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1.1 The Proposal
As noted on the previous page, this DPA is for a residential scheme for the Site 
referred to as WNDP1.  The proposal includes:

•	 The erection of 59 dwellings comprising a mix of 1-4 bedroom homes.

•	 A tenure blind development which is 35% affordable.

•	 The construction of two vehicular/pedestrian accesses: one off Tilletts 
Lane and one off Threestile Road. 

•	 An internal arrangement providing a connected network for pedestrians 
and cyclists but disconnected for vehicles with 1/3 of dwellings accessed 
via Tilletts Lane and 2/3 of dwellings accessed via Threestile Road.

•	 The construction of an additional new pedestrian connection off Tilletts 
Lane adjacent to 52-82 Tilletts Lane apartments.

•	 The upgrade on an existing pedestrian access along Footpath 1430 between 
Threestile Road and Church Street.

•	 A variety of landscaped public open spaces including orchards, meadows, 
a Local Area for Play (LAP) and Local Equipped Area for Play (LEAP).

•	 Drainage infrastructure including attractive surface water attenuation 
features, pumping station, and ancillary works to the new development as  
well as to correct historical water runoff issues.

•	 Visitor on-street parking and dedicated parking for the adjacent playing fields.

•	 Retention and enhancement of trees and hedgerows as buffer planting to 
improve landscape and ecological value as well as protect the adjacent 
Warnham Conservation Area.

•	 Associated on-Site infrastructure including road, footway, and cycleway 
provisions.

•	 Off-Site infrastructure improvements to Tilletts Lane and Threestile Road.  

1.2 Purpose of the Document
The purpose of the DAS is to explain the rationale behind the scheme and is a 
vital component submitted to accompany this DPA.

This statement has been prepared in accordance with the Department for 
Communities and Local Government (DCLG) publication ‘Guidance on 
Information requirements and Validation March 2010 and the statutory 
framework for DAS, paragraph 9 of the Town and Country (Development 
Management Procedure) Order 2015 (DMPO 2015) which accompanies 
government policy on information requirements for planning applications.

This guidance defines a DAS as a ‘short report accompanying and supporting 
a planning application to illustrate the process that has led to the development 
proposal, and to explain the proposal in a structured way. However, clearly 
sites which are large and complex in nature will require a level of detail and 
thoroughness and the guidance reflects this is stating ‘statements must be 
proportionate to the complexity of the application’.

1.3 Document Content
Following this introductory chapter, the document is organized as follows:

•	 Section 2 - Vision: Outlines the overarching vision for the proposed 
development.

•	 Section 3 - Planning Context: Provides a summary of the national and 
local planning context and relevant national guidance.

•	 Section 4 - Context Analysis: Describes the Site and its context, 
identifying the constraints and opportunities that inform the proposals.

•	 Section 5 - Masterplan Design Concept:  :  Outlines the design approach, 
explaining in detail the principles that guided the design proposals and the 
preparation of the masterplan. It emphasises best practices in urban design 
and place-making, considering aspects such as scale, density, massing, 
height, landscape structure, layout, and access arrangements.

•	 Section 6 - Character Areas: Describes the various character areas within 
the proposed development, focusing on architectural and urban form. It 
explains how the Site will foster an attractive, sustainable neighbourhood 
with a distinct character that positively integrates with its surroundings 
and reinforces Warnham’s local character.

•	 Section 7 - Conclusion: Provides a summary of key objectives.

•	 Appendix I - Schedules the Warnham Neighbourhood Development Plan 
and describes how this application meets these policies.	  

The DAS illustrates how the masterplan will create an attractive, sustainable 
neighbourhood, characterised by a unique sense of place and integration with 
Warnham and its surroundings.

1.4 Team Structure
The Applicant has assembled an experienced and dedicated multidisciplinary 
team to ensure that the proposals result in high quality development that 
respects current design and planning guidance and the Local Plan. The team 
includes:

•	 Masterplanning and Architecture: ADAM Architecture

•	 Planning Consultant: Batchellor Monkhouse 

•	 Landscape Architecture: Terra Firma Consultancy

•	 Heritage and Archaeology: Gingerbread Heritage

•	 Transport and Movement: Bright Plan Civils

•	 Ecology: Animal Ecology Wildlife Consultants 

•	 Arboriculture: MDJ Arboricultural Consultancy

•	 Flood Risk, Surface Water and Foul Water Drainage: Motion 

•	 Landowner: Warnham Park Estate 

•	 Applicant: Broadbridge HeathTrust

The DAS should be read in conjunction with the other submitted documents 
and drawings from the wider team that form part of this DPA submission. 

1.0 INTRODUCTION
This Design and Access Statement (DAS) has been prepared by ADAM 
Architecture on behalf of Broadbridge Heath Trust (Applicant) in support of 
a Detailed Planning Application (DPA) for Land to the East of Tilletts Lane, 
Warnham (Site).  The Site is referred to as WNDP1 within the Warnham 
Neighbourhood Development Plan (WNDP) 2017-2031. This application 
seeks permission for: 

This DAS will introduce the Site, explain the background to development, 
review the immediate and local context in detail, provide site analysis, 
and describe the evolution of the designs in the context of the Warnham 
Neighbourhood Development Plan 2017-2031. These elements form the 
backbone for understanding the proposed designs in this application.

The Site shown in the context of Warnham
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Erection of 59 dwellings (35% affordable) with 
associated open space, landscaping, parking, access, 

and drainage infrastructure.

Warnham Neigbourhood Development Plan 2017-2031 policies map highlighting Site as WDNP1

1.0 INTRODUCTION
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The Site offers an exciting, strategic and sustainable development 
opportunity for Warnham.

As Landowner, the Warnham Park Estate is a local, long-term 
landholder in Warnham, and as such has a vested interest in a high-
quality improvement to the environment that lasts in perpetuity. This 
can be seen in their approach to development nearby at Caryll Place.

The Landowner’s vision puts contextual place-making first. For 
example, they commissioned the Warnham Pattern Book in 2021 to 
identify local building traditions, styles and place making principles 
that could inspire the development. By using this Pattern Book, the 
Site will have a strong sense of place, with development patterns and 
architectural styles consciously rooted in the local context of Warnham.

The new development will be a good neighbour to existing residents, 
respecting privacy and existing amenities, whilst also providing 
new amenities. The Site will offer improved access routes, open 
space provision, flood mitigation and additional parking to new and 
existing residents.

The mix of house types and tenures have been determined in 
consultation with Horsham District Council (HDC) to help best meet 
the current housing needs of Warnham residents. These are focussed
on affordable starter homes and down-sizing homes.

The Landowner is not a house builder, nor is the Site under an option 
agreement to a house builder. The Applicants are therefore able to 
ensure that the land is developed by appropriate house builders, who 
will be obliged to follow specific design parameters so that a successful 
new neighbourhood emerges over time.

The Warnham Park Estate and their team have a vested interest in 
ensuring the development is right, from the first parcel to the last.

2.0 VISION

Sketch perspective of dwellings and parkland landscape east of Tilletts Lane

3.1 Introduction
Section 38(6) of the Planning and Compulsory Purchase Act (2004) 
requires that planning applications are determined in accordance 
with the provisions of the statutory Development Plan unless material 
considerations indicate otherwise. 

The Development Plan for the Site comprises the Horsham District Planning 
Framework 2015 – 2031 (adopted 2015), and the Warnham Neighbourhood 
Plan 2017-2031 (made 2019). 

Material considerations include the National Planning Policy Framework 
(2024), and the following local Supplementary Planning Documents and 
Guidance:

•	 Planning Practice Guidance

•	 Air Quality and Emissions Mitigation Guidance for Sussex (2020)

•	 Planning Advice Note: Facilitating Appropriate Development (2022)

•	 Horsham District Council Open Space, Sport & Recreation Review (2021)

•	 Warnham Parish Design Statement (2007)

•	 Warnham Conservation Area Appraisal and Management Plan (2020)

•	 West Sussex Parking Standards

For a detailed analysis of all relevant planning policies and material 
considerations please refer to the Planning and Affordable Housing 
Statement. Provided below is a summary of the key policies.

3.2 Local Planning Policy: 
Horsham District Planning Framework

The Horsham District Planning Framework is now more than 5 years old, 
however contains a number of development control policies of importance. In 
particular:

•	 Policy 16 supports schemes being brought forward through 
Neighbourhood Plans.

•	 Policy 16 also requires 35% of dwellings to be affordable on sites of 
15+ dwellings.

•	 Policy 25 requires new developments to protect, conserve and 
enhance landscape and townscape character, taking into account areas 
identified as being of landscape importance, the individual settlement 
characteristics, and maintains settlement separation.

•	 Policies 25 and 31 require new developments to maintain and enhance 
the Green Infrastructure Network and the existing network of 
geological sites and biodiversity.

•	 Policy 32 requires high quality and inclusive design for all new 
development based on a clear understand of the local, physical, social, 
economic, environmental and policy context.

•	 Policy 33 sets out development principles in order to conserve and enhance 
the natural and built environment. These include making efficient use 
of land, avoiding unacceptable harm to neighbouring amenity, ensuring 
a high standard of design and layout which relates sympathetically with 
the built and natural surroundings, and using high standards of materials, 
finishes and landscaping. Developments should be locally distinctive and 
take into account relevant Design Statements and Character Assessments. 
Existing important landscape and natural features should be retained. 
Layouts should maximise solar gain and incorporate convenient, safe 
and visually attractive areas for parking and bin storage. Measures to 
reduce opportunities for crime should be taken and there should be a clear 
distinction between public and private spaces.

•	 Policy 34 requires development affecting heritage assets to reinforce 
the special character of the historic environment, make a positive 
contribution to the character and distinctiveness of the area, and retain 
and improve the setting of heritage assets.

•	 Policy 35 requires development to make a clear contribution to 
mitigating and adapting to the impacts of climate change and to 
meeting the district’s carbon reduction targets.

•	 Policy 36 requires development to contribute to clean, efficient energy.

•	 Policy 37 requires proposals to deliver sustainable design, including 
maximising energy efficiency, limiting water usage, encourage the use 
of natural lighting and ventilation and incorporating measures which 
enhance the biodiversity value of development.

•	 Policy 38 requires proposals to incorporate the use of sustainable 
drainage systems, or water management measures, where there is 
potential to increase flood risk.

•	 Policy 39 states that the release of land for development will be 
dependent on there being sufficient capacity in the existing local 
infrastructure to meet the additional requirements arising from new 
development, or suitable mitigation arrangements for the improvement 
of the infrastructure, services and community facilities caused by the 
development being provided. Where there is a need for extra capacity, 
this will need to be provided in time to serve the development or by a 
relevant phase of the development.

•	 Policy 40 encourages development proposals which promote an 
improved and integrated transport network, with a re-balancing in 
favour of non-car modes as a means of access to jobs, homes, services 
and facilities, will be encouraged.

•	 Policy 41 requires adequate parking and facilities to be provided within 
developments to meet the needs of anticipated users

In addition, Strategic Policy 1 reflects the presumption in favour of sustainable 
development set out within the National Planning Policy Framework. 

Strategic Policy 2 sets out the District’s spatial strategy which seeks to focus 
development in and around the key settlement of Horsham and allow for 
growth in the rest of the district in accordance with the identified settlement 
hierarchy set out within Strategic Policy 3.  Strategic Policy 3 grades Warnham 
as a ‘medium village’ offering a moderate level of services, facilities and 
community networks, together with some access to public transport.

The accompanying policies map confirms the Site is subject to a 
Neighbourhood Plan allocation and abuts the Warnham Conservation Area.

.

3.0 PLANNING CONTEXT

Cover of Horsham District Planning 
Framework 2015 – 2031

Cover of Warnham Neighbourhood 
Plan 2017-2031

Horsham District
Planning Framework
(excluding South Downs National Park)

November 2015

Images: Toby Phillips
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Warnham Neighbourhood Development Plan

Policy W6 of the Neighbourhood Development Plan is the principal Development 
Plan policy against which the Site should be considered. The policy allocates the 
Site for a minimum of 50 dwellings and sets out the following criteria against 
which a scheme will be assessed:

a)	 the provision of a minimum of 50 dwellings;

b)	 the provision of affordable housing which meets the requirements of 
HDPF Policy 16;

c)	 the provision of a range of house types in accordance with Policies W3, 
W4 and W5 of the Neighbourhood Plan;

d)	 the provision of accessible public green space within the Site 
commensurate with the scale of development;

e)	 the provision of space within the road system or by means of a car park 
to permit occasional parking of up to ten vehicles in proximity to the 
football pitch; 

f)	 the provision of appropriate access into the Site for vehicles, and 
segregated access to the Site by cyclists and pedestrians from Threestile 
Road and Church Street;

g)	 the retention and enhancement of trees and hedgerows on the western 
boundary of the Site (except where required to provide access to the Site);

h)	 the provision by landscaping of a buffer on the southern edge of the Site 
adjacent to the housing in Freeman Road to minimise visual intrusion to 
existing properties;

i)	 the provision of a buffer zone to the north of the football pitch to 
accommodate visitors and spectators to football matches;

j)	 the retention and enhancement of the established hedge along the northern 
boundary of the Site;

k)	 provision for a footpath link to the existing footpath network: paths 1428 and 
1429 and 1430, adjacent to the established hedgerows, and Tilletts Lane;

l)	 the provision of a footpath link from the south-west corner of the Site to 
Tilletts Lane; and

m)	 the development shall respect the amenity of neighbouring properties, 
conserve heritage assets in the Conservation Area and the setting of 
relevant listed buildings.

Proposals for new and improved utilities infrastructure will be encouraged and 
supported in order to meet the identified needs of the community

The accompanying text refers to two desired infrastructure improvements in the 
immediate vicinity of the Site. These include improvements to the junction of 
Tilletts Lane and Threestile Road (north-west of the Site) to improve visibility, 
and the resurfacing of a currently-informal parking space on Tilletts Lane near 
footpath no. 1427.

Site development principles are illustrated on the plan below and include access 
options, footpath and junction improvements and layout considerations.

Policy W1 requires new development to be focused within the Built-Up Area 
Boundary.

Policy W2 requires a minimum of 50 new residential dwellings to be provided 
within the parish up to 2031.

Policy W3 sets out the expected housing mix for sites in Warnham to ensure 
new provision contributes towards meeting the identified housing needs of the 
Warnham parish. This requires 15-20% to be 1 bed dwellings, 40-45% to be 
2-bed, 35-40% to be 3-bed and 5-10% to be 4+ bed dwellings. An alternative 
mix will only be permitted where new evidence demonstrates a need.

Policy W4 provides support for developments that provide 25% of dwellings 
to Lifetime Homes standards. The Lifetime Home standard has however now 
been replaced by the optional building regulations M4(2) entitled ‘accessible and 
adaptable dwellings’.

Policy W5 sets out design requirements for residential developments. Such 
developments should consider the surroundings, neighbouring amenity, design, 
and the protection of priority habitats. Residential developments should also 
meet prescribed criteria relating to parking provisions, boundary treatment, the 
protection of heritage assets, good pedestrian and cycle connections to facilities, 
refuse facilities, maximum heights of buildings, and vehicular and pedestrian 
safety. Developments should also contain a proportion of single storey dwellings.

Policy W9 requires the minimum number of car parking spaces to be provided for 
all new residential developments, in accordance with the West Sussex Residential 
Parking Demand Calculator. Parking for visitors, service vehicles and cycles 
should also be provided.

3.0 PLANNING CONTEXT
3.3 National Planning Policy
National Planning Policy Framework 

The NPPF (2024) sets out the three dimensions to sustainable development: 
economic, social and environmental within Paragraph 8. These dimensions give 
rise to the need for the planning system to perform a number of roles, namely:

•	 An economic role – to help build a strong, responsive and competitive 
economy, by ensuring that sufficient land of the right type is available in 
the right places and at the right time; 

•	 A social role – supporting strong, vibrant and healthy communities by 
ensuring that a sufficient number and range of homes can be provided to 
meet the needs of present and future generations; and by fostering a well-
designed and safe built environment, with accessible services and open 
spaces that reflect current and future needs and support communities’ 
heath, social and cultural well-being; and

•	 An environmental role – to contribute to protecting and enhancing our 
natural, built and historic environment, including make effective use of 
land, helping to improve biodiversity, using natural resources prudently, 
minimising waste and pollution, and mitigating and adapting to climate 
change. At the heart of the Framework is a presumption in favour of 
sustainable development. Paragraph 11c confirms that for decision 
taking this means approving development proposals that accord with 
the development plan without delay.  However, Paragraph 11d states 
that where there are no relevant development plan policies, or the 
policies most important for determining the application are out of date, 
permission should be granted unless policies in the NPPF that protect 
areas or assets of particular importance provides a strong reason for 
refusing the development proposed, or any adverse impacts of doing 
so would significantly and demonstrably outweigh the benefits when 
assessed against the policies in the NPPF as a whole, having particular 
regard to key policies for directing development to sustainable locations, 
making effective use of land, securing well-designed places and 
providing affordable homes, individually or in combination.

3.4 National Design Guidance
National Design Guide (published 2019)

The guide sets out the characteristics of well-designed places, helping ensure 
new developments are sustainable, attractive, and functional. 

The guide sets out 10 core principles that contribute to successful, sustainable 
design:

1.	 Context – Understanding and responding to the local surroundings, 
including landscape, history, and culture.

2.	 Identity – Creating distinctive, characterful places that reflect local 
features and materials.

3.	 Built Form – Arranging buildings, blocks, and streets to create a coherent 
urban structure.

4.	 Movement – Designing for accessible and well-connected places that 
prioritize walking, cycling, and public transport.

5.	 Nature – Integrating natural features, green spaces, and biodiversity into 
developments.

6.	 Public Spaces – Ensuring safe, social, and inclusive outdoor areas that 
encourage interaction.

7.	 Uses – Supporting a mix of compatible activities and functions, including 
homes, work, shops, and services.

8.	 Homes and Buildings – Providing high-quality, functional, and adaptable 
buildings that meet user needs.

9.	 Resources – Promoting sustainable design that uses resources efficiently 
and minimizes carbon footprint.

10.	 Lifespan – Creating places that are durable, adaptable, and able to evolve 
over time

3.0 PLANNING CONTEXT

Cover of National Planning Policy 
Framework, 2024

Warnham Neighbourhood Development Plan – Site Development Principles

Cover of National Design Guide, 2019
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The proposals for the Site have been informed by a detailed analysis of the 
application area and its wider context. This comprehensive analysis is described 
in a series of specialist consultant reports that accompany this application and 
are summarised in this section.

This analysis and research are a source of inspiration and insight into what 
makes the area attractive and distinctive and provides a framework that has 
guided the development. 

4.1 The Site and Immediate Context
The Site is located immediately north-west of Warnham in the borough of 
Horsham District Council covering a red line area of 4.33 ha (10.72 ac).

The north boundary of the Site is marked by a hedgerow with mature trees and 
further agricultural fields beyond and up the hill.  

The east boundary of the Site also abuts a hedgerow with mature trees shared 
by dwellings in the Warnham Conservation Area. Beyond this is the Warnham 
Village Green. 

To the south-east, the boundary is shared by the existing playing fields. These 
playing fields have a relatively new and smaller hedgerow separating the Site 
from the pitch. Visible across the pitches further south is the Warnham C of 
E Primary School and playground.

The south boundary to the Site is delineated by a significant mature treed 
hedgerow and scrubland backing on to the residences fronting Freeman Road 
and the apartments at 52-82 Tilletts Lane.  

Finally, the west boundary of the Site is Tilletts Lane, which has a steep 
embankment with hedgerow, mature trees and scrubland closely bounding 
both sides of the lane. The far side is a butterfly reserve with local footpaths. 

The main body of the Site is contained within two fields, which are currently 
used for agricultural purposes. As noted, there are hedgerows and mature trees 
along the perimeter and also between the two fields, but away from these edges 
the parcels are largely free from development constraints.

In addition to the two fields, the Site includes two additional arms of land 
to facilitate connections with Warnham.  In the north-east, the existing field 
access between ‘Robinsgreen’ and ‘Lowood’ is included to provide a formalised 
vehicular and pedestrian/cycle access to Threestile Road. A connecting arm is 
also included to the south-east corner of the Site running east of the Warnham 
playing fields and primary school. This is included to facilitate an upgrade to 
the existing Footpath 1430 and surface drainage already on Site.  

Existing field access is served from Tilletts Lane in the north-west corner of the 
site, and from Threestile Road between properties ‘Robinsgreen’ and ‘Lowood’. 

Footpath 1430 runs along the latter of these and down the inside east edge of the 
Site. The site is used by dog walkers with a well-worn path in the south-west 
corner. A permissive footpath runs along the northern boundary of the playing 
fields.

The topography of the Site is sloping with a high point in the north-west to a 
low point in the south-east, with a fall of approximately 14 m across the larger 
field, and 7m across the smaller field.

The Site is located within an area of low risk of flooding and is completely 
outside of the Green Belt. 

Apart from the highways land (included within the redline for access 
improvements) the Site is within the ownership of the Landowner.

4.0 CONTEXT ANALYSIS

1. View across smaller field 2. View across larger field 

3. View along Footpath 1430 4. View of existing access via Threeesitle RoadSite Location plan 
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4.0 CONTEXT ANALYSIS
4.2 Connections  
The Site is within walking and cycling distance to the centre of Warnham, 
making it highly accessible to the village of Warnham. 

Further afield, Horsham which is 5.7 km (3.6 miles) south-east of the Site 
can be reached by bus in approximately 20 minutes. There are regular bus 
services along Knob Hill between Warnham and Horsham.  

By vehicle, Horsham is accessed via the A24/A264. The A264 provides 
further access east to Crawley, the M23, A23 and Gatwick Airport. The A24 
provides connections south through Horsham, Southwater, and eventually 
the coast. Heading north, the A24 provides connections to Dorking, 
Leatherhead, the M25 and London.

For rail travel, Warnham Station lies 1.5 km (0.9 miles) to the east, and 
Horsham Station is 3.8 km (2.3 miles) to the south-east.  Horsham Station 
provides regular train services to key destinations including London Victoria 
via Gatwick Airport, Portsmouth Harbour, Peterborough and Bognor Regis. 

Given its proximity to Warnham with good road, rail, and bus services to 
regionally significant employment areas, the Site makes an attractive location 
for new residential development.

Diagram showing the Site and available transport connections 
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4.0 CONTEXT ANALYSIS
4.3 Facilities	
As the Site is immediately adjacent to Warnham, it is within a short walking 
distance to all the facilities and amenities available to Warnham including: 

•	 Warnham C of E Primary School;

•	 Football pitches,

•	 Cricket pitch;

•	 Nursery;

•	 Playgrounds and recreational facilities;

•	 Corner Shops;

•	 Pubs;

•	 Warnham Village Hall; 

•	 St Margaret’s Church;

•	 Allotments; and

•	 Bus Stops.

Furthermore, Horsham is a 25-minute walk, short bus ride, or 7-minute cycle 
journey away and provides an even greater range of additional facilities and 
services.

The proximity of Warnham facilities nearby amities in Horsham enhances 
the Site's appeal as a residential development, promoting a convenient and 
vibrant community that supports a high quality of life for its residents.

Diagram showing the Site in context of readily accessible local facilities

4.0 CONTEXT ANALYSIS
4.4 Urban Context
Due to the Landowner's enduring connection with Warnham, the Applicant 
is committed to respecting the character and heritage of Warnham and the 
surrounding small towns and villages. ADAM Architecture has researched 
how the region has grown, focusing on the distinctive characteristics of 
individual neighbourhoods, as well as the varying housing types and densities.

The culmination of this research is the Pattern Book by ADAM Architecture. 
This research can be a source of inspiration and insight into what makes the 
area attractive and distinctive and will provide a framework to guide any 
further development, ensuring it aligns harmoniously with its local context. 
By drawing inspiration from the architectural styles and placemaking 
qualities that define Warnham, the project seeks to enhance the area’s 
unique identity while contributing positively to its future success as a place 
to live and work. This thoughtful approach underscores the importance of 
community and heritage in the development process, fostering a sense of 
place that resonates with both current residents and newcomers alike.

4.4.1 Historic Urban Character 
Warnham is a historic village and civil parish that dates from the 12th 
century, approximately 2 miles north-northwest of Horsham. 

Relationship with surrounding settlements

When studying the pattern of development of Warnham and surrounding 
villages, it is evident that dispersed independent settlements is a character 
trait in this part of East Sussex. Although Warnham is close to Horsham 
there is a significant green band of natural and agricultural land separating 
the two.

Warnham Park is a present and historic buffer to coalescence between these 
settlements. The gaps between villages are extensive and emphasised by 
topography and perform a role of aiding the retention of local distinctiveness 
of each village. This further creates a sense of local identity and is of great 
value to each village as these continue to evolve along their own path.

The north-western development edge of Horsham can be seen from high 
points north of the village, in view over Warnham’s own roofscape. There is 
a layering of tree belts between and beyond fields, farmland and Warnham 
Park that emphasise the layering in channelled views, leaving an unbroken 
natural skyline. Roofs sits generously below the tree ridge beyond to make a 
significant natural backdrop in short views looking south.

The Warnham Pattern Book, 2021

W A R N H A M

P A T T E R N   B O O K

W A R N H A M   E S T A T E

Warnham Estate

October 2021 
Version 1 
HP/6294
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4.0 CONTEXT ANALYSIS
Historic development of the area

Warnham originated in the Wealden forest, an area dense with Oak and Ash trees. Around the 
late 11th century, settlers began clearing parts of the forest to graze pigs, living in huts scattered 
across the clearings. These isolated farmsteads predated the formation of the village, which is 
not listed in the Domesday Book. By the 12th century, these scattered farms expanded through 
further forest clearance, with their irregular field patterns indicating gradual development. 
Permanent farmhouses emerged at the center of each farmstead, and Warnham likely evolved 
from the clustering of these farms.

By the mid-12th century, a small settlement had formed in a valley between Knob Hill and 
Bailing Hill, growing around a church—likely the predecessor of today’s St Margaret’s Church, 
whose oldest parts date to the 14th century. The name “Wernham” or “Werneham” first appears in 
records in 1272, by which time substantial homesteads existed. These farms produced crops and 
raised livestock, particularly pigs, and were centered around timber-framed houses that formed 
small communities. By 1327, Warnham tithing included 22 taxpayers, increasing slightly by 1332.

Some forest clearance may have supported iron-working industries, while the 14th and 15th 
centuries saw sheep farming rise with the wool trade. This contributed to additional pasture 
and field creation. In Tudor times, expanding prosperity led to larger and upgraded homes for 
wealthier landowners. Yeoman farmers emerged, reclaiming more land and forming a pattern of 
scattered farms that remained into the 19th century. Many existing farms trace back to the 1500s.

By the 17th century, Warnham resembled its modern form, with a village nucleus of cottages 
and tenements along The Street and Friday Street. These homes often had crofts or orchards. 
While Friday Street may have been an independent settlement, this remains uncertain. Maps 
suggest open land separated it from Church Street until the 1840s.

In the 18th and 19th centuries, gentry built grand homes and parklands, such as Field Place 
and Warnham Park (created in 1829). Other estate houses included Northlands, Mayes, and 
Ends Place, often designed in the vernacular revival style. The 1800s saw further construction, 
including brick terraces and estate cottages.

A major turning point came in 1867 with the Horsham-Dorking railway and Warnham station. 
Station Road was built, and Victorian worker terraces appeared nearby. The brickworks and 
Warnham Court Farm also contributed to village growth. The 20th century brought further 
development, especially westward, including council housing by the 1950s and later housing 
developments near Church Street and Warnham Court.

In 1976, Warnham was designated a Conservation Area, with boundaries reassessed in 2020 to 
preserve its historic and architectural character.

Recent development of the area

The recent pace of Warnham’s development is slow. Private enterprises have over the years 
implemented housing developments on contained parcels of land within the settlement boundary, 
most recently at Wyvern Place. Some of these were significant additions to Warnham at their 
time of development. There has been little development in the parish since 2006 apart from a 
recent development of 14 dwellings and this slow pace of development is probably one of the 
key reasons Warnham has retained its village feel. There are currently around 500 dwellings 
within the settlement boundary, 900 in the Parish of which 91 are listed buildings.

It is a noted objective of the Warnham Neighbourhood Development Plan to maintain the 
identity of Warnham as a distinct, tranquil, rural parish. The scale of new development provided 
for through their plan reflects this.

1874

1835

Today

1840

1898

1968

Historic patterns of development  in Warnham.  New development added after the year of the  previous map is in red.

4.0 CONTEXT ANALYSIS
4.4.2 Urban Character 

The design, form, materials and composition of historic built form in Warnham 
and the surrounding area have influenced the masterplan and detailing of the 
new dwellings on this scheme.

Closing a vista

In Warnham, there are numerous places that provides visual richness in the 
streetscape and frame vistas. Historically, one must assume some effort has 
ensured the positive contribution of landmark buildings terminating views and 
framing green spaces. This is reinforced by building features that add visual 
interest in both near and long distance views.

The area tends not to rely on grand architectural statements to close a view 
- rather, there are more examples of street curvature gently closing a vista, 
or shifts in street alignment around building plots. The result is an informal 
arrangement of buildings organised sinuously along historic routes with a 
comforting mix of building variation.

It is the composition of views that makes places interesting for people. Views 
can enhance sense of safety and overlooking of enclosed spaces. The types of 
views can be categorised as: panorama, vista, deflected view, and closed vista.

Boundary treatments 

Boundary treatments in Warnham play a key role in defining the village’s 
character. They are consistently used, but varied in material: walls, fences, 
railings, gates, and hedges. 

Low brick walls, typically 2–3 feet high and often mortared with decorative 
coping stones, are commonly found set directly against the back of the 
pavement, sometimes paired with hedges to reinforce boundaries between 
public and private spaces.

Timber fences, such as picket and split-rail styles, contribute to the village’s 
informal and rural feel. These are also around 2–3 feet tall and either left 
untreated or painted in pale, neutral tones, positioned either on the pavement 
edge or within grassy verges.

Railings are less prevalent and generally functional in design. They are more 
common along primary roads where a formal appearance is needed, while estate 
railings sometimes appear in rural or green-fronted areas.

Gates in Warnham are modest and sympathetic to the village context. Most 
are made of timber, either natural or painted neutrally, and attached to brick 
or stone walls. Metal gates, though rarer, tend to be linked to more historic 

or formal properties. Vehicle gates are uncommon and, when present, are 
typically left open.

Hedges are a frequent boundary feature, often used with walls or fences. 
Positioned at the back of the pavement or slightly set back along shared surfaces, 
they add greenery and privacy, especially where front gardens are deeper.

Together, these elements create a well-defined, cohesive, and characterful 
streetscape throughout Warnham.

Panorama

VistaDeflected view

Closed vista

 Types of views found in Warnham: deflected view, vista, closed vista and panorama Examples of boundary treatments in around Warnham: walls, fences, railings, gates and hedges

Low stone wall with round brick coping

Local example of hedge boundary

Round top picket fence Brick piers and motal gate

Split rail timber fenceLow hedge and railing combination
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4.0 CONTEXT ANALYSIS

Setback

Apart from a few pubs and community facilities, frontages to streets are 
domestic character. 

A significant proportion of dwellings take access directly off the street but side 
access via a lane does feature too. Set-back to public realm varies but small 
front gardens are dominating. 

Cottages and smaller houses along many of the historic lanes often have 
access direct onto shared surface streets. In more recently developed areas a 
traditional carriageway with single sided or dual pavements are commonplace.

In the central (historical) parts of Warnham there is a limited amount for 
dwellings that are situated closer to the edge of the street, with only a 1m 
privacy strip as defensive area by the front door. Although a rare occurrence, 
these buildings provide a welcome character change along a route adding to 
its sense of place.

Larger buildings often offer a level of privacy created by increased set-back.

Occasionally buildings are located with minimal 
set-back to pavement

4-6m semi-private front garden space is a common local feature

Minimal set-back and achieved by slight level change 
and change in surface material

‘Private’ grass verge extends set-back whilst maintaining an 
openness to for example green open space

Extensive front garden screened by ornamental planting or 
substantial hedge

4.0 CONTEXT ANALYSIS

Density

Development density plays a party in understanding the character of Warnham.  
An assessment of the local density pattern reveals a wide range across 
Warnham. Consequently, it is appropriate for new development to respond 
to local density ranges but also note the reasons for particular densities. For 
example, a tight development front with the appearance of high density might 
be lower density than a looser development pattern by having extensive rear 
gardens. The variety of development density is illustrated below.

Captions?

Area (HA)		  3.1
No. of Dwellings		  43

Density (Units/HA)	 14.0

Mixture of semi-detached and detached 
dwellings and terraces. Predominantly 
two storey buildings of similar scale. 
Low density due to long gardens not 
often in obvious view from the street.

On-plot and on-street parking.

Density study - Bell Road

Area (HA)		  3.1
No. of Dwellings		  43

Density (Units/HA)	 14.0

Mainly detached dwellings. 
Predominantly one and a half or two 
storey buildings.

Primary on-plot parking.

Density study - Caryll Place

Area (HA)		  1.0
No. of Dwellings		  20

Density (Units/HA)	 20.0

Mainly semi-detached dwellings 
and terraces arranged around a 
shared parking court and green area. 
Predominantly one or two storey 
buildings.

Parking court.

Density study - Tilletts Lane

Area (HA)		  3.8
No. of Dwellings		  77

Density (Units/HA)	 20.5

Mixture of dwelling types including 
terraces, detached and semi-detached 
houses and apartments court. 
Predominantly two storey buildings.

On-plot and on-street parking.

Density study - Friday Street

Area (HA)		  1.4
No. of Dwellings		  30

Density (Units/HA)	 21.5

Mainly terraces and some detached 
dwellings arranged around a shared 
green area. Predominantly one and 
a half or two storey buildings.

Primary parking courts and some 
on-plot parking.

Density study - Wywern Place

Area (HA)		  0.6
No. of Dwellings		  18

Density (Units/HA)	 28.0

Mainly detached and semi-detached 
dwellings. Predominantly two storey 
buildings. 

Primary on-plot parking.

Density study - Gregsons

Area (HA)		  5.6
No. of Dwellings		  160

Density (Units/HA)	 28.5

Mainly terraces and semi-detached 
houses with some apartment buildings. 
Predominantly two storey buildings and 
some one storey buildings.

Primary on-plot parking with some
on-street parking and parking courts.

Density study - Lucas Road
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4.0 CONTEXT ANALYSIS
4.5 Building Context
4.5.1 Building Typology

The cottage vernacular

Throughout the area, there is a strong tradition of vernacular brick 
and tile hung cottages.

These cottages are of varied size from 2-up-2-down to larger 
4-bedroom homes. Although humble in their basic form, the 
detailing can often be elaborate and ornamental with prounounced 
chimneys.  Some of the older properties are asymmetric types, but 
commonly two bay cottages, sometimes linked in terraces or small 
groups. Some buildings have a gable end facing the road, often 
feature rich, and form a key piece of the streetscape.

Symmetric house types - Narrow fronted semi-detached or 
terraces

Narrow fronted houses are common, more often as semi-detached 
than longer runs of terracing. They tend to be in settings that are 
more urban in character, for example along the main through roads 
in Warnham. The area has a strong character of individual linked 
built form from a variety of eras going back to the late 19th century. 
Terraced and semi-detached houses are typically two storeys, 
without dormers but some recent roof conversions occur.

Symmetric house types -Wide front, three bay

Three bay houses are relatively common in the area and would 
traditionally have been a step above the smaller, two-bay terrace, in 
terms of status. These can be found throughout Warnham and the 
surrounding villages, usually set in larger plots.

Examples of cottage vernacular in Warnham Example of symmetric, narrow fronted house types 
in Warnham

4.0 CONTEXT ANALYSIS
4.5 Building Context
4.5.2 Building Materials and Details
Walls

Through the area, there is a strong tradition of simple, vernacular cottages, 
commonly clad with brick and hung tiles. Weatherboarding is sometimes seen 
on humbler properties. Occasionally there are examples of painted brickwork.

There is quite a range of architectural freedom in ornamentation and building 
detail, particularly in patterns of tile hanging. The palette of materials has 
its roots in the local area and help define a sense of place. Local material 
colours, particularly the colour of tiles is striking and really bring buildings 
to life. The composition between pale colour painted brickwork, red tiles 
and muted local stone creates a unique and rich character.

Roofs 

There is a wide variety of roof pitch in the local area, from slate roof cottages 
at around 25-degree pitch to larger homes with tiled roofs at 50-degrees that 
are adorned with chimney stacks and clay pots. 

Front gables generally have a steeper pitch. Eaves are generally parallel with 
the road and there is a tendency towards a simple roofscape. Occasionally, 
when gable ends are set along the road edge they tend to have significant 
articulation, often with decorated tile hanging, elaborate architrave detailing 
and window arrangement.

There is a variation in the palette of roofing materials, but the majority 
are plain clay tiled. Slate is also common. Some Horsham stone slate in 
diminishing courses can be found on older properties. Thatch is generally 
not seen in the area and parapets tend not to feature.

Eaves 

Eave types are generally simple in Warnham with many being close clipped 
with simple rise and fall brackets and fascia boards flush with the facade. 
Exposed rafters with relatively short overhang also feature throughout the 
village, some decoratively cut. Some building’s eaves boast a small overhang 
with a soffit. Corbelled eaves, particularly on brick buildings, at one or two 
bricks high adds to the character of some buildings. 

Warnham also has some excellent examples of decorated barge boards. 

Chimneys

Because of the general absence of dormers, chimneys tend to be the 
prominent feature of roofs, even when they are humble in architectural form. 
In most cases, chimneys are constructed from bricks. There is a wide variety 
of chimney styles present. Smaller houses and cottages have relatively simple 
chimney detailing and are generally short. Chimneys from mid-nineteenth 
century buildings tend to be more elaborate, often grouped and sometimes 
twisting in form. Clay pots may have been added later.

Flemish bond with flared headers

Tile hanging

Local stone wall

Incidents of weatherboarding
Examples of wall types around Warnham

Examples of roofs and gable-ends around Warnham

Examples of eaves around Warnham

 Examples of chimneys around Warnham

Examples of wide fronted cottages in Warnham
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4.0 CONTEXT ANALYSIS
4.5 Building Context
4.5.2 Building Typology Building Materials and Details

Windows 

There is a mixture of window styles throughout Warnham and surrounding 
areas but notably timber casement and sash windows with vertical proportion 
are most common. Colours are usually white but olive and other shades of 
green can be found on both brick and pale render buildings. Occasional darker 
or black frame windows provides variation in the local window pattern. 

There are also examples of simple bay windows. Bays are usually modest 
in scale enhancing the cottage character and not at a grand scale bar from a 
few larger buildings. 

Larger windows or combination of windows are reserved for few higher 
status houses dotted around each settlement, creating an attractive mixed 
character. A combination of window styles is not uncommon.

Doors

Doors follow a hierarchy with the most elaborate door surrounds reserved 
for higher order buildings. Higher status buildings sometimes have a modest 
classical surround or canopy. Doorways are simply punched into the wall or 
have a simple brick arch, surround or head. The structure of cottage doors is 
also simple with punched wall openings under brick arches or lintels hidden 
behind simple timber door surrounds. 

Fan lights are not very common; however door glazing can be seen frequently 
in a variety of configurations.

Most doors are aligned with the front facade and some have step free access 
onto the pavement, however, more often the doors are at the top of one or 
two steps.

Canopies and Porches

Doors surrounds and canopies reinforces a building hierarchy. Higher status 
buildings sometimes have a modest classical surround or canopy. 

There is wide variety of decorative elements to the structure of canopies. 
For cottages a pitch roof or simple flat canopy is most common. Columns or 
highly decorative bracketed canopies are found on more prominent buildings.

 Examples of windows around Warnham  Examples of doors around Warnham  Examples of canopies and porches around Warnham

4.0 CONTEXT ANALYSIS
4.6 Landscape Character
The Applicant has appointed Terra Firma Consultancy to provide landscape 
architectural services for the Site. This includeds a Landscape and Visual 
Evidence and Impact Assessment (LVE&IA) which, comprises: 

•	 Developing an understanding of the Site and its setting; 

•	 Defining what matters most about the landscape and visual aspects; 

•	 Incorporating these into the best possible development proposals which 
maximises opportunities and potentials; and 

•	 Minimises and mitigates harm. 

Landscape and Visual Impact Assesment (LVIA)

The landscape and visual baseline can be found as LVIA Volume 1 with the 
accompanying submission material.

This includes a thorough analysis of all the hierarchy of received landscape 
character assessment from national, down through local authority and 
parish level assessments, including observations of our own from site and 
context fieldwork.

Overall, the Landscape Condition is acknowledged as mostly good and 
overall Sensitivity is high. Despite the high degree of enclosure in many 
parts of the area, some ridgetops and slopes are prominent, and the area 
has many intrinsic landscape qualities. These were individually assessed for 
sensitivity and used to inform the design team. 

This Site is on sloping ground rising from existing settlement that has 
sensitivities relating to the open countryside edge and adjacency of the 
Warnham Conservation Area. 

Visibility was found to be localised and confined to the Site boundaries and 
only very few far views in.

Cover of LVIA, volume 1 View of Site from Threestile Road

ZTV Plan

Site visibility from Bailing Hill

Ancient woodland in the context of the Site
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4.0 CONTEXT ANALYSIS
4.7 Trees   
The Applicant appointed MDJ Arboricultural Consultancy Ltd to undertake a 
tree survey in  in June 2024 in accordance with BS5837:2012 ‘Trees in relation 
to design, demolition and construction – Recommendations.’ The subsequent 
data was used to provide the design team with the arboricultural constraints 
of the Site. By understanding the arboricultural constraints at an early stage, 
the existing tree stock has informed the Site layout, rather than the Site layout 
dictating which trees can be retained. The retained trees will be protected 
throughout development and enhanced by the implementation of a robust 
landscaping strategy following construction. Therefore, the proposals comply 
with Policy W6(g) of the Warnham Neighbourhood Plan 2017-2031.

The tree stock itself includes 76 individual trees, 11 groups of trees, and one 
hedgerow. The most numerous species recorded in the survey is English oak 
(Quercus robur), both as individual trees and within group classifications. 
Other common species include hornbeam, field maple, and common ash. 
These native species are typical of the rural environment across Sussex 
and can also be found abundantly across the surrounding agricultural 
land. Four individual trees are classified as either late-mature or veteran. 
A precautionary Veteran Buffer Zone (Natural England and Forestry 
Commission, 2022) has been applied to these trees throughout the evolution 
of the Site layout as they show veteran features (to varying degrees) that are 
of high arboricultural value. Once successfully integrated into the proposals, 
these trees will continue to develop into irreplaceable habitat in the future.

There are no Tree Preservation Orders (TPO) trees on-site, however the root 
protection area of a group of trees (TPO ref 1532) extends into the corner of the 
Site along the footpath leading from Church Street to Warnham Cricket Ground.

4.8 Ecology
AEWC Ltd conducted a Preliminary Ecological Appraisal at the Site in 
April 2024. This has been followed up by further surveys for bats, great 
crested newts, reptiles, and hazel dormice. Mitigation measures have been 
devised using the results of the surveys to avoid impacts on protected species 
and habitats resulting from the development. Furthermore, enhancement 
measures have been incorporated into the development design to improve 
the Site's biodiversity. These include the creation of areas of high-quality 
semi-natural habitat, tree planting, and hedgerow enhancement, as well as 
the provision of bat and bird boxes and log piles and hibernacula for reptiles 
and amphibians. 

Tree Constraints Plan

Veteran Trees

TPO 1532

4.0 CONTEXT ANALYSIS

Examples of the different building typologies within the conservation area

1

3

2

4

4.9 Heritage 
The application site is located partially within Warnham Conservation Area 
and is within the setting of Warnham Conservation Area and several listed 
buildings. Due to the topography of the site, the surrounding built form and 
proximity, the following buildings have the potential to see change to their 
settings as a result of the proposed new development; Old Manor House, Barn 
to North East of the Old Manor House (both grade II), The former Village 
School (grade II), The Sussex Oak Inn (grade II) and Stables adjoining No2 
(The Sussex Oak Inn) on South Side (grade II). Warnham Conservation Area

Historic Background of Warnham 

Warnham village is located two miles north-west of Horsham. It sits within a 
hollow in the landscape and is surrounded by agricultural and woodland. The 
name Warnham is believed to refer to a grazing place for feral stallions which 
roamed the forest.  

The village of Warnham likely grew from a cleared area within the principally 
wooded landscape for the grazing of swine. 

During the 12th century a larger outlying community of a physically separate 
manor grew utilising its roadside position and proximity to water in the valley. 
Historic evidence suggests there would have been a number of farmsteads by 
the 12th century which now form the historic core of the village. 

A tithing of Warnham is mentioned in 1166, but despite evidence of a 12th 
century church, likely in the location of the existing building, it is inconclusive 
if there was a nucleated settlement in the medieval period. The church itself 
has been subject to extension and alterations over the centuries, most notably 
by Sir Arthur Blomfield in 1885. 

In 1334 Warnham vil had the second highest tax assessment in the hundred 
of Steyning which suggests a dense but scattered population in the parish at 
this time.   

A new road was created from Horsham via Warnham to Dorking and Epsom 
in 1755. Richard Budgen’s map of 1724 shows the route going along School 
Hill and continuing northwards on to the A24. Following the creation of this 
new route a number of polite houses were built along School Hill to reflect the 
status of the new road. 

Warnham Court was established in 1829 and the associated parkland created at 
the same time is an important element for the context of the village. Warnham 
Court Farm was constructed in the centre of the village before 1870 and was 
the impetus for further development along Church Street. 

In 1867 a cluster of Victorian terraces, used by the workers in the local 
brickworks, were built following the introduction of the railway and creation 
of Warnham Station and Station Road.  

Additional development was undertaken to the east of Tillets Lane to 
accommodate population growth in the 20th century, firstly by the provision of 
local authority housing in the 1920s and 1930s and then by way of additional 
infill development  and redevelopment of part of the Warnham Court Gas 
Works in the early 2000s.Significance of Warnham Conservation Area 

Warnham Conservation Area is summarised by Horsham District Council in 
the Conservation Area Management Plan of being of special interest due to: 

“•	 The historic origins and development of the village through the medieval, 
post-medieval and Georgian periods is still clearly discernible in the 
surviving townscape. • Many buildings within the Conservation Areas 
are little altered from the time of their construction and designated 
in their own right as listed buildings. Many other unlisted buildings 
contribute positively to local character. 

•	 The buildings within the Conservation Areas utilise local building 
materials in a range of vernacular and historic techniques, establishing 
and reinforcing a strong sense of place. 

•	 There is a clear contrast between the historic core of the settlement and 
the countryside delineated by the Conservation Area boundary.”

The application site forms part of the rural context of the village, currently 
being undeveloped land on the outskirts of the conservation area. While it 
contributes to the green character of the area, the location of Tillets Lane to 
the east of the site, creates a sense of separation from the wider countryside 
and interrupts the longer views out of the area to the countryside. The new 
development to the south of the application site and the historic development 
to the south-east look to the existing built form of the village and provides 
a sense that the fields are not part of the wider countryside character, but 
form an area of land enclosed by roads that allow for approaches to and 
from the conservation area. While the site makes a contribution to the green 
character of the village, it is not an area of pristine countryside unaffected 
by previous development.

Old Manor House

Old Manor House was listed grade II on 22 September 1959 and updated on 
28 November 1980. The site is located c.145m to the north of the application 
site. The list description reads: 

“2. C15 timber-framed house with plaster infilling, first floor partly close-
studded, ground floor rebuilt in sandstone. Horsham slab roof. Casement 
windows. Two storeys. South front has 3 windows and 2 blocked original 
windows with wooden mullions. East front has a recessed centre with curved 
braces supporting the eaves and some timbers renewed. Four windows. Later 
additions to west and north.”

This listed building is of significance due to its architectural and historic 
interest. It is primarily of interest given its age and timber frame construction. 
Dating to the 15th century it is a good example of an early Tudor building, 
despite later changes and alterations. The use of timber, Horsham slab for 
the roof and sandstone are all indicative of locally available materials. The 
building has historic interest as part of a former farmstead. The timber frame 
is partially exposed on the building and this contributes to its significance 
in demonstrating building techniques and materials in the local area in the 
15th century. The later changes to the property show the changing needs of 
the occupiers and contribute to its archaeological and historic interest. Any 
surviving features internally, including joinery, fireplaces, decorative finishes 
and plan form will all contribute to the significance of the building.

25
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4.0 CONTEXT ANALYSIS
Barn to the North East of the Old Manor House

The Barn to the North East of the Old Manor House is located adjacent 
to the Old Manor House and forms part of the historic farmstead. This 
building is also located c.145m to the north of the nearest point of the 
application site. The barn was first listed grade II on 28 November 1980. 
The list description reads: 

“2. C18. Faced with weather-boarding. Hipped slate roof.”

This building is of architectural, historic and archaeological interest as a 
timber framed barn that formed part of the historic farmstead. Although the 
list description suggests the building is 18th century, the internal structure of 
the barn, shown in a previous planning application suggest the building has a 
similar 15th century date to the Old Manor House and formed part of a Tudor 
farmstead. The building has now been partially converted to a residence, 
but the surviving in-situ timber framing contributes to its significance in 
demonstrating the construction techniques and relationship of the barn to the 
historic farmstead, being located so close to the main dwelling. The original 
agricultural association of this building has been altered by the conversion to 
a residence, but it is still legible as a former farm building and contributes to 
an appreciation of the former function of the historic farmstead. .

The Former Village School 

The Former Village School is a grade II listed building located c.145m to the 
east of the nearest point of the application site. It was first added to the list on 
28 November 1980. The list description reads: 

“2. Now disused and empty. 1878. Sir Arthur Blomfield, Architect. One 
storey. Seven windows. Red brick. Tiled roof. Casement windows. Projection 
with 2 tile-hung gables at north end and pointed stone doorway. The larger 
gable has a window of 2 tiers of 4-lights with stone millions and transoms. 
Towards the south end is a further projection with large gable containing 
elaborate timbering and window of 3 tiers of 4-lights. Pointed stone doorway 
to north of this, with bell turret over surmounted by a spire.”

The Former Village School references both Arts and Crafts detailing and 
Gothic Revival elements. It uses traditional materials of brick, clay tiles, 
timber windows and stone to provide detailing to the building and contributes 
to its architectural interest.  There is both illustrative and associative historic 
interest found in the Former Village School. The design of the building by 

Sir Arthur Blomfield provides associative interest and its function as a school 
and school masters house demonstrates the needs for such an institution in 
the late 19th century following the Education Act  1870.

The Sussex Oak Inn 

The Sussex Oak Inn is a grade II listed building located c.110m to the south-
east of the nearest point of the application site. It was first added to the list on 
28 November 1980. The list description reads: 

“2. The front portion is L-shaped. The oldest part is the south wing, which is 
probably C17. Ground floor painted brick, above faced with weather-boarding. 
Horsham slab roof. Casement windows. Two storeys. One window. The main part 
of north-east wing is early C19. Two storeys. Three windows. Painted brick. Eaves 
cornice. Slate roof. Glazing bars intact. Later C19 wing behind to north-west.”

This building is of significance due to its age and vernacular character. The 
building dates to the 17th century and was previously a house before being 
converted to an inn, likely in the mid-19th century. The building utilises local 
materials; timber, Horsham slab, clay tiles, and weatherboarding. It has been 
refronted in painted brick with sash windows. There is evidence of alteration 
to the building in the scarring on the gable end which shows the building 
has been changed and adapted over time. Internally, the features that survive 
including the exposed timber framing, the bar and inglenook fireplace all 
contribute to its architectural interest. The building has clear historic interest 
as a dwelling and then a public house. Archaeological interest is derived from 
the age of the building and its vernacular character which provides evidence 
of building materials and construction techniques in the 17th century. There 
is limited artistic interest associated with the public house.

Stables Adjoining No2 (The Sussex Oak Inn) on South Side

Stables Adjoining No2 is a grade II listed building, also located c.110m to 
the south-east of the nearest point of the application site. It was first added to 
the list on 28 November 1980  and the list description reads: 

“2. C17 timber-framed building on a stone base with painted brick infilling, 
first floor faced with weather-boarding. Tiled roof. two storeys. Two windows.”

This building is primarily listed for its age and association with The Sussex 
Oak. As a former stable/ barn to the building it suggests The Sussex Oak 
was either a house for a relatively wealthy family, or provided a stable 

function for a previous public house, prior to 1840 when the Tithe map 
records it as a house. The timber framed building with painted brick and 
weatherboarding is of architectural interest in demonstrating a vernacular 
building in the 17th century and its similarity to The Sussex Oak Inn. There 
is archaeological interest derived from its materiality and construction 
which provide evidence of building practices in the 17th century.

 

Former Village School

Stables adjoining No2 (The Sussex Oak Inn) on South Side
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4.0 CONTEXT ANALYSIS
4.10 Access & Movement 
Highways  

The primary access to the Site from Warnham is via Knob Hill. This provides 
connections to Horsham along the A24 and the surrounding villages.

A network of smaller roads and lanes connect Warnham with its neighbouring 
rural area. These roads are of varied widths and single carriageway inform 
the rural character with agricultural land on both sides. The secondary 
access to the Site from Warnham is via Tilletts Lane.

The application proposes a two access strategy, a primary access served 
from Threestile Road serving two-thirds of the development (40 dwellings) 
and a secondary access Tilletts Lane, serving approximately a third of the 
development (19 dwellings).

The site would not provide a throughfare between the two access points 
meaning that from a vehicular traffic perspective, the proposal would 
effectively operate as two separate smaller sites. 

The provision of two access points allows the site’s impact on the road 
network and village to be reduced, recognising  the sensitive rural location 
and the need to accord with Warham Neighbourhood Plan. The site traffic is 
weighted toward the Threestile Road access which is superior to Tilletts lane 
in terms of its position on the local road network and connection to key local 
routes, and in terms of the general quality of the route. 

The site  would be permeable to pedestrians and cyclists enhancing local 
accessibility and is beneficial from the perspective of connectivity and 
integration of the site into the village, aligning with the principles of the 
neighbourhood plan.

Threestile Road is a key local wrote provide a connection to the A24 to e 
east via Bell Lane and the and the A29 to the west via Mayles Lane and 
Northlands Road. Traffic flows are modest at c.2400 movements per day and 
design speeds in the vicinity of the site are less the 25mph. 

Tillets Lane serves local traffic only with a very low flows of less than 300 
vehicle movements per day. The lane is rural in character lined with trees 
and vegetation along much of its length. carriageway has a variable width 
ranging from 3.2 – 4.8m. There are several passing places enabling vehicles 
to pass along narrower section of Tilletts Lane to the north. 

 

Footpaths and Cycleways

The site’s proximity and connection to local services and amenities is 
suitable for residential development located less than 400m walking 
distance from Warnham village centre and its associate services and 
amenities. The most direct existing route from the site to the village 
centre is via PROW 1430 and 1429,providing an off-road link. PROW 
1429 is a well-used route within Warnham, running between Warnham 
C of E Primary School, PROW 1430 (connecting to the site) and 

the village centre. PROW 1429 is surfaced between the school and 
village centre. As part of the proposals PROW 1430 would have minor 
alignment changes and be enhanced through its widening to 2.0m and 
the provision of a metaled surface until its connection with PROW 1429.

A footway connection would be provided at the southwest corner of 
the site, tying in with existing footways at the southern end of Tilletts 
Lane. A further pedestrian route flanking the Threestile Road vehicle 
access bearing south linking to the village green provides additional 
connectivity to the village centre. 

Shelly Cycle Path is located c.450m to the southeast of the site 
providing an off-road cycle route from Warnham to Horsham. Shelly 
Cycle Path connects with local routes in Horsham leading to the town 
centre (17–18-minute cycle time) within the CIHT’s recommended 
commuting cycle threshold. Horsham is the primary draw for 
employment and high street shopping services. 

There is currently no footway on either side of Tilletts Lane. A new 
shared pedestrian/cycleway is proposed from Knob Hill along Threestile 
Lane. A shared pedestrian and cycle link runs east-west within the Site 
and leads down to the existing football pitches. The residential areas 
south of the Site are typically residential access roads with footways 
either side of the carriageway. 

Due to the topography of the Site, the access from the south-west 
corner of the Site, will need to be stepped or a steeped ramp, which will 
prove difficult for cyclists. However, a shared pedestrian/cycle route is 
provided along the northern edge of the Site. 

Public Transport

The Knob Hill corner bus stops (north and southbound) are situated 150m 
from the site. The stops serve the no.93 service which runs hourly between 
Horsham and Dorking. Wider services are available from via connection to 
Horsham bus station (a 12minunte journey time). 

Warnham railway station is situated 1.6km to the east of the site and is 
accessible by cycle and on foot. The station provides regular services to 
a range of locations including Horsham, Crawley, Brighton, and London 
Terminals. 

The closest bus stops are on Knob Hill Corner, approximately 0.1m walking 
distance from the edge of the Site. The stops are served by the 93 service 
between Warnham, Capel and Dorking to the north at intervals of 1 hour 
throughout the day with connections to Horsham to the south via a change 
of bus (68 at Farthings Walk) every 23 minutes.

A 20 minute walk from the Site to Warnham railway station will provide 
connections to Dorking and Horsham at 1 hourly intervals.

`4.11 Drainage, Flood Risk and Water Neutrality  
Existing Drainage 

There is no formal sewerage on site. There are no surface water or foul 
sewers on or adjacent to the site and the nearest public sewerage in the local 
area is to the south of the site along Tillets Lane, Freeman Road and Church 
Street, or to the east of the site along School Hill. 

A review of the Environment Agency’s Flood Map for Planning shows that 
the entire site is located within Flood Zone 1. The EA’s Surface Water Flood 
Map shows that the majority of the site is at ‘very low’ risk of surface water 
flooding and there are small areas of ‘low’ surface water flood risk.

There is an existing network of ditches within the site or located on the site 
boundaries. Surface Water run-off from the site currently drains to these 
ditches that connects to a wider ditch system in the area.

The site lies within the Sussex North Water Supply Zone which requires the 
development to demonstrate and robustly evidence ‘water neutrality’.

7
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5.0 MASTERPLAN DESIGN
5.1 Design Principles
The design and structure of the proposals for Tilletts Lane, Warnham have 
been guided by a clear set of best practice principles:

Character and Identity

•	 Respond to and reinforce local distinctive patterns of development, material, 
landscape and culture, whilst generating a unique of sense of place;

•	 Create a series of linked and distinctive built and natural spaces; and 

•	 Ensure that the scale and mass of the built form makes best use of the 
land and respects the surrounding residential character. 

Continuity and Enclosure

•	 Promote the continuity of street frontages and enclosure of space with 
development that clearly defines public and private areas; and

•	 Ensure that all public space is overlooked by buildings to provide a safe 
and secure environment.

Quality of the Public Realm

•	 Develop all spaces and routes with a high quality hard and soft landscape 
and ensure that these are attractive, safe and accessible to all sectors of 
the community.

Ease of Movement

•	 Promote accessibility and local permeability by making places, putting 
people before traffic; and

•	 Provide natural calming measures and reduce vehicle speeds within the 
development.

Legibility

•	 Promote legibility through the provision of recognisable routes, 
intersections and landmarks to help people find their way around; and

•	 Achieve a hierarchy of routes and spaces, each with their own distinctive 
character.

Adaptability

•	 Provide housing that is robust and adaptable to changing requirements.

Diversity

•	 Provide a wide variety of dwelling types, including a mix of tenure to 
provide a mixed and balanced community.

Sustainability 

•	 Encourage sustainable living through the layout of the scheme in terms 
of movement, energy use, water use, and use of materials;

•	 Enhance the ecological value and biodiversity net gain within the 
scheme; and

•	 Enhance the overall value of the development and create positive social, 
economic and environmental benefits.

Key Features as set out during the Public Consultation on 24 July 2024

4.0 CONTEXT ANALYSIS
4.12 Development Opportunities
The Site and Policy Analysis in previous sections highlights several 
key opportunities for the development of the Site, focusing on 
sustainability, connectivity, and community enhancement. The main 
opportunities are developed in greater detail in these proposals and 
are referenced below:

•	 Enhance Connectivity: Establish stronger links between the 
existing C of E Primary School and the rest of Warnham, 
improving the approach to Warnham from Tilletts Lane, and 
fostering better integration with the village.

•	 Housing Provision: Deliver 59 new homes, making a significant 
contribution towards addressing the local housing needs and 
providing a range of housing options for the community.

•	 Support Local Economy: Create a natural extension to Warnham 
that reinforces the viability of existing shops, services, and 
facilities, supporting the local economy and promoting a more 
sustainable community.

•	 Set Design Benchmark: Provide a sustainable, distinctive, and 
well-connected development with a rich character reflecting 
the area's history, setting a benchmark for future designs and 
contributing positively to Warnham’s built environment.

•	 Integrated Neighbourhood: Develop a community that is walkable 
and well-connected, ensuring residents can easily access other 
parts of Warnham on foot or by sustainable means.

•	 Sustainable Transport: Design a network of streets, footpaths, and 
cycleways that encourages sustainable modes of travel, prioritizing 
pedestrian and cyclist safety to the surrounding areas made easy 
and enjoyable.

•	 Green Corridors: Establish green corridors and buffer zones 
around the edges of the Site to promote biodiversity and enhance 
the natural environment.

•	 Enhance Hedgerows: Retain and enhance the existing network 
of hedgerows where possible, improving habitats for wildlife and 
maintaining the ecological value of the Site.

•	 Community Spaces: Provide communal spaces such as public open 
spaces and play areas, fostering a sense of community, promoting 
healthy lifestyles, and enhancing the quality of life for residents and 
enhanced the connection with the existing amenities adjacent.

The above opportunities and how these have informed the 
development, reflecting the vision for a sustainable new community 
is set out in chapter 5.

Adjacent Properties and Boundaries are shown for illustrative purposes

only and have not been surveyed unless otherwise stated.

All areas shown are approximate and should be verified before forming

the basis of a decision.

Do not scale other than for Planning Application purposes.

All dimensions must be checked by the contractor before commencing

work on site.

No deviation from this drawing will be permitted without the prior written

consent of the Architect.

The copyright of this drawing remains with the Architect and may not be

reproduced in any form without prior written consent.

Ground Floor Slabs, Foundations, Sub-Structures, etc. All work below

ground level is shown provisionally. Inspection of ground condition is

essential prior to work commencing.

Reassessment is essential when the ground conditions are apparent, and

redesign may be necessary in the light of soil conditions found.  The

responsibility for establishing the soil and sub-soil conditions rests with

the contractor.
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redesign may be necessary in the light of soil conditions found.  The
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5.0 MASTERPLAN DESIGN
5.2 Design Development  		
Engagement

A public consultation was held on 24 July 2024 to present the proposals 
to the wider Warnham community. This included ten boards presenting 
information from the Applicant’s team of specialists. 

The feedback from the consultation refined the masterplan with the following 
adjustments:

•	 Two detached dwellings replaced the apartment block to the north-west 
corner. The apartment block was integrated into the centre of the Site. 

•	 Ten additional on-street parking spaces have been annotated on the plan. 
Informal widenings of the road have allowed for additional parking 
spaces. These are in addition to providing two spaces per dwelling 
average and sports pitch parking.  

•	 The position of some of the dwellings has changed to prioritise larger 
units on plots where there is a perceived greater value.

•	 One of the garages closest to the southern boundary has been pulled 
closer to the street and away from the southern boundary. 

Horsham District Council Pre-Application

A site visit was held on 20 November 2024 with the HDC Planning Officer 
(PO) Stephanie Bryant to assess the Site, its surrounding context and review 
the proposals. 

The proposals were positively received by the PO and it was felt that the 
design showed a good understanding of the Site constraints and responded 
well to its landscape and built context. In response to the PO comments 
following the site visit the following refinements were made to the proposals:

•	 The proposed back to back relationship with the existing properties 
to Freeman Road was accepted. The planting to the boundary with 
Freeman Road to be maintained as a buffer rather than a planted area 
within the rear gardens, with the added benefit of contributing to the 
BNG. In response to residents’ comments concerning overlooking a 
sketch section to be prepared to show the relationship and separation 
distances between the existing and new properties.

•	 Pedestrian priority to be provided to pedestrian/cycle routes.

•	 The parking arrangement to the central block to be reviewed, with 
the larger houses to the south-east having parking on plot to reduce 
numbers to the court. 

•	 The rear garden size to some affordable house has been increased in the 
central area to assist with social integration.

•	 The DAS should provide confirmation that the requirements of the 
Neighbourhood plan have been met. Where the proposal is not in 
accord with the Neighbourhood Plan justification should be provided. 
See Appendix I.

A formal response was received on 17 January 2025 including comments 
from consultees. The following additional refinements were made in 
response to the Pre-Application letter and ongoing technical studies:

Affordable Housing

•	 The housing mix has been adjusted.

Layout
•	 Further refinements were made to the central area to increase to increase 

depth of gardens to plots 31-36, reduce impact of car parking and 
increase natural surveillance.

•	 Detailed assessment of street gradients and level and plot levels was 
undertaken.

Landscape and Conservation Area 
•	 The surface water/SuDS strategy has been developed to incorporate 

swales and rainwater gardens.

•	 The LAP has been upgraded to a LEAP.

•	 Traffic calming measures have been increased.

•	 The layout has been tracked for refuse and fire appliances, and visibility splays

Further ongoing technical studies have identified the need for a pumping 
station. This has been incorporated adjacent to the pitch parking.

Masterplan Refinements

The masterplan was further reviewed and refined throughout the design and 
technical development stages including:

•	 Reconfiguration of central block changes to house types plots 28-40 and 
inclusion of mews.

•	 Reconfiguration of apartments and houses plots 41-53 to the southern 
boundary and increase in buffer zone to 10m.

•	 Increase garden depth to plots 24-27.

•	 Amend shape and size of attenuation basins.

•	 Amend configuration of pitch and visitor parking and pumping station.

•	 Increase number of informal on street parking spaces.

•	 Provide 10m planting zone to the north of the existing field boundary.

•	 Access road alignment to from Threestile Road due to increased root 
protection zone to tree T59.

•	 Amendment to application redline to include Site access works to Tillets 
Lane, access road alignment from Treestile Road and 10m norther buffer. 

 Public consultation illustrative plan

5.0 MASTERPLAN DESIGN
5.2 Design Development 
Combining the Applicant’s vision, the Warnham Neighbourhood 
Development Plan criteria and an analysis of the identified opportunities and 
constraints, ADAM Architecture developed an initial concept plan to test 
the viability of the Site.

The plan reflected a two-access strategy to limit impact on the overall vehicular 
network in Warnham. This involved limiting vehicles with bollards hallway 
along two shared surface routes. However, pedestrian and cycle movement 
were fully integrated across the Site and beyond with connections to footpath 
1430 on the east boundary, a footpath connection to Tilletts Lane in the south-
west corner of the Site and a footpath connection in the north-west corner 
providing a closer link to the Butterfly Reserve and footpath 1427. 

The plan achieved 60 dwellings with densities of 20-30dph. Density was 
highest closest to Tilletts Lane and decreased moving east and south to 
respect the privacy of the adjacent properties in those locations. 

There were three green spaces proposed, all with attenuation basins to the 
lowest corners of the Site to collect water runoff and prevent any discharge 
into neighbouring land. The western green made a positive gateway 
amenity of land not suitable for development because of vegetation buffers 
and a minor valley known to collect water runoff. It also provided the 
Neighbourhood Plan’s requested open space at the highest point of the 
Site. All three green space locations were positioned where existing 
development was closest to the Site to provide these neighbours with the 
greatest possible buffer to new development. 

For safety and privacy, the existing neighbouring football pitch has a 30 
metre exclusion zone from habitable rooms to the edge of the pitch. This 
non-residential buffer was well-suited to the Neighbourhood Plan’s request 
for parking for the pitch as well as an attenuation basin.

The initial concept plan was tested by the Applicant’s team of specialists, 
taking on board further advice and refinements. 

An initial landscape strategy was developed by Terra Firma. As seen in the 
adjacent image, this described the nature of each of the open spaces. The western 
green would be meadow parkland with clumps of trees to frame views, with an 
informal viewpoint and communal gathering space at the northern extent. The 
middle green space would include an attenuation basin and formal play space. 
The eastern green space would include an attenuation basin and community 
orchard. Boundary planting was also strengthened to preserve neighbours’ 
privacy. A landmark tree was designed into the middle of the Site, and it was 
determined that trees would replace bollards as part of the two-access strategy.

At this stage, Bright Plan completed a Road Safety Audit, which determined 
that the Tilletts Lane entrance would provide access to only 1/3 of the 
dwellings, which would necessitate moving the bollard trees one block 
further west. The audit also tested the visibility splays for the Site and 
determined the access arrangements and orientation.

Also at this stage, MDJ Arboriculture Consultancy shared the results of 
their Tree Report and Constraints Appraisal, confirming the assumptions of 
appropriate access points to the Site and highlighting several veteran trees 
requiring greater areas of protection from development. The concept plan 
was duly adjusted to protect these areas.
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work on site.
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Ground Floor Slabs, Foundations, Sub-Structures, etc. All work below

ground level is shown provisionally. Inspection of ground condition is

essential prior to work commencing.

Reassessment is essential when the ground conditions are apparent, and

redesign may be necessary in the light of soil conditions found.  The

responsibility for establishing the soil and sub-soil conditions rests with

the contractor.
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1. This drawing is to be read in conjunction with all other Bright Plan
drawings, and with all relevant Architect's and Engineer's drawings and
specification. Any discrepancies found are to be reported immediately to
the Engineer.

2. Bright Plan accepts no responsibility for inaccuracies in data provided by
third parties such as topographic surveys or Ordnance Survey mapping.

3. Road markings are indicative, based on aerial imagery when not
provided within a topographical survey. Bright Plan accepts no
responsibility for decrepitates in aerial imagery.

4. Do not scale, work to figured dimensions only. All dimensions are in
millimeters unless noted otherwise and all levels are in metres from the
topographic survey datum.

5. Any information given regarding existing underground services is given in
good faith after consultation with the relevant authority, however
accuracy is not certain.
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1. This drawing is to be read in conjunction with all other Bright Plan
drawings, and with all relevant Architect's and Engineer's drawings and
specification. Any discrepancies found are to be reported immediately to
the Engineer.

2. Bright Plan accepts no responsibility for inaccuracies in data provided by
third parties such as topographic surveys or Ordnance Survey mapping.

3. Road markings are indicative, based on aerial imagery when not
provided within a topographical survey. Bright Plan accepts no
responsibility for decrepitates in aerial imagery.

4. Do not scale, work to figured dimensions only. All dimensions are in
millimeters unless noted otherwise and all levels are in metres from the
topographic survey datum.

5. Any information given regarding existing underground services is given in
good faith after consultation with the relevant authority, however
accuracy is not certain.
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