grade 2 listed 

building 

1286335 Irregular-shaped house of different periods. The oldest portion has 

a crow-stepped brick and stone chimney breast on east side. The 

main part is C18. Red brick and grey headers. Dentilled eaves 

cornice. Horsham slab roof. Glazing bars intact. Doorway with 

pilasters and flat hood over. Half-hipped gable end to west wing. 

Modern wing to north-east. 

 Negligible 0 Not 

Significant + 

3 

24 Little 

Parkminster 

Grade 2 listed 

building  

1286321 Probably C17. Two storeys. Three windows. Ground floor red brick, 

above tile-hung. Tiled roof. Horizontally-sliding sash windows. 

 Negligible 0 Not 

Significant + 

3 

25 St Hugh’s 

Monastery 

Grade 2* 

listed building  

1027084 Carthusian monastery built in 1875-83 in French Gothic style. 

Architect Monsieur Norman of Calais. The plan comprises an 

entrance courtyard, 2 small internal courtyards and a large 

cloistered courtyard, containing an orchard. Only Carthusian 

monastery in England. In the entrance quadrangle the Chapel 

stands opposite the gate, in the centre of and with its axis at right 

angles to the west side of the quadrangle. Its west front, which is 

the most important feature of the quadrangle, is flanked by spires 

joined by a balustrade with a recessed gable standing behind this 

and machicolation below the balustrade. Above the doorway are 3 

windows of 2 round-headed lights, each with round-headed 

tympanum above and machicolation below. In the centre of the 

ground floor is an elaborate round-headed Romanesque (or 

Norman) doorway with clustered shafts and a carved tympanum. 

Above the arch is a gable surmounted by a statue. On either side of 

the doorway are 2 round-headed windows similar to those above. 

The remainder of the courtyard has a covered and glazed projecting 

cloister all round it with large round-headed arches. The buildings 

above are of 2 storeys and attic. Coursed stone. Six windows and 3 

gabled dormers on each side of the Chapel on the west side of the 

quadrangle. Ten windows and 5 gabled dormers to the north and 

south sides of the quadrangle. The gatehouse on the east side has 

a high round arch with a French Renaissance roof and a 2 storey 

building of 4 windows on each side. At the west end of the Chapel is 

the central clock tower and spire of the Monastery which forms the 

centre of the east side of the large quadrangle. The interior of this 

 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

quadrangle consists only of a plain wall with a glazed cloister all 

round. Round it on the north, west and south sides are grouped the 

cells of the fathers. Each cell consists constructionally of a small L-

shaped house of 2 storey with 2 rooms on each floor and a small 

corridor for exercise in wet weather. Behind each cell is a small 

garden for exercise in fine weather, each enclosed behind a high 

wall. All the windows of the cells look on to these gardens. The only 

connection with the cloister on the inner side of the courtyard is a 

door to each cell and a hatch for passing food through. 

Table 7: Listed Buildings and Conservation Areas identified as being sensitive to change. 

 

It is suggested that heritage assets identified in Table 7 are unlikely to be subject to potential 

change to their significance through development of Dragons Lane.  It is acknowledged 

however that development may have an effect on these heritage assets through unplanned 

impacts such as increased traffic, and changes to their wider environment.  However, further 

assessment of these buildings may be advisable dependant on any developing masterplan. 

 

Heritage Considerations 

As noted above it is suggested that a detailed baseline and field assessment should further 

refine the archaeological potential of the site.  The results of these assessments should then 

be used to inform the design and density of the proposed development.   

It is suggested that an enhancement of the listing description is undertaken for each building 

identified as being subsequently subject to significant or potentially significant change.  This 

enhancement of the listing description would clearly set out why each building has been 

listed and where its significance lies.  This evidence would assist both site promotors, 

owners and the local authority in considering the impact of development on heritage assets. 

Consideration should also be given on all sites to establish whether there would be a source 

of Horsham Stone Slate within the site which could be quarried prior to development.  The 

stone is a unique resource for the district and there is a need for replacement and new stone 

for heritage assets to ensure that the local character is maintained for the future. 
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Cultural Heritage Desk Based Assessment - Land at Cowfold Lodge 

 

Introduction 

Land to the east of Henfield Road at Cowfold named Cowfold Lodge in the Cowfold 

Neighbourhood Plan Consultation Statement has been put forward for consideration for 

housing development as part of the Neighbourhood Plan process.   

Figure 1 identifies the site which is located to the north of Cowfold Lodge. 

Figure 1 – Land proposed at Cowfold Lodge 

                                             

Study Area 

The study area for the historic environment assessment is defined as the proposed site, and 

a 1km extension from the boundary of the site. The study seeks to establish and identify 
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both designated and undesignated heritage assets, and identify where their significance may 

be altered by the proposed development.   

Methodology 

The methodology for establishing an outline historic environment assessment is provided 

below, together with the methodology for assessing the significance of effects. 

To establish a baseline, appropriate and proportionate assessments will be carried out. 

These include: 

 a review of desk-based data within the study area, using sources detailed in Table 4, 

as well as relevant readily available regional and local contextual studies, desk and 

field studies, and historic mapping; 

Statutory Duty 

Ancient Monuments and Archaeological Areas Act 1979 

The Ancient Monuments and Archaeological Areas Act 1979 (as amended) sets out the 

legislative framework for the designation of and protection of scheduled monuments. 

The Planning (Listed Buildings and Conservation Area) Act 1990 

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 imposes a 

“General duty as respects listed buildings in the exercise of planning functions.” 

Subsection (1) provides: 

“In considering whether to grant planning permission for development which affects a listed 

building or its setting, the local planning authority or, as the case may be, the Secretary of 

State shall have special regard to the desirability of preserving the building or its setting or 

any features of special architectural or historic interest which it possesses.” 

Planning Policy 

National Planning Policy Guidance 2019 (NPPF) 

Chapter 16 of the NPPF sets out the Government’s policy regarding conserving and 

enhancing the historic environment. Paragraph 192 indicates with regard to determining 

planning applications, local planning authorities should take account of the desirability of 

sustaining and enhancing the significance of heritage assets, and putting them into viable 

uses consistent with their conservation, the positive contribution that conservation of 

heritage assets can make to sustainable communities including their economic vitality as 
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well as the desirability of new development making a positive contribution to local character 

and distinctiveness. 

When considering the impact of a proposed development on the significance of a designated 

heritage asset, the NPPF considers that great weight should be given to the asset’s 

conservation (and the more important the asset, the greater the weight should be).  

When considering potential harm to heritage assets the NPPF sets out a terminology of 

substantial harm, total loss or less than substantial harm to its significance. Paragraph 194 

states that any harm to, or loss of, the significance of a designated heritage asset (from its 

alteration or destruction, or from development within its setting), should require clear and 

convincing justification. Set out below is the guidance within the NPPF relating to the 

balance to taken between the significance of an asset, the level of harm and potential public 

benefits; 

“Substantial harm to or loss of: a) grade II listed buildings, or grade II registered parks or 

gardens, should be exceptional; b) assets of the highest significance, notably scheduled 

monuments, protected wreck sites, registered battlefields, grade I and II* listed buildings, 

grade I and II* registered parks and gardens, and World Heritage Sites, should be wholly 

exceptional. 

195. Where a proposed development will lead to substantial harm to (or total loss of 

significance of) a designated heritage asset, local planning authorities should refuse 

consent, unless it can be demonstrated that the substantial harm or total loss is necessary to 

achieve substantial public benefits that outweigh that harm or loss, or all of the following 

apply: a) the nature of the heritage asset prevents all reasonable uses of the site; and b) no 

viable use of the heritage asset itself can be found in the medium term through appropriate 

marketing that will enable its conservation; and c) conservation by grant-funding or some 

form of not for profit, charitable or public ownership is demonstrably not possible; and d) the 

harm or loss is outweighed by the benefit of bringing the site back into use.  

196. Where a development proposal will lead to less than substantial harm to the 

significance of a designated heritage asset, this harm should be weighed against the public 

benefits of the proposal including, where appropriate, securing its optimum viable use.  

197. The effect of an application on the significance of a non-designated heritage asset 

should be taken into account in determining the application. In weighing applications that 

directly or indirectly affect non-designated heritage assets, a balanced judgement will be 

required having regard to the scale of any harm or loss and the significance of the heritage 

asset. 
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The NPPF is supported by the PPG (July 2019). In relation to the historic environment, 

paragraph 002 (002 Reference ID: 18a-002-20190723) states that: 

“Where changes are proposed, the National Planning Policy Framework sets out a clear 

framework for both plan-making and decision-making in respect of applications for planning 

permission and listed building consent to ensure that heritage assets are conserved, and 

where appropriate enhanced, in a manner that is consistent with their significance and 

thereby achieving sustainable development. Heritage assets are either designated heritage 

assets or non-designated heritage assets.” 

Horsham District Planning Framework 2015 

Policy 34 of the current Horsham District Planning Framework relates to Cultural and 

Heritage Assets.  The policy notes that the Council recognises that heritage assets are an 

irreplaceable resource, and as such positive management of heritage assets will be required 

to sustain and enhance the historic environment. 

Guidance 

The Good Practice Advice In Planning Note Managing Significance in Decision-Taking in the 

Historic Environment (Historic England 2015). 

The purpose of this document is to provide information to assist local authorities, planning 

and other consultants, owners, applicants and other interested parties in implementing 

historic environment policy in the NPPF and NPPG. It outlines a 6-stage process to the 

assembly and analysis of relevant information relating to heritage assets potentially affected 

by a proposed development. 

• Understand the significance of the affected assets; 

• Understand the impact of the proposal on that significance; 

• Avoid, minimise and mitigate impact in a way that meets the objectives of the NPPF; 

• Look for opportunities to better reveal or enhance significance 

• Justify any harmful impacts in terms of the sustainable development objective of 

conserving significance and the need for change; 

• Offset negative impacts on aspects of significance by enhancing others through recording, 

disseminating and archiving archaeological and historical interest of the important elements 

of the heritage assets affected. 
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The Good Practice Advice In Planning Note 3 The Setting of Heritage Assets (Historic 

England 2017) 

Historic England’s Historic Environment Good Practice Advice in Planning Note 3 provides 

guidance on the management of change within the setting of heritage assets. 

The document restates the definition of setting as outlined in Annex 2 of the NPPF. Setting is 

also described as being a separate term to curtilage, character and context; while it is largely 

a visual term, setting, and thus the way in which an asset is experienced, can also be 

affected by noise, vibration, odour and other factors. The document makes it clear that 

setting is not a heritage asset, nor is it a heritage designation, though land within a setting 

may itself be designated. Its importance lies in what the setting contributes to the 

significance of a heritage asset. 

The Good Practice Advice Note sets out a five-staged process for assessing the implications 

of proposed developments on setting: 

1. Identification of heritage assets which are likely to be affected by proposals; 

2. Assessment of whether and what contribution the setting makes to the significance of a 

heritage asset; 

3. Assessing the effects of proposed development on the significance of a heritage asset; 

4. Maximising enhancement and reduction of harm on the setting of heritage assets; and 

5. Making and documenting the decision and monitoring outcomes. 

Assessment of effects and determining significance 

National Planning Policy Guidance 2019 (NPPF) requires change to the significance of 

heritage assets to be considered in developing an understanding of the potential effects of 

the development. 

The NPPF16 defines heritage assets as being; “A building, monument, site, place, area or 

landscape identified as having a degree of significance meriting consideration in planning 

decisions, because of its heritage interest. It includes designated heritage assets and assets 

identified by the local planning authority (including local listing).” 

Designated heritage assets 

                                                           
16 https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf accessed 18.08.2020 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf
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The glossary of the NPPF refers to a designated heritage asset as being a World Heritage 

Site, Scheduled Monument, Listed Building, Protected Wreck Site, Registered Park and 

Garden, Registered Battlefield or Conservation Area designated under the relevant 

legislation. 

Non designated heritage assets 

Non-designated heritage assets are buildings, monuments, sites, places, areas or 

landscapes identified by plan-making bodies as having a degree of heritage significance 

meriting consideration in planning decisions but which do not meet the criteria for designated 

heritage assets17. 

Significance 

The significance of a heritage asset is a product of its evidential, historical, aesthetic or 

communal value which it holds to this and future generations because of its heritage interest.    

The National Planning Policy Framework states that in the planning context heritage interest 

may be archaeological, architectural, artistic or historic. These interests are discussed in 

more detail in Conservation Principles and GPA2 (Historic England 2015). 

Setting 

Significance does not relate purely to the physical presence of the asset but also from its 

setting.  The glossary of the NPPF defines the setting of a heritage asset as ‘the 

surroundings in which a heritage asset is experienced’.  Where that experience is capable of 

being affected by a proposed development then the proposed development can be said to 

affect the setting of that asset.  Setting is not fixed and may change as the asset and its 

surroundings evolve. The Assessment Checklist within the GPA Note 3 (The Setting of 

Heritage Assets) outlines that although the extent and importance of setting is often 

expressed in visual terms, it can also be influenced by other factors such as noise, dust and 

vibration. Historic relationships between places can also be an important factor stressing ties 

between places that may have limited or no intervisibility with each other. An asset’s 

intangible associations with its surroundings, and patterns of use can contribute or enhance 

the significance of one or more of the heritage assets. 

Paragraph 18a-013 of the PPG on the Historic Environment 

(https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#decision-

making-historic-environment) concludes: 

                                                           
17 https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#non-designated accessed 18.08.2020 

https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#decision-making-historic-environment
https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#decision-making-historic-environment
https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#non-designated
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“The contribution that setting makes to the significance of the heritage asset does not 

depend on there being public rights or an ability to access or experience that setting. This 

will vary over time and according to circumstance. When assessing any application for 

development which may affect the setting of a heritage asset, local planning authorities may 

need to consider the implications of cumulative change. They may also need to consider the 

fact that developments which materially detract from the asset’s significance may also 

damage its economic viability now, or in the future, thereby threatening its on-going 

conservation.” 

Assessment 

For the purposes of assessing the significance of effects, heritage significance is assigned to 

one of four classes, with reference to the heritage interests described above and relying on 

professional judgement as informed by policy and guidance. 

The hierarchy given in Table 1 reflects the distinction between designated and non-

designated heritage assets. It distinguishes between designated assets of the highest 

heritage significance (i.e. scheduled monuments, protected wreck sites, battlefields, grade I 

and II* listed buildings, grade I and II* registered parks and gardens, and World Heritage 

Sites) and other designated heritage assets.   

Table 1: Establishing the sensitivity of receptors    

Sensitivity Criteria Receptor type 

 

High + 3 Assets of national importance, which have significance for an 

outstanding level of archaeological, architectural, artistic or 

historic interest. It is possible that low-moderate impacts upon 

these assets or their settings could lead to significant effects. 

Designated heritage assets. 

 

Medium + 2 The sensitivity of these assets will largely be dependent upon 

their current setting and their character. 

Asset has significance for a high level of archaeological, 

architectural, artistic or historic interest. 

Non-designated sites and monuments 

of regional importance. 

 

Low + 1 Assets of local interest, which have significance for elements of 

archaeological, architectural, artistic or historic interest. 

Although these assets must be considered, and mitigation may 

be required, it is considered that significant effects would only 

exist if the assets were to be predominantly or totally destroyed 

as a result of the Proposed Schemes. 

Non-designated assets of 

local importance 

 

Negligible - 0 Due to its nature of form / condition /survival, cannot be 

considered as an asset in its own right 

Non-extant HER record 

 

  

The magnitude of change (or impact) is based on the extent to which the significance of an 

asset is affected, which can be influenced by a number of factors: 
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 the permanence of the impact (temporary, permanent or reversible); 

 physical changes caused by the impact (both positive and negative); and 

 the extent of the heritage asset or its setting that would be affected (for example, the 

whole or a very small part) and the contribution of that part to significance. 

Impacts on heritage assets, are assigned to one of four classes of magnitude, defined in 

Table 2. Impacts can be adverse or beneficial. It is recognised that a positive contribution to 

the historic environment can be achieved through development. 

Table 2: Establishing the magnitude of change 

Sensitivity Criteria (Adverse) +  Criteria (Beneficial) - 

 

High  3 Loss of significance resulting from irreversible total or 

substantial demolition or disturbance of a heritage 

asset or from the disassociation of an asset from its 

setting. 

 

Sympathetic restoration of an at-risk or 

otherwise degraded heritage asset and/or its 

setting. Bringing an at-risk heritage asset into 

sustainable use, with robust long-term 

management secured. 

 

Medium 2 Loss of significance arising from partial disturbance or 

inappropriate alteration of asset which will adversely 

affect its importance. Change to the key characteristics 

of an asset’s setting, which gives rise to lasting harm 

to the significance of the asset, but which still allows its 

archaeological, architectural or historic interest to be 

appreciated. 

 

Appropriate stabilisation and/or enhancement of 

a heritage asset and, or its setting that better 

reveal the significance of the asset or contribute 

to a long-term sustainable use or management 

regime. 

 

Low  1 Minor loss to, or alteration of, an asset which leaves its 

current significance largely intact. Minor and, or short-

term changes to setting which do not affect the key 

characteristics and in which the historical context 

remains substantially intact. 

 

Minor enhancements to a heritage asset and, or 

its setting that better reveal its significance or 

contribute to sustainable use and management. 

 

Negligible 0 Minor alteration of an asset which does not affect its 

significance in any discernible way. Minor and, or short 

term or reversible change to setting which does not 

affect the significance of the asset. 

 

Minor alteration of an asset which does not 

affect its significance in any discernible way. 

Minor and, or short term or reversible change to 

setting which does not affect the significance of 

the asset. 

 

The matrix in Table 3 has been prepared to guide the assessment of whether effects on the 

historic environment are to be considered significant or not. The classification of the effect is 

judged on the relationship of the magnitude of impact to the assessed heritage significance 

of the resource. As a general rule, major and moderate effects are considered to be 

significant and minor and negligible effects are considered to be not significant. However, 

professional judgement is applied, where appropriate, to determine significance of effect. 
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Table 3: Significance assessment matrix 

Receptor 

heritage 

significance 

 

Magnitude of 

Change 

 

   

 High  3 Medium  2 Low  1 Negligible  0 

 

High  3 Significant  6 Significant  5 Potentially 

Significant 4 

 

Not Significant - 0 

 

Medium  2  Significant  5 Potentially 

Significant  4 

 

Not Significant  3 Not Significant  2 

 

Low  1  Potentially 

Significant  4 

 

Not Significant  3 Not Significant  2 Not Significant  1 

Negligible 0 Not Significant  3 Not Significant  2 Not Significant 1 Not Significant  0 

 

 

All assessments will set out the significance of the relevant heritage asset(s), and where 

appropriate the contribution of their settings to significance, providing a description of the 

anticipated change and setting out the magnitude of change in line with the definitions set 

out Table 3. Historic England’s Good Practice Advice Note 3 (Second Edition) on The 

Setting of Heritage Assets sets out a staged process to assess setting, and its contribution to 

the significance of a heritage asset. Setting is not itself a heritage asset, nor a heritage 

designation, although land comprising a setting may itself be designated. Its importance lies 

in what it contributes to the significance of the heritage asset or to the ability to appreciate 

that significance. The effects of change in the setting of a heritage asset depends on the 

contribution of that setting to the significance of the asset, and assessments must be, by 

their nature, specific to the individual assets being considered. 

Following an assessment of the significance of effect, the harm to heritage assets will be 

identified as ‘substantial harm’ or ‘less than substantial harm’ in the terms of the NPPF. 

Baseline conditions 

Data sources 

The principal data sources used to inform the assessment are listed in Table 4. 
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Table 4: Key sources of historic environment data 

Source Date Summary Coverage of 

study 

area 

 

National 

Heritage List 

for England 

(NHLE) 

maintained 

by Historic 

England 

 

 National Heritage List for England (NHLE), for 

information on designated heritage assets (scheduled 

monuments, listed buildings, registered parks and 

gardens, registered battlefields and world heritage sites) 

available online: 

https://historicengland.org.uk/listing/thelist/). 

Full coverage of 

the 

study area 

 

West Sussex 

Historic 

Environment 

Record (HER) 

 

 GIS-based records of a wide range of buildings, 

monuments, find spots, places, and landscapes of 

archaeological, architectural, artistic or historic interest. 

 

Full coverage of 

the study area 

 

The study area will be determined with reference to the; 

 landscape context,  

 type of heritage asset and; 

 nature of development.  

 

The study area will be informed through; 

 baseline study,  

 local knowledge. 

 

Topography and Geology 

The site is currently greenfield.  

The solid geology of the site as shown by the British Geological Survey is Weald Clay 

Formation Mudstone. 

Overview  

Archaeology 

The Historic Landscape Characterisation Study identifies the proposed site as relating to 

regular piece meal enclosure.  The land to the east of the site is indicated as probable 

medieval assarts. To the south of the site is a possible lime kiln.  To the south east of the 
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site is a red Archaeological Notification Area (ANA) associated with Eastlands Medieval 

Historic Farmstead. There is potential for as yet unknown archaeological remains within the 

proposed development site and within 1km of its boundary, relating to all periods.  

The development site as summarised in Table 5 does not have an archaeological site within 

its boundary, however there is an archaeological site within the wider study area (0.68 km to 

the North West) on land within Thornden.  Within the wider study area there are 28 listed 

buildings, the Cowfold Conservation Area and 6 ANA’s as shown in Table 6. 

Table 5: Overview of heritage assets within site boundary and wider study area. 

Constraint Number within the 

development site 

boundary 

Number within wider study area (1 

km of development site boundary) 

Scheduled Monuments 0 0 

Listed Buildings 0 28 ( 26 Grade 2 listed buildings, 1 

Grade 1 listed building St Peters 

Church and 1 Grade 2* listed building 

Capons Farmhouse) 

Conservation Areas 0 1 – Cowfold Conservation Area 

Registered Battlefields 0 0 

Registered Park and 

Gardens 

0 0 

Wreck sites 0 0 

Archaeological Sites 0 1 (land 0.68 km to the north west of 

development site, occupied by 20, 22, 

24, 28, 30, 32, 34 and 36 Thornden) 

Archaeological 

Notification Areas 

0 6  

 

Table 6: Archaeological Notification Areas within the study area  

Area Description Category 
1  Area associated with Medieval Pottery Industry Red (Horsham 

031) 

2 The Historic Market Village of Cowfold Red (Horsham 
032) 

3 Eastlands Medieval Historic Farmstead, Cowfold Red (Horsham 
142) 

4 Avery Farm Medieval to Post-Medieval Historic Farmstead, Cowfold Red (Horsham 
140) 

5 Cratemans Farm 17th century Historic Farmstead Red (Horsham 
144) 
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An area categorised as being a red ANA is a very sensitive area for Archaeology, where new 

building(s), ground excavation or landscaping may have major adverse impact on nationally 

important and other significant archaeological sites.  

The available evidence indicates that there is potential for as yet unknown archaeological 

remains within the site area and within 1km of its boundary, relating to all periods.  

As part of any proposed development; 

 A detailed baseline should further refine the archaeological potential of the site. 

 The results of archaeological field assessment should be used to inform the capacity 

of the site and the design of the proposed development.   

 The scheme should seek to remove/reduce the harm to archaeological remains 

through careful placement of buildings, services and sub-surface intrusions, and 

should consider the unplanned effects of development such as increased 

landscaping or pressure of increased footfall.  

 If archaeological remains are identified as part of a detailed survey all remains should 

be preserved in situ but, where this is not possible the highest priority should be 

given to preserving those of national interest. This follows the requirement of the 

NPPF that should remains of national importance be revealed, then their 

conservation should be given a similarly ‘great weight’ in decision making as a 

designated heritage asset. 

 

 

Designated Heritage Assets 

 

Introduction 

This section will consider the potential effects of development within the study site on the 

significance of designated heritage assets, including through effects to their settings. This 

will include heritage assets within the proposed development site, and those in the wider 

study area. 

 

Heritage assets and potential impacts will be assessed using best practice, including that set 

6 Parkminster Medieval Farm, Little Parkminster 17th Century 

Historic Farmsteads and St Hugh's Carthusian Monastry, Cowfold 

Red (Horsham 
146) 
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out in Historic England’s Good Practice Advice Note 3, The Setting of Heritage Assets. The 

heritage assets which require assessment have been selected with reference to the National 

Heritage List for England (NHLE) database held by Historic England. 

 

A radius of 1 km from the boundary of the proposed development site was used to identify 

those heritage assets which should be assessed for possible changes to their significance 

due to the development. Consideration was also given to whether there were any additional 

highly graded heritage assets whose wider sensitivity outside of the 1km zones should be 

included in the assessment.  However no such heritage assets were identified.  

 

Within the proposed development site there were no listed buildings, conservation areas, 

registered battlefields, registered parks and gardens or wreck sites.  However within the 

wider study areas there were 26 grade 2 listed buildings, 1 grade 2* listed building (Capons 

Farmhouse) and 1 grade 1 listed building (St Peters Church).  The Cowfold Conservation 

Area is approximately 0.48 km to the north of Cowfold Lodge.  

 

The Cowfold Conservation Area is located to the centre of Cowfold and is bisected 

north/south by the A281.  The group of buildings that constitute the conservation area are 

gathered around the junction formed by the A272, which enables east/west movement 

through the village.  The Conservation Area is small in size with a high percentage of listed 

buildings, with the majority of the Conservation Area also being within an archaeological 

notification area (ANA).   

 

Heritage Assets and Potential Impacts 

 

Table 7 sets out the assessment of the impact of the proposal on each listed building, within 

the study area.  The assessment of each building has been undertaken prior to 

consideration of possible mitigation measures.  The table seeks to highlight buildings which 

are most vulnerable to change.  It may be therefore that mitigation measures could be 

undertaken that would consequently result in a lesser magnitude of change. 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

1 Cowfold 

Conservation 

Area 

Conservation 

Area 

  High + 3 Negligible 0 Not 

Significant + 

3 

2 Brookhill 

Cottage 

Grade 2 listed 

building 

1391329 GV II Former estate lodge, now a private house. Early to mid C19. 

Tudor Gothic style. MATERIALS: West Hoathly sandstone rubble 

with ashlar dressings, bedded in lime mortar. Slate roof; brick 

chimneystacks. PLAN: T-shaped in plan. One storey and attics: two 

windows to front and one to sides. Each floor has one room to 

either side of the central stairs, and a room to the rear of the stair. 

EXTERIOR: Front elevation has a central gabled porch with a four-

centred arch and elaborate fretted wooden bargeboards; plank front 

door. Gabled dormers with similar bargeboards. Gables of side 

elevations also have fretted bargeboards. Rear elevation has 

central gable with casement window, lean-to external lavatory to 

right and later brick lean-to to left. A modern full-width single-storey 

conservatory was added to the rear elevation in 2004. Original 

metal-framed casement windows with rectangular lights. Gabled 

roof with a central pair of brick chimneystacks on stepped bases. 

INTERIOR: Simple cottage interior with a central straight flight of 

stairs. It retains most of its original plank doors and cupboards. 

SUMMARY OF IMPORTANCE: Of special interest as a little-altered 

estate lodge on the picturesque mode. It has important group value 

with Brookhill House (qv). 

High + 3 Negligible 0 Not 

Significant + 

3 

3 Brookhill 

House 

Grade 2 listed 

building 

1286328 Tudor Gothic house of about 1830. Two storeys. The main portion 

has 6 windows. Ashlar. Modillion eaves cornice. Slate roof. Gable 

end flanked by finials with another at apex. Sash windows with 

dripstones over and glazing bars intact. Projecting portion of 3 

windows at north end with gable over having similar finials. To north 

is a service wing of 3 windows and lower elevation. 

High + 3 Negligible 0 Not 

Significant + 

3 

4 Barrington 

House 

Grade 2 listed 

building 

1354157 L-shaped C18 house. Two storeys. Two windows. Red brick. 

Dentilled eaves cornice. Half-hipped slate roof. Glazing bars intact. 

Doorway with flat hood on brackets, rectangular fanlight and door of 

6 fielded panels. South wall faced with tarred weather-boarding. 

High + 3 Negligible 0 Not 

Significant + 

3 

5 The Red 

House 

Grade 2 listed 

building 

1027086 L-shaped early C19 house. Two storeys. Three windows. Red brick 

and grey headers alternately. Eaves cornice. Slate roof. Glazing 

bars intact. Modern brick porch containing doorway with rectangular 

fanlight. 

High + 3 Negligible 0 Not 

Significant + 

3 

6 Furzefield Grade 2 listed 

building  

1193065 C18. Two storeys. Five windows. Painted brick. Parapet. Tiled roof. 

Glazing bars intact. Doorway with low rectangular fanlight. At the 

south end an extra storey with gable has been added in the C19. 

Buttress at north end. 

High +3 Negligible 0 Not 

Significant + 

3 

7 Trelawny 

House 

Grade 2 listed 

building 

1354156 Incorrectly marked on OS map as Jersey House. C18, added to and 

altered. Stucco scored as ashlar, right bay with rendered ground 

floor and weatherboard above. Plain tile roof. 2 storeys, 2 + 1 bays. 

Original 2 bays have central door of 6 flush panels (top 2 glazed) in 

architrave having pilasters with plain capitals, frieze and cornice; 

masked by C20 trellised lean-to porch (not of special interest). 16-

pane sashes in flush wood architraves, those to ground floor 

unhorned, those to 1st floor without glazing bars to lower sashes. 

End stacks, forward of ridge, of red brick with blue headers at 

angles. Added right-hand bay has horned 16-pane sash to ground 

floor; C20 tripartite window above. 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

8 White Lined 

House 

Grade 2 listed 

building 

1027079 C18. Two storeys. Two windows and one blocked window-space. 

Red brick. Dentilled eaves cornice. Half-hipped tiled roof. Glazing 

bars intact. Doorway with flat hood on brackets. 

High + 3 Negligible 0 Not 

Significant + 

3 

9 Viscount 

House 

Grade 2 listed 

building 

1027080 Late C18. Two storeys. Three windows. Painted brick. Eaves 

cornice. Tiled roof. Three-light bay window on ground floor on either 

side of doorway with later tiled canopies. Venetian shutters to first 

floor windows. Glazing bars removed from lower halves of windows. 

Doorway with fluted pilasters, projecting cornice and door of 6 

fielded panels. 

High + 3 Negligible 0 Not 

Significant + 

3 

10 Allfreys Grade 2 listed 

building 

1354152 Early C19 front to a probably older building. Two storeys and attic. 

Five windows. Stuccoed. Tudor Gothic house. Two gables with 

pendants and ball finials at angles and apex. Castellated parapet 

between. Horsham slab roof. Two bays of 3 windows each on both 

floors, the windows barring pointed heads. Pierced parapets over 

with quatrefoils in the parapet. Glazing bars intact. Central porch 

with 5 pointed arches and figure of a lion over. The window above 

the porch has a dripstone over. Chimney breast on east wall. 

High + 3 Negligible 0 Not 

Significant + 

3 

11 Eastlands 

Farm 

(Clerks) 

Grade 2 listed 

building 

1381153 House later converted into a barn. Circa 1374 four bay open hall 

house with two bay hall, converted into a barn c1585, extended by 

one bay to the west in later C17 and with C18 leanto added to east. 

Timberframed, clad in weatherboarding but south east side now 

covered in corrugated iron. Steeply pitched roof with gablet 

(formerly smoke hole) to east and half-hip to west. Central cart 

entrance with double doors. Top of wall plate above north cart doors 

retains triangular mullion holes to original hall window. Frame visible 

to north with midrail and arched braces. C18 leanto to east also 

timberframed, covered in corrugated iron with C20 brick east wall. 

INTERIOR: Jowled upright posts, midrail and most curved tension 

braces survive. Eastern bay has triangular mullioned window 

surviving to north and holes to south. East end has passing braces 

and ground floor triangular mullion holes. Further mullion holes in 

western bay of hall house. Roof has three crownposts of square 

section, the central one to open hall having four headbraces to 

collar beam, the others having two head braces to collar beam and 

easternmost crownpost retains one of original pair of downbraces. 

Original rafters to three easternmost bay with two rafters remaining 

to westernmost bay. Many are soot-stained. C17 western bay has 

angled queen struts and through purlins. Open truss to former open 

hall has arch braces rising to the tie, a moulded fillet between the 

braces on the underside of the tie and a moulded 'pilaster' down the 

front. Original floors to end bays of hall house no longer present. 

East end has 6 C19 grain bins inserted with reused late C18 6-

panelled doors. West end has C20 floor inserted. 

High + 3 Negligible 0 Not 

Significant + 

3 

12 Bulls House Grade 2 listed 

building  

1027083 House, later subdivided but now again in one ownership. The 

eastern part is of date circa 1600, divided into two cottages in the 

C18. The western part was built in the 1960s and is not of special 

interest. MATERIALS: The eastern part is timber framed with red 

brick infilling but the south end is of brick and the north end 

elevation is rendered with tile-hanging above. Tile roof, half-hipped 

to the south and gabled to the north with an end brick chimneystack 

to the north and catslide roof to the rear. Two storeys: six 

irregularly-spaced windows. PLAN: Originally a two bay end 

chimneystack house with a heated room on each floor, later 

adapted into two cottages. EXTERIOR: The east or entrance front 

High + 3 Low +1  Potentially 

Significant + 

4 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

has exposed box framing with midrail and brick infill of various 

periods, including C17 two inch bricks, C18 or early C19 stretcher 

bond brickwork and some C20 patchiing. Six first floor windows, 

comprising two early C20 casements with glazing bars to the upper 

part only and four 1960s bottom opening casements. The ground 

floor has two early C20 casements and a 1960s window and two 

C20 plank door, the left hand one adapted into a window. The north 

side is of brickwork and the south side is rendered on the ground 

floor and hung with C20 tiles above with a first floor 1960s 

casement and plain doorcase below. The west or rear elevation has 

some brickwork visible in the corner, but the south end wall of the 

catslide has been removed to form a loggia and the remainder of 

this front is concealed by a large 1960s two storey western range, 

the link block including main entrance weatherboarded to the 

ground floor and weatherboarded above with roof sloping to the 

east with casement windows. The 1960s extension is not of special 

interest. INTERIOR: The ground floor of the original east wing has a 

northern room with an open fireplace with wooden bressumer, spice 

hole and a wooden gun rack. A plank door to the east probably led 

originally to a staircase. there is an axial beam and exposed floor 

joists. The upper floor retains much exposed wall frame with midrail, 

internal partition, jowled posts and a queenpost roof. There were 

further plank doors on the upper floor. HISTORY: A circa 1600 

house adapted into two cottages in the C18. Both Bulls House and 

Bulls Bridge House are shown on the 1891 Ordnance Survey map. 

In 1959 a building called Bulls Bridge Cottages was listed grade II. 

In the 1960s this building which was two cottages, nos 1 and 2 Bulls 

Bridge Cottages, came into one ownership, a large modern 

extension was built on to the west side of the cottages and the 

name changed to Bulls House. STATEMENT OF IMPORTANCE: A 

timber framed house of circa 1600 with the timber frame surviving 

substantially intact, and for this survival of pre-1700 fabric, the 

house has special architectural interest. The original plan form of a 

two bay end chimneystack house is readable, with open fireplace to 

the ground floor and heated chamber above, and the position of the 

plank door to the east of the fireplace indicates the position of the 

original staircase. Much of the frame is visible internally with further 

joinery details including C17 plank doors and a gunrack. The later 

subdivision into two cottages is shown externally by the survival of 

two doors on the east side. The 1960s extension is not of special 

interest. 

13 Wood 

Grange 

Grade 2 listed 

building 

1193000 C18. Two storeys. Originally 5 windows. Stuccoed. Tiled roof. The 2 

outer window-bays have been replaced in C19 by large 3-light bays. 

Glazing bars otherwise intact. Porch with Doric columns 

surmounted by ball caps. Doorway with thin rectangular fanlight. 

High + 3 Negligible 0 Not 

Significant + 

3 

14 Steyne 

House 

Grade 2 listed 

building 

1354154 Early C19. Two storeys. Two windows. Stuccoed. Slate roof. 

Glazing bars intact. Porch with Doric columns. 

High + 3 Negligible 0 Not 

Significant + 

3 

15 Church Farm 

House 

Grade 2 listed 

building 

1286329 L-shaped building. C18 or earlier, restored. Two storeys. Three 

windows. Ground floor red brick, above tile-hung, west gable end 

faced with roughcast. Tiled roof. Casement windows. 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

16 The Cowfold 

Stores/The 

Willows 

Grade 2 listed 

building 

1027082  L-shaped late C17 or early C18 block, refaced with cement. Two 

storeys. Originally 6 windows. Long and short quoins. Modillion 

eaves cornice. Hipped roof of Horsham slabs. Projecting bay at 

south end replaces the 2 original south windows. Modern shop front 

on ground floor. 

High + 3 Negligible 0 Not 

Significant + 

3 

17 St Peters 

Cottage 

Restaurant 

Grade 2 listed 

building  

1354153 C15 timber-framed building with plaster infilling, flint floor of north 

and south fronts close-studded. The other sides have been refaced 

with red brick and grey headers. Tile-hung gable with moulded 

bargeboards and attic window facing the churchyard. Casement 

windows with diamond-shaped panes. Horsham slab roof. Brick 

chimney breast at east end. Two storeys. Two windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

18 Cowfold 

Antiques, St 

Peters Shop, 

The Old 

Houses, Ye 

Old Shop 

Grade 2 listed 

building  

1027081 C16 timber-framed range with some timbering and plaster infilling 

exposed at south end of the street frontage and at the back facing 

the churchyard, but mostly refaced with stucco and some fishscale 

tiles. Horsham slab roof. horizontally-sliding sash windows. Small 

mid Cl9 shop front in centre. Modern shop front at north end. Two 

storeys. Five windows. At the back at the north west end is a C17 

addition of brick on ground floor and cement above with gable over. 

Behind the centre portion is a small C19 gabled addition of red brick 

and cement. 

High + 3 Negligible 0 Not 

Significant + 

3 

19 Parish 

Church of St 

Peter 

Grade 1 listed 

building 

1354161 Chancel, south chapel, nave with south aisle, west tower and north 

and south porches. Chancel Cl3, nave and tower C15, south aisle 

early C16. Large brass to Thomas Nelond, Prior of Southover, 

Lewes, 1433. Good wholly medieval church. 

High + 3 Negligible 0 Not 

Significant + 

3 

20 Sussex 

House 

Grade 2 listed 

building  

1193219 C18. Two storeys. Two windows. Plastered front. Tiled roof. 

Casement windows. Doorway with pediment-shaped hood. Included 

for group value. 

High + 3 Negligible 0 Not 

Significant + 

3 

21 1-6 

Margaret’s 

Cottage 

Grade 2 listed 

building  

1027093 Six almshouses. Late C17 building, restored in 1929. Red brick and 

grey headers. Stringcourse. Tiled roof. Casement windows, some 

with diamond-shaped panes. Two storeys and attic. Six windows. 

Four dormers. 

High + 3 Negligible 0 Not 

Significant + 

3 

22 5, 6, and 7 

(Laneswood 

Cottage), 

Church 

Terrace 

Grade 2 listed 

building 

1354122 Formerly 3 cottages. Early C19. Two storeys and attic. Three 

windows. Large gabled dormer of 2 windows. Stuccoed. No 5 tiled 

roof, No 6 slate roof. Glazing bars intact. 

High + 3 Negligible 0 Not 

Significant + 

3 

23 The Post 

Masters 

House 

Grade 2 listed 

building  

1193241 Formerly 2 cottages. C17 timber-framed building. Two storeys. 

Three windows. The east section has red brick infilling on ground 

floor and is faced with weather-boarding above. The west section is 

of higher elevation and wholly red brick, either a later addition or 

refaced. Tiled roof. Casement windows. Doorway with pediment-

shaped hood. 

High + 3 Negligible 0 Not 

Significant + 

3 

24 Massetts  Grade 2 listed 

building 

1027094 C18. Two storeys. Two windows. Red brick. Modillion eaves 

cornice. Tiled roof. Glazing bars intact. Doorway with pediment-

shaped hood. 

High + 3 Negligible 0 Not 

Significant + 

3 

25 Church 

Lodge 

Grade 2 listed 

building  

1193244 C18 or earlier. Two storeys. Two windows. Ground floor stuccoed, 

above faced with weather-boarding. Tiled roof. Casement windows. 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

26 Potters 

Cottage 

Grade 2 listed 

building  

1286286 C18. Two storeys. Two windows. Ground floor painted brick, above 

faced with weather-boarding. Tiled roof. Horizontally-sliding sash 

windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

27 Capons 

Farmhouse 

Grade 2* 

listed building 

1027095 Restored but very good example of a medieval house with plaster 

and some red brick infilling and curved braces on first floor. The 

north-east section may be as early as circa 1300. The west wing, of 

which the first floor is jettied, is C15. The south-east wing was 

probably a C16 addition, perhaps brought from elsewhere, but has 

been refaced with red brick in the early C19 and has a dentilled 

cornice and gable at each end. Also sash windows with vertical 

divisions intact. The remainder of the building has casement 

windows. Horsham slab roof. Pointed doorway with studded door. 

High + 3 Negligible 0 Not 

Significant + 

3 

28 Barn to north 

of Capons 

Farmhouse 

Grade 2 listed 

building 

1027051 Probably C14 timber-framed building now faced with weather-

boarding. Hipped tiled roof, with arched braces inside. 

High + 3 Negligible 0 Not 

Significant + 

3 

29 Gratwicke Grade 2 listed 

building 

1286335 Irregular-shaped house of different periods. The oldest portion has 

a crow-stepped brick and stone chimney breast on east side. The 

main part is C18. Red brick and grey headers. Dentilled eaves 

cornice. Horsham slab roof. Glazing bars intact. Doorway with 

pilasters and flat hood over. Half-hipped gable end to west wing. 

Modern wing to north-east. 

High + 3 Negligible 0 Not 

Significant + 

3 

Table 7: Listed Buildings and Conservation Areas identified as being sensitive to change. 

 

It is suggested that of the heritage assets identified in Table 7 the following may be more 

sensitive to potential changes to their significance; 

 Bulls House NHLE 1027083 

 

It is suggested that the remaining designated heritage assets within the study area are less 

sensitive to change from the proposed development due to their location, topography, views 

or lack historical/functional association with the development site. 

 

It is acknowledged that development may have an effect on these heritage assets through 

unplanned impacts of development such as increased traffic, and changes to their wider 

environment, but at this stage it is not considered that the properties significance of these 

properties would be directly be affected by the proposed development.  However, further 

assessment of these buildings may be advisable dependant on any developing masterplan. 

 

Assessment of identified designated heritage assets 
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Bulls House – Grade 2 listed building (NHLE 1027083) the significance of the building 

relates to the historic fabric of the building.  The dwelling has a legible historic and functional 

relationship with the surrounding agricultural land which forms part of its setting. 

It is suggested that the harm to the heritage asset could be considered to be less than 

substantial and therefore as set out in para 196 of the NPPF this harm should be weighed 

against the public benefits of the proposal including, where appropriate, securing its optimum 

viable use. 

Heritage Considerations 

As noted above it is suggested that a detailed baseline and field assessment should further 

refine the archaeological potential of the site.  The results of these assessments should then 

be used to inform the design and density of the proposed development.   

It is suggested that an enhancement of the listing description is undertaken for each building 

identified as being subject to significant or potentially significant change.  This enhancement 

of the listing description would clearly set out why each building has been listed and where 

its significance lies.  This evidence would assist both site promotors, owners and the local 

authority in considering the impact of development on heritage assets. 

Consideration should also be given on all sites to establish whether there would be a source 

of Horsham Stone Slate within the site which could be quarried prior to development.  The 

stone is a unique resource for the district and there is a need for replacement and new stone 

for heritage assets to ensure that the local character is maintained for the future. 

With regards to the heritage assets identified as being potentially subject to change as a 

minimum the following issues should be considered as part of any detailed site assessment 

to mitigate any harm to the significance of the identified assets; 

 Research should be undertaken to consider whether Cowfold Lodge could be 

considered a non-designated heritage asset. 

 New buildings should be traditionally scaled and detailed. 

 An area of transition between the surrounding fields to the east and the development 

should be considered, with the density of development reflecting the sporadic rural 

character of this part of Henfield Road. 

 Any appliction should preserve the rural setting of Bulls House. 

 The interaction between the existing development and the proposed development 

should be considered with “green routes” to encourage intergration with the village 

centre. 
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 Any scheme should consider the impact of increased traffic through the conservation 

area. 

 Consideration should be given to the cumulative impact of development on the 

overall landscape and historic character of the locality. 
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Cultural Heritage Desk Based Assessment - Land at Eastlands Farm, West 

 

Introduction 

Land to the south of the A272 at Cowfold named Eastlands Farm West in the Cowfold 

Neighbourhood Plan Consultation Statement has been put forward for consideration for 

housing development as part of the Neighbourhood Plan process.   

Figure 1 identifies the site which is located to the south of Holm Oaks and the A272, and 

east of Eastlands Wood.  Public footpath (COW/1779/1) runs along the eastern boundary of 

the site whilst footpath COW/1777/2 runs along the southern boundary. 

Figure 1 – Land proposed at Eastlands Farm West 
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Study Area 

The study area for the historic environment assessment is defined as the proposed site, and 

a 1km extension from the boundary of the site. The study seeks to establish and identify 

both designated and undesignated heritage assets, and identify where their significance may 

be altered by the proposed development.   

Methodology 

The methodology for establishing an outline historic environment assessment is provided 

below, together with the methodology for assessing the significance of effects. 

To establish a baseline, appropriate and proportionate assessments will be carried out. 

These include: 

 a review of desk-based data within the study area, using sources detailed in Table 4, 

as well as relevant readily available regional and local contextual studies, desk and 

field studies, and historic mapping; 

Statutory Duty 

Ancient Monuments and Archaeological Areas Act 1979 

The Ancient Monuments and Archaeological Areas Act 1979 (as amended) sets out the 

legislative framework for the designation of and protection of scheduled monuments. 

The Planning (Listed Buildings and Conservation Area) Act 1990 

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 imposes a 

“General duty as respects listed buildings in the exercise of planning functions.” 

Subsection (1) provides: 

“In considering whether to grant planning permission for development which affects a listed 

building or its setting, the local planning authority or, as the case may be, the Secretary of 

State shall have special regard to the desirability of preserving the building or its setting or 

any features of special architectural or historic interest which it possesses.” 

Planning Policy 

National Planning Policy Guidance 2019 (NPPF) 

Chapter 16 of the NPPF sets out the Government’s policy regarding conserving and 

enhancing the historic environment. Paragraph 192 indicates with regard to determining 

planning applications, local planning authorities should take account of the desirability of 

sustaining and enhancing the significance of heritage assets, and putting them into viable 



118 
 

uses consistent with their conservation, the positive contribution that conservation of 

heritage assets can make to sustainable communities including their economic vitality as 

well as the desirability of new development making a positive contribution to local character 

and distinctiveness. 

When considering the impact of a proposed development on the significance of a designated 

heritage asset, the NPPF considers that great weight should be given to the asset’s 

conservation (and the more important the asset, the greater the weight should be).  

When considering potential harm to heritage assets the NPPF sets out a terminology of 

substantial harm, total loss or less than substantial harm to its significance. Paragraph 194 

states that any harm to, or loss of, the significance of a designated heritage asset (from its 

alteration or destruction, or from development within its setting), should require clear and 

convincing justification. Set out below is the guidance within the NPPF relating to the 

balance to taken between the significance of an asset, the level of harm and potential public 

benefits; 

“Substantial harm to or loss of: a) grade II listed buildings, or grade II registered parks or 

gardens, should be exceptional; b) assets of the highest significance, notably scheduled 

monuments, protected wreck sites, registered battlefields, grade I and II* listed buildings, 

grade I and II* registered parks and gardens, and World Heritage Sites, should be wholly 

exceptional. 

195. Where a proposed development will lead to substantial harm to (or total loss of 

significance of) a designated heritage asset, local planning authorities should refuse 

consent, unless it can be demonstrated that the substantial harm or total loss is necessary to 

achieve substantial public benefits that outweigh that harm or loss, or all of the following 

apply: a) the nature of the heritage asset prevents all reasonable uses of the site; and b) no 

viable use of the heritage asset itself can be found in the medium term through appropriate 

marketing that will enable its conservation; and c) conservation by grant-funding or some 

form of not for profit, charitable or public ownership is demonstrably not possible; and d) the 

harm or loss is outweighed by the benefit of bringing the site back into use.  

196. Where a development proposal will lead to less than substantial harm to the 

significance of a designated heritage asset, this harm should be weighed against the public 

benefits of the proposal including, where appropriate, securing its optimum viable use.  

197. The effect of an application on the significance of a non-designated heritage asset 

should be taken into account in determining the application. In weighing applications that 

directly or indirectly affect non-designated heritage assets, a balanced judgement will be 
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required having regard to the scale of any harm or loss and the significance of the heritage 

asset. 

The NPPF is supported by the PPG (July 2019). In relation to the historic environment, 

paragraph 002 (002 Reference ID: 18a-002-20190723) states that: 

“Where changes are proposed, the National Planning Policy Framework sets out a clear 

framework for both plan-making and decision-making in respect of applications for planning 

permission and listed building consent to ensure that heritage assets are conserved, and 

where appropriate enhanced, in a manner that is consistent with their significance and 

thereby achieving sustainable development. Heritage assets are either designated heritage 

assets or non-designated heritage assets.” 

Horsham District Planning Framework 2015 

Policy 34 of the current Horsham District Planning Framework relates to Cultural and 

Heritage Assets.  The policy notes that the Council recognises that heritage assets are an 

irreplaceable resource, and as such positive management of heritage assets will be required 

to sustain and enhance the historic environment. 

Guidance 

The Good Practice Advice In Planning Note Managing Significance in Decision-Taking in the 

Historic Environment (Historic England 2015). 

The purpose of this document is to provide information to assist local authorities, planning 

and other consultants, owners, applicants and other interested parties in implementing 

historic environment policy in the NPPF and NPPG. It outlines a 6-stage process to the 

assembly and analysis of relevant information relating to heritage assets potentially affected 

by a proposed development. 

• Understand the significance of the affected assets; 

• Understand the impact of the proposal on that significance; 

• Avoid, minimise and mitigate impact in a way that meets the objectives of the NPPF; 

• Look for opportunities to better reveal or enhance significance 

• Justify any harmful impacts in terms of the sustainable development objective of 

conserving significance and the need for change; 
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• Offset negative impacts on aspects of significance by enhancing others through recording, 

disseminating and archiving archaeological and historical interest of the important elements 

of the heritage assets affected. 

The Good Practice Advice In Planning Note 3 The Setting of Heritage Assets (Historic 

England 2017) 

Historic England’s Historic Environment Good Practice Advice in Planning Note 3 provides 

guidance on the management of change within the setting of heritage assets. 

The document restates the definition of setting as outlined in Annex 2 of the NPPF. Setting is 

also described as being a separate term to curtilage, character and context; while it is largely 

a visual term, setting, and thus the way in which an asset is experienced, can also be 

affected by noise, vibration, odour and other factors. The document makes it clear that 

setting is not a heritage asset, nor is it a heritage designation, though land within a setting 

may itself be designated. Its importance lies in what the setting contributes to the 

significance of a heritage asset. 

The Good Practice Advice Note sets out a five-staged process for assessing the implications 

of proposed developments on setting: 

1. Identification of heritage assets which are likely to be affected by proposals; 

2. Assessment of whether and what contribution the setting makes to the significance of a 

heritage asset; 

3. Assessing the effects of proposed development on the significance of a heritage asset; 

4. Maximising enhancement and reduction of harm on the setting of heritage assets; and 

5. Making and documenting the decision and monitoring outcomes. 

Assessment of effects and determining significance 

National Planning Policy Guidance 2019 (NPPF) requires change to the significance of 

heritage assets to be considered in developing an understanding of the potential effects of 

the development. 

The NPPF18 defines heritage assets as being; “A building, monument, site, place, area or 

landscape identified as having a degree of significance meriting consideration in planning 

                                                           
18 https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf accessed 18.08.2020 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf
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decisions, because of its heritage interest. It includes designated heritage assets and assets 

identified by the local planning authority (including local listing).” 

Designated heritage assets 

The glossary of the NPPF refers to a designated heritage asset as being a World Heritage 

Site, Scheduled Monument, Listed Building, Protected Wreck Site, Registered Park and 

Garden, Registered Battlefield or Conservation Area designated under the relevant 

legislation. 

Non designated heritage assets 

Non-designated heritage assets are buildings, monuments, sites, places, areas or 

landscapes identified by plan-making bodies as having a degree of heritage significance 

meriting consideration in planning decisions but which do not meet the criteria for designated 

heritage assets19. 

Significance 

The significance of a heritage asset is a product of its evidential, historical, aesthetic or 

communal value which it holds to this and future generations because of its heritage interest.    

The National Planning Policy Framework states that in the planning context heritage interest 

may be archaeological, architectural, artistic or historic. These interests are discussed in 

more detail in Conservation Principles and GPA2 (Historic England 2015). 

Setting 

Significance does not relate purely to the physical presence of the asset but also from its 

setting.  The glossary of the NPPF defines the setting of a heritage asset as ‘the 

surroundings in which a heritage asset is experienced’.  Where that experience is capable of 

being affected by a proposed development then the proposed development can be said to 

affect the setting of that asset.  Setting is not fixed and may change as the asset and its 

surroundings evolve. The Assessment Checklist within the GPA Note 3 (The Setting of 

Heritage Assets) outlines that although the extent and importance of setting is often 

expressed in visual terms, it can also be influenced by other factors such as noise, dust and 

vibration. Historic relationships between places can also be an important factor stressing ties 

between places that may have limited or no intervisibility with each other. An asset’s 

intangible associations with its surroundings, and patterns of use can contribute or enhance 

the significance of one or more of the heritage assets. 

                                                           
19 https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#non-designated accessed 18.08.2020 

https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#non-designated
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Paragraph 18a-013 of the PPG on the Historic Environment 

(https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#decision-

making-historic-environment) concludes: 

“The contribution that setting makes to the significance of the heritage asset does not 

depend on there being public rights or an ability to access or experience that setting. This 

will vary over time and according to circumstance. When assessing any application for 

development which may affect the setting of a heritage asset, local planning authorities may 

need to consider the implications of cumulative change. They may also need to consider the 

fact that developments which materially detract from the asset’s significance may also 

damage its economic viability now, or in the future, thereby threatening its on-going 

conservation.” 

Assessment 

For the purposes of assessing the significance of effects, heritage significance is assigned to 

one of four classes, with reference to the heritage interests described above and relying on 

professional judgement as informed by policy and guidance. 

The hierarchy given in Table 1 reflects the distinction between designated and non-

designated heritage assets. It distinguishes between designated assets of the highest 

heritage significance (i.e. scheduled monuments, protected wreck sites, battlefields, grade I 

and II* listed buildings, grade I and II* registered parks and gardens, and World Heritage 

Sites) and other designated heritage assets.   

Table 1: Establishing the sensitivity of receptors    

Sensitivity Criteria Receptor type 

 

High + 3 Assets of national importance, which have significance for an 

outstanding level of archaeological, architectural, artistic or 

historic interest. It is possible that low-moderate impacts upon 

these assets or their settings could lead to significant effects. 

Designated heritage assets. 

 

Medium + 2 The sensitivity of these assets will largely be dependent upon 

their current setting and their character. 

Asset has significance for a high level of archaeological, 

architectural, artistic or historic interest. 

Non-designated sites and monuments 

of regional importance. 

 

Low + 1 Assets of local interest, which have significance for elements of 

archaeological, architectural, artistic or historic interest. 

Although these assets must be considered, and mitigation may 

be required, it is considered that significant effects would only 

exist if the assets were to be predominantly or totally destroyed 

as a result of the Proposed Schemes. 

Non-designated assets of 

local importance 

 

Negligible - 0 Due to its nature of form / condition /survival, cannot be 

considered as an asset in its own right 

Non-extant HER record 

 

https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#decision-making-historic-environment
https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#decision-making-historic-environment
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 The magnitude of change (or impact) is based on the extent to which the significance 

of an asset is affected, which can be influenced by a number of factors: 

 the permanence of the impact (temporary, permanent or reversible); 

 physical changes caused by the impact (both positive and negative); and 

 the extent of the heritage asset or its setting that would be affected (for example, the 

whole or a very small part) and the contribution of that part to significance. 

Impacts on heritage assets, are assigned to one of four classes of magnitude, defined in 

Table 2. Impacts can be adverse or beneficial. It is recognised that a positive contribution to 

the historic environment can be achieved through development. 

Table 2: Establishing the magnitude of change 

Sensitivity Criteria (Adverse) +  Criteria (Beneficial) - 

 

High  3 Loss of significance resulting from irreversible total or 

substantial demolition or disturbance of a heritage 

asset or from the disassociation of an asset from its 

setting. 

 

Sympathetic restoration of an at-risk or 

otherwise degraded heritage asset and/or its 

setting. Bringing an at-risk heritage asset into 

sustainable use, with robust long-term 

management secured. 

 

Medium 2 Loss of significance arising from partial disturbance or 

inappropriate alteration of asset which will adversely 

affect its importance. Change to the key characteristics 

of an asset’s setting, which gives rise to lasting harm 

to the significance of the asset, but which still allows its 

archaeological, architectural or historic interest to be 

appreciated. 

 

Appropriate stabilisation and/or enhancement of 

a heritage asset and, or its setting that better 

reveal the significance of the asset or contribute 

to a long-term sustainable use or management 

regime. 

 

Low  1 Minor loss to, or alteration of, an asset which leaves its 

current significance largely intact. Minor and, or short-

term changes to setting which do not affect the key 

characteristics and in which the historical context 

remains substantially intact. 

 

Minor enhancements to a heritage asset and, or 

its setting that better reveal its significance or 

contribute to sustainable use and management. 

 

Negligible 0 Minor alteration of an asset which does not affect its 

significance in any discernible way. Minor and, or short 

term or reversible change to setting which does not 

affect the significance of the asset. 

 

Minor alteration of an asset which does not 

affect its significance in any discernible way. 

Minor and, or short term or reversible change to 

setting which does not affect the significance of 

the asset. 

 

The matrix in Table 3 has been prepared to guide the assessment of whether effects on the 

historic environment are to be considered significant or not. The classification of the effect is 

judged on the relationship of the magnitude of impact to the assessed heritage significance 

of the resource. As a general rule, major and moderate effects are considered to be 
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significant and minor and negligible effects are considered to be not significant. However, 

professional judgement is applied, where appropriate, to determine significance of effect. 

Table 3: Significance assessment matrix 

Receptor 

heritage 

significance 

 

Magnitude of 

Change 

 

   

 High  3 Medium  2 Low  1 Negligible  0 

 

High  3 Significant  6 Significant  5 Potentially 

Significant 4 

 

Not Significant - 0 

 

Medium  2  Significant  5 Potentially 

Significant  4 

 

Not Significant  3 Not Significant  2 

 

Low  1  Potentially 

Significant  4 

 

Not Significant  3 Not Significant  2 Not Significant  1 

Negligible 0 Not Significant  3 Not Significant  2 Not Significant 1 Not Significant  0 

 

 

All assessments will set out the significance of the relevant heritage asset(s), and where 

appropriate the contribution of their settings to significance, providing a description of the 

anticipated change and setting out the magnitude of change in line with the definitions set 

out Table 3. Historic England’s Good Practice Advice Note 3 (Second Edition) on The 

Setting of Heritage Assets sets out a staged process to assess setting, and its contribution to 

the significance of a heritage asset. Setting is not itself a heritage asset, nor a heritage 

designation, although land comprising a setting may itself be designated. Its importance lies 

in what it contributes to the significance of the heritage asset or to the ability to appreciate 

that significance. The effects of change in the setting of a heritage asset depends on the 

contribution of that setting to the significance of the asset, and assessments must be, by 

their nature, specific to the individual assets being considered. 

Following an assessment of the significance of effect, the harm to heritage assets will be 

identified as ‘substantial harm’ or ‘less than substantial harm’ in the terms of the NPPF. 

Baseline conditions 

Data sources 

The principal data sources used to inform the assessment are listed in Table 4. 

Table 4: Key sources of historic environment data 
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Source Date Summary Coverage of 

study 

area 

 

National 

Heritage List 

for England 

(NHLE) 

maintained 

by Historic 

England 

 

 National Heritage List for England (NHLE), for 

information on designated heritage assets (scheduled 

monuments, listed buildings, registered parks and 

gardens, registered battlefields and world heritage sites) 

available online: 

https://historicengland.org.uk/listing/thelist/). 

Full coverage of 

the 

study area 

 

West Sussex 

Historic 

Environment 

Record (HER) 

 

 GIS-based records of a wide range of buildings, 

monuments, find spots, places, and landscapes of 

archaeological, architectural, artistic or historic interest. 

 

Full coverage of 

the study area 

 

The study area will be determined with reference to the; 

 landscape context,  

 type of heritage asset and; 

 nature of development.  

 

The study area will be informed through; 

 baseline study,  

 local knowledge. 

 

Topography and Geology 

The site is currently greenfield.  

The solid geology of the site as shown by the British Geological Survey is Horsham Stone 

Member Sandstone. 

Overview  

Archaeology 

The Historic Landscape Characterisation Study identifies the proposed site as a probable 

medieval/post medieval informal fieldscape.  To the east of the site is the post medieval 

farmstead of Eastlands Farm, whilst to the south are medieval cohesive assart ponds.  To 

the east of the site is a red Archaeological Notification Area (ANA) associated with Eastlands 
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Medieval Historic Farmstead. There is potential for as yet unknown archaeological remains 

within the proposed development site and within 1km of its boundary, relating to all periods.  

The development site as summarised in Table 5 does not have an archaeological site within 

its boundary, however there is an archaeological site within the wider study area (0.65 km to 

the north west) on land within Thornden.  Within the wider study area there are 27 listed 

buildings, the Cowfold Conservation Area and 6 ANA’s as shown in Table 6. 

Table 5: Overview of heritage assets within site boundary and wider study area. 

Constraint Number within the 

development site 

boundary 

Number within wider study area (1 

km of development site boundary) 

Scheduled Monuments 0 0 

Listed Buildings 0 27 ( 26 Grade 2 listed buildings, 1 

Grade 1 listed building St Peters 

Church) 

Conservation Areas 0 1 – Cowfold Conservation Area 

Registered Battlefields 0 0 

Registered Park and 

Gardens 

0 0 

Wreck sites 0 0 

Archaeological Sites 0 1 (land 0.65 km to the north west of 

development site, occupied by 20, 22, 

24, 28, 30, 32, 34 and 36 Thornden) 

Archaeological 

Notification Areas 

0 6 (Red) 

 

Table 6: Archaeological Notification Areas within the study area  

 

 

Area Description Category 
1  Area associated with Medieval Pottery Industry Red (Horsham 

031) 

2 The Historic Market Village of Cowfold Red (Horsham 
032) 

3 Eastlands Medieval Historic Farmstead, Cowfold Red (Horsham 
142) 

4 Avery Farm Medieval to Post-Medieval Historic Farmstead, Cowfold Red (Horsham 
140) 

5 Oakenden Manor Medieval Historic Farmstead Red (Horsham 
139) 

6 Bankfield Farm Medieval Historic Farmstead Red (Horsham 
143) 
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An area categorised as being a red ANA is a very sensitive area for Archaeology, where new 

building(s), ground excavation or landscaping may have major adverse impact on nationally 

important and other significant archaeological sites. The site at Eastlands Farm West adjoins 

the red ANA of Eastlands Medieval Historic Farmstead in its south eastern corner.   

  

The available evidence indicates that there is potential for as yet unknown archaeological 

remains within the site area and within 1km of its boundary, relating to all periods.  

As part of any proposed development; 

 A detailed baseline should further refine the archaeological potential of the site. 

 The results of archaeological field assessment should be used to inform the capacity 

of the site and the design of the proposed development.   

 The scheme should seek to remove/reduce the harm to archaeological remains 

through careful placement of buildings, services and sub-surface intrusions, and 

should consider the unplanned effects of development such as increased 

landscaping or pressure of increased footfall.  

 If archaeological remains are identified as part of a detailed survey all remains should 

be preserved in situ but, where this is not possible the highest priority should be 

given to preserving those of national interest. This follows the requirement of the 

NPPF that should remains of national importance be revealed, then their 

conservation should be given a similarly ‘great weight’ in decision making as a 

designated heritage asset. 

Designated Heritage Assets 

 

Introduction 

This section will consider the potential effects of development within the study site on the 

significance of designated heritage assets, including through effects to their settings. This 

will include heritage assets within the proposed development site, and those in the wider 

study area. 

 

Heritage assets and potential impacts will be assessed using best practice, including that set 

out in Historic England’s Good Practice Advice Note 3, The Setting of Heritage Assets. The 

heritage assets which require assessment have been selected with reference to the National 

Heritage List for England (NHLE) database held by Historic England. 
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A radius of 1 km from the boundary of the proposed development site was used to identify 

those heritage assets which should be assessed for possible changes to their significance 

due to the development. Consideration was also given to whether there were any additional 

highly graded heritage assets whose wider sensitivity outside of the 1km zones should be 

included in the assessment.  However no such heritage assets were identified.  

 

Within the proposed development site there were no listed buildings, conservation areas, 

registered battlefields, registered parks and gardens or wreck sites.  However within the 

wider study areas there were 27 grade 2 listed buildings, and 1 grade 1 listed building (St 

Peters Church).  The Cowfold Conservation Area is approximately 0.32 km to the north west 

of Eastlands Farm West.  

 

The Cowfold Conservation Area is located to the centre of Cowfold and is bisected 

north/south by the A281.  The group of buildings that constitute the conservation area are 

gathered around the junction formed by the A272, which enables east/west movement 

through the village.  The Conservation Area is small in size with a high percentage of listed 

buildings, with the majority of the Conservation Area also being within an archaeological 

notification area (ANA).   

 

Heritage Assets and Potential Impacts 

 

Table 7 sets out the assessment of the impact of the proposal on each listed building, within 

the study area.  The assessment of each building has been undertaken prior to 

consideration of possible mitigation measures.  The table seeks to highlight buildings which 

are most vulnerable to change.  It may be therefore that mitigation measures could be 

undertaken that would consequently result in a lesser magnitude of change. 

 

Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

1 Cowfold 

Conservation 

Area 

Conservation 

Area 

  High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

2 Brookhill 

Cottage 

Grade 2 listed 

building 

1391329 GV II Former estate lodge, now a private house. Early to mid C19. 

Tudor Gothic style. MATERIALS: West Hoathly sandstone rubble 

with ashlar dressings, bedded in lime mortar. Slate roof; brick 

chimneystacks. PLAN: T-shaped in plan. One storey and attics: two 

windows to front and one to sides. Each floor has one room to 

either side of the central stairs, and a room to the rear of the stair. 

EXTERIOR: Front elevation has a central gabled porch with a four-

centred arch and elaborate fretted wooden bargeboards; plank front 

door. Gabled dormers with similar bargeboards. Gables of side 

elevations also have fretted bargeboards. Rear elevation has 

central gable with casement window, lean-to external lavatory to 

right and later brick lean-to to left. A modern full-width single-storey 

conservatory was added to the rear elevation in 2004. Original 

metal-framed casement windows with rectangular lights. Gabled 

roof with a central pair of brick chimneystacks on stepped bases. 

INTERIOR: Simple cottage interior with a central straight flight of 

stairs. It retains most of its original plank doors and cupboards. 

SUMMARY OF IMPORTANCE: Of special interest as a little-altered 

estate lodge on the picturesque mode. It has important group value 

with Brookhill House (qv). 

High + 3 Negligible 0 Not 

Significant + 

3 

3 Brookhill 

House 

Grade 2 listed 

building 

1286328 Tudor Gothic house of about 1830. Two storeys. The main portion 

has 6 windows. Ashlar. Modillion eaves cornice. Slate roof. Gable 

end flanked by finials with another at apex. Sash windows with 

dripstones over and glazing bars intact. Projecting portion of 3 

windows at north end with gable over having similar finials. To north 

is a service wing of 3 windows and lower elevation. 

High + 3 Negligible 0 Not 

Significant + 

3 

4 Barrington 

House 

Grade 2 listed 

building 

1354157 L-shaped C18 house. Two storeys. Two windows. Red brick. 

Dentilled eaves cornice. Half-hipped slate roof. Glazing bars intact. 

Doorway with flat hood on brackets, rectangular fanlight and door of 

6 fielded panels. South wall faced with tarred weather-boarding. 

High + 3 Negligible 0 Not 

Significant + 

3 

5 The Red 

House 

Grade 2 listed 

building 

1027086 L-shaped early C19 house. Two storeys. Three windows. Red brick 

and grey headers alternately. Eaves cornice. Slate roof. Glazing 

bars intact. Modern brick porch containing doorway with rectangular 

fanlight. 

High + 3 Negligible 0 Not 

Significant + 

3 

6 Furzefield Grade 2 listed 

building  

1193065 C18. Two storeys. Five windows. Painted brick. Parapet. Tiled roof. 

Glazing bars intact. Doorway with low rectangular fanlight. At the 

south end an extra storey with gable has been added in the C19. 

Buttress at north end. 

High +3 Negligible 0 Not 

Significant + 

3 

7 Trelawny 

House 

Grade 2 listed 

building 

1354156 Incorrectly marked on OS map as Jersey House. C18, added to and 

altered. Stucco scored as ashlar, right bay with rendered ground 

floor and weatherboard above. Plain tile roof. 2 storeys, 2 + 1 bays. 

Original 2 bays have central door of 6 flush panels (top 2 glazed) in 

architrave having pilasters with plain capitals, frieze and cornice; 

masked by C20 trellised lean-to porch (not of special interest). 16-

pane sashes in flush wood architraves, those to ground floor 

unhorned, those to 1st floor without glazing bars to lower sashes. 

End stacks, forward of ridge, of red brick with blue headers at 

angles. Added right-hand bay has horned 16-pane sash to ground 

floor; C20 tripartite window above. 

High + 3 Negligible 0 Not 

Significant + 

3 

8 White Lined 

House 

Grade 2 listed 

building 

1027079 C18. Two storeys. Two windows and one blocked window-space. 

Red brick. Dentilled eaves cornice. Half-hipped tiled roof. Glazing 

bars intact. Doorway with flat hood on brackets. 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

9 Viscount 

House 

Grade 2 listed 

building 

1027080 Late C18. Two storeys. Three windows. Painted brick. Eaves 

cornice. Tiled roof. Three-light bay window on ground floor on either 

side of doorway with later tiled canopies. Venetian shutters to first 

floor windows. Glazing bars removed from lower halves of windows. 

Doorway with fluted pilasters, projecting cornice and door of 6 

fielded panels. 

High + 3 Negligible 0 Not 

Significant + 

3 

10 Allfreys Grade 2 listed 

building 

1354152 Early C19 front to a probably older building. Two storeys and attic. 

Five windows. Stuccoed. Tudor Gothic house. Two gables with 

pendants and ball finials at angles and apex. Castellated parapet 

between. Horsham slab roof. Two bays of 3 windows each on both 

floors, the windows barring pointed heads. Pierced parapets over 

with quatrefoils in the parapet. Glazing bars intact. Central porch 

with 5 pointed arches and figure of a lion over. The window above 

the porch has a dripstone over. Chimney breast on east wall. 

High + 3 Negligible 0 Not 

Significant + 

3 

11 Eastlands 

Farm 

(Clerks) 

Grade 2 listed 

building 

1381153 House later converted into a barn. Circa 1374 four bay open hall 

house with two bay hall, converted into a barn c1585, extended by 

one bay to the west in later C17 and with C18 leanto added to east. 

Timberframed, clad in weatherboarding but south east side now 

covered in corrugated iron. Steeply pitched roof with gablet 

(formerly smoke hole) to east and half-hip to west. Central cart 

entrance with double doors. Top of wall plate above north cart doors 

retains triangular mullion holes to original hall window. Frame visible 

to north with midrail and arched braces. C18 leanto to east also 

timberframed, covered in corrugated iron with C20 brick east wall. 

INTERIOR: Jowled upright posts, midrail and most curved tension 

braces survive. Eastern bay has triangular mullioned window 

surviving to north and holes to south. East end has passing braces 

and ground floor triangular mullion holes. Further mullion holes in 

western bay of hall house. Roof has three crownposts of square 

section, the central one to open hall having four headbraces to 

collar beam, the others having two head braces to collar beam and 

easternmost crownpost retains one of original pair of downbraces. 

Original rafters to three easternmost bay with two rafters remaining 

to westernmost bay. Many are soot-stained. C17 western bay has 

angled queen struts and through purlins. Open truss to former open 

hall has arch braces rising to the tie, a moulded fillet between the 

braces on the underside of the tie and a moulded 'pilaster' down the 

front. Original floors to end bays of hall house no longer present. 

East end has 6 C19 grain bins inserted with reused late C18 6-

panelled doors. West end has C20 floor inserted. 

High + 3 High +3 Significant + 

6 

12 Bulls House Grade 2 listed 

building  

1027083 House, later subdivided but now again in one ownership. The 

eastern part is of date circa 1600, divided into two cottages in the 

C18. The western part was built in the 1960s and is not of special 

interest. MATERIALS: The eastern part is timber framed with red 

brick infilling but the south end is of brick and the north end 

elevation is rendered with tile-hanging above. Tile roof, half-hipped 

to the south and gabled to the north with an end brick chimneystack 

to the north and catslide roof to the rear. Two storeys: six 

irregularly-spaced windows. PLAN: Originally a two bay end 

chimneystack house with a heated room on each floor, later 

adapted into two cottages. EXTERIOR: The east or entrance front 

has exposed box framing with midrail and brick infill of various 

periods, including C17 two inch bricks, C18 or early C19 stretcher 

bond brickwork and some C20 patchiing. Six first floor windows, 

comprising two early C20 casements with glazing bars to the upper 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

part only and four 1960s bottom opening casements. The ground 

floor has two early C20 casements and a 1960s window and two 

C20 plank door, the left hand one adapted into a window. The north 

side is of brickwork and the south side is rendered on the ground 

floor and hung with C20 tiles above with a first floor 1960s 

casement and plain doorcase below. The west or rear elevation has 

some brickwork visible in the corner, but the south end wall of the 

catslide has been removed to form a loggia and the remainder of 

this front is concealed by a large 1960s two storey western range, 

the link block including main entrance weatherboarded to the 

ground floor and weatherboarded above with roof sloping to the 

east with casement windows. The 1960s extension is not of special 

interest. INTERIOR: The ground floor of the original east wing has a 

northern room with an open fireplace with wooden bressumer, spice 

hole and a wooden gun rack. A plank door to the east probably led 

originally to a staircase. there is an axial beam and exposed floor 

joists. The upper floor retains much exposed wall frame with midrail, 

internal partition, jowled posts and a queenpost roof. There were 

further plank doors on the upper floor. HISTORY: A circa 1600 

house adapted into two cottages in the C18. Both Bulls House and 

Bulls Bridge House are shown on the 1891 Ordnance Survey map. 

In 1959 a building called Bulls Bridge Cottages was listed grade II. 

In the 1960s this building which was two cottages, nos 1 and 2 Bulls 

Bridge Cottages, came into one ownership, a large modern 

extension was built on to the west side of the cottages and the 

name changed to Bulls House. STATEMENT OF IMPORTANCE: A 

timber framed house of circa 1600 with the timber frame surviving 

substantially intact, and for this survival of pre-1700 fabric, the 

house has special architectural interest. The original plan form of a 

two bay end chimneystack house is readable, with open fireplace to 

the ground floor and heated chamber above, and the position of the 

plank door to the east of the fireplace indicates the position of the 

original staircase. Much of the frame is visible internally with further 

joinery details including C17 plank doors and a gunrack. The later 

subdivision into two cottages is shown externally by the survival of 

two doors on the east side. The 1960s extension is not of special 

interest. 

13 Wood 

Grange 

Grade 2 listed 

building 

1193000 C18. Two storeys. Originally 5 windows. Stuccoed. Tiled roof. The 2 

outer window-bays have been replaced in C19 by large 3-light bays. 

Glazing bars otherwise intact. Porch with Doric columns 

surmounted by ball caps. Doorway with thin rectangular fanlight. 

High + 3 Negligible 0 Not 

Significant + 

3 

14 Steyne 

House 

Grade 2 listed 

building 

1354154 Early C19. Two storeys. Two windows. Stuccoed. Slate roof. 

Glazing bars intact. Porch with Doric columns. 

High + 3 Negligible 0 Not 

Significant + 

3 

15 Church Farm 

House 

Grade 2 listed 

building 

1286329 L-shaped building. C18 or earlier, restored. Two storeys. Three 

windows. Ground floor red brick, above tile-hung, west gable end 

faced with roughcast. Tiled roof. Casement windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

16 The Cowfold 

Stores/The 

Willows 

Grade 2 listed 

building 

1027082  L-shaped late C17 or early C18 block, refaced with cement. Two 

storeys. Originally 6 windows. Long and short quoins. Modillion 

eaves cornice. Hipped roof of Horsham slabs. Projecting bay at 

south end replaces the 2 original south windows. Modern shop front 

on ground floor. 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

17 St Peters 

Cottage 

Restaurant 

Grade 2 listed 

building  

1354153 C15 timber-framed building with plaster infilling, flint floor of north 

and south fronts close-studded. The other sides have been refaced 

with red brick and grey headers. Tile-hung gable with moulded 

bargeboards and attic window facing the churchyard. Casement 

windows with diamond-shaped panes. Horsham slab roof. Brick 

chimney breast at east end. Two storeys. Two windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

18 Cowfold 

Antiques, St 

Peters Shop, 

The Old 

Houses, Ye 

Old Shop 

Grade 2 listed 

building  

1027081 C16 timber-framed range with some timbering and plaster infilling 

exposed at south end of the street frontage and at the back facing 

the churchyard, but mostly refaced with stucco and some fishscale 

tiles. Horsham slab roof. horizontally-sliding sash windows. Small 

mid Cl9 shop front in centre. Modern shop front at north end. Two 

storeys. Five windows. At the back at the north west end is a C17 

addition of brick on ground floor and cement above with gable over. 

Behind the centre portion is a small C19 gabled addition of red brick 

and cement. 

High + 3 Negligible 0 Not 

Significant + 

3 

19 Parish 

Church of St 

Peter 

Grade 1 listed 

building 

1354161 Chancel, south chapel, nave with south aisle, west tower and north 

and south porches. Chancel Cl3, nave and tower C15, south aisle 

early C16. Large brass to Thomas Nelond, Prior of Southover, 

Lewes, 1433. Good wholly medieval church. 

High + 3 Negligible 0 Not 

Significant + 

3 

20 Sussex 

House 

Grade 2 listed 

building  

1193219 C18. Two storeys. Two windows. Plastered front. Tiled roof. 

Casement windows. Doorway with pediment-shaped hood. Included 

for group value. 

High + 3 Negligible 0 Not 

Significant + 

3 

21 1-6 

Margaret’s 

Cottage 

Grade 2 listed 

building  

1027093 Six almshouses. Late C17 building, restored in 1929. Red brick and 

grey headers. Stringcourse. Tiled roof. Casement windows, some 

with diamond-shaped panes. Two storeys and attic. Six windows. 

Four dormers. 

High + 3 Negligible 0 Not 

Significant + 

3 

22 5, 6, and 7 

(Laneswood 

Cottage), 

Church 

Terrace 

Grade 2 listed 

building 

1354122 Formerly 3 cottages. Early C19. Two storeys and attic. Three 

windows. Large gabled dormer of 2 windows. Stuccoed. No 5 tiled 

roof, No 6 slate roof. Glazing bars intact. 

High + 3 Negligible 0 Not 

Significant + 

3 

23 The Post 

Masters 

House 

Grade 2 listed 

building  

1193241 Formerly 2 cottages. C17 timber-framed building. Two storeys. 

Three windows. The east section has red brick infilling on ground 

floor and is faced with weather-boarding above. The west section is 

of higher elevation and wholly red brick, either a later addition or 

refaced. Tiled roof. Casement windows. Doorway with pediment-

shaped hood. 

High + 3 Negligible 0 Not 

Significant + 

3 

24 Massetts  Grade 2 listed 

building 

1027094 C18. Two storeys. Two windows. Red brick. Modillion eaves 

cornice. Tiled roof. Glazing bars intact. Doorway with pediment-

shaped hood. 

High + 3 Negligible 0 Not 

Significant + 

3 

25 Church 

Lodge 

Grade 2 listed 

building  

1193244 C18 or earlier. Two storeys. Two windows. Ground floor stuccoed, 

above faced with weather-boarding. Tiled roof. Casement windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

26 Potters 

Cottage 

Grade 2 listed 

building  

1286286 C18. Two storeys. Two windows. Ground floor painted brick, above 

faced with weather-boarding. Tiled roof. Horizontally-sliding sash 

windows. 

High + 3 Negligible 0 Not 

Significant + 

3 



133 
 

Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

27 Oakendene 

Manor 

Grade 2 listed 

building 

1027074 C18 or earlier house refronted about 1820. Two storeys and attic. 

Five windows. Stuccoed and rusticated. Dentilled cornice and 

parapet. Slate roof. Windows with keystones over and glazing bars 

intact. Porch of solid type with dentilled cornice and parapet. Two 

attic windows in gable ends with casement windows and old glass. 

Wing behind of 4 windows and lower elevation to west. 

 Negligible 0 Not 

Significant + 

3 

28 Lydford 

Farmhouse 

(Bankfield 

Farmhouse) 

Grade 2 listed 

building  

1193164 L-shaped C16 timber-framed house with plaster infilling, ground 

floor mainly rebuilt in red brick, south front tile-hung. Horsham slab 

roof with pentice behind. Gable at east end. Casement windows. 

Two storeys and attic in gable. Two windows. 

 Negligible 0 Not 

Significant + 

3 

Table 7: Listed Buildings and Conservation Areas identified as being sensitive to change. 

 

It is suggested that of the heritage assets identified in Table 7 the following may be more 

sensitive to potential changes to their significance; 

 Eastlands Farm (Clerks) NHLE 1381153 

 

It is suggested that the remaining designated heritage assets within the study area are less 

sensitive to change from the proposed development due to their location, topography, views 

or lack historical/functional association with the development site. 

 

It is acknowledged that development may have an effect on these heritage assets through 

unplanned impacts of development such as increased traffic, and changes to their wider 

environment, but at this stage it is not considered that the properties significance of these 

properties would be directly be affected by the proposed development.  However, further 

assessment of these buildings may be advisable dependant on any developing masterplan. 

 

 

Assessment of identified designated heritage assets 

Eastlands Farm (Clerks) – Grade 2 listed building  (NHLE 1381153) the significance of 

the building relates to the historic fabric of the building, and its character as the remnants of 

a historic farmstead.  The dwelling has a legible historic and functional relationship with the 

surrounding agricultural land which forms part of its setting. 

It is suggested that the harm to the heritage asset could be considered to be less than 

substantial and therefore as set out in para 196 of the NPPF this harm should be weighed 
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against the public benefits of the proposal including, where appropriate, securing its optimum 

viable use. 

Heritage Considerations 

As noted above it is suggested that a detailed baseline and field assessment should further 

refine the archaeological potential of the site.  The results of these assessments should then 

be used to inform the design and density of the proposed development.   

It is suggested that an enhancement of the listing description is undertaken for each building 

identified as being subject to significant or potentially significant change.  This enhancement 

of the listing description would clearly set out why each building has been listed and where 

its significance lies.  This evidence would assist both site promotors, owners and the local 

authority in considering the impact of development on heritage assets. 

Consideration should also be given on all sites to establish whether there would be a source 

of Horsham Stone Slate within the site which could be quarried prior to development.  The 

stone is a unique resource for the district and there is a need for replacement and new stone 

for heritage assets to ensure that the local character is maintained for the future. 

With regards to the heritage assets identified as being potentially subject to change as a 

minimum the following issues should be considered as part of any detailed site assessment 

to mitigate any harm to the significance of the identified assets; 

 New buildings should be traditionally scaled and detailed. 

 An area of transition between the surrounding fields and the development should be 

considered, with higher density development towards the centre of the site. 

 Care should be given to ensure a simple entrance to the site to retain a rural 

character. 

 Any appliction should preserve the rural setting of Eastlands Farm (Clerks). 

 The interaction between the existing development and the proposed development 

should be considered with “green routes” to encourage intergration with the village 

centre. 

 Any scheme should consider the impact of increased traffic through the conservation 

area. 

 Consideration should be given to the cumulative impact of development on the 

overall landscape and historic character of the locality. 
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Cultural Heritage Desk Based Assessment - Land at Eastlands Lane 

 

Introduction 

Land identified as “Land at Eastlands Lane” in the Cowfold Neighbourhood Plan 

Consultation Statement has been put forward for consideration for housing development as 

part of the Neighbourhood Plan process.   

Figure 1 identifies the site which is located to the south of Eastlands Lane and east of 

Southleas.  Public footpath (COW/1775/1) runs along the northern boundary of the site.  The 

sewage works adjoins the eastern boundary. 

Figure 1 – Land proposed at Eastlands Lane 

                                             

Study Area 

The study area for the historic environment assessment is defined as the proposed site, and 

a 1km extension from the boundary of the site. The study seeks to establish and identify 

both designated and undesignated heritage assets, and identify where their significance may 

be altered by the proposed development.   
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Methodology 

The methodology for establishing an outline historic environment assessment is provided 

below, together with the methodology for assessing the significance of effects. 

To establish a baseline, appropriate and proportionate assessments will be carried out. 

These include: 

 a review of desk-based data within the study area, using sources detailed in Table 4, 

as well as relevant readily available regional and local contextual studies, desk and 

field studies, and historic mapping; 

Statutory Duty 

Ancient Monuments and Archaeological Areas Act 1979 

The Ancient Monuments and Archaeological Areas Act 1979 (as amended) sets out the 

legislative framework for the designation of and protection of scheduled monuments. 

The Planning (Listed Buildings and Conservation Area) Act 1990 

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 imposes a 

“General duty as respects listed buildings in the exercise of planning functions.” 

Subsection (1) provides: 

“In considering whether to grant planning permission for development which affects a listed 

building or its setting, the local planning authority or, as the case may be, the Secretary of 

State shall have special regard to the desirability of preserving the building or its setting or 

any features of special architectural or historic interest which it possesses.” 

Planning Policy 

National Planning Policy Guidance 2019 (NPPF) 

Chapter 16 of the NPPF sets out the Government’s policy regarding conserving and 

enhancing the historic environment. Paragraph 192 indicates with regard to determining 

planning applications, local planning authorities should take account of the desirability of 

sustaining and enhancing the significance of heritage assets, and putting them into viable 

uses consistent with their conservation, the positive contribution that conservation of 

heritage assets can make to sustainable communities including their economic vitality as 

well as the desirability of new development making a positive contribution to local character 

and distinctiveness. 
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When considering the impact of a proposed development on the significance of a designated 

heritage asset, the NPPF considers that great weight should be given to the asset’s 

conservation (and the more important the asset, the greater the weight should be).  

When considering potential harm to heritage assets the NPPF sets out a terminology of 

substantial harm, total loss or less than substantial harm to its significance. Paragraph 194 

states that any harm to, or loss of, the significance of a designated heritage asset (from its 

alteration or destruction, or from development within its setting), should require clear and 

convincing justification. Set out below is the guidance within the NPPF relating to the 

balance to taken between the significance of an asset, the level of harm and potential public 

benefits; 

“Substantial harm to or loss of: a) grade II listed buildings, or grade II registered parks or 

gardens, should be exceptional; b) assets of the highest significance, notably scheduled 

monuments, protected wreck sites, registered battlefields, grade I and II* listed buildings, 

grade I and II* registered parks and gardens, and World Heritage Sites, should be wholly 

exceptional. 

195. Where a proposed development will lead to substantial harm to (or total loss of 

significance of) a designated heritage asset, local planning authorities should refuse 

consent, unless it can be demonstrated that the substantial harm or total loss is necessary to 

achieve substantial public benefits that outweigh that harm or loss, or all of the following 

apply: a) the nature of the heritage asset prevents all reasonable uses of the site; and b) no 

viable use of the heritage asset itself can be found in the medium term through appropriate 

marketing that will enable its conservation; and c) conservation by grant-funding or some 

form of not for profit, charitable or public ownership is demonstrably not possible; and d) the 

harm or loss is outweighed by the benefit of bringing the site back into use.  

196. Where a development proposal will lead to less than substantial harm to the 

significance of a designated heritage asset, this harm should be weighed against the public 

benefits of the proposal including, where appropriate, securing its optimum viable use.  

197. The effect of an application on the significance of a non-designated heritage asset 

should be taken into account in determining the application. In weighing applications that 

directly or indirectly affect non-designated heritage assets, a balanced judgement will be 

required having regard to the scale of any harm or loss and the significance of the heritage 

asset. 

The NPPF is supported by the PPG (July 2019). In relation to the historic environment, 

paragraph 002 (002 Reference ID: 18a-002-20190723) states that: 
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“Where changes are proposed, the National Planning Policy Framework sets out a clear 

framework for both plan-making and decision-making in respect of applications for planning 

permission and listed building consent to ensure that heritage assets are conserved, and 

where appropriate enhanced, in a manner that is consistent with their significance and 

thereby achieving sustainable development. Heritage assets are either designated heritage 

assets or non-designated heritage assets.” 

Horsham District Planning Framework 2015 

Policy 34 of the current Horsham District Planning Framework relates to Cultural and 

Heritage Assets.  The policy notes that the Council recognises that heritage assets are an 

irreplaceable resource, and as such positive management of heritage assets will be required 

to sustain and enhance the historic environment. 

Guidance 

The Good Practice Advice In Planning Note Managing Significance in Decision-Taking in the 

Historic Environment (Historic England 2015). 

The purpose of this document is to provide information to assist local authorities, planning 

and other consultants, owners, applicants and other interested parties in implementing 

historic environment policy in the NPPF and NPPG. It outlines a 6-stage process to the 

assembly and analysis of relevant information relating to heritage assets potentially affected 

by a proposed development. 

• Understand the significance of the affected assets; 

• Understand the impact of the proposal on that significance; 

• Avoid, minimise and mitigate impact in a way that meets the objectives of the NPPF; 

• Look for opportunities to better reveal or enhance significance 

• Justify any harmful impacts in terms of the sustainable development objective of 

conserving significance and the need for change; 

• Offset negative impacts on aspects of significance by enhancing others through recording, 

disseminating and archiving archaeological and historical interest of the important elements 

of the heritage assets affected. 

The Good Practice Advice In Planning Note 3 The Setting of Heritage Assets (Historic 

England 2017) 
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Historic England’s Historic Environment Good Practice Advice in Planning Note 3 provides 

guidance on the management of change within the setting of heritage assets. 

The document restates the definition of setting as outlined in Annex 2 of the NPPF. Setting is 

also described as being a separate term to curtilage, character and context; while it is largely 

a visual term, setting, and thus the way in which an asset is experienced, can also be 

affected by noise, vibration, odour and other factors. The document makes it clear that 

setting is not a heritage asset, nor is it a heritage designation, though land within a setting 

may itself be designated. Its importance lies in what the setting contributes to the 

significance of a heritage asset. 

The Good Practice Advice Note sets out a five-staged process for assessing the implications 

of proposed developments on setting: 

1. Identification of heritage assets which are likely to be affected by proposals; 

2. Assessment of whether and what contribution the setting makes to the significance of a 

heritage asset; 

3. Assessing the effects of proposed development on the significance of a heritage asset; 

4. Maximising enhancement and reduction of harm on the setting of heritage assets; and 

5. Making and documenting the decision and monitoring outcomes. 

Assessment of effects and determining significance 

National Planning Policy Guidance 2019 (NPPF) requires change to the significance of 

heritage assets to be considered in developing an understanding of the potential effects of 

the development. 

The NPPF20 defines heritage assets as being; “A building, monument, site, place, area or 

landscape identified as having a degree of significance meriting consideration in planning 

decisions, because of its heritage interest. It includes designated heritage assets and assets 

identified by the local planning authority (including local listing).” 

Designated heritage assets 

The glossary of the NPPF refers to a designated heritage asset as being a World Heritage 

Site, Scheduled Monument, Listed Building, Protected Wreck Site, Registered Park and 

                                                           
20 https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf accessed 18.08.2020 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf
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Garden, Registered Battlefield or Conservation Area designated under the relevant 

legislation. 

Non designated heritage assets 

Non-designated heritage assets are buildings, monuments, sites, places, areas or 

landscapes identified by plan-making bodies as having a degree of heritage significance 

meriting consideration in planning decisions but which do not meet the criteria for designated 

heritage assets21. 

Significance 

The significance of a heritage asset is a product of its evidential, historical, aesthetic or 

communal value which it holds to this and future generations because of its heritage interest.    

The National Planning Policy Framework states that in the planning context heritage interest 

may be archaeological, architectural, artistic or historic. These interests are discussed in 

more detail in Conservation Principles and GPA2 (Historic England 2015). 

Setting 

Significance does not relate purely to the physical presence of the asset but also from its 

setting.  The glossary of the NPPF defines the setting of a heritage asset as ‘the 

surroundings in which a heritage asset is experienced’.  Where that experience is capable of 

being affected by a proposed development then the proposed development can be said to 

affect the setting of that asset.  Setting is not fixed and may change as the asset and its 

surroundings evolve. The Assessment Checklist within the GPA Note 3 (The Setting of 

Heritage Assets) outlines that although the extent and importance of setting is often 

expressed in visual terms, it can also be influenced by other factors such as noise, dust and 

vibration. Historic relationships between places can also be an important factor stressing ties 

between places that may have limited or no intervisibility with each other. An asset’s 

intangible associations with its surroundings, and patterns of use can contribute or enhance 

the significance of one or more of the heritage assets. 

Paragraph 18a-013 of the PPG on the Historic Environment 

(https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#decision-

making-historic-environment) concludes: 

“The contribution that setting makes to the significance of the heritage asset does not 

depend on there being public rights or an ability to access or experience that setting. This 

will vary over time and according to circumstance. When assessing any application for 

                                                           
21 https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#non-designated accessed 18.08.2020 

https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#decision-making-historic-environment
https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#decision-making-historic-environment
https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#non-designated
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development which may affect the setting of a heritage asset, local planning authorities may 

need to consider the implications of cumulative change. They may also need to consider the 

fact that developments which materially detract from the asset’s significance may also 

damage its economic viability now, or in the future, thereby threatening its on-going 

conservation.” 

Assessment 

For the purposes of assessing the significance of effects, heritage significance is assigned to 

one of four classes, with reference to the heritage interests described above and relying on 

professional judgement as informed by policy and guidance. 

The hierarchy given in Table 1 reflects the distinction between designated and non-

designated heritage assets. It distinguishes between designated assets of the highest 

heritage significance (i.e. scheduled monuments, protected wreck sites, battlefields, grade I 

and II* listed buildings, grade I and II* registered parks and gardens, and World Heritage 

Sites) and other designated heritage assets.   

Table 1: Establishing the sensitivity of receptors    

Sensitivity Criteria Receptor type 

 

High + 3 Assets of national importance, which have significance for an 

outstanding level of archaeological, architectural, artistic or 

historic interest. It is possible that low-moderate impacts upon 

these assets or their settings could lead to significant effects. 

Designated heritage assets. 

 

Medium + 2 The sensitivity of these assets will largely be dependent upon 

their current setting and their character. 

Asset has significance for a high level of archaeological, 

architectural, artistic or historic interest. 

Non-designated sites and monuments 

of regional importance. 

 

Low + 1 Assets of local interest, which have significance for elements of 

archaeological, architectural, artistic or historic interest. 

Although these assets must be considered, and mitigation may 

be required, it is considered that significant effects would only 

exist if the assets were to be predominantly or totally destroyed 

as a result of the Proposed Schemes. 

Non-designated assets of 

local importance 

 

Negligible - 0 Due to its nature of form / condition /survival, cannot be 

considered as an asset in its own right 

Non-extant HER record 

 

  

The magnitude of change (or impact) is based on the extent to which the significance of an 

asset is affected, which can be influenced by a number of factors: 

 the permanence of the impact (temporary, permanent or reversible); 

 physical changes caused by the impact (both positive and negative); and 
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 the extent of the heritage asset or its setting that would be affected (for example, the 

whole or a very small part) and the contribution of that part to significance. 

Impacts on heritage assets, are assigned to one of four classes of magnitude, defined in 

Table 2. Impacts can be adverse or beneficial. It is recognised that a positive contribution to 

the historic environment can be achieved through development. 

Table 2: Establishing the magnitude of change 

Sensitivity Criteria (Adverse) +  Criteria (Beneficial) - 

 

High  3 Loss of significance resulting from irreversible total or 

substantial demolition or disturbance of a heritage 

asset or from the disassociation of an asset from its 

setting. 

 

Sympathetic restoration of an at-risk or 

otherwise degraded heritage asset and/or its 

setting. Bringing an at-risk heritage asset into 

sustainable use, with robust long-term 

management secured. 

 

Medium 2 Loss of significance arising from partial disturbance or 

inappropriate alteration of asset which will adversely 

affect its importance. Change to the key characteristics 

of an asset’s setting, which gives rise to lasting harm 

to the significance of the asset, but which still allows its 

archaeological, architectural or historic interest to be 

appreciated. 

 

Appropriate stabilisation and/or enhancement of 

a heritage asset and, or its setting that better 

reveal the significance of the asset or contribute 

to a long-term sustainable use or management 

regime. 

 

Low  1 Minor loss to, or alteration of, an asset which leaves its 

current significance largely intact. Minor and, or short-

term changes to setting which do not affect the key 

characteristics and in which the historical context 

remains substantially intact. 

 

Minor enhancements to a heritage asset and, or 

its setting that better reveal its significance or 

contribute to sustainable use and management. 

 

Negligible 0 Minor alteration of an asset which does not affect its 

significance in any discernible way. Minor and, or short 

term or reversible change to setting which does not 

affect the significance of the asset. 

 

Minor alteration of an asset which does not 

affect its significance in any discernible way. 

Minor and, or short term or reversible change to 

setting which does not affect the significance of 

the asset. 

 

The matrix in Table 3 has been prepared to guide the assessment of whether effects on the 

historic environment are to be considered significant or not. The classification of the effect is 

judged on the relationship of the magnitude of impact to the assessed heritage significance 

of the resource. As a general rule, major and moderate effects are considered to be 

significant and minor and negligible effects are considered to be not significant. However, 

professional judgement is applied, where appropriate, to determine significance of effect. 
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Table 3: Significance assessment matrix 

Receptor 

heritage 

significance 

 

Magnitude of 

Change 

 

   

 High  3 Medium  2 Low  1 Negligible  0 

 

High  3 Significant  6 Significant  5 Potentially 

Significant 4 

 

Not Significant - 0 

 

Medium  2  Significant  5 Potentially 

Significant  4 

 

Not Significant  3 Not Significant  2 

 

Low  1  Potentially 

Significant  4 

 

Not Significant  3 Not Significant  2 Not Significant  1 

Negligible 0 Not Significant  3 Not Significant  2 Not Significant 1 Not Significant  0 

 

 

All assessments will set out the significance of the relevant heritage asset(s), and where 

appropriate the contribution of their settings to significance, providing a description of the 

anticipated change and setting out the magnitude of change in line with the definitions set 

out Table 3. Historic England’s Good Practice Advice Note 3 (Second Edition) on The 

Setting of Heritage Assets sets out a staged process to assess setting, and its contribution to 

the significance of a heritage asset. Setting is not itself a heritage asset, nor a heritage 

designation, although land comprising a setting may itself be designated. Its importance lies 

in what it contributes to the significance of the heritage asset or to the ability to appreciate 

that significance. The effects of change in the setting of a heritage asset depends on the 

contribution of that setting to the significance of the asset, and assessments must be, by 

their nature, specific to the individual assets being considered. 

Following an assessment of the significance of effect, the harm to heritage assets will be 

identified as ‘substantial harm’ or ‘less than substantial harm’ in the terms of the NPPF. 

 

Baseline conditions 

Data sources 

The principal data sources used to inform the assessment are listed in Table 4. 
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Table 4: Key sources of historic environment data 

Source Date Summary Coverage of 

study 

area 

 

National 

Heritage List 

for England 

(NHLE) 

maintained 

by Historic 

England 

 

 National Heritage List for England (NHLE), for 

information on designated heritage assets (scheduled 

monuments, listed buildings, registered parks and 

gardens, registered battlefields and world heritage sites) 

available online: 

https://historicengland.org.uk/listing/thelist/). 

Full coverage of 

the 

study area 

 

West Sussex 

Historic 

Environment 

Record (HER) 

 

 GIS-based records of a wide range of buildings, 

monuments, find spots, places, and landscapes of 

archaeological, architectural, artistic or historic interest. 

 

Full coverage of 

the study area 

 

The study area will be determined with reference to the; 

 landscape context,  

 type of heritage asset and; 

 nature of development.  

 

The study area will be informed through; 

 baseline study,  

 local knowledge. 

 

Topography and Geology 

The site is currently greenfield although there appears to be a building on the aerial 

photographs.  

The solid geology of the site as shown by the British Geological Survey is Weald Clay 

Formation Mudstone. 

Overview  

Archaeology 

The Historic Landscape Characterisation Study identifies the proposed site as an informal 

fieldscape.  To the east of the site is the post medieval farmstead of Eastlands Farm, whilst 
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to the south are medieval irregular piecemeal enclosures.  To the east of the site is an red 

Archaeological Notification Area (ANA) associated with Eastlands Medieval Historic 

Farmstead. There is potential for as yet unknown archaeological remains within the 

proposed development site and within 1km of its boundary, relating to all periods.  

The development site as summarised in Table 5 does not have an archaeological site within 

its boundary, however there is an archaeological site within the wider study area (0.58 km to 

the north west) on land within Thornden.  Within the wider study area there are 27 listed 

buildings, the Cowfold Conservation Area and 5 ANA’s as shown in Table 6. 

Table 5: Overview of heritage assets within site boundary and wider study area. 

Constraint Number within the 

development site 

boundary 

Number within wider study area (1 

km of development site boundary) 

Scheduled Monuments 0 0 

Listed Buildings 0 27 (25 Grade 2 listed buildings, 1 

Grade 2* Capons Farmhouse and 1 

Grade 1 listed building St Peters 

Church) 

Conservation Areas 0 1 – Cowfold Conservation Area 

Registered Battlefields 0 0 

Registered Park and 

Gardens 

0 0 

Wreck sites 0 0 

Archaeological Sites 0 1 (land 0.58 km to the north west of 

development site, occupied by 20, 22, 

24, 28, 30, 32, 34 and 36 Thornden) 

Archaeological 

Notification Areas 

0 5 (Red) 

 

Table 6: Archaeological Notification Areas within the study area  

Area Description Category 
1  Area associated with Medieval Pottery Industry Red (Horsham 

031) 

2 The Historic Market Village of Cowfold Red (Horsham 
032) 

3 Eastlands Medieval Historic Farmstead, Cowfold Red (Horsham 
142) 

4 Avery Farm Medieval to Post-Medieval Historic Farmstead, Cowfold Red (Horsham 
140) 
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An area categorised as being a red ANA is a very sensitive area for Archaeology, where new 

building(s), ground excavation or landscaping may have major adverse impact on nationally 

important and other significant archaeological sites. The site at Eastlands Lane is close to 

the red ANA of Eastlands Medieval Historic Farmstead.  

The available evidence indicates that there is potential for as yet unknown archaeological 

remains within the site area and within 1km of its boundary, relating to all periods.  

As part of any proposed development; 

 A detailed baseline should further refine the archaeological potential of the site. 

 The results of archaeological field assessment should be used to inform the capacity 

of the site and the design of the proposed development.   

 The scheme should seek to remove/reduce the harm to archaeological remains 

through careful placement of buildings, services and sub-surface intrusions, and 

should consider the unplanned effects of development such as increased 

landscaping or pressure of increased footfall.  

 If archaeological remains are identified as part of a detailed survey all remains should 

be preserved in situ but, where this is not possible the highest priority should be 

given to preserving those of national interest. This follows the requirement of the 

NPPF that should remains of national importance be revealed, then their 

conservation should be given a similarly ‘great weight’ in decision making as a 

designated heritage asset. 

Designated Heritage Assets 

 

Introduction 

This section will consider the potential effects of development within the study site on the 

significance of designated heritage assets, including through effects to their settings. This 

will include heritage assets within the proposed development site, and those in the wider 

study area. 

 

Heritage assets and potential impacts will be assessed using best practice, including that set 

out in Historic England’s Good Practice Advice Note 3, The Setting of Heritage Assets. The 

5 Oakenden Manor Medieval Historic Farmstead Red (Horsham 
139) 
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heritage assets which require assessment have been selected with reference to the National 

Heritage List for England (NHLE) database held by Historic England. 

 

A radius of 1 km from the boundary of the proposed development site was used to identify 

those heritage assets which should be assessed for possible changes to their significance 

due to the development. Consideration was also given to whether there were any additional 

highly graded heritage assets whose wider sensitivity outside of the 1km zones should be 

included in the assessment.  However no such heritage assets were identified.  

 

Within the proposed development site there were no listed buildings, conservation areas, 

registered battlefields, registered parks and gardens or wreck sites.  However within the 

wider study areas there were 25 grade II listed buildings, 1 grade II* listed building (Capons 

Farmhouse) and 1 grade I listed building (St Peters Church).  The Cowfold Conservation 

Area is approximately 0.33 km to the north of Eastlands Lane.  

 

The Cowfold Conservation Area is located to the centre of Cowfold and is bisected 

north/south by the A281.  The group of buildings that constitute the conservation area are 

gathered around the junction formed by the A272, which enables east/west movement 

through the village.  The Conservation Area is small in size with a high percentage of listed 

buildings, with the majority of the Conservation Area also being within an archaeological 

notification area (ANA).   

 

Heritage Assets and Potential Impacts 

 

Table 7 sets out the assessment of the impact of the proposal on each listed building, within 

the study area.  The assessment of each building has been undertaken prior to 

consideration of possible mitigation measures.  The table seeks to highlight buildings which 

are most vulnerable to change.  It may be therefore that mitigation measures could be 

undertaken that would consequently result in a lesser magnitude of change. 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

1 Cowfold 

Conservation 

Area 

Conservation 

Area 

  High + 3 Negligible 0 Not 

Significant + 

3 

2 Brookhill 

Cottage 

Grade 2 listed 

building 

1391329 GV II Former estate lodge, now a private house. Early to mid C19. 

Tudor Gothic style. MATERIALS: West Hoathly sandstone rubble 

with ashlar dressings, bedded in lime mortar. Slate roof; brick 

chimneystacks. PLAN: T-shaped in plan. One storey and attics: two 

windows to front and one to sides. Each floor has one room to 

either side of the central stairs, and a room to the rear of the stair. 

EXTERIOR: Front elevation has a central gabled porch with a four-

centred arch and elaborate fretted wooden bargeboards; plank front 

door. Gabled dormers with similar bargeboards. Gables of side 

elevations also have fretted bargeboards. Rear elevation has 

central gable with casement window, lean-to external lavatory to 

right and later brick lean-to to left. A modern full-width single-storey 

conservatory was added to the rear elevation in 2004. Original 

metal-framed casement windows with rectangular lights. Gabled 

roof with a central pair of brick chimneystacks on stepped bases. 

INTERIOR: Simple cottage interior with a central straight flight of 

stairs. It retains most of its original plank doors and cupboards. 

SUMMARY OF IMPORTANCE: Of special interest as a little-altered 

estate lodge on the picturesque mode. It has important group value 

with Brookhill House (qv). 

High + 3 Negligible 0 Not 

Significant + 

3 

3 Brookhill 

House 

Grade 2 listed 

building 

1286328 Tudor Gothic house of about 1830. Two storeys. The main portion 

has 6 windows. Ashlar. Modillion eaves cornice. Slate roof. Gable 

end flanked by finials with another at apex. Sash windows with 

dripstones over and glazing bars intact. Projecting portion of 3 

windows at north end with gable over having similar finials. To north 

is a service wing of 3 windows and lower elevation. 

High + 3 Negligible 0 Not 

Significant + 

3 

4 Barrington 

House 

Grade 2 listed 

building 

1354157 L-shaped C18 house. Two storeys. Two windows. Red brick. 

Dentilled eaves cornice. Half-hipped slate roof. Glazing bars intact. 

Doorway with flat hood on brackets, rectangular fanlight and door of 

6 fielded panels. South wall faced with tarred weather-boarding. 

High + 3 Negligible 0 Not 

Significant + 

3 

5 The Red 

House 

Grade 2 listed 

building 

1027086 L-shaped early C19 house. Two storeys. Three windows. Red brick 

and grey headers alternately. Eaves cornice. Slate roof. Glazing 

bars intact. Modern brick porch containing doorway with rectangular 

fanlight. 

High + 3 Negligible 0 Not 

Significant + 

3 

6 Furzefield Grade 2 listed 

building  

1193065 C18. Two storeys. Five windows. Painted brick. Parapet. Tiled roof. 

Glazing bars intact. Doorway with low rectangular fanlight. At the 

south end an extra storey with gable has been added in the C19. 

Buttress at north end. 

High +3 Negligible 0 Not 

Significant + 

3 

7 Trelawny 

House 

Grade 2 listed 

building 

1354156 Incorrectly marked on OS map as Jersey House. C18, added to and 

altered. Stucco scored as ashlar, right bay with rendered ground 

floor and weatherboard above. Plain tile roof. 2 storeys, 2 + 1 bays. 

Original 2 bays have central door of 6 flush panels (top 2 glazed) in 

architrave having pilasters with plain capitals, frieze and cornice; 

masked by C20 trellised lean-to porch (not of special interest). 16-

pane sashes in flush wood architraves, those to ground floor 

unhorned, those to 1st floor without glazing bars to lower sashes. 

End stacks, forward of ridge, of red brick with blue headers at 

angles. Added right-hand bay has horned 16-pane sash to ground 

floor; C20 tripartite window above. 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

8 White Lined 

House 

Grade 2 listed 

building 

1027079 C18. Two storeys. Two windows and one blocked window-space. 

Red brick. Dentilled eaves cornice. Half-hipped tiled roof. Glazing 

bars intact. Doorway with flat hood on brackets. 

High + 3 Negligible 0 Not 

Significant + 

3 

9 Viscount 

House 

Grade 2 listed 

building 

1027080 Late C18. Two storeys. Three windows. Painted brick. Eaves 

cornice. Tiled roof. Three-light bay window on ground floor on either 

side of doorway with later tiled canopies. Venetian shutters to first 

floor windows. Glazing bars removed from lower halves of windows. 

Doorway with fluted pilasters, projecting cornice and door of 6 

fielded panels. 

High + 3 Negligible 0 Not 

Significant + 

3 

10 Allfreys Grade 2 listed 

building 

1354152 Early C19 front to a probably older building. Two storeys and attic. 

Five windows. Stuccoed. Tudor Gothic house. Two gables with 

pendants and ball finials at angles and apex. Castellated parapet 

between. Horsham slab roof. Two bays of 3 windows each on both 

floors, the windows barring pointed heads. Pierced parapets over 

with quatrefoils in the parapet. Glazing bars intact. Central porch 

with 5 pointed arches and figure of a lion over. The window above 

the porch has a dripstone over. Chimney breast on east wall. 

High + 3 Negligible 0 Not 

Significant + 

3 

11 Eastlands 

Farm 

(Clerks) 

Grade 2 listed 

building 

1381153 House later converted into a barn. Circa 1374 four bay open hall 

house with two bay hall, converted into a barn c1585, extended by 

one bay to the west in later C17 and with C18 leanto added to east. 

Timberframed, clad in weatherboarding but south east side now 

covered in corrugated iron. Steeply pitched roof with gablet 

(formerly smoke hole) to east and half-hip to west. Central cart 

entrance with double doors. Top of wall plate above north cart doors 

retains triangular mullion holes to original hall window. Frame visible 

to north with midrail and arched braces. C18 leanto to east also 

timberframed, covered in corrugated iron with C20 brick east wall. 

INTERIOR: Jowled upright posts, midrail and most curved tension 

braces survive. Eastern bay has triangular mullioned window 

surviving to north and holes to south. East end has passing braces 

and ground floor triangular mullion holes. Further mullion holes in 

western bay of hall house. Roof has three crownposts of square 

section, the central one to open hall having four headbraces to 

collar beam, the others having two head braces to collar beam and 

easternmost crownpost retains one of original pair of downbraces. 

Original rafters to three easternmost bay with two rafters remaining 

to westernmost bay. Many are soot-stained. C17 western bay has 

angled queen struts and through purlins. Open truss to former open 

hall has arch braces rising to the tie, a moulded fillet between the 

braces on the underside of the tie and a moulded 'pilaster' down the 

front. Original floors to end bays of hall house no longer present. 

East end has 6 C19 grain bins inserted with reused late C18 6-

panelled doors. West end has C20 floor inserted. 

High + 3 Low +1 Potentially 

Significant + 

4 

12 Bulls House Grade 2 listed 

building  

1027083 House, later subdivided but now again in one ownership. The 

eastern part is of date circa 1600, divided into two cottages in the 

C18. The western part was built in the 1960s and is not of special 

interest. MATERIALS: The eastern part is timber framed with red 

brick infilling but the south end is of brick and the north end 

elevation is rendered with tile-hanging above. Tile roof, half-hipped 

to the south and gabled to the north with an end brick chimneystack 

to the north and catslide roof to the rear. Two storeys: six 

irregularly-spaced windows. PLAN: Originally a two bay end 

chimneystack house with a heated room on each floor, later 

adapted into two cottages. EXTERIOR: The east or entrance front 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

has exposed box framing with midrail and brick infill of various 

periods, including C17 two inch bricks, C18 or early C19 stretcher 

bond brickwork and some C20 patchiing. Six first floor windows, 

comprising two early C20 casements with glazing bars to the upper 

part only and four 1960s bottom opening casements. The ground 

floor has two early C20 casements and a 1960s window and two 

C20 plank door, the left hand one adapted into a window. The north 

side is of brickwork and the south side is rendered on the ground 

floor and hung with C20 tiles above with a first floor 1960s 

casement and plain doorcase below. The west or rear elevation has 

some brickwork visible in the corner, but the south end wall of the 

catslide has been removed to form a loggia and the remainder of 

this front is concealed by a large 1960s two storey western range, 

the link block including main entrance weatherboarded to the 

ground floor and weatherboarded above with roof sloping to the 

east with casement windows. The 1960s extension is not of special 

interest. INTERIOR: The ground floor of the original east wing has a 

northern room with an open fireplace with wooden bressumer, spice 

hole and a wooden gun rack. A plank door to the east probably led 

originally to a staircase. there is an axial beam and exposed floor 

joists. The upper floor retains much exposed wall frame with midrail, 

internal partition, jowled posts and a queenpost roof. There were 

further plank doors on the upper floor. HISTORY: A circa 1600 

house adapted into two cottages in the C18. Both Bulls House and 

Bulls Bridge House are shown on the 1891 Ordnance Survey map. 

In 1959 a building called Bulls Bridge Cottages was listed grade II. 

In the 1960s this building which was two cottages, nos 1 and 2 Bulls 

Bridge Cottages, came into one ownership, a large modern 

extension was built on to the west side of the cottages and the 

name changed to Bulls House. STATEMENT OF IMPORTANCE: A 

timber framed house of circa 1600 with the timber frame surviving 

substantially intact, and for this survival of pre-1700 fabric, the 

house has special architectural interest. The original plan form of a 

two bay end chimneystack house is readable, with open fireplace to 

the ground floor and heated chamber above, and the position of the 

plank door to the east of the fireplace indicates the position of the 

original staircase. Much of the frame is visible internally with further 

joinery details including C17 plank doors and a gunrack. The later 

subdivision into two cottages is shown externally by the survival of 

two doors on the east side. The 1960s extension is not of special 

interest. 

13 Wood 

Grange 

Grade 2 listed 

building 

1193000 C18. Two storeys. Originally 5 windows. Stuccoed. Tiled roof. The 2 

outer window-bays have been replaced in C19 by large 3-light bays. 

Glazing bars otherwise intact. Porch with Doric columns 

surmounted by ball caps. Doorway with thin rectangular fanlight. 

High + 3 Negligible 0 Not 

Significant + 

3 

14 Steyne 

House 

Grade 2 listed 

building 

1354154 Early C19. Two storeys. Two windows. Stuccoed. Slate roof. 

Glazing bars intact. Porch with Doric columns. 

High + 3 Negligible 0 Not 

Significant + 

3 

15 Church Farm 

House 

Grade 2 listed 

building 

1286329 L-shaped building. C18 or earlier, restored. Two storeys. Three 

windows. Ground floor red brick, above tile-hung, west gable end 

faced with roughcast. Tiled roof. Casement windows. 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

16 The Cowfold 

Stores/The 

Willows 

Grade 2 listed 

building 

1027082  L-shaped late C17 or early C18 block, refaced with cement. Two 

storeys. Originally 6 windows. Long and short quoins. Modillion 

eaves cornice. Hipped roof of Horsham slabs. Projecting bay at 

south end replaces the 2 original south windows. Modern shop front 

on ground floor. 

High + 3 Negligible 0 Not 

Significant + 

3 

17 St Peters 

Cottage 

Restaurant 

Grade 2 listed 

building  

1354153 C15 timber-framed building with plaster infilling, flint floor of north 

and south fronts close-studded. The other sides have been refaced 

with red brick and grey headers. Tile-hung gable with moulded 

bargeboards and attic window facing the churchyard. Casement 

windows with diamond-shaped panes. Horsham slab roof. Brick 

chimney breast at east end. Two storeys. Two windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

18 Cowfold 

Antiques, St 

Peters Shop, 

The Old 

Houses, Ye 

Old Shop 

Grade 2 listed 

building  

1027081 C16 timber-framed range with some timbering and plaster infilling 

exposed at south end of the street frontage and at the back facing 

the churchyard, but mostly refaced with stucco and some fishscale 

tiles. Horsham slab roof. horizontally-sliding sash windows. Small 

mid Cl9 shop front in centre. Modern shop front at north end. Two 

storeys. Five windows. At the back at the north west end is a C17 

addition of brick on ground floor and cement above with gable over. 

Behind the centre portion is a small C19 gabled addition of red brick 

and cement. 

High + 3 Negligible 0 Not 

Significant + 

3 

19 Parish 

Church of St 

Peter 

Grade 1 listed 

building 

1354161 Chancel, south chapel, nave with south aisle, west tower and north 

and south porches. Chancel Cl3, nave and tower C15, south aisle 

early C16. Large brass to Thomas Nelond, Prior of Southover, 

Lewes, 1433. Good wholly medieval church. 

High + 3 Negligible 0 Not 

Significant + 

3 

20 Sussex 

House 

Grade 2 listed 

building  

1193219 C18. Two storeys. Two windows. Plastered front. Tiled roof. 

Casement windows. Doorway with pediment-shaped hood. Included 

for group value. 

High + 3 Negligible 0 Not 

Significant + 

3 

21 1-6 

Margaret’s 

Cottage 

Grade 2 listed 

building  

1027093 Six almshouses. Late C17 building, restored in 1929. Red brick and 

grey headers. Stringcourse. Tiled roof. Casement windows, some 

with diamond-shaped panes. Two storeys and attic. Six windows. 

Four dormers. 

High + 3 Negligible 0 Not 

Significant + 

3 

22 5, 6, and 7 

(Laneswood 

Cottage), 

Church 

Terrace 

Grade 2 listed 

building 

1354122 Formerly 3 cottages. Early C19. Two storeys and attic. Three 

windows. Large gabled dormer of 2 windows. Stuccoed. No 5 tiled 

roof, No 6 slate roof. Glazing bars intact. 

High + 3 Negligible 0 Not 

Significant + 

3 

23 The Post 

Masters 

House 

Grade 2 listed 

building  

1193241 Formerly 2 cottages. C17 timber-framed building. Two storeys. 

Three windows. The east section has red brick infilling on ground 

floor and is faced with weather-boarding above. The west section is 

of higher elevation and wholly red brick, either a later addition or 

refaced. Tiled roof. Casement windows. Doorway with pediment-

shaped hood. 

High + 3 Negligible 0 Not 

Significant + 

3 

24 Massetts  Grade 2 listed 

building 

1027094 C18. Two storeys. Two windows. Red brick. Modillion eaves 

cornice. Tiled roof. Glazing bars intact. Doorway with pediment-

shaped hood. 

High + 3 Negligible 0 Not 

Significant + 

3 

25 Church 

Lodge 

Grade 2 listed 

building  

1193244 C18 or earlier. Two storeys. Two windows. Ground floor stuccoed, 

above faced with weather-boarding. Tiled roof. Casement windows. 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

26 Potters 

Cottage 

Grade 2 listed 

building  

1286286 C18. Two storeys. Two windows. Ground floor painted brick, above 

faced with weather-boarding. Tiled roof. Horizontally-sliding sash 

windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

27 Capons 

Farmhouse 

Grade 2* 

listed building 

1027095 Restored but very good example of a medieval house with plaster 

and some red brick infilling and curved braces on first floor. The 

north-east section may be as early as circa 1300. The west wing, of 

which the first floor is jettied, is C15. The south-east wing was 

probably a C16 addition, perhaps brought from elsewhere, but has 

been refaced with red brick in the early C19 and has a dentilled 

cornice and gable at each end. Also sash windows with vertical 

divisions intact. The remainder of the building has casement 

windows. Horsham slab roof. Pointed doorway with studded door. 

High +3 Negligible 0 Not 

Significant + 

3 

28 Barn to north 

of Capons 

Farmhouse 

Grade 2 listed 

building  

1027051 Probably C14 timber-framed building now faced with weather-

boarding. Hipped tiled roof, with arched braces inside. 

High +3 Negligible 0 Not 

Significant + 

3 

Table 7: Listed Buildings and Conservation Areas identified as being sensitive to change. 

 

It is suggested that of the heritage assets identified in Table 7 the following may be more 

sensitive to potential changes to their significance; 

 Eastlands Farm (Clerks) NHLE 1381153 

 

It is suggested that the remaining designated heritage assets within the study area are less 

sensitive to change from the proposed development due to their location, topography, views 

or lack historical/functional association with the development site. 

 

It is acknowledged that development may have an effect on these heritage assets through 

unplanned impacts of development such as increased traffic, and changes to their wider 

environment, but at this stage it is not considered that the properties significance of these 

properties would be directly be affected by the proposed development.  However, further 

assessment of these buildings may be advisable dependant on any developing masterplan. 

 

Assessment of identified designated heritage assets 

Eastlands Farm (Clerks) – Grade 2 listed building  (NHLE 1381153) the significance of 

the building relates to the historic fabric of the building, and its character as the remnants of 

a historic farmstead.  The dwelling has a legible historic and functional relationship with the 

surrounding agricultural land which forms part of its setting. 
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It is suggested that the harm to the heritage asset could be considered to be less than 

substantial and therefore as set out in para 196 of the NPPF this harm should be weighed 

against the public benefits of the proposal including, where appropriate, securing its optimum 

viable use. 

Heritage Considerations 

As noted above it is suggested that a detailed baseline and field assessment should further 

refine the archaeological potential of the site.  The results of these assessments should then 

be used to inform the design and density of the proposed development.   

It is suggested that an enhancement of the listing description is undertaken for each building 

identified as being subject to significant or potentially significant change.  This enhancement 

of the listing description would clearly set out why each building has been listed and where 

its significance lies.  This evidence would assist both site promotors, owners and the local 

authority in considering the impact of development on heritage assets. 

Consideration should also be given on all sites to establish whether there would be a source 

of Horsham Stone Slate within the site which could be quarried prior to development.  The 

stone is a unique resource for the district and there is a need for replacement and new stone 

for heritage assets to ensure that the local character is maintained for the future. 

With regards to the heritage assets identified as being potentially subject to change as a 

minimum the following issues should be considered as part of any detailed site assessment 

to mitigate any harm to the significance of the identified assets; 

 New buildings should be traditionally scaled and detailed. 

 An area of transition between the surrounding fields and the development should be 

considered retaining the rural character of the lane. 

 Care should be given to ensure a simple entrance to the site to retain a rural 

character. 

 Any appliction should preserve the rural setting of Eastlands Farm (Clerks). 

 The interaction between the existing development and the proposed development 

should be considered with “green routes” to encourage intergration with the village 

centre. 

 Any scheme should consider the impact of increased traffic through the conservation 

area. 

 Consideration should be given to the cumulative impact of development on the 

overall landscape and historic character of the locality. 
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Cultural Heritage Desk Based Assessment - Land at Eastlands Farm, East 

 

Introduction 

Land to the south of the A272 at Cowfold named Eastlands Farm East in the Cowfold 

Neighbourhood Plan Consultation Statement has been put forward for consideration for 

housing development as part of the Neighbourhood Plan process.   

Figure 1 identifies the site which is located to the south of Stonepit Cottages, and east of 

Eastlands Wood.   

Figure 1 – Land proposed at Eastlands Farm East 

                                             

Study Area 

The study area for the historic environment assessment is defined as the proposed site, and 

a 1km extension from the boundary of the site. The study seeks to establish and identify 
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both designated and undesignated heritage assets, and identify where their significance may 

be altered by the proposed development.   

Methodology 

The methodology for establishing an outline historic environment assessment is provided 

below, together with the methodology for assessing the significance of effects. 

To establish a baseline, appropriate and proportionate assessments will be carried out. 

These include: 

 a review of desk-based data within the study area, using sources detailed in Table 4, 

as well as relevant readily available regional and local contextual studies, desk and 

field studies, and historic mapping; 

Statutory Duty 

Ancient Monuments and Archaeological Areas Act 1979 

The Ancient Monuments and Archaeological Areas Act 1979 (as amended) sets out the 

legislative framework for the designation of and protection of scheduled monuments. 

The Planning (Listed Buildings and Conservation Area) Act 1990 

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 imposes a 

“General duty as respects listed buildings in the exercise of planning functions.” 

Subsection (1) provides: 

“In considering whether to grant planning permission for development which affects a listed 

building or its setting, the local planning authority or, as the case may be, the Secretary of 

State shall have special regard to the desirability of preserving the building or its setting or 

any features of special architectural or historic interest which it possesses.” 

Planning Policy 

National Planning Policy Guidance 2019 (NPPF) 

Chapter 16 of the NPPF sets out the Government’s policy regarding conserving and 

enhancing the historic environment. Paragraph 192 indicates with regard to determining 

planning applications, local planning authorities should take account of the desirability of 

sustaining and enhancing the significance of heritage assets, and putting them into viable 

uses consistent with their conservation, the positive contribution that conservation of 

heritage assets can make to sustainable communities including their economic vitality as 
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well as the desirability of new development making a positive contribution to local character 

and distinctiveness. 

When considering the impact of a proposed development on the significance of a designated 

heritage asset, the NPPF considers that great weight should be given to the asset’s 

conservation (and the more important the asset, the greater the weight should be).  

When considering potential harm to heritage assets the NPPF sets out a terminology of 

substantial harm, total loss or less than substantial harm to its significance. Paragraph 194 

states that any harm to, or loss of, the significance of a designated heritage asset (from its 

alteration or destruction, or from development within its setting), should require clear and 

convincing justification. Set out below is the guidance within the NPPF relating to the 

balance to taken between the significance of an asset, the level of harm and potential public 

benefits; 

“Substantial harm to or loss of: a) grade II listed buildings, or grade II registered parks or 

gardens, should be exceptional; b) assets of the highest significance, notably scheduled 

monuments, protected wreck sites, registered battlefields, grade I and II* listed buildings, 

grade I and II* registered parks and gardens, and World Heritage Sites, should be wholly 

exceptional. 

195. Where a proposed development will lead to substantial harm to (or total loss of 

significance of) a designated heritage asset, local planning authorities should refuse 

consent, unless it can be demonstrated that the substantial harm or total loss is necessary to 

achieve substantial public benefits that outweigh that harm or loss, or all of the following 

apply: a) the nature of the heritage asset prevents all reasonable uses of the site; and b) no 

viable use of the heritage asset itself can be found in the medium term through appropriate 

marketing that will enable its conservation; and c) conservation by grant-funding or some 

form of not for profit, charitable or public ownership is demonstrably not possible; and d) the 

harm or loss is outweighed by the benefit of bringing the site back into use.  

196. Where a development proposal will lead to less than substantial harm to the 

significance of a designated heritage asset, this harm should be weighed against the public 

benefits of the proposal including, where appropriate, securing its optimum viable use.  

197. The effect of an application on the significance of a non-designated heritage asset 

should be taken into account in determining the application. In weighing applications that 

directly or indirectly affect non-designated heritage assets, a balanced judgement will be 

required having regard to the scale of any harm or loss and the significance of the heritage 

asset. 
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The NPPF is supported by the PPG (July 2019). In relation to the historic environment, 

paragraph 002 (002 Reference ID: 18a-002-20190723) states that: 

“Where changes are proposed, the National Planning Policy Framework sets out a clear 

framework for both plan-making and decision-making in respect of applications for planning 

permission and listed building consent to ensure that heritage assets are conserved, and 

where appropriate enhanced, in a manner that is consistent with their significance and 

thereby achieving sustainable development. Heritage assets are either designated heritage 

assets or non-designated heritage assets.” 

Horsham District Planning Framework 2015 

Policy 34 of the current Horsham District Planning Framework relates to Cultural and 

Heritage Assets.  The policy notes that the Council recognises that heritage assets are an 

irreplaceable resource, and as such positive management of heritage assets will be required 

to sustain and enhance the historic environment. 

Guidance 

The Good Practice Advice In Planning Note Managing Significance in Decision-Taking in the 

Historic Environment (Historic England 2015). 

The purpose of this document is to provide information to assist local authorities, planning 

and other consultants, owners, applicants and other interested parties in implementing 

historic environment policy in the NPPF and NPPG. It outlines a 6-stage process to the 

assembly and analysis of relevant information relating to heritage assets potentially affected 

by a proposed development. 

• Understand the significance of the affected assets; 

• Understand the impact of the proposal on that significance; 

• Avoid, minimise and mitigate impact in a way that meets the objectives of the NPPF; 

• Look for opportunities to better reveal or enhance significance 

• Justify any harmful impacts in terms of the sustainable development objective of 

conserving significance and the need for change; 

• Offset negative impacts on aspects of significance by enhancing others through recording, 

disseminating and archiving archaeological and historical interest of the important elements 

of the heritage assets affected. 
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The Good Practice Advice In Planning Note 3 The Setting of Heritage Assets (Historic 

England 2017) 

Historic England’s Historic Environment Good Practice Advice in Planning Note 3 provides 

guidance on the management of change within the setting of heritage assets. 

The document restates the definition of setting as outlined in Annex 2 of the NPPF. Setting is 

also described as being a separate term to curtilage, character and context; while it is largely 

a visual term, setting, and thus the way in which an asset is experienced, can also be 

affected by noise, vibration, odour and other factors. The document makes it clear that 

setting is not a heritage asset, nor is it a heritage designation, though land within a setting 

may itself be designated. Its importance lies in what the setting contributes to the 

significance of a heritage asset. 

The Good Practice Advice Note sets out a five-staged process for assessing the implications 

of proposed developments on setting: 

1. Identification of heritage assets which are likely to be affected by proposals; 

2. Assessment of whether and what contribution the setting makes to the significance of a 

heritage asset; 

3. Assessing the effects of proposed development on the significance of a heritage asset; 

4. Maximising enhancement and reduction of harm on the setting of heritage assets; and 

5. Making and documenting the decision and monitoring outcomes. 

Assessment of effects and determining significance 

National Planning Policy Guidance 2019 (NPPF) requires change to the significance of 

heritage assets to be considered in developing an understanding of the potential effects of 

the development. 

The NPPF22 defines heritage assets as being; “A building, monument, site, place, area or 

landscape identified as having a degree of significance meriting consideration in planning 

decisions, because of its heritage interest. It includes designated heritage assets and assets 

identified by the local planning authority (including local listing).” 

Designated heritage assets 

                                                           
22 https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf accessed 18.08.2020 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf
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The glossary of the NPPF refers to a designated heritage asset as being a World Heritage 

Site, Scheduled Monument, Listed Building, Protected Wreck Site, Registered Park and 

Garden, Registered Battlefield or Conservation Area designated under the relevant 

legislation. 

Non designated heritage assets 

Non-designated heritage assets are buildings, monuments, sites, places, areas or 

landscapes identified by plan-making bodies as having a degree of heritage significance 

meriting consideration in planning decisions but which do not meet the criteria for designated 

heritage assets23. 

Significance 

The significance of a heritage asset is a product of its evidential, historical, aesthetic or 

communal value which it holds to this and future generations because of its heritage interest.    

The National Planning Policy Framework states that in the planning context heritage interest 

may be archaeological, architectural, artistic or historic. These interests are discussed in 

more detail in Conservation Principles and GPA2 (Historic England 2015). 

Setting 

Significance does not relate purely to the physical presence of the asset but also from its 

setting.  The glossary of the NPPF defines the setting of a heritage asset as ‘the 

surroundings in which a heritage asset is experienced’.  Where that experience is capable of 

being affected by a proposed development then the proposed development can be said to 

affect the setting of that asset.  Setting is not fixed and may change as the asset and its 

surroundings evolve. The Assessment Checklist within the GPA Note 3 (The Setting of 

Heritage Assets) outlines that although the extent and importance of setting is often 

expressed in visual terms, it can also be influenced by other factors such as noise, dust and 

vibration. Historic relationships between places can also be an important factor stressing ties 

between places that may have limited or no intervisibility with each other. An asset’s 

intangible associations with its surroundings, and patterns of use can contribute or enhance 

the significance of one or more of the heritage assets. 

Paragraph 18a-013 of the PPG on the Historic Environment 

(https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#decision-

making-historic-environment) concludes: 

                                                           
23 https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#non-designated accessed 18.08.2020 

https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#decision-making-historic-environment
https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#decision-making-historic-environment
https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#non-designated
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“The contribution that setting makes to the significance of the heritage asset does not 

depend on there being public rights or an ability to access or experience that setting. This 

will vary over time and according to circumstance. When assessing any application for 

development which may affect the setting of a heritage asset, local planning authorities may 

need to consider the implications of cumulative change. They may also need to consider the 

fact that developments which materially detract from the asset’s significance may also 

damage its economic viability now, or in the future, thereby threatening its on-going 

conservation.” 

Assessment 

For the purposes of assessing the significance of effects, heritage significance is assigned to 

one of four classes, with reference to the heritage interests described above and relying on 

professional judgement as informed by policy and guidance. 

The hierarchy given in Table 1 reflects the distinction between designated and non-

designated heritage assets. It distinguishes between designated assets of the highest 

heritage significance (i.e. scheduled monuments, protected wreck sites, battlefields, grade I 

and II* listed buildings, grade I and II* registered parks and gardens, and World Heritage 

Sites) and other designated heritage assets.   

Table 1: Establishing the sensitivity of receptors    

Sensitivity Criteria Receptor type 

 

High + 3 Assets of national importance, which have significance for an 

outstanding level of archaeological, architectural, artistic or 

historic interest. It is possible that low-moderate impacts upon 

these assets or their settings could lead to significant effects. 

Designated heritage assets. 

 

Medium + 2 The sensitivity of these assets will largely be dependent upon 

their current setting and their character. 

Asset has significance for a high level of archaeological, 

architectural, artistic or historic interest. 

Non-designated sites and monuments 

of regional importance. 

 

Low + 1 Assets of local interest, which have significance for elements of 

archaeological, architectural, artistic or historic interest. 

Although these assets must be considered, and mitigation may 

be required, it is considered that significant effects would only 

exist if the assets were to be predominantly or totally destroyed 

as a result of the Proposed Schemes. 

Non-designated assets of 

local importance 

 

Negligible - 0 Due to its nature of form / condition /survival, cannot be 

considered as an asset in its own right 

Non-extant HER record 

 

  

The magnitude of change (or impact) is based on the extent to which the significance of an 

asset is affected, which can be influenced by a number of factors: 
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 the permanence of the impact (temporary, permanent or reversible); 

 physical changes caused by the impact (both positive and negative); and 

 the extent of the heritage asset or its setting that would be affected (for example, the 

whole or a very small part) and the contribution of that part to significance. 

Impacts on heritage assets, are assigned to one of four classes of magnitude, defined in 

Table 2. Impacts can be adverse or beneficial. It is recognised that a positive contribution to 

the historic environment can be achieved through development. 

Table 2: Establishing the magnitude of change 

Sensitivity Criteria (Adverse) +  Criteria (Beneficial) - 

 

High  3 Loss of significance resulting from irreversible total or 

substantial demolition or disturbance of a heritage 

asset or from the disassociation of an asset from its 

setting. 

 

Sympathetic restoration of an at-risk or 

otherwise degraded heritage asset and/or its 

setting. Bringing an at-risk heritage asset into 

sustainable use, with robust long-term 

management secured. 

 

Medium 2 Loss of significance arising from partial disturbance or 

inappropriate alteration of asset which will adversely 

affect its importance. Change to the key characteristics 

of an asset’s setting, which gives rise to lasting harm 

to the significance of the asset, but which still allows its 

archaeological, architectural or historic interest to be 

appreciated. 

 

Appropriate stabilisation and/or enhancement of 

a heritage asset and, or its setting that better 

reveal the significance of the asset or contribute 

to a long-term sustainable use or management 

regime. 

 

Low  1 Minor loss to, or alteration of, an asset which leaves its 

current significance largely intact. Minor and, or short-

term changes to setting which do not affect the key 

characteristics and in which the historical context 

remains substantially intact. 

 

Minor enhancements to a heritage asset and, or 

its setting that better reveal its significance or 

contribute to sustainable use and management. 

 

Negligible 0 Minor alteration of an asset which does not affect its 

significance in any discernible way. Minor and, or short 

term or reversible change to setting which does not 

affect the significance of the asset. 

 

Minor alteration of an asset which does not 

affect its significance in any discernible way. 

Minor and, or short term or reversible change to 

setting which does not affect the significance of 

the asset. 

 

The matrix in Table 3 has been prepared to guide the assessment of whether effects on the 

historic environment are to be considered significant or not. The classification of the effect is 

judged on the relationship of the magnitude of impact to the assessed heritage significance 

of the resource. As a general rule, major and moderate effects are considered to be 

significant and minor and negligible effects are considered to be not significant. However, 

professional judgement is applied, where appropriate, to determine significance of effect. 
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Table 3: Significance assessment matrix 

Receptor 

heritage 

significance 

 

Magnitude of 

Change 

 

   

 High  3 Medium  2 Low  1 Negligible  0 

 

High  3 Significant  6 Significant  5 Potentially 

Significant 4 

 

Not Significant - 0 

 

Medium  2  Significant  5 Potentially 

Significant  4 

 

Not Significant  3 Not Significant  2 

 

Low  1  Potentially 

Significant  4 

 

Not Significant  3 Not Significant  2 Not Significant  1 

Negligible 0 Not Significant  3 Not Significant  2 Not Significant 1 Not Significant  0 

 

 

All assessments will set out the significance of the relevant heritage asset(s), and where 

appropriate the contribution of their settings to significance, providing a description of the 

anticipated change and setting out the magnitude of change in line with the definitions set 

out Table 3. Historic England’s Good Practice Advice Note 3 (Second Edition) on The 

Setting of Heritage Assets sets out a staged process to assess setting, and its contribution to 

the significance of a heritage asset. Setting is not itself a heritage asset, nor a heritage 

designation, although land comprising a setting may itself be designated. Its importance lies 

in what it contributes to the significance of the heritage asset or to the ability to appreciate 

that significance. The effects of change in the setting of a heritage asset depends on the 

contribution of that setting to the significance of the asset, and assessments must be, by 

their nature, specific to the individual assets being considered. 

Following an assessment of the significance of effect, the harm to heritage assets will be 

identified as ‘substantial harm’ or ‘less than substantial harm’ in the terms of the NPPF. 

Baseline conditions 

Data sources 

The principal data sources used to inform the assessment are listed in Table 4. 
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Table 4: Key sources of historic environment data 

Source Date Summary Coverage of 

study 

area 

 

National 

Heritage List 

for England 

(NHLE) 

maintained 

by Historic 

England 

 

 National Heritage List for England (NHLE), for 

information on designated heritage assets (scheduled 

monuments, listed buildings, registered parks and 

gardens, registered battlefields and world heritage sites) 

available online: 

https://historicengland.org.uk/listing/thelist/). 

Full coverage of 

the 

study area 

 

West Sussex 

Historic 

Environment 

Record (HER) 

 

 GIS-based records of a wide range of buildings, 

monuments, find spots, places, and landscapes of 

archaeological, architectural, artistic or historic interest. 

 

Full coverage of 

the study area 

 

The study area will be determined with reference to the; 

 landscape context,  

 type of heritage asset and; 

 nature of development.  

 

The study area will be informed through; 

 baseline study,  

 local knowledge. 

 

Topography and Geology 

The site is currently greenfield.  

The solid geology of the site as shown by the British Geological Survey is Horsham Stone 

Member Sandstone. 

Overview  

Archaeology 

The Historic Landscape Characterisation Study identifies the proposed site as relating to a 

post medieval/modern large farmstead.  The land to the west of the site is indicated as a 

probable medieval/post medieval informal fieldscape, whilst the land to the east is identified 
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as medieval assarts.  To the south of the site is the post medieval farmstead of Eastlands 

Farm.  To the south of the site is a red Archaeological Notification Area (ANA) associated 

with Eastlands Medieval Historic Farmstead. There is potential for as yet unknown 

archaeological remains within the proposed development site and within 1km of its 

boundary, relating to all periods.  

 

The development site as summarised in Table 5 does not have an archaeological site within 

its boundary, however there is an archaeological site within the wider study area (0.71 km to 

the north west) on land within Thornden.  Within the wider study area there are 27 listed 

buildings, the Cowfold Conservation Area and 6 ANA’s as shown in Table 6. 

Table 5: Overview of heritage assets within site boundary and wider study area. 

Constraint Number within the 

development site 

boundary 

Number within wider study area (1 

km of development site boundary) 

Scheduled Monuments 0 0 

Listed Buildings 0 27 ( 26 Grade 2 listed buildings, 1 

Grade 1 listed building St Peters 

Church) 

Conservation Areas 0 1 – Cowfold Conservation Area 

Registered Battlefields 0 0 

Registered Park and 

Gardens 

0 0 

Wreck sites 0 0 

Archaeological Sites 0 1 (land 0.65 km to the north west of 

development site, occupied by 20, 22, 

24, 28, 30, 32, 34 and 36 Thornden) 

Archaeological 

Notification Areas 

0 6 (Red) 

 

Table 6: Archaeological Notification Areas within the study area  

Area Description Category 
1  Area associated with Medieval Pottery Industry Red (Horsham 

031) 

2 The Historic Market Village of Cowfold Red (Horsham 
032) 

3 Eastlands Medieval Historic Farmstead, Cowfold Red (Horsham 
142) 
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An area categorised as being a red ANA is a very sensitive area for Archaeology, where new 

building(s), ground excavation or landscaping may have major adverse impact on nationally 

important and other significant archaeological sites. The site at Eastlands Farm East is close 

to the red ANA Eastlands Medieval Historic Farmstead (0.06km).  

  

The available evidence indicates that there is potential for as yet unknown archaeological 

remains within the site area and within 1km of its boundary, relating to all periods.  

As part of any proposed development; 

 A detailed baseline should further refine the archaeological potential of the site. 

 The results of archaeological field assessment should be used to inform the capacity 

of the site and the design of the proposed development.   

 The scheme should seek to remove/reduce the harm to archaeological remains 

through careful placement of buildings, services and sub-surface intrusions, and 

should consider the unplanned effects of development such as increased 

landscaping or pressure of increased footfall.  

 If archaeological remains are identified as part of a detailed survey all remains should 

be preserved in situ but, where this is not possible the highest priority should be 

given to preserving those of national interest. This follows the requirement of the 

NPPF that should remains of national importance be revealed, then their 

conservation should be given a similarly ‘great weight’ in decision making as a 

designated heritage asset. 

Designated Heritage Assets 

 

Introduction 

This section will consider the potential effects of development within the study site on the 

significance of designated heritage assets, including through effects to their settings. This 

will include heritage assets within the proposed development site, and those in the wider 

study area. 

 

4 Avery Farm Medieval to Post-Medieval Historic Farmstead, Cowfold Red (Horsham 
140) 

5 Oakenden Manor Medieval Historic Farmstead Red (Horsham 
139) 

6 Bankfield Farm Medieval Historic Farmstead Red (Horsham 
143) 
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Heritage assets and potential impacts will be assessed using best practice, including that set 

out in Historic England’s Good Practice Advice Note 3, The Setting of Heritage Assets. The 

heritage assets which require assessment have been selected with reference to the National 

Heritage List for England (NHLE) database held by Historic England. 

 

A radius of 1 km from the boundary of the proposed development site was used to identify 

those heritage assets which should be assessed for possible changes to their significance 

due to the development. Consideration was also given to whether there were any additional 

highly graded heritage assets whose wider sensitivity outside of the 1km zones should be 

included in the assessment.  However no such heritage assets were identified.  

 

Within the proposed development site there were no listed buildings, conservation areas, 

registered battlefields, registered parks and gardens or wreck sites.  However within the 

wider study areas there were 27 grade 2 listed buildings, and 1 grade 1 listed building (St 

Peters Church).  The Cowfold Conservation Area is approximately 0.4 km to the north west 

of Eastlands Farm East.  

 

The Cowfold Conservation Area is located to the centre of Cowfold and is bisected 

north/south by the A281.  The group of buildings that constitute the conservation area are 

gathered around the junction formed by the A272, which enables east/west movement 

through the village.  The Conservation Area is small in size with a high percentage of listed 

buildings, with the majority of the Conservation Area also being within an archaeological 

notification area (ANA).   

 

Heritage Assets and Potential Impacts 

 

Table 7 sets out the assessment of the impact of the proposal on each listed building, within 

the study area.  The assessment of each building has been undertaken prior to 

consideration of possible mitigation measures.  The table seeks to highlight buildings which 

are most vulnerable to change.  It may be therefore that mitigation measures could be 

undertaken that would consequently result in a lesser magnitude of change. 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

1 Cowfold 

Conservation 

Area 

Conservation 

Area 

  High + 3 Negligible 0 Not 

Significant + 

3 

2 Brookhill 

Cottage 

Grade 2 listed 

building 

1391329 GV II Former estate lodge, now a private house. Early to mid C19. 

Tudor Gothic style. MATERIALS: West Hoathly sandstone rubble 

with ashlar dressings, bedded in lime mortar. Slate roof; brick 

chimneystacks. PLAN: T-shaped in plan. One storey and attics: two 

windows to front and one to sides. Each floor has one room to 

either side of the central stairs, and a room to the rear of the stair. 

EXTERIOR: Front elevation has a central gabled porch with a four-

centred arch and elaborate fretted wooden bargeboards; plank front 

door. Gabled dormers with similar bargeboards. Gables of side 

elevations also have fretted bargeboards. Rear elevation has 

central gable with casement window, lean-to external lavatory to 

right and later brick lean-to to left. A modern full-width single-storey 

conservatory was added to the rear elevation in 2004. Original 

metal-framed casement windows with rectangular lights. Gabled 

roof with a central pair of brick chimneystacks on stepped bases. 

INTERIOR: Simple cottage interior with a central straight flight of 

stairs. It retains most of its original plank doors and cupboards. 

SUMMARY OF IMPORTANCE: Of special interest as a little-altered 

estate lodge on the picturesque mode. It has important group value 

with Brookhill House (qv). 

High + 3 Negligible 0 Not 

Significant + 

3 

3 Brookhill 

House 

Grade 2 listed 

building 

1286328 Tudor Gothic house of about 1830. Two storeys. The main portion 

has 6 windows. Ashlar. Modillion eaves cornice. Slate roof. Gable 

end flanked by finials with another at apex. Sash windows with 

dripstones over and glazing bars intact. Projecting portion of 3 

windows at north end with gable over having similar finials. To north 

is a service wing of 3 windows and lower elevation. 

High + 3 Negligible 0 Not 

Significant + 

3 

4 Barrington 

House 

Grade 2 listed 

building 

1354157 L-shaped C18 house. Two storeys. Two windows. Red brick. 

Dentilled eaves cornice. Half-hipped slate roof. Glazing bars intact. 

Doorway with flat hood on brackets, rectangular fanlight and door of 

6 fielded panels. South wall faced with tarred weather-boarding. 

High + 3 Negligible 0 Not 

Significant + 

3 

5 The Red 

House 

Grade 2 listed 

building 

1027086 L-shaped early C19 house. Two storeys. Three windows. Red brick 

and grey headers alternately. Eaves cornice. Slate roof. Glazing 

bars intact. Modern brick porch containing doorway with rectangular 

fanlight. 

High + 3 Negligible 0 Not 

Significant + 

3 

6 Furzefield Grade 2 listed 

building  

1193065 C18. Two storeys. Five windows. Painted brick. Parapet. Tiled roof. 

Glazing bars intact. Doorway with low rectangular fanlight. At the 

south end an extra storey with gable has been added in the C19. 

Buttress at north end. 

High +3 Negligible 0 Not 

Significant + 

3 

7 Trelawny 

House 

Grade 2 listed 

building 

1354156 Incorrectly marked on OS map as Jersey House. C18, added to and 

altered. Stucco scored as ashlar, right bay with rendered ground 

floor and weatherboard above. Plain tile roof. 2 storeys, 2 + 1 bays. 

Original 2 bays have central door of 6 flush panels (top 2 glazed) in 

architrave having pilasters with plain capitals, frieze and cornice; 

masked by C20 trellised lean-to porch (not of special interest). 16-

pane sashes in flush wood architraves, those to ground floor 

unhorned, those to 1st floor without glazing bars to lower sashes. 

End stacks, forward of ridge, of red brick with blue headers at 

angles. Added right-hand bay has horned 16-pane sash to ground 

floor; C20 tripartite window above. 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

8 White Lined 

House 

Grade 2 listed 

building 

1027079 C18. Two storeys. Two windows and one blocked window-space. 

Red brick. Dentilled eaves cornice. Half-hipped tiled roof. Glazing 

bars intact. Doorway with flat hood on brackets. 

High + 3 Negligible 0 Not 

Significant + 

3 

9 Viscount 

House 

Grade 2 listed 

building 

1027080 Late C18. Two storeys. Three windows. Painted brick. Eaves 

cornice. Tiled roof. Three-light bay window on ground floor on either 

side of doorway with later tiled canopies. Venetian shutters to first 

floor windows. Glazing bars removed from lower halves of windows. 

Doorway with fluted pilasters, projecting cornice and door of 6 

fielded panels. 

High + 3 Negligible 0 Not 

Significant + 

3 

10 Allfreys Grade 2 listed 

building 

1354152 Early C19 front to a probably older building. Two storeys and attic. 

Five windows. Stuccoed. Tudor Gothic house. Two gables with 

pendants and ball finials at angles and apex. Castellated parapet 

between. Horsham slab roof. Two bays of 3 windows each on both 

floors, the windows barring pointed heads. Pierced parapets over 

with quatrefoils in the parapet. Glazing bars intact. Central porch 

with 5 pointed arches and figure of a lion over. The window above 

the porch has a dripstone over. Chimney breast on east wall. 

High + 3 Negligible 0 Not 

Significant + 

3 

11 Eastlands 

Farm 

(Clerks) 

Grade 2 listed 

building 

1381153 House later converted into a barn. Circa 1374 four bay open hall 

house with two bay hall, converted into a barn c1585, extended by 

one bay to the west in later C17 and with C18 leanto added to east. 

Timberframed, clad in weatherboarding but south east side now 

covered in corrugated iron. Steeply pitched roof with gablet 

(formerly smoke hole) to east and half-hip to west. Central cart 

entrance with double doors. Top of wall plate above north cart doors 

retains triangular mullion holes to original hall window. Frame visible 

to north with midrail and arched braces. C18 leanto to east also 

timberframed, covered in corrugated iron with C20 brick east wall. 

INTERIOR: Jowled upright posts, midrail and most curved tension 

braces survive. Eastern bay has triangular mullioned window 

surviving to north and holes to south. East end has passing braces 

and ground floor triangular mullion holes. Further mullion holes in 

western bay of hall house. Roof has three crownposts of square 

section, the central one to open hall having four headbraces to 

collar beam, the others having two head braces to collar beam and 

easternmost crownpost retains one of original pair of downbraces. 

Original rafters to three easternmost bay with two rafters remaining 

to westernmost bay. Many are soot-stained. C17 western bay has 

angled queen struts and through purlins. Open truss to former open 

hall has arch braces rising to the tie, a moulded fillet between the 

braces on the underside of the tie and a moulded 'pilaster' down the 

front. Original floors to end bays of hall house no longer present. 

East end has 6 C19 grain bins inserted with reused late C18 6-

panelled doors. West end has C20 floor inserted. 

High + 3 High +3 Significant + 

6 

12 Bulls House Grade 2 listed 

building  

1027083 House, later subdivided but now again in one ownership. The 

eastern part is of date circa 1600, divided into two cottages in the 

C18. The western part was built in the 1960s and is not of special 

interest. MATERIALS: The eastern part is timber framed with red 

brick infilling but the south end is of brick and the north end 

elevation is rendered with tile-hanging above. Tile roof, half-hipped 

to the south and gabled to the north with an end brick chimneystack 

to the north and catslide roof to the rear. Two storeys: six 

irregularly-spaced windows. PLAN: Originally a two bay end 

chimneystack house with a heated room on each floor, later 

adapted into two cottages. EXTERIOR: The east or entrance front 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

has exposed box framing with midrail and brick infill of various 

periods, including C17 two inch bricks, C18 or early C19 stretcher 

bond brickwork and some C20 patchiing. Six first floor windows, 

comprising two early C20 casements with glazing bars to the upper 

part only and four 1960s bottom opening casements. The ground 

floor has two early C20 casements and a 1960s window and two 

C20 plank door, the left hand one adapted into a window. The north 

side is of brickwork and the south side is rendered on the ground 

floor and hung with C20 tiles above with a first floor 1960s 

casement and plain doorcase below. The west or rear elevation has 

some brickwork visible in the corner, but the south end wall of the 

catslide has been removed to form a loggia and the remainder of 

this front is concealed by a large 1960s two storey western range, 

the link block including main entrance weatherboarded to the 

ground floor and weatherboarded above with roof sloping to the 

east with casement windows. The 1960s extension is not of special 

interest. INTERIOR: The ground floor of the original east wing has a 

northern room with an open fireplace with wooden bressumer, spice 

hole and a wooden gun rack. A plank door to the east probably led 

originally to a staircase. there is an axial beam and exposed floor 

joists. The upper floor retains much exposed wall frame with midrail, 

internal partition, jowled posts and a queenpost roof. There were 

further plank doors on the upper floor. HISTORY: A circa 1600 

house adapted into two cottages in the C18. Both Bulls House and 

Bulls Bridge House are shown on the 1891 Ordnance Survey map. 

In 1959 a building called Bulls Bridge Cottages was listed grade II. 

In the 1960s this building which was two cottages, nos 1 and 2 Bulls 

Bridge Cottages, came into one ownership, a large modern 

extension was built on to the west side of the cottages and the 

name changed to Bulls House. STATEMENT OF IMPORTANCE: A 

timber framed house of circa 1600 with the timber frame surviving 

substantially intact, and for this survival of pre-1700 fabric, the 

house has special architectural interest. The original plan form of a 

two bay end chimneystack house is readable, with open fireplace to 

the ground floor and heated chred above, and the position of the 

plank door to the east of the fireplace indicates the position of the 

original staircase. Much of the frame is visible internally with further 

joinery details including C17 plank doors and a gunrack. The later 

subdivision into two cottages is shown externally by the survival of 

two doors on the east side. The 1960s extension is not of special 

interest. 

13 Wood 

Grange 

Grade 2 listed 

building 

1193000 C18. Two storeys. Originally 5 windows. Stuccoed. Tiled roof. The 2 

outer window-bays have been replaced in C19 by large 3-light bays. 

Glazing bars otherwise intact. Porch with Doric columns 

surmounted by ball caps. Doorway with thin rectangular fanlight. 

High + 3 Negligible 0 Not 

Significant + 

3 

14 Steyne 

House 

Grade 2 listed 

building 

1354154 Early C19. Two storeys. Two windows. Stuccoed. Slate roof. 

Glazing bars intact. Porch with Doric columns. 

High + 3 Negligible 0 Not 

Significant + 

3 

15 Church Farm 

House 

Grade 2 listed 

building 

1286329 L-shaped building. C18 or earlier, restored. Two storeys. Three 

windows. Ground floor red brick, above tile-hung, west gable end 

faced with roughcast. Tiled roof. Casement windows. 

High + 3 Negligible 0 Not 

Significant + 

3 



170 
 

Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

16 The Cowfold 

Stores/The 

Willows 

Grade 2 listed 

building 

1027082  L-shaped late C17 or early C18 block, refaced with cement. Two 

storeys. Originally 6 windows. Long and short quoins. Modillion 

eaves cornice. Hipped roof of Horsham slabs. Projecting bay at 

south end replaces the 2 original south windows. Modern shop front 

on ground floor. 

High + 3 Negligible 0 Not 

Significant + 

3 

17 St Peters 

Cottage 

Restaurant 

Grade 2 listed 

building  

1354153 C15 timber-framed building with plaster infilling, flint floor of north 

and south fronts close-studded. The other sides have been refaced 

with red brick and grey headers. Tile-hung gable with moulded 

bargeboards and attic window facing the churchyard. Casement 

windows with diamond-shaped panes. Horsham slab roof. Brick 

chimney breast at east end. Two storeys. Two windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

18 Cowfold 

Antiques, St 

Peters Shop, 

The Old 

Houses, Ye 

Old Shop 

Grade 2 listed 

building  

1027081 C16 timber-framed range with some timbering and plaster infilling 

exposed at south end of the street frontage and at the back facing 

the churchyard, but mostly refaced with stucco and some fishscale 

tiles. Horsham slab roof. horizontally-sliding sash windows. Small 

mid Cl9 shop front in centre. Modern shop front at north end. Two 

storeys. Five windows. At the back at the north west end is a C17 

addition of brick on ground floor and cement above with gable over. 

Behind the centre portion is a small C19 gabled addition of red brick 

and cement. 

High + 3 Negligible 0 Not 

Significant + 

3 

19 Parish 

Church of St 

Peter 

Grade 1 listed 

building 

1354161 Chancel, south chapel, nave with south aisle, west tower and north 

and south porches. Chancel Cl3, nave and tower C15, south aisle 

early C16. Large brass to Thomas Nelond, Prior of Southover, 

Lewes, 1433. Good wholly medieval church. 

High + 3 Negligible 0 Not 

Significant + 

3 

20 Sussex 

House 

Grade 2 listed 

building  

1193219 C18. Two storeys. Two windows. Plastered front. Tiled roof. 

Casement windows. Doorway with pediment-shaped hood. Included 

for group value. 

High + 3 Negligible 0 Not 

Significant + 

3 

21 1-6 

Margaret’s 

Cottage 

Grade 2 listed 

building  

1027093 Six almshouses. Late C17 building, restored in 1929. Red brick and 

grey headers. Stringcourse. Tiled roof. Casement windows, some 

with diamond-shaped panes. Two storeys and attic. Six windows. 

Four dormers. 

High + 3 Negligible 0 Not 

Significant + 

3 

22 5, 6, and 7 

(Laneswood 

Cottage), 

Church 

Terrace 

Grade 2 listed 

building 

1354122 Formerly 3 cottages. Early C19. Two storeys and attic. Three 

windows. Large gabled dormer of 2 windows. Stuccoed. No 5 tiled 

roof, No 6 slate roof. Glazing bars intact. 

High + 3 Negligible 0 Not 

Significant + 

3 

23 The Post 

Masters 

House 

Grade 2 listed 

building  

1193241 Formerly 2 cottages. C17 timber-framed building. Two storeys. 

Three windows. The east section has red brick infilling on ground 

floor and is faced with weather-boarding above. The west section is 

of higher elevation and wholly red brick, either a later addition or 

refaced. Tiled roof. Casement windows. Doorway with pediment-

shaped hood. 

High + 3 Negligible 0 Not 

Significant + 

3 

24 Massetts  Grade 2 listed 

building 

1027094 C18. Two storeys. Two windows. Red brick. Modillion eaves 

cornice. Tiled roof. Glazing bars intact. Doorway with pediment-

shaped hood. 

High + 3 Negligible 0 Not 

Significant + 

3 

25 Church 

Lodge 

Grade 2 listed 

building  

1193244 C18 or earlier. Two storeys. Two windows. Ground floor stuccoed, 

above faced with weather-boarding. Tiled roof. Casement windows. 

High + 3 Negligible 0 Not 

Significant + 

3 
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Number Asset Type of 

heritage 

asset 

Entry 

Number  

List Description Sensitivity 

(High + 3, 

medium + 2, 

low + 1, 

negligible + 

0) 

Magnitude of 

Change 

Adverse - High + 

3, medium + 2, 

low + 1, 

negligible – 0 

 Beneficial - High 

- 3, medium - 2, 

low -1, negligible 

– 0 

 

Significance 

assessment 

Matrix 

26 Potters 

Cottage 

Grade 2 listed 

building  

1286286 C18. Two storeys. Two windows. Ground floor painted brick, above 

faced with weather-boarding. Tiled roof. Horizontally-sliding sash 

windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

27 Oakendene 

Manor 

Grade 2 listed 

building 

1027074 C18 or earlier house refronted about 1820. Two storeys and attic. 

Five windows. Stuccoed and rusticated. Dentilled cornice and 

parapet. Slate roof. Windows with keystones over and glazing bars 

intact. Porch of solid type with dentilled cornice and parapet. Two 

attic windows in gable ends with casement windows and old glass. 

Wing behind of 4 windows and lower elevation to west. 

 Negligible 0 Not 

Significant + 

3 

28 Lydford 

Farmhouse 

(Bankfield 

Farmhouse) 

Grade 2 listed 

building  

1193164 L-shaped C16 timber-framed house with plaster infilling, ground 

floor mainly rebuilt in red brick, south front tile-hung. Horsham slab 

roof with pentice behind. Gable at east end. Casement windows. 

Two storeys and attic in gable. Two windows. 

 Negligible 0 Not 

Significant + 

3 

Table 7: Listed Buildings and Conservation Areas identified as being sensitive to change. 

 

It is suggested that of the heritage assets identified in Table 7 the following may be more 

sensitive to potential changes to their significance; 

 Eastlands Farm (Clerks) NHLE 1381153 

 

It is suggested that the remaining designated heritage assets within the study area are less 

sensitive to change from the proposed development due to their location, topography, views 

or lack historical/functional association with the development site. 

 

It is acknowledged that development may have an effect on these heritage assets through 

unplanned impacts of development such as increased traffic, and changes to their wider 

environment, but at this stage it is not considered that the properties significance of these 

properties would be directly be affected by the proposed development.  However, further 

assessment of these buildings may be advisable dependant on any developing masterplan. 

 

Assessment of identified designated heritage assets 

Eastlands Farm (Clerks) – Grade 2 listed building  (NHLE 1381153) the significance of 

the building relates to the historic fabric of the building, and its character as the remnants of 

a historic farmstead.  The dwelling has a legible historic and functional relationship with the 

surrounding agricultural land which forms part of its setting. 
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It is suggested that the harm to the heritage asset could be considered to be less than 

substantial and therefore as set out in para 196 of the NPPF this harm should be weighed 

against the public benefits of the proposal including, where appropriate, securing its optimum 

viable use. 

Heritage Considerations 

As noted above it is suggested that a detailed baseline and field assessment should further 

refine the archaeological potential of the site.  The results of these assessments should then 

be used to inform the design and density of the proposed development.   

It is suggested that an enhancement of the listing description is undertaken for each building 

identified as being subject to significant or potentially significant change.  This enhancement 

of the listing description would clearly set out why each building has been listed and where 

its significance lies.  This evidence would assist both site promotors, owners and the local 

authority in considering the impact of development on heritage assets. 

Consideration should also be given on all sites to establish whether there would be a source 

of Horsham Stone Slate within the site which could be quarried prior to development.  The 

stone is a unique resource for the district and there is a need for replacement and new stone 

for heritage assets to ensure that the local character is maintained for the future. 

With regards to the heritage assets identified as being potentially subject to change as a 

minimum the following issues should be considered as part of any detailed site assessment 

to mitigate any harm to the significance of the identified assets; 

 New buildings should be traditionally scaled and detailed. 

 An area of transition between the surrounding fields to the east and the development 

should be considered, with the density of development reflecting the sporadic rural 

character of Eastlands Lane. 

 Any appliction should preserve the rural setting of Eastlands Farm (Clerks). 

 The interaction between the existing development and the proposed development 

should be considered with “green routes” to encourage intergration with the village 

centre. 

 Any scheme should consider the impact of increased traffic through the conservation 

area. 

 Consideration should be given to the cumulative impact of development on the 

overall landscape and historic character of the locality. 

 

 


