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1.0 Introduction 

 

1.1 This Background Study is a compilation of the existing heritage and archaeological evidence 

previously published and within the public domain in support of two Pulborough Parish 

Neighbourhood Plan (PNP) site policies.  The policies are Policy 2 – Land at New Place Farm 

and Policy 3 – Land at Glebelands.  The Study focusses on matters relating to heritage and 

archaeological assets only and no other planning issue.  Both sites are allocated within the 

Submission PNP October 2020 and are shown in Appendix A. 

1.2 The study provides a central place for all relevant information gathered through previous 

planning applications and information held at the West Sussex Historic Environment Records 

(HERS) and through this, sets out the impacts of the proposed site allocations on the existing 

heritage assets.   

1.3 Heritage site information in support of the two site policies is located within a number of 

documents.  These have been completed over a number of years but generally, the 

information reviewed and collated within the Study have been recently (within last 5 years) 

written or produced.  Reference is made to earlier reports if necessary.  The documents are: 

• Records and Maps provided by West Sussex HERS [accessed February 2021] 

• Land north east of Glebelands, Pulborough Archaeological and Heritage Assessment 

prepared by EDP April 2016 

• Land north of Glebelands, Pulborough (Policy Area 2) Heritage/Archaeology Briefing 

Note February 2021 (includes information on geophysical survey). 

• Horsham District Council Cultural Heritage Desk Based Assessment - Land at New 

Place Farm, Pulborough  

• New Place Farm planning application (reference DC/10/0375) 
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2.0 Background 
 

2.1 Concerns and an objection to the site allocations were raised by Historic England (HE) in 

their letters dated 28th August 2020 (Regulation 14 stage representation letter) and 13th 

January 2021 (Regulation 16 representation letter). Copies are attached as Appendix B...  

2.2 In their representations, Historic England states that both of the policy sites lie within the 

area identified as a ‘Large Roman Settlement’ on the HER’s list of Archaeological Notification 

Areas (ANA).  It is important that an allocation is informed by a clear understanding of the 

evidence underpinning the reason why it has been identified as an ANA and the likely 

impacts of the proposed development. HE consider that this should inform a strategy within 

the allocation policy that guides development to avoid or minimise conflict with policies that 

seek to conserve the area’s heritage assets. This Background Study seeks to bring together 

the available evidence to ensure the allocation of the sites is underpinned by an 

understanding of the heritage assets within and adjacent to the sites. This study, therefore, 

responds to the issues raised by HE in their representations.    

2.3 The information below summarises the key heritage assets and the main issues raised by HE 

in their representations.  Further information has been included with extracts from the West 

Sussex Historic Environment Record (HER). 

 

Listed Buildings 
Policy 2 – Land at New Place Farm 
The site is in close proximity to a grade II* listed building (New Place Manor). There is also a grade II 
listed building (Archway and Garden Wall at New Place Manor to south east of the House) in close 
proximity. These assets are historically related to each other and should therefore be considered 
together. Design, scale, materials, layout and landscaping of any new development will need to take 
into account the character and setting of the listed buildings. It is noted that both of the listed buildings 
lie outside the proposed site allocation and that a country park is identified as a requirement for the 
site in the area immediately surrounding the listed buildings. 
Archaeological Notification Areas (ANA) 
There is one ANA that will be affected by both site allocations.  This covers the whole site (and is much 
larger than the two site boundaries). The ANA reference number is DWS8563 and relates to ‘Large 
Roman Settlement Area’ and falls within the red category.  The key data points that are located close 
to/within the sites have been provided on a map as follows: 
MWS2740 - Circular feature/cropmark 
MWS8583 – Roman building/wall 
MWS11753 - Homestreet Farm/historic farmstead 
MWS3314 - Roman buildings/foundations 
 
Outside the boundary of the ANA is a further HER data entry. This is an area adjacent to Policy 2 site 
allocation. Details are as follows: 
MWS9181 - Land North of Glebelands Estate, Pulborough -Archaeological Investigations 
 
The impact of proposed development and the allocation of the sites will need to be assessed in light of 
the ANA details held with HERS.  It is likely that there may be some potential for impact on subsurface 
archaeological remains and that mitigation for potential harm through loss of remains will need to be 
considered and the requirements set out within the policies.  
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3.0 Records and Maps provided by West Sussex HERS  

 

3.1 This section provides an overview of the HERS information supplied by West Sussex County 

Council (WSCC).  It is the starting point for understanding the wealth of information collated 

with reference to archaeological records and assets.  

3.2 The letter received by HE in response to the Regulation 16 consultation on Pulborough 

Neighbourhood Plan states: 

 

‘At the pre-submission stage we identified that both of these policies lie within the area 

identified as ‘Large Roman Settlement’ on the HER’s list of Archaeological Notification Areas 

(Designated UID DWS8563). This is, however, a large archaeological notification area and it 

is likely that sensitivity to change varies across the area. This, however, means it is of even 

greater importance that an allocation should be informed by a clear understanding of the 

evidence on which the area has been identified as an ANA and the likely impacts of the 

proposed development…... As this information has not been provided through, for example, 

an historic environment evidence paper in the supporting documentation to the 

neighbourhood plan, we feel that it cannot be demonstrated that the plan meets the basic 

condition of promoting sustainable development.’ 

 

3.3 Both sites (policies 2 and 3) are located within Archaeological Notification Area (ANA) 

DWS8563.  This is shown on the map attached as Appendix C.  This covers a large area to 

the east of Pulborough settlement and the title of the ANA is - Large Roman Settlement 

Area, Pulborough.  

3.4 The West Sussex County Council Monument Full Report states there are 29 records within 

the HER data for this ANA. Further investigation of the second map attached as Appendix B 

indicates there are four key archaeological records within close proximity or within the 

boundary of both Policy 2 and 3 sites (as shown in Appendix A).  Whilst locations, as shown 

by the dots on the ANA map are not always an indication of the exact find spot – these four 

records are important to consider as part of the gathering the background evidence to 

support the allocation of the two sites within the PNP. The records are outlined below and 

the data records attached as Appendix D. 

3.5 The records state that MWS2740 is recorded as a circular feature (monument record), 

possibly a building, north of Pulborough and is visible in aerial photograph 1964.  There is 

also a bibliographic reference of 1982 

3.6 Information for MWS8583 records this as a Roman building – Pulborough. This is a 

monument record (Roman - 43 AD to 409 AD). The source of the information is digital 

archive: 12 Nov 2007 - Worthing Archaeological Society (WAS) archive research. This site is 

located about 110 m from the circular feature visible in a 1964 aerial photograph. The 

Archive mentions "loads of" tegulae and imbrices - footing of walls 18-24" wide and some 9-

10" in height visible, with more below. The site is some 420 m north of a Roman building 

(Temple?) site. Associated finds include roof tile (FWS5499) (Roman - 43 AD to 409 AD) and 

wall plaster (FWS5500) (Roman - 43 AD to 409 AD).  

3.7 Monument record MWS11753 Homestreet Farm, Historic Farmstead, Pulborough has been 

identified as a Historic Farmstead through the 'Historic Farmsteads and Landscape Character 
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in West Sussex' Project. The project aimed to represent all farmsteads shown on the 

Ordnance Survey 2nd Edition 25" mapping of 1895. It is an 18th century 3 sided loose 

courtyard farmstead with a detached farmhouse set away from the yard. It is a loose 

farmstead cluster and is extant (no apparent alteration). 

3.8 Monument record MWS3314 is Roman buildings – Pulborough. The details include - 

BUILDING (Building-unclassified, Roman - 43 AD to 409 AD) – documentary evidence; 

OCCUPATION SITE (Occupation debris, Roman - 43 AD to 409 AD) - documentary evidence; 

TEMPLE (Roman - 43 AD to 409 AD) – Conjectural evidence and VILLA (Roman - 43 AD to 409 

AD) - Conjectural evidence.  

3.9 The descriptions for MWS3314 include foundations of two Roman buildings which were 

found during digging in 1859, 1900 and 1910 at Homestreet Farm, Pulborough. Other finds 

included a drain running approximately south west, bricks, tiles, tesserae, pottery including 

samian and two coins of Vespasian and Constantine I. It is suggested that some of the walls 

may have formed part of the enclosure of a stockyard or possibly a temple. The finds are in 

Lewes Museum. Over 70 years ago Roman building foundations were discovered during the 

grubbing up of waste land on an eminence overlooking Homestreet Farm. To the west, on 

lower ground in 1910 were unearthed Roman foundation walls, probably walling of a Roman 

stockyard. A Roman covered stone drain was also found running from near the wall to the 

hedge.  

3.10 Associated finds include - brick (FWS2024) (Roman - 43 AD to 409 AD); tile (FWS2025) 

(Roman - 43 AD to 409 AD); tessera (FWS2026) (Roman - 43 AD to 409 AD); pot (FWS2027) 

(Roman - 43 AD to 409 AD) and coin (FWS2028) (Roman - 43 AD to 409 AD). 

3.11 Outside of the boundary of the ANA is a further HER data entry MWS9181. This is an area 

adjacent to Policy 2 site allocation. The location is named - Land North of Glebelands Estate, 

Pulborough -Archaeological Investigations.  This is detailed further in section 7 of this 

Background Study. 

 

Summary 

3.12 In summary, the HERS records held at West Sussex provide information that heritage assets 

and archaeological remains exist in the areas covered by policy sites 2 and 3. Further 

information is, therefore, needed in order to have a clear understanding of the evidence on 

which the area has been identified as an ANA and the likely impacts of the proposed 

development outlined in the PNP for both sites.   

3.13 A previous application was submitted for the site known as Policy 2 in 2016.  Whilst the 

application was refused (not on the grounds of heritage or archaeology), information 

supplied at the application stage is of great relevance to understand the ANA evidence and 

records.  This is set out in section 4 of this report.  
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4.0 Land north east of Glebelands, Pulborough Archaeological and 

Heritage Assessment prepared by EDP April 2016 
 

4.1 This section refers to the Archaeological and Heritage Assessment report submitted with 

outline planning application DC/16/0731 for residential development of up to 100 dwellings, 

new internal access road (to include the re-alignment of Drovers Lane) and associated 

infrastructure at Land North East of Glebelands Pulborough. The site is located on the 

northern edge of Pulborough to the north of housing development in Drovers Lane and the 

site plan is attached as Appendix E.  

4.2 It is acknowledged that the site area of the planning application proposal is smaller than that 

covered by PNP Policy 2, nevertheless the information provided within the Assessment 

prepared by EDP in 2016 is of relevance to the neighbourhood plan and allocation of sites.  

Key site information provided within this section of the study has been taken directly from 

the report.1 The information has been gathered through a desk based exercise.  However, a 

geophysical exercise was completed for the site and this is summarised within the next 

section of this Background Study.  

4.3 The Assessment initially involved the consultation of readily available archaeological and 

historical information from documentary and cartographic sources. This included 

Information from the West Sussex Historic Environment Record (HER), maps and documents 

held by the West Sussex Record Office, the National Heritage List for England, aerial 

photographs held by the Historic England Archive and records made during a site visit in 

January 2016. The report summarised relevant information for the site derived from a 

search area extending up to 1km from its boundary to allow for additional contextual 

information regarding its archaeological interest or potential to be gathered. The 

Assessment boundary is attached as Appendix F. The Report also concludes with an 

assessment of the site’s likely archaeological potential.  

4.4 The key heritage and archaeological conclusions provided within the Assessment are 

summarised below.   

4.5 The Assessment recommends that a geophysical survey of the available areas of the site is 

undertaken to clarify, as far as possible, the nature of the archaeological resource within the 

site and to inform the determination of the planning application. The results of this survey is 

summarised within the next section of this report.  

 

Assessment Conclusions 
The site contains no designated heritage assets, such that any development within it will have no physical 
effect on any assets of national significance. 
MWS8583: In terms of the Roman period, there is one non-designated heritage asset recorded within the 
boundary of the application site by the HER. This relates to the finding of tegulae and imbricies and the 
footings of walls, described as ‘some 18-24” wide and 9- 10” in height’, and has been interpreted as 
evidence for a Roman building, presumably as a below ground feature as nothing survives on site today. The 
work to identify this building was undertaken by a local society, but neither the HER nor the society has any 

 
1 Land north east of Glebelands, Pulborough Archaeological and Heritage Assessment Prepared by: The Environmental 
Dimension Partnership Ltd (EDP) On behalf of: Catesby Estates Ltd April 2016.  Accessed via Horsham District Council 
planning applications portal https://www.horsham.gov.uk/planning/planning-applications/view-and-comment-on-
planning-applications. Search planning application number DC/16/0731. 
 

https://www.horsham.gov.uk/planning/planning-applications/view-and-comment-on-planning-applications
https://www.horsham.gov.uk/planning/planning-applications/view-and-comment-on-planning-applications
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records of this work taking place. The precise location of the building is unclear and the available evidence 
does not clarify its exact location, form, extent and character, which would help to determine the 
significance of the remains. There is no reason to believe or expect that these remains would be of such 
significance that they may require preservation in situ or would prejudice delivery of the form of the 
development proposed. 
This assessment has concluded that the site has low potential to contain archaeological remains from the 
Early Medieval period and a low to moderate potential to contain archaeological remains of medieval to 
post-medieval date. However, should these be present they are likely to take the form of former field 
boundaries and as such are of local or low archaeological significance which can be preserved by record if 
required. 
Grade II* listed building (New Place Manor) and grade II listed building (Archway and Garden Wall): In 
terms of the listed building’s relationship with the application site, the site walkover established that there 
is no intervisibility between the manor house and the site. The manor house is set back within its gardens 
and enclosed by mature hedges and trees, which serve to screen views into and out of its grounds. 
There is no evidence of any historic links to the application site and the site does not form part of the 
setting of the asset and, therefore, the proposed development will result in no change to the Grade II* 
listed New Place Manor or any elements of its setting which contribute to its significance. 
MWS2740: The only undated asset within the study area comprises a circular cropmark interpreted as a 
possible building, situated c.20m north of the site. Whilst this could suggest a prehistoric building to the 
immediate north of the site, its position is now a reservoir and it has probably therefore been destroyed 
during its construction. 

 

Responses at Planning Application Stage 

4.6 Planning application DC/16/0731 was refused by the local planning authority (not on the 

grounds of heritage). The planning officer’s report summarised archaeological comments on 

the application.  This concluded that: 

‘The application is for “up to 100 houses” and this does make a difference to the approach 

we could adopt in this case. It is our opinion that this wording gives sufficient flexibility for 

the applicant to proceed with archaeological evaluation under a suitably worded condition. 

The results of evaluation could, were remains identified on site, influence the final design, 

density and layout of the development, should that be necessary. This approach would not 

work so well on a proposed development with a submitted design, but the open nature of the 

number of dwellings here affords flexibility. We do not consider the lack of archaeological 

information to be a reason for refusal at this time’. 

 

Summary 

4.7 The Assessment completed in 2016 provides a useful and informative summary of the desk 

based investigations that have been undertaken for the planning application submitted a 

few years ago.  Whilst the site boundaries are different to those now proposed to be 

allocated within the PNP, the assessment work covered a 1km wide radius. The general 

conclusion is: 

‘Taking into account the presence of the known heritage assets identified by this archaeology 

and heritage assessment, and notwithstanding the limited information available to 

characterise the survival, form and extent of such remains, there is still no reason to believe, 

or expect, that the site contains archaeology of such significance that it might require 

preservation in situ and prejudice delivery of the form of development proposed’2. 

 
2 Paragraph 6.12   Land north east of Glebelands, Pulborough Archaeological and Heritage Assessment Prepared by: The 

Environmental Dimension Partnership Ltd (EDP) 2016 
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4.8 However, the response from the local authority archaeologists (consultants WYG on their 

behalf) to the application suggests that in the light of the identified archaeological potential 

of the site and the inconclusive nature of the results of the geophysical survey, that further 

information is required in order confirm whether archaeological deposits are present and 

determine their significance. 

4.9 The Assessment report provides a summary regarding MWS9181 - Land North of Glebelands 

Estate, Pulborough.  However, this will be discussed in section 7 of this Study.   
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5.0 Land North of Glebelands, Pulborough Heritage/Archaeology Briefing 

Note February 2021 (includes information on geophysical survey) 
 

5.1 A briefing note has been provided by the site promotors of Land north of Glebelands. This 

has been undertaken by EDP, the authors of the 2016 Assessment.  A copy of the Briefing 

Note can be found on the Pulborough parish council’s website. The Note provides a 

summary of the 2016 Assessment as well as a section on the geophysical survey.  It is this 

part of the information that is outlined below3.  

5.2 Magnetometry4 was carried out by Archaeological Surveys Ltd on land to the north of 

Glebelands. The outlined site covers approximately 4.8ha in total; however, as much of it 

contained plants, nursery beds, polytunnels and tracks associated with the commercial 

horticultural nursery, the geophysical survey covers approximately 2.3ha, primarily within 

green open space on the southern edge of the site. In order to maximize the coverage, the 

tracks and open areas in between the nursery beds were also surveyed. The survey was 

carried out in April 2016. 

5.3 In conclusion - the fieldwork and data processing did not identify any magnetic anomalies of 

definite or likely archaeological origin. The results of the detailed magnetometer survey 

show that much of the site has been affected by the modern use as a commercial 

horticultural nursery. The survey included areas in between nursery beds and along tracks in 

order to maximise coverage, but areas close to steel framed poly-tunnels were avoided due 

to very strong magnetic disturbance5. 

5.4 The site contains widespread magnetic debris which can obscure weaker anomalies when it 

is dense. A small number of weakly positive, short linear and negative linear anomalies have 

been located; however, their weak response, short or incoherent morphology, coupled with 

the modern use of the site and presence of rills or gullies within the ground surface, 

prevents confident interpretation6. 

5.5 It should be noted that the site promotors are intending to undertake further investigation 

of the entire neighbourhood plan site which will include a geophysical ground survey. This 

will assist with providing a more complete and detailed understanding of the archaeological 

remain across the site.  

 

Summary 

5.6 In summary, the geophysical survey of parts of the site (planning application site) has not 

revealed any further information on archaeological remains within the location.  This survey 

was undertaken within a smaller area than that covered by Polices 2 and 3 of the PNP.  

5.7 Notwithstanding the results, it is important to note that the geophysical survey was 

hampered by the operational requirements of the nursery and the effects of its 

infrastructure which may have masked the results.  Therefore, a cautionary approach should 

 
3 This section contains extracts and direct quotes from the Briefing Note.  Archaeological Surveys Ltd shall retain the right 
to be identified as the author and originator of the material contained within the Magnetometer Survey Report 2016. 
4 Magnetometer survey offers the most rapid ground coverage and records a variety of anomalies caused by past human 
activity. It is therefore the most widely used geophysical survey technique for archaeological investigation 
https://historicengland.org.uk/research/methods/terrestrial-remote-sensing/geophysical-techniques/ 
5 Archaeological Surveys Ltd paragraph 4.1.1 
6 Archaeological Surveys Ltd paragraph 4.1.2 

https://historicengland.org.uk/research/methods/terrestrial-remote-sensing/geophysical-techniques/


11 
 

be taken.  Whilst it has not demonstrated the presence of any substantial structure at this 

point; the results are inconclusive.   

5.8 Paragraph 4.2 of the Briefing Note recommends that as part of any planning application for 

the Policy 2 site the existing assessment is updated, and the geophysical survey expanded to 

cover the wider site area. The new survey work proposed by the site developer will provide 

a more detailed and updated set of conclusions. 
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6.0 Horsham District Council Cultural Heritage Desk Based Assessment - 

Land at New Place Farm, Pulborough 
 

6.1 Horsham District Council (HDC) has produced a heritage assessment of the site as part of the 

background evidence base for the Local Plan Review.  This section provides a summary of 

the key details and information contained within the Assessment.  The complete report is 

attached as Appendix G. The study area for this overview historic environment assessment 

is defined as the proposed site, and a 1km extension from the boundary of the site. The land 

covered by the Assessment is shown below: 
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6.2 An overview of the heritage assets within the site boundary and wider area is set out in the 

table below: 

 

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 2 - Medieval moated site off Moat Lane 
0.30 km to south of site, and Roman 
barrow 0.73 Km to east  

Listed Buildings 0 71 – 1 Grade 1 St Marys Church, 4 Grade 
2* (The Rectory, Old Houe, Old Place and 
New Place Manor) and 66 grade 2. 

Conservation Areas 0 2 – Pulborough Lower Street, and 
Pulborough Church Place Conservation 
Areas 

Registered Battlefields 0 0 

Registered Park and 
Gardens 

0 0  

Wreck sites 0 0 

Archaeological Sites 0 4 ( to the south, south east, east and 
south west) 

Archaeological 
Notification Areas 

1 (Red) 8 (5 Red) 

 

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

registered battlefields, registered parks and gardens or wreck sites.  Within the wider study 

area there are 2 conservation areas, 66 Grade 2 listed buildings, 4 Grade 2* listed buildings 

and 1 Grade 1 listed building.  A Grade 2* and Grade 2 listed building (New Place Manor) are 

situated in close proximity to the boundary of the proposed site. 

6.4 It is concluded that the following heritage assets may be more sensitive to potential changes 

to their significance; 

• New Place Manor – Grade 2* 

• Archway and garden wall at New Place Manor to south east of house – Grade 2  

6.5 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 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. 

6.6 It is recommended that a full assessment of the significance of New Place Manor including 

its associated archway and garden wall to the south east is undertaken to fully understand 

the impact of any development on these heritage assets.  
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6.7 The Assessment suggests 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.  Further studies should 

also be taken to consider whether any existing structures on the site could be considered 

non-designated heritage assets. 

6.8 New Place Manor is a Grade 2* listed building and is therefore a particularly important 

building of more than special interest. The significance of New Place Manor lies in its 

architectural integrity which is of local built vernacular, historic and aesthetic significance. 

The semi-rural setting of the house also plays an important role in enhancing its special 

historic and architectural interest.  

6.9 The proposed development site surrounds the listed building and therefore any 

development should be carefully considered to ensure that the sensitive setting of the listed 

building is preserved and enhanced.  The quantum of development needs to be managed to 

maintain an understanding of the context of the listed building.   

6.10 Opportunities to improve the setting of New Place Manor should be proactively considered 

as part of any proposal. 

6.11 Any new development to the south, east or west of New Place Manor should be carefully 

considered to ensure that the historic relationship between the Manor and the land in which 

it sits is preserved and enhanced. New buildings should be traditionally scaled and detailed. 

6.12 Any development should have a green boundary to the east, with development forming a 

transition between the countryside and any new housing. 

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

landscape and historic character of the locality. 

 

Summary 

6.14 The heritage assessment carried out by HDC provides a useful overview of the historic 

environment centred around the sites outlined in the PNP (policies 2 and 3).  In particular, it 

provides information on possible impacts on the listed buildings and recommendations on 

mitigation measures and how the impacts can be addressed through future planning policies 

and/or planning applications and masterplans.   
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7.0 New Place Farm Planning Application 
 

7.1 Planning application (reference DC/10/0375) was submitted in 2010 for the erection of 13 

dwellings at Land north of Glebelands, Pulborough. The application was appealed on non-

determination grounds.  This was allowed in April 2011. The site has now been developed 

and the residential road name is Drovers Lane.  

7.2 The site area of the application is as follows: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

7.3 A proposed archaeological scheme of works was prepared in 2010. This was a desk based 

assessment7. Paragraph 5.7 states that any potential archaeological materials within the 

development boundary is likely to be at risk from the development scheme.  It was 

recommended that a trial trench evaluation would provide the most practical and efficient 

way of investigation.  

7.4 HERS data MWS9181 covers the site area subject of the completed development.  The 

information states that an archaeological evaluation and watching brief was carried out on 

Land to the north of the Glebelands Estate.  The survey site covered an area of around 1.3 

hectares. Fourteen trial trenches were proposed to be excavated, each being 25 metres in 

length. All the artefacts recovered were of small size, making it difficult to establish the 

chronology of the area. This revealed evidence of prehistoric woodland clearance, along 

with late Neolithic or early Bronze Age flintwork, a middle Bronze Age bucket urn, and an 

Iron Age / Early Roman field system with some associated pits and postholes. 

7.5 The full description and information is attached as Appendix H. In summary, it states that 

the most significant and concentrated evidence recovered was of Iron Age date, and most of 

this lay at an average depth of around 700 mm. Few artefacts were recovered from other 

 
7 This is available on the HDC webpage portal for planning applications.  Search for the planning application reference 
number at https://www.horsham.gov.uk/planning/planning-applications/view-and-comment-on-planning-applications 
 

https://www.horsham.gov.uk/planning/planning-applications/view-and-comment-on-planning-applications
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periods, but when found, they were not from features, suggesting that activity prior to the 

Iron Age was minimal. Of the Iron Age activity, most easily dated were a series of north-

south and east west gullies that appear to form a field system or enclosing of land. There is a 

slim possibility that a rectangular feature, identified to in the North-East of the site, could be 

a grave, however the absence of bone and its location and isolation make this unlikely. No 

definite Roman evidence was found. 

7.6 A mitigation strategy was proposed which comprised an archaeological watching brief 

serving the installation of the new access road, and excavation of the housing platforms. The 

watching brief revealed a large amount of pottery but it is clear that the thinly spread 

distribution and broad date-range of the pottery from this site creates difficulties in the 

dating and phasing of features, however a broad interpretation of artefacts and features 

allows enough of a picture to establish a general phasing. 

 

Summary 

7.7 The site investigations for the land to the south and south west of the land allocated under 

policies 2 and 3 of the PNP provide a useful summary of the archaeological remains that 

were located within the area.  This gives an overview as to the significance of some of the 

remains that could exist within the allocated sites.  
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8.0 Conclusion 
 

8.1 In conclusion, there are a number of documents, assessments, historic data and research 

documents that provide an overall picture and greater understanding of the evidence on 

which the area has been identified as an ANA and the likely impacts of any proposed 

development on sites allocated under policies 2 and 3 within the PNP.  HE consider that 

having this information should inform a strategy that guides development to avoid or 

minimise conflict with policies that seek to conserve the area’s heritage assets. 

8.2 The HERS data and the archaeological investigations carried out for the Drovers Lane 

application (reference DC/10/0375) provide a detailed account of site investigations.  The 

Drovers Lane development is adjacent to the policy sites and evidence gathered from this 

area is of relevance to the assessment of the PNP sites.  This work concluded that artefacts 

recovered were of small size, making it difficult to establish the chronology of the area. 

Evidence revealed areas of prehistoric woodland clearance, along with late Neolithic or early 

Bronze Age flintwork, a middle Bronze Age bucket urn, and an Iron Age / Early Roman field 

system with some associated pits and postholes. 

8.3 This indicates that the presence of archaeological remains within the allocated sites are 

important. 

8.4 Further information is provided by EDP in the Archaeological and Heritage Assessment 

prepared in April 2016 and the Heritage/Archaeology Briefing Note February 2021 (includes 

information on geophysical survey).  The geophysical survey of parts of the site (planning 

application site) did not reveal any further information on archaeological remains within the 

location. Notwithstanding the results of the survey, it is important to note that it was 

hampered by the operational requirements of the nursery and the effects of its 

infrastructure which may have masked the results.  Therefore, a cautionary approach should 

be taken.  Whilst it has not demonstrated the presence of any substantial structure at this 

point, the results are inconclusive.  The new survey work proposed by the site developer will 

provide a more detailed and updated set of conclusions.  

8.5 In terms of the Roman period, there is one non-designated heritage asset recorded within 

the boundary of the application site by the HER (MWS8583). This has been interpreted as 

evidence for a Roman building, presumably as a below ground feature as nothing survives on 

site today. The precise location of the building is unclear and the available evidence does not 

clarify its exact location, form, extent and character, which would help to determine the 

significance of the remains. 

8.6 The only undated asset within the study area (MWS2740) comprises a circular cropmark 

interpreted as a possible building. Whilst this could suggest a prehistoric building to the 

immediate north of the site, its position is now a reservoir and it has probably therefore 

been destroyed during its construction. 

8.7 The two sites contain no designated heritage assets.  The work undertaken by HDC on the 

Cultural Heritage Desk Based Assessment of land at New Place Farm concludes that the 

listed buildings may be more sensitive to potential changes to their significance.  The report 

recommends mitigation measures with regards to the listed buildings. 

8.8 It is recommended therefore that further investigative work is carried out and the site 

promoter is due to undertake this work as part of the background evidence to the PNP.  
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8.9 In terms of Background Studies in support of the PNP - the next steps are to consider the 

assessment of both sites within the Sustainability Appraisal and the policy wording (and 

supporting text) for both sites as allocated in the draft Plan.  
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FURTHER READING 
 

1 Pulborough Design Statement May 2013 (pages 24 and 25) 
https://www.horsham.gov.uk/__data/assets/pdf_file/0010/66844/Pulborough-Design-
Statement.pdf 

2 Pulborough Historic Assessment Report Oct 2004 (page 12) 
https://www.westsussex.gov.uk/media/1742/pulborough_eus_report_and_maps.pdf 

3 Sussex Life - article in Sussex Life written  2013 on Roman Pulborough 
https://www.greatbritishlife.co.uk/homes-and-gardens/places-to-live/roman-pulborough-
7107034 

4 OS pathfinder map1287 (TQ01/11), and Explorer map 121 both show a Roman Station about 2 
miles SW of Swan Corner, Pulborough on the course of the old railway track to Petworth 

5 OS pathfinder map 1246 (TQ 03/13) shows a Roman station on the W side of the A29 Stane 
Street, a little NE of Dedisham 

6 Pulborough Conservation Area Appraisal and Management Plan 2018 
https://horsham.moderngov.co.uk/documents/s8503/Appendix%2010_Pulborough%20CA%20
and%20MP_2018-01-17%20web.pdf 

7 HDC SHELAA Housing Land Report by Parish, December 2018 - Pulborough Parish 
https://www.horsham.gov.uk/__data/assets/pdf_file/0018/66240/SHELAA_PULBOROUGH_De
c18v3red.pdf 

8 HDC Strategic Housing and Economic Land Availability Assessment (SHELAA) Housing report 
2018 
https://www.horsham.gov.uk/planning/planning-policy/strategic-housing-and-economic-land-
availability-assessment-shelaa/housing-land-availability 
 

  
  

 

 

 

 

 

 

 

 

  

https://www.horsham.gov.uk/__data/assets/pdf_file/0010/66844/Pulborough-Design-Statement.pdf
https://www.horsham.gov.uk/__data/assets/pdf_file/0010/66844/Pulborough-Design-Statement.pdf
https://www.westsussex.gov.uk/media/1742/pulborough_eus_report_and_maps.pdf
https://www.greatbritishlife.co.uk/homes-and-gardens/places-to-live/roman-pulborough-7107034
https://www.greatbritishlife.co.uk/homes-and-gardens/places-to-live/roman-pulborough-7107034
https://horsham.moderngov.co.uk/documents/s8503/Appendix%2010_Pulborough%20CA%20and%20MP_2018-01-17%20web.pdf
https://horsham.moderngov.co.uk/documents/s8503/Appendix%2010_Pulborough%20CA%20and%20MP_2018-01-17%20web.pdf
https://www.horsham.gov.uk/__data/assets/pdf_file/0018/66240/SHELAA_PULBOROUGH_Dec18v3red.pdf
https://www.horsham.gov.uk/__data/assets/pdf_file/0018/66240/SHELAA_PULBOROUGH_Dec18v3red.pdf
https://www.horsham.gov.uk/planning/planning-policy/strategic-housing-and-economic-land-availability-assessment-shelaa/housing-land-availability
https://www.horsham.gov.uk/planning/planning-policy/strategic-housing-and-economic-land-availability-assessment-shelaa/housing-land-availability
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APPENDIX A 

Sites as Allocated 
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Policy 2 – Land at New Place (marked orange on map) 

Policy 3 – Land at Glebelands (marked orange on map)8 

 

 

 

  

 
8 Extract from Pulborough Neighbourhood Plan – credit to Parish Council 
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APPENDIX B 

Copies of  

Historic England Letters 
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 Neighbourhood Planning Officer 
Horsham Council 
Parkside 
Chart Way 
North Street 
Horsham, RH12 1RL 
 
neighbourhood.planning@horsham.gov.uk, 
by email only 

Our ref:  
Your ref: 

 

 

 
 

 

2021.01.13 
Pulborough NP 
Submission 
HE RLS 
Comments 
 

         13th January 2021 

 
To whom it may concern: 

Pulborough Neighbourhood Plan Submission consultation version 

Thank you for consulting Historic England on the Submission version of the 

Pulborough Neighbourhood Plan Revision.  Historic England is the government’s 

advisor on planning for the historic environment, including the conservation of 

heritage assets and champion good design in historic places.  As such we review 

only those parts of the plan that fall within our areas of interest, silence on other 

areas should not be considered to represent agreement. 

We will restrict our comments to those new policy areas of the revised plan where 

we feel our interest would be affected. I attach our comments submitted in response 

to the pre-submission version for reference. 

At the pre-submission version we identified a number of issues where the 

neighbourhood plan’s proposals had effects for heritage assets. Pulborough is 

notable as a focus of sites of archaeological interest that are recorded on the West 

Sussex Historic Environment Record. These include several sites identified as 

Archaeological Notification Areas where the county archaeologists have identified 

the potential for presence of archaeological remains of interest meriting 

consideration in the planning process. We consider these sites to rate as non-

designated heritage assets recognised and managed through Policy 34 of the HDPF 

in conformance with Chapter 16 of the NPPF. These are considered to be fragile and 

non-renewable. Decisions that could affect them should be made with an 

understanding of the impacts of those proposals on the conservation of their 

significance. The Planning Practice Guidance states that “where it is relevant, 

neighbourhood plans need to include enough information about local heritage to 

mailto:neighbourhood.planning@horsham.gov.uk
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guide decisions and put broader strategic heritage policies into action at a 

neighbourhood scale.” Non-designated heritage assets based on sites of 

archaeological interest may vary considerably in their importance but in all cases 

there is a requirement to understand their significance, to seek to avoid or minimise 

conflict between their conservation and any aspect of a proposal within planning and 

otherwise to ensure that harm to their significance as a result of a proposed 

development is clearly justified on the basis of public benefit that will be delivered. 

Where non-designated heritage assets of archaeological interest are of equivalent 

national importance to designated assets, such as scheduled monuments, their 

conservation should be given ‘great weight’ (see paragraph 193 and footnote 63). 

For a number of the sites identified for allocation through the plan we identified at the 

pre-submission stage that there appears to be potential effects for these non-

designated heritage assets but the potential effects had not apparently been given 

detailed consideration. Our recommendation was that these should be considered 

individually through a desk based assessment to ensure that the allocations had 

been made with appropriate consideration for the conservation needs of each asset. 

Policies 2 and 3 - Objection 

At the pre-submission stage we identified that both of these policies lie within the 

area identified as ‘Large Roman Settlement’ on the HER’s list of Archaeological 

Notification Areas (Designated UID DWS8563). This is a ‘red’ category 

archaeological notification area. This is defined as: “The area 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.” (See West Sussex County Council website: 

https://www.westsussex.gov.uk/media/7590/her_thresholds_april2016.pdf). As such 

the requirements of the NPPF paragraph 193 should be applied. This is, however, a 

large archaeological notification area and it is likely that sensitivity to change varies 

across the area. This, however, means it is of even greater importance that an 

allocation should be informed by a clear understanding of the evidence on which the 

area has been identified as an ANA and the likely impacts of the proposed 

development. This should inform a strategy within the allocation policy that guides 

development to avoid or minimise conflict with policies that seek to conserve the 

area’s heritage assets either within the neighbourhood plan or the local plan. As this 

information has not been provided through, for example, an historic environment 

evidence paper in the supporting documentation to the neighbourhood plan, we feel 

that it cannot be demonstrated that the plan meets the basic condition of promoting 

sustainable development. We also feel that at present the approach to allocation is 

not in basic conformance with Policy 34 of the Local plan. At present we are not 

convinced that the suitability of these sites for the proposed development of a 

combined 190 dwellings has been demonstrated. 

Should the examiner however, consider that sufficient evidence has been provided 

we are of the opinion that the requirement of bullet point xiv. of Policy 2 and bullet 

https://www.westsussex.gov.uk/media/7590/her_thresholds_april2016.pdf
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point xi. of Policy 3 are insufficient to guide development proposals to provide an 

approach to the design of development that seeks to avoid or minimise harm to the 

significance of a heritage asset. We would recommend that the allocation policy 

requires developers to “undertake a programme of investigation that should inform 

their proposals, and that this should include ensuring that layout and construction of 

their proposals preserves remains in-situ where possible, with the highest priority 

given to preserving any remains identified as of national importance ”. Where 

remains of lesser importance do not merit preservation in situ applicants should be 

required to secure the preservation by record at an appropriate level of details of 

remains that will be lost. Furthermore, to ensure that the loss of archaeological 

remains is mitigated by benefits to the community through the use of these remains 

we would recommend including a requirement to ensure the findings of the 

archaeological investigations and recording are made available through public 

display or interpretation within the neighbourhood plan area. 

Policies 5a and 5b - Objection 

These two sites lie within the conservation area within an archaeological notification 

area identified through the conservation area appraisal (although not on the HER’s 

list of ANAs). Both sites would be considered as previously developed and some 

degree of previous ground disturbance would be accepted. Nevertheless a 

requirement to ensure that applications for planning permission would require an 

assessment of the archaeological potential of this land, with the need for additional 

investigation requiring consideration by the Local Planning Authority’s archaeological 

advisors is merited. This should be clearly identified as a requirement for the 

information provided in support of proposals for both sites.  

Policy 6. 

The District Council have kindly provided further detail on the planning history of the 

a land to the north with development currently under construction. The permissions 

for these developments were informed by a phased process of archaeological 

investigation that we consider to be appropriate to demonstrate the potential for 

remains of archaeological interest. Nevertheless, these were not considered to be an 

impediment to the development to the north subject to an adequate programme of 

recording. We consider this to demonstrate that a similar process is merited for the 

development of this site, with limited archaeological evaluation merited prior to the 

submission of a planning application to guide development proposals, which are then 

also likely to require an targeted programme of archaeological recording.  We 

recommend that the allocation policy should make clear that a programme of 

archaeological investigation and recording should be agreed and completed through 

a written scheme of investigation agreed in writing within the Council’s 

archaeological advisor. 

Strategic Environmental Assessment (SEA) 
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Through the consideration of plan allocations and the reasonable alternatives 

considered the SEA provides an inadequate understanding of the heritage assets for 

which proposals may have likely significant environmental effects, to provide an 

appropriate assessment of the plan. Consistently the SEA states that the nature of 

impacts on heritage assets are most appropriately considered at the planning 

application stage when details of design are available. This is not a satisfactory 

approach to assessing the likely effects of plan proposals.  Assumptions on the likely 

nature of proposals can be made based on the existing planning requirements and 

the type of development proposed. The provision of, for example, 170 dwellings via 

the development of Land at New Place Farm will require considerable disturbance of 

subsurface archaeological deposit for the foundations and servicing of housing, 

provision of access roads and other infrastructure. This is likely to be highly 

detrimental to archaeological deposits within in the footprint of the development site. 

Similarly, the provision of ta large number of new buildings is likely to have a highly 

visible impact on the setting of the listed buildings at New Place Manor, including the 

GII* listed Manor House. We find that the assessments of the adequacy of the 

mitigation of potential effects of the plan proposals provided within the SEA report to 

be based on dubious evidence and possibly unfounded.  

We are also concerned that the SEA fails to identify cumulative impacts to the 

historic environment, such as the loss to the Large Roman Settlement ANA through 

development of the adjacent sites of Policies 2 and 3. 

Conclusion 

At present we feel that the plan is inadequately informed by understanding of the 

potential impacts to the historic environment and the archaeological resource of the 

parish in particular and that it should not proceed to referendum until it can be 

demonstrated that this has been addressed and that the allocations provided include 

an appropriate strategy for their conservation.  

Yours faithfully 

 

 

 

Robert Lloyd-Sweet 

Historic Places Adviser (South East England) 
Historic England 
Guildford 
Tel. 01483 252028 
E-mail: Robert.lloydsweet@HistoricEngland.org.uk 
 

 

mailto:Robert.lloydsweet@HistoricEngland.org.uk


32 
 

 

APPENDIX C  

Archaeological Notification 

Areas 
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All ANAs within Pulborough Parish 

 

Map detail of ANA DWS8563 
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APPENDIX D 

HERS data records for parts of 

the ANA 
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APPENDIX E 

Land north east of 

Glebelands, Pulborough 

application site plan 
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Credit – image provided as part of planning application by EDP 
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APPENDIX F 

1KM Study Area 
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Credit: image provided as part of planning application by EDP within Archaeological and Heritage Assessment 2016 for 

planning application 
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APPENDIX G  

Horsham District Council 

Cultural Heritage Desk Based 

Assessment – Land at New 

Place Farm, Pulborough 
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Cultural Heritage Desk Based Assessment - Land at New Place Farm, Pulborough SA445. 

 

Introduction 

Land at New Place Farm, Pulborough has been put forward for consideration for housing 

development as part of the Horsham District Local Plan process.  The site is referred to in the 

SHELAA document as SA445. 

Figure 1 identifies the site which is located to the east of Stane Street, and south of the railway line 

adjoining the built up area boundary of Pulborough to the south. 

Figure 1 – Land proposed at Drover Farm SA445 

 

Study Area 

The study area for this overview 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.  The role of this study is to proactively identify heritage concerns as part 

of the local plan process.  It is written as an overall guide and should not be used as a comprehensive 
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assessment of the site which would be expected to be provided as part of any development/site 

promotion. 

Methodology 

The methodology for establishing an outline historic environment assessment is provided below, 

together with the methodology for assessing the significance of effects.  This methodology would be 

expected as a minimum as part of any development proposal. 

To establish a baseline, appropriate and proportionate assessments should 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; 

• Topographical survey 

• Natural England – Landscape Characterisation Assessment 

• West Sussex Landscape Character Assessment / A Strategy for the West Sussex Landscape 

• Visualisation Impact assessment - wider views etc (to establish the extent of setting, sense of 

place and local distinctiveness. 

• Desktop Research including Historic map regression to link to landforms and key features 

The Assessment of Effect Methodology should be carried out by a suitably qualified heritage 

consultant with full membership to the Institute of Building Conservation. 

Statutory Duty with regards to Heritage 

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. 

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).  
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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: 

“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; 
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• 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) 

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 NPPF9 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 assets10. 

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

footnotes} 
10 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%20accessed%2018.08.2020
https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#non-designated
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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 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 within this study, 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. 

 

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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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 

• 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. 
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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. 

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 
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Any assessments would be expected to 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, any harm to heritage assets should 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 this outline 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.  
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The study area will be informed through; 

• baseline study,  

• local knowledge. 

Topography and Geology 

The site appears to contain a plant nursery and reservoir with associated buildings. The solid geology 

of the site as shown by the British Geological Survey as Hythe Formation Sandstone. 

Overview  

Archaeology 

The Historic Landscape Characterisation Study identifies the proposed site as being associated with 

modern horticulture.  To the east is land associated with a Medieval Farmstead Manor, and New 

Place Farm.  Within the site is the remains of an outfarm, and the remains of a Roman building, whilst 

Stane Street has its origins as a Roman Road. To the south of the site within the study area is 

scheduled monument (NHLE 1013178) a medieval moated site, whilst to the east is a further 

scheduled monument (NHLE 1015233) a Roman Barrow.  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 has 0 archaeological sites within its boundary, but 4 

within the study area to the south, south east, east and south west.  Within the wider study area there 

are 71 listed buildings, 2 scheduled monuments, and 8 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 2 - Medieval moated site off Moat Lane 0.30 km to 

south of site, and Roman barrow 0.73 Km to east  

Listed Buildings 0 71 – 1 Grade 1 St Marys Church, 4 Grade 2* (The 

Rectory, Old Houe, Old Place and New Place 

Manor) and 66 grade 2. 

Conservation Areas 0 2 – Pulborough Lower Street, and Pulborough 

Church Place Conservation Areas 

Registered Battlefields 0 0 

Registered Park and Gardens 0 0  

Wreck sites 0 0 

Archaeological Sites 0 4 ( to the south, south east, east and south west) 

Archaeological Notification 

Areas 

1 (Red) 8 (5 Red) 
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Table 6: Archaeological Notification Areas within the study area of land. 

 

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 

remain 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 includes 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. 

 

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 

Area Description Category 
1  Large Roman Settlement Area, Pulborough (extends beyond 

development site) 

Red (Horsham 047) 

2 Medieval Moated Site, Link Lane, Pulborough Red (Horsham 049) 

3 Medieval Burage Plots, Pulborough Amber (Horsham 

052) 

4 Pulborough Historic Core Red (Horsham 051) 

5 Old Place Medieval Moated Site, Pulborough Red (Horsham 050) 

6 Features possibly associated with Stane Street Roman Road, 

Pulborough 

Amber (Horsham 

046) 

7 Section of the Stane Street Roman Road through the District of 

Horsham 

Amber (Horsham 

077) 

8 Mesolithic Flint Scatter, Bronze Age Beaker Pottery and Romano-

British Occupation, Bath House and Settlement, Wiggonholt 

Red (SDNPA 086) 
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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.  Within the wider study area there were 2 

conservation areas, 66 Grade 2 listed buildings, 4 Grade 2* listed buildings and 1 grade 1 listed 

building.  A grade 2* and grade 2 listed building (New Place Manor) are situated in close proximity to 

the boundary of the proposed site. 

 

Heritage Assets and Potential Impacts 

 

Table 7 sets out a brief 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, and 

should be considered in any development proposal.  It may be therefore that mitigation measures 

could be undertaken that would consequently result in a lesser magnitude of change. 
 

Table 7: 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 Stane Street Hollow Grade 2 

listed building 

1027341 L-shaped house. C17 or earlier. Coursed stone. 

Tiled roof. Casement windows. Red brick chimney 

stack. 

High + 3 Negligible 0 Not 

Significant + 

3 

2 Codmore House Grade 2 

listed building 

1354006  L-shaped building. North wing C17 or earlier 

timber-framed. Its east front has been refaced with 

ashlar but the timbering with plaster infilling is 

visible on first floor of west front, ground floor 

rebuilt in painted brick. Front wing early C19. Two 

storeys. Three windows. Ashlar. Hipped slate roof. 

Eaves cornice. Glazing bars intact. Venetian 

shutters. Modern wooden porch. 

High + 3 Negligible 0 Not 

Significant + 

3 

3 White Cottage Grade 2 

listed building 

1286060 C18, two storeys. Two windows. Ironstone cut in 

the shape of bricks with red brick dressings and 

quoins. Hipped tiled roof with pentice at north end. 

Casement windows. Doorway with pediment-

shaped hood and door of six fielded panels. 

High + 3 Negligible 0 Not 

Significant + 

3 

4 Mulberry House Grade 2 

listed building 

1027342 C18. Two storeys. Three windows. Ashlar. Tiled 

roof. Glazing bars intact. Doorway with flat hood. 

High + 3 Negligible 0 Not 

Significant + 

3 

5 Forge Cottage, The Old 

Forge 

Grade 2 

listed building 

1286063 One building. C18. Two storeys. Four windows. 

Ashlar, first floor of south westernmost window-

bay red brick and grey headers. Tiled roof. 

Casement windows. Gabled window-bay added at 

north east end. 

High + 3 Negligible 0 Not 

Significant + 

3 

6 Broxbury Grade 2 

listed building  

1193373 C18. Two storeys. Four windows. Stone rubble, 

easternmost window-bay red brick. Half-hipped 

gable at each end of front. Tiled roof. Casement 

windows. Doorway with flat hood over. 

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 Brook House Grade 2 

listed building  

1027369 C17 or earlier. Two storeys and attic. Three 

windows. One hipped dormer. Ashlar. Tiled roof. 

Casement windows. Massive brick and stone 

crown-stepped chimney breast on south side. 

High + 3 Negligible 0 Not 

Significant + 

3 

8 Broomershill House Grade 2 

listed building  

1354021 L-shaped building. North wing late C18. Two 

storeys. Three windows. Stuccoed. Slate roof. 

Glazing bars intact. Doorway with Ionic pilasters, 

pediment and door of six fielded panels. South-

east wing mid C19 and of higher elevation. Eaves 

bracket cornice. Five windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

9 Cedar Cottage (76 Lower 

Street) 

Grade 2 

listed building  

1027350 C18. Two storeys. Two windows and one window-

space. Coursed stone with red brick dressings and 

quoins. Hipped tiled roof. Casement windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

10 Court Cottage Grade 2 

listed building 

1027351 C18. Two storeys. Three windows. Painted brick. 

Tiled roof. Glazing bars intact. Later gabled porch. 

High + 3 Negligible 0 Not 

Significant + 

3 

11 72 Lower Street Grade 2 

listed building 

1193855 C18. Two storeys. Three windows. Stone rubble, 

front plastered. Hipped tiled roof. Casement 

windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

12 68 and 68 A Lower Street Grade 2 

listed building 

1354012 L-shaped C18 building. Two storeys. Two 

windows. Coursed ironstone with dressings and 

quoins of red brick and grey headers. Tiled roof. 

Casement windows. Modern gabled porch to No 

68. 

High + 3 Negligible 0 Not 

Significant + 

3 

13 Lavender Hill Grade 2 

listed building 

1027315 Early C19. Two storeys. Two windows and one 

window-space. Stuccoed. Eaves cornice. Slate 

roof. Glazing bars intact. Doorway with pilasters, 

pediment, semi-circular fanlight and door of six 

fielded panels. 

High + 3 Negligible 0 Not 

Significant + 

3 

14 Lloyds Bank, 62 Lower 

Street 

Grade 2 

listed building 

1027349 Early C19. Two storeys. Three windows. 

Stuccoed. Tiled roof. Glazing bars intact. Porch of 

solid type. 

High + 3 Negligible 0 Not 

Significant + 

3 

15 Charles Hemmings Stores, 

London House 

Grade 2 

listed building 

1193826 C18. Two storeys. Three windows. Stuccoed. 

Tiled roof. Glazing bars intact. London House has 

doorway with pilasters, pediment and semi-circular 

fanlight. Modern shop front to east of this. 

High + 3 Negligible 0 Not 

Significant + 

3 

16 The White Cottage, 52 

Lower Street 

Grade 2 

listed building  

1354011 Cl7. Two storeys. Three windows. Now faced with 

stucco. Half-hipped tiled roof. Casement windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

17 50 Lower Street Grade 2 

listed building 

1027348 C17. Two storeys. Two windows. Now faced with 

stucco. Half-hipped tiled roof. Casement windows. 

(No 48 has been built out in front of the west end). 

High + 3 Negligible 0 Not 

Significant + 

3 

18 New Place Manor Grade 2* 

listed building 

1027340 The south portion of the building still standing is 

certainly medieval. It is built of stone rubble in two 

sections. The west portion has 3 s and one 

window, the east portion 2 storeys and one 

window. Tiled roof. Casement windows of 2 or 3 

lights with four centred heads and stone mullions. 

High + 3 High +3 Significant + 

6 
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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 

At the south-west corner of the south front is a 

small projection at right angles to the main building 

containing a pigeon loft in its upper portion with 

stone pigeon holes. The west wall of this medieval 

part of the building fiasa large brick chimney stack 

in the centre of it with a 3-light stone window in it 

and 2.small blocked rectangular windows set in 

wooden architrave surrounds below. The north 

wing of the house is an C18 addition. Two storeys 

and attic 5 windows 3 gabled dormers. Faced with 

stone rubble with red brick with dressings and 

quoins. Horsham slab roof. Modern casement 

windows. 

19 Archway and garden wall 

at New Place Manor to 

south east of the house 

Grade 2 

listed building 

1193653 To the south-east of the house is a stone gateway 

dated 1669. This consists of a four-centred 

chamfered arch with a dripstone over and a 

cornice and pediment above having a cartouche in 

the tympanum and the date 1669 on the west side. 

To the south of this Archway is a good stone wall 

of some age, with a similar wall projecting to west. 

High + 3 High +3 Significant + 

6 

20 Stables, granary and 

dovecot of the rectory to 

south east of the house 

Grade 2 

listed building 

1027313 Three small rectangular buildings of stone rubble 

with hipped tiled roofs. The stables and Granary 

are of two storeys and one window each. The 

Dovecot has a pyramidal roof with originally a 

birds' entrance at the apex that is now closed. 

High + 3 Negligible 0 Not 

Significant + 

3 

21 The Rectory  Grade 2* 

listed building 

1027312  Pulborough was once the richest living in Sussex. 

Hence the Rectory is a large late C18 building 

which has recently been reduced in size by the 

removal of an attic storey, which was a later 

addition, and by the demolition of part of the east 

or service wing. Two storeys. Nine windows. 

Ashlar. Parapet. Glazing bars intact. Two bays of 

three windows each on both floors. Small porch 

between with doorway in moulded architrave 

surround with pediment over and door of eight 

fielded panels. Recessed wing of two windows 

and lower elevation to east. 

High + 3 Negligible 0 Not 

Significant + 

3 

22 The Five Bells Inn Grade 2 

listed building 

1027339 C18. Two storeys. Three windows. Painted brick. 

Tiled roof at two levels. Glazing bars intact. 

Modern addition at north-east end. 

High + 3 Negligible 0 Not 

Significant + 

3 

23 Wayside Grade 2 

listed building 

1354005 C17 timber-framed cottage faced with roughcast. 

Hipped tiled roof. Casement windows. Chimney 

breast at north-east end. One storey and attic. 

Two windows. Two gabled dormers. 

High + 3 Negligible 0 Not 

Significant + 

3 

24 Shepherds Cottage Grade 2 

listed building 

1286090 C17 timber-framed cottage, partly plastered, partly 

refaced with red brick. Painted brick steeply-

pitched hipped tiled roof. Modern casement 

windows. Two storeys. Four windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

25 Middle Farm Barn 

(Valentines Barn) 

Grade 2 

listed building 

1039955 Barn with attached cowshed. Early C18. Barn built 

of coursed sandstone rubble with ironstone 

galleting. Half-hipped roof now covered in 

corrugated iron. Moulded plinth and 2 ventilation 

slips to each end. Central cart entrance. 5 bay 

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 

barn having aisles, jowled posts with cut profile, 

angled queen struts and through purlins. Attached 

to east is a contemporary 1 storey cowshed of 

coursed sandstone rubble with ironstone galleting, 

red brick quoins and hipped tile roof. 

26 Hill Farm Barn Grade 2 

listed building 

1393550 a mid/late-C18 barn with surviving principal 

elements of the timber frame; * a C19 phase in 

good quality brickwork which suggests the 

changes in agricultural practice brought by 

mechanisation; * situated close to the Grade II 

listed C17 farmhouse for which it was originally 

built, with which it has group value. 

High + 3 Negligible 0 Not 

Significant + 

3 

27 Codmore Hill Farmhouse Grade 2 

listed building 

1027337 C17 or earlier timber-framed building with the 

timbering and herring-bone red brick infilling 

exposed on first floor of the north front, the ground 

floor rebuilt in coursed stone, the whole of the 

south front refaced in ashlar. Tiled roof. Casement 

windows. Two storeys. Four window. 

High + 3 Negligible 0 Not 

Significant + 

3 

28 West Broomershill House Grade 2 

listed building 

1193370 Restored C17 or earlier timber-framed building 
with painted brick infilling at sides and back, the 
front wholly plastered. Hipped tiled roof. Casement 
windows. Two storeys. Four windows 

High + 3 Negligible 0 Not 

Significant + 

3 

29 Holme Street House Grade 2 

listed building  

1193354 C18. Two parallel ranges. Two storeys. Three 
windows. Ashlar. Front range has Horsham slab 
roof, back range tiled roof. Casement windows. 
Recessed doorway with door of six fielded panles, 
top two panels glazed. 

High + 3 Negligible 0 Not 

Significant + 

3 

31 West Mare Grade 2 

listed building 

1354040 Dated 1734. Two storeys. Two windows. 
Stuccoed. Hipped tiled roof. Sash windows with 
glazing bars intact on ground floor, casement 
windows above. Modern Georgian doorway. Date-
stone above with date 1734 and the initials J T. 

High + 3 Negligible 0 Not 

Significant + 

3 

32 Kings  Grade 2 

listed building 

1194073 C17 or earlier. Two storeys. Two windows. Stone. 
Horsham slab roof with pentice behind. Casement 
windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

33 Middle Mare Cottage Grade 2 

listed building 

1027327 C17 or earlier timber-framed cottage with plaster 
infilling, ground floor rebuilt in ironstone rubble. 
Thatched roof with pentice at each end. Casement 
windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

34 Hillside Grade 2 

listed building  

1194060 Early C19. Two storeys. Three windows. 
Stuccoed. Stringcourse. Tiled roof. Casement 
windows. Gabled porch. 

High + 3 Negligible 0 Not 

Significant + 

3 

35 The White Horse Inn Grade 2 

listed building 

1285954 Mid C19. Two storeys. Three windows. Stuccoed. 
Hipped slate roof. Glazing bars missing. Porch of 
solid type. To west of this, original double shop 
window with glazing bars intact doorway in the 
centre and projecting hipped canopy over, hung 
with slates. Probably a butcher's shop originally. 
Included for the shop front. 

High + 3 Negligible 0 Not 

Significant + 

3 

36 155 and 157 Lower Street Grade 2 

listed building 

1193820 Early C19 house, now sub-divided. Two storeys. 
Five windows. Ashlar. Stringcourse. Hipped slate 
roof. Glazing bars missing. Doorway with flat hood 
over. 

High + 3 Negligible 0 Not 

Significant + 

3 

37 147 Lower Street Grade 2 

listed building 

1027347 C17. Two storeys. Four windows. Now faced with 
painted brick, tiles and cement. 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 

38 The Red Lion Public 

House 

Grade 2 

listed building 

1193751  C18 building, altered in C19. Two storeys. Three 
windows. Painted brick. Tiled roof. Glazing bars 
intact. Later gabled porch. 

High + 3 Negligible 0 Not 

Significant + 

3 

39 Henleys Grade 2 

listed building 

1354010 Early C19. Two storeys. Three windows. Red 
brick. Stringcourse of grey headers. Modillion 
eaves cornice. Tiled roof. Glazing bars intact. 
Doorway with projecting cornice. Later window bay 
to east in red brick and grey headers, end wall 
ironstone rubble. 

High + 3 Negligible 0 Not 

Significant + 

3 

40 Byrne Cottage, 125 Lower 

Street 

Grade 2 

listed building 

1193747 Early C19. Two storeys. Two windows. Red brick. 
Hipped slate roof. Glazing bars intact. 

High + 3 Negligible 0 Not 

Significant + 

3 

41 109 and 111 Lower Street Grade 2 

listed building  

1027346 C17 timber-framed building, largely refaced with 
plaster, false modern timbering being applied to 
this. Horsham slab roof. Casement windows. 
Three modern bays on ground floor. Two storeys. 
Three windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

42 The Oddfellows Arms Grade 2 

listed building 

135009 C17 or earlier timber-framed building refaced with 
brick, stone and tiles, all painted, but some 
timbering with painted brick infilling exposed at 
east end of first floor. Tiled roof. Casement 
windows. Two doorways with pediment- shaped 
hoods and doors of six panels. Two storeys. Five 
windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

43 Pulborough House Grade 2 

listed building 

1193731 C17 or earlier timber-framed building refronted 
with brick, now painted, but with the timbering 
visible in east wall. Tiled roof. Sash windows 
without glazing bars on first floor. Shop window 
below with projecting cornice, the western portion 
retaining its C18 or early C19 form with glazing 
bars intact. 

High + 3 Negligible 0 Not 

Significant + 

3 

44 The Monerieff Barn Grade 2 

listed building 

1286020 C18. Faced with tarred weather-boarding on a red 
brick base. Half-hipped tiled roof. 

High + 3 Negligible 0 Not 

Significant + 

3 

45 Greenways Grade 2 

listed building 

1193335 One building. C17 or earlier. Two storeys. Four 
windows. Faced with ironstone rubble with red 
brick dressings and quoins. Hipped tiled roof with 
pentice at north and south ends. Casement 
windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

46 73, 75 and 79 Lower 

Street 

Grade 2 

listed building 

10027345 C15 timber-framed building of "wealden" type. 2 
storeys, 3 windows. Plaster and painted brick 
infilling. Curved braces. Originally comprised 
recessed centre and projecting wings, of which the 
first floor oversailed, but these have been under 
built in brick, now painted. Bressumer between 
and sprocket eaves with curved braces supporting 
them. Steeply-pitched hipped tiled roof. Casement 
windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

47 Malt House Cottage Grade 2 

listed building 

1354008 C18. Two storeys. Three windows. Red brick. 
Modillion cornice and parapet. Pilasters flank the 
front. Centre window-bay projects under a steeply-
pointed pediment in the centre of the parapet 
containing a lunette panel in the typmanum. 
Casement windows. Modern gabled porch. 

High + 3 Negligible 0 Not 

Significant + 

3 

48 Willow Cottage Grade 2 

listed building 

1286034 C17. Two storeys. Two windows. Front stuccoed, 
sides Hythe sandstone and Pulborough stone 
rubble. Tiled roof. Casement windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

49 Templemead/Templemead 

House/ Templemead 

Lodge 

Grade 2 

listed building  

1027344 Early C19. Two storeys. Three windows. Ashlar. 
Eaves cornice. Slate roof. Glazing bars intact. 
Doorway with engaged stone columns, painted 
cornice on console brackets and semi-circular 
fanlight. South front tile-hung. Good staircase. 

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 

50 The Coach House Grade 2 

listed building 

1193672 Originally the stables of the house adjining on the 
east (Templemead). Early C19. Two storeys. Six 
windows. Stone with red brick dressings, quoins 
and eaves cornice of cogging. Hipped slate roof. 
Glazing bars intact. 

High + 3 Negligible 0 Not 

Significant + 

3 

51 Forge Cottages Grade 2 

listed building 

1027343 L-shaped block behind No 3. C17 or earlier. Two 
storeys. Three windows. Stone rubble with red 
brick dressings and quoins. Tiled roof. One gabled 
dormer to north wing. Casement windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

52 1 Lower Street Grade 2 

listed building 

1193665 C18. Two storeys. Three windows. Stuccoed. 
Tiled roof. Glazing bars intact on first floor. Modern 
shop windows below and porch with step 
pediment. 

High + 3 Negligible 0 Not 

Significant + 

3 

53 Pulborough Bridge Grade 2 

listed building 

1353973 Built in 1787 but in the medieval tradition, the 
southernmost arch added in 1834. Ashlar. Four 
round-headed arches with blunt cutwaters 
between them that are carried up above the water 
level to form buttresses. Parapet with rounded 
coping. 

High + 3 Negligible 0 Not 

Significant + 

3 

54 Premises occupied by 

Pulborough Motors and 

West Sussex Tyre 

Service, Station Road 

Grade 2 

listed building 

1354034 C18 warehouse or commercial building. Two 
storeys. Three windows. Stone rubble, now 
painted. Half-hipped tiled roof. Casement 
windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

55 Saddlers, Horncroft and 

Old Timbers 

Grade 2 

listed building 

1354022 C16 timber-framed building with painted brick 
infilling, ground floor rebuilt in stone rubble and 
brick, painted. Tiled roof. Casement windows, 
some with diamond-shaped panes. Small shop 
window at south-west end. Porch with tiled roof in 
centre. Sandstone chimney breast on south-west 
wall. Two storeys. Six windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

56 Pulborough Signal Box Grade 2 

listed building 

1413381 * Historical interest: the London, Brighton & South 
Coast Railway has particular association with John 
Saxby where he commenced his career and with 
which he pioneered the use of mechanical 
interlocking of points and signals; * Architectural 
interest: it is the only example of a two-bay, six 
windows width Saxby & Farmer Type 5 signal box 
in the country; * Intactness: the exterior is 
relatively unaltered apart from the re-aligned 
stairway and porch entry; * Survival of operating 
equipment: contains a London Brighton & South 
Coast Railway 29 lever frame and locking rack, 
circuit diagram, block instruments, gongs and 
indicators, semaphore cable tensioning wheels 
and pulley blocks, and Southern Railway electrical 
signalling relays; * Context: it forms part of a group 
of well preserved station buildings. 

High + 3 Negligible 0 Not 

Significant + 

3 

57 Nags Cottage Grade 2 

listed building 

1027374 C18. Originally a small garden-house, later a 
stable, now a dwelling. One storey. Two windows. 
Ashlar. Hipped tiled roof. Round-headed window 
with panes of Gothic pattern. Doorway with 
segmental fanlight and door of eight fielded 
panels. Later addition to south. 

High + 3 Negligible 0 Not 

Significant + 

3 

58 Old Place Grade 2* 

listed building 

1286130 This was originally part of the now separate 
building known as Old Place Manor. Together they 
may have forded a complete court-yard originally, 
or this building may have been a barn and stables 
with workers accommodation over the stables. 

High + 3 Negligible 0 Not 

Significant + 

3 

59 Old Place Manor Grade 2 

listed building 

1027373 C15, modernised and almost entirely rebuilt 
externally in brick, now painted. Southernmos 
window-bay added about 1860 with a modern 
additional storey. Back of the house facing east 
has four narrow gables, tile-hung, one containing 
two storeys. Casement windows with diamond-
shaped or small square panes, one window having 
two tiers of three lights with wooden mullions and 
transoms. Tiled roof. Two storeys. Five windows. 
The north portion of the house has a C16 roof and 
a kitchen fire-place with bake-oven. Modern 
ground floor addition beyond that. Medieval 
features inside. 

High + 3 Negligible 0 Not 

Significant + 

3 
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60 Ramblers, Rumpus 

Cottage, The Presbytery 

(Broadview) 

Grade 2 

listed building  

1286122 L-shaped block. Ramblers (or the south-east wing) 
C17. Two storeys. Four windows. Now faced with 
stone rubble. Tiled roof. Casement windows. The 
remainder or north-west wing. C18. Two storeys. 
Eight windows. Stone rubble with red brick 
dressings, part of the first floor tile-hung. Tiled 
roof. Casement windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

61 Church Cottage Grade 2 

listed building  

1039958 Late C16 timber framed house of 2 bays, altered 
in the C19 when a further bay was added. Main 
elevation is at rear. 2 storeys faced with brick and 
stone steeply pitched hipped. tiled roof with 
gablets. Central renewed brick chimneystack. 
Outshut to rear. 3 C19 casement windows end 2 
C19 trellis work porches. Exposed timbers to 
interior including some diagonal braces. Wattle 
and daub partition to outshut. 

High + 3 Negligible 0 Not 

Significant + 

3 

62 Parish Church of St Mary Grade 1 

listed building  

1286174 Chancel C13-14, nave and tower C15. Chancel 
with north chapel, nave with aisles, north porch 
and west tower. 

High + 3 Negligible 0 Not 

Significant + 

3 

63 Bishops Cottage  Grade 2 

listed building 

1027370 An almshouse built in 1861 and restored and 
modernised in memory of George Bell, Bishop of 
Chichester, who died in 1958. One storey. Three 
windows. Stone rubble. Tiled roof. Casement 
windows. Plaque in north wall with date and 
inscription of the restoration. 

High + 3 Negligible 0 Not 

Significant + 

3 

64 The Old House Grade 2* 

listed building 

1193380  L-shaped C17 or earlier timber-framed building 
with plaster infilling. South portion of west front 
oversailing on brackets, north portion tile-hung. 
Tiled roof. Casement windows with diamond-
shaped panes. Two storeys. Three windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

65 Rectory Lodge Grade 2 

listed building 

1027314 C17-18. Two storeys. Three windows. Ashlar. 
Tiled roof. Casement windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

66 Chequers Hotel Grade 2 

listed building  

1027311 C18 or earlier, with modern additions. Two 
storeys. Three windows. Stuccoed. Ashlar 
parapet. Slate roof, Casement windows on first 
floor, sash windows with glazing bars intact on 
ground floor. Trellised wooden porch. Modern 
additions of stone or brick to east, west and north. 

High + 3 Negligible 0 Not 

Significant + 

3 

67 Chapel in the garden and 

to the north east of Church 

House 

Grade 2 

listed building 

1193486 Small C15 monastic building. Stone rubble. Tiled 
roof. It contains a stoup. At one time it was 
converted into a stable and still contains a 
manger. It now retains more original medieval 
work than the house portion of the building. C15 L-
shaped building. The south wing is of 2 storeys, 
the west wing of one storey only. The ground floor 
is of Pulborough sandstone ashlar. Above 
weather-boarding with some timber-framing visible 
at the east and west ends of the south wing with 
plaster infilling. The roof is partly of Horsham 
slabs, partly of tiles, and is of king post 
construction inside. The entrance for vehicles was 
in the centre of the west wing, which was the bar. 
This is a large stone four-centred arch, but it is 
now blocked on both sides, on the west with red 
brick and on the east with stone. To the south of 
this archway on the east face of the west wing are 
3 four-centred stone doorways with deeply 
moulded jambs and lintel and traces of a dripstone 
over. Two of these are now blocked with red brick. 
The west wing also has 2 blocked cinquefoil 
lancets, and buttresses at the angles of its north 
front. The south wing which was the stables and 
possibly sleeping accommodation over, has 3 
similar doorways, of which one is blocked, and 2 
windows with four-centred heads containing 2 
lights each with a stone mullion between and 
dripstone over. In the east wall of the south wing 
are 2 stone lancets on the ground floor and above 
2 three-light windows, now blocked, with cusping 
of cinquefoil-headed lights and wooden mullions. 
In the west wall is a similar window of 6 lights but 
higher in the wall. 

High + 3 Negligible 0 Not 

Significant + 

3 
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68 Church House Grade 2 

listed building 

1353983 L-shaped early C19 house. Two storeys. Three 
windows facing south. Red brick. Modillion eaves 
cornice. Slate roof. Glazing bars intact. Semi-
circular tympana over those on first floor. Doorway 
with pilasters, pediment, semi-circular fanlight and 
door of six fielded panels. Long L-wing behind to 
north-east in coursed stone with five windows 
facing east. 

High + 3 Negligible 0 Not 

Significant + 

3 

69 Ancaster House, Ancaster 

Place 

Grade 2 

listed building 

1027372 The front portion of this building dates from about 
1900. But in the centre of the west wall is some 
exposed timbering with a curved brace and infilling 
of red brick and stone. The range behind that is of 
C18 date and built of red brick and stone. The 
front is of ashlar with red brick dressings. Tiled 
roof. large round-headec doorway. Two storeys. 
Six windows. 

High + 3 Negligible 0 Not 

Significant + 

3 

70 4 Church Place Grade 2 

listed building 

1353984 C18. Two storeys. Two windows. Ashlar. 
Stringcourse. Tiled roof. Glazing bars intact. 
Doorway with flat hood over. 

High + 3 Negligible 0 Not 

Significant + 

3 

71 3 and 3 A Church Place Grade 2 

listed building 

1193526 One building. Mid C19. Two storeys. Six windows. 
Red brick with painted dressings and quoins. Tiled 
roof. Vertical glazing bars intact. Central pediment 
containing a round recess. Two doorways with 
rectangular fanlights. 

High + 3 Negligible 0 Not 

Significant + 

3 

72 Pulborough Church Place 

Conservation Area 

Conservation 

Area 

  High + 3 Negligible 0 Not 

Significant + 

3 

73 Pulborough Lower Street 

Conservation Area 

Conservation 

Area 

  High + 3 Negligible 0 Not 

Significant + 

3 

 

It is suggested that of the heritage assets identified in Table 7 the following may be more sensitive to 

potential changes to their significance; 

• New Place Manor – Grade 2 * (NHLE 1027341) 

• Archway and garden wall at New Place Manor to south east of house – Grade 2 (NHLE 

1193653) 

 

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. 

 

It is suggested that a full assessment of the significance of New Place Manor (NHLE 1027341) 

including its associated archway and garden wall to the south east (NHLE 1193653) is undertaken to 

fully understand the impact of any development on these heritage assets.  
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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.  Further studies should also be taken to 

consider whether any existing structures on the site could be considered non-designated heritage 

assets. 

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. 

It should be noted that Paragraph 195 and 196 of the NPPF requires local authorities to balance any 

harm to designated heritage assets or their setting against the public benefits of the proposal and that 

the case officer will be required to balance consideration of all aspects of the development in reaching 

a decision.  

With regards to the listed buildings 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; 

• Any new development to the north, east or west of New Place Manor should be carefully 

considered to ensure that the historic relationship between the Manor and the land in which it 

sits is preserved and enhanced. 

• New buildings should be traditionally scaled and detailed. 

• Any development should have a green boundary to the east, with development forming a 

transition between the countyside and any new housing. 

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

landscape and historic character of the locality. 
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APPENDIX G 

HERS Data MWS9181 
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