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Executive summary

• This Built Heritage Statement supports a Reserved Matters Application for Land North of Horsham
(RM Area 4), Mowbray, West Sussex, RH12 4TW. Outline Planning Permission for Land North of
Horsham was granted by Horsham District Council (DC/16/1677) in March 2018 for Outline planning
with all matters reserved except access for a mixed use strategic development to include housing (up
to 2,750 dwellings), business park (up to 46,450 m2), retail, community centre, leisure facilities,
education facilities, public open space, landscaping and related infrastructure.

• The Site forms part of the larger consented scheme of 249.60 hectares of land consisting of the area
north of the A264 between Langhurstwood Road and Wimlands Road. Application Reference Number:
DC/16/1677, that received Planning Permission in March 2018 for an Outline planning application with
all matters reserved except access for a mixed-use strategic development to include housing (up to
2,750 dwellings), business park (up to 46,450 m2), retail, community centre, leisure facilities,
education facilities, public open space, landscaping and related infrastructure.

• Three built heritage assets: Hollywick Farmhouse, Grade II listed (1 NHLE ref. 1027067); Holbrook
Park House, Grade II (NHLE ref. 1354147) and Holbrook Park, Grade II (NHLE ref. 1193406) were
analysed in order to assess if the Proposed Development would affect their significance.

• It is concluded that the proposed mitigation measures go a significant way towards reducing the impact
of the Proposed Development on Hollywick Farmhouse that is located adjacent to the west of the Site.
Some harm to each of the identified heritage assets would remain and would fall within the spectrum
of less than substantial harm.

• Legislation and National Planning Policy and Guidance has been adhered to by affording the built
heritage assets ‘great weight’, thus giving them due regard. Local Planning Policy 34 of the Horsham
District Local Plan whereby the Council will sustain and enhance its historic environment through
positive management of development affecting heritage assets is also adhered to.

1 NHLE: National Heritage List for England (entry) 
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Plate 1:  Panoramic view just beyond the Site’s northern boundary line looking south over the Site. 

Plate 2:  View just beyond the Site’s northern boundary line, looking north over undeveloped land. 

Plate 3:  View just beyond the Site’s north-west boundary line, looking eastwards over the Site and further 
east residential units that form part of the larger development Site 

Plate 4:  View similar to figure 3, but providing a closer view of the extant thick boundary hedge to the east of 
the Grade II listed former farmhouse 

Plate 5:  The former farmhouse is partly intervisible from the northern area of the Site. Adjacent to the thick 
boundary hedge, vegetative planting has already taken place in order to provide further screening 
for the built heritage asset. 

Plate 6:  View from the north-east of the Site towards the built heritage asset. There is further intervisibility 
with the former farmhouse including from the upper portion of one of the large ground floor windows. 

Plate 7:  Some intervisibility of the built heritage asset is available from the south-east corner of the Site 

Plate 8:  View of the south area of the Site. There is some very limited intervisibility of the Grade II listed built 
heritage assets along Old Holbrook. 

Plate 9:  View just beyond the southern hedge boundary line of the former farmhouse evidencing very little 
intervisibility of the built heritage asset from this viewpoint 

Plate 10:  View along the boundary hedge of the built heritage asset, south-north evidencing advance planting 
in order to provide further screening for the former farmhouse 

Plate 11:  Plate 10: View along the boundary hedge of the built heritage asset, north-south evidencing advance 
planting in order to provide further screening for the listed building 

Plate 12:  View of the Grade II listed former farmhouse from Old Holbrook 

Plate 13:  View of the Grade II listed Halbrook Park from Old Holbrook 

Plate 14:  View of the Grade II listed Holbrook Park House from Old Holbrook 

Plate 15:  View along Old Holbrook south-north evidencing the thick vegetation to either side of the lane 
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1 Introduction 

1.1 This Built Heritage Statement supports a Reserved Matters Application for Land North of Horsham 
(RM Area 4), Mowbray, West Sussex, RH12 4TW. Outline Planning Permission for Land North of 
Horsham was granted by Horsham District Council (DC/16/1677) in March 2018 for Outline planning 
with all matters reserved except access for a mixed use strategic development to include housing 
(up to 2,750 dwellings), business park (up to 46,450 m2), retail, community centre, leisure facilities, 
education facilities, public open space, landscaping and related infrastructure. 

1.2 The Site forms part of the larger consented scheme of 249.60 hectares of land, comprising the area 
north of the A264 between Langhurstwood Road and Wimlands Road. The overall site was allocated 
for development in the Horsham Development Planning Framework (superseded by the Horsham 
District Local Plan 2023-2047) and received Planning Permission in March 2018 (DC/16/1677) for 
an Outline planning application with all matters reserved except access for a mixed-use strategic 
development to include housing (up to 2,750 dwellings), business park (up to 46,450 m2), retail, 
community centre, leisure facilities, education facilities, public open space, landscaping and related 
infrastructure. 

1.3    There are no specific conditions that relate specifically to built heritage; however, a Built Heritage 
Statement has been requested by Horsham Council due to the proximity of the Grade II listed 
Hollywick Farmhouse (NHLE ref. 1027067) and a number of other listed buildings to the Proposed 
Development. 

1.4 It was identified that three built heritage assets in proximity to the Site needed to be taken into 
consideration as the Proposed Development represents a change to their respective settings that 
may affect their significance. These are as follows: 

- Hollywick Farmhouse, Grade II listed (NHLE ref. 1027067)

- Holbrook Park House, Grade II (NHLE ref. 1354147)

- Holbrook Park, Grade II (NHLE ref. 1193406)

1.5 Horsham District Council stated in their Pre-Application Advice letter of 10.4.25 that “The listed 
building nearby (Hollywick Farmhouse) is separated by a landscape buffer. With the buffer, the 
impact on the setting of the listed building is considered appropriate. This takes into account the 
assessment of the impact of the proposal on heritage assessment undertaken as part of the outline 
consent approval”. 

1.6  No locally listed buildings have been identified within or adjacent to the Site as confirmed through 
Horsham District Council’s Local Plan Portal. 

1.7 This Statement is intended to demonstrate how the design details - siting, appearance and 
landscaping of the Site have been informed by the relevant built heritage assets.   

1.8 The findings of this Report are based on known conditions at the time of writing and are the result of 
detailed historic research, a visit to the Site and the application of professional judgment. All maps, 
plans and photographs are for illustrative purposes only.  
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2 Legislative and Planning Policy Framework 
2.1 The current national legislative and planning policy system identifies, through the National Planning 

Policy Framework (NPPF), that applicants should consider the potential impact of development upon 
‘heritage assets’. This term includes: designated heritage assets which possess a statutory 
designation (for example listed buildings and conservation areas); and non-designated heritage 
assets, typically identified by Local Planning Authorities (LPAs) and incorporated into a Local List 
and/or recorded on the Historic Environment Record. 

Legislation 
2.2 Where any development may affect certain designated heritage assets, there is a legislative 

framework to ensure proposed works are developed and considered with due regard to their impact 
on designated heritage assets. This extends from primary legislation under the Planning (Listed 
Buildings and Conservation Areas) Act 1990.The relevant legislation in this case extends from 
section 66 (1) of the 1990 Act which states that special regard must be given by the decision maker, 
in the exercise of planning functions, to the desirability of preserving or enhancing listed buildings 
and their setting.  

2.3 The meaning and effect of these duties have been considered by the courts, including the Court of 
Appeal’s decision in relation to Barnwell Manor Wind Energy Ltd v East Northamptonshire District 
Council [2014] EWCA Civ 137. The Court agreed within the High Court’s judgement that 
Parliament’s intention in enacting section 66(1) was that decision makers should give ‘considerable 
importance and weight’ to the desirability of preserving (i.e. keeping from harm) the setting of listed 
buildings. 

National Planning Policy 

National Planning Policy Framework (Ministry of Housing, Communities and 
Local Government December 2024, as amended February 2025) 

2.4 The NPPF is the principal document that sets out the Government’s planning policies for England 
and how these are expected to be applied.  

2.5 It defines a heritage asset as 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’. This includes both designated and non-designated heritage assets. 

2.6 The NPPF defines significance for heritage policy as ‘The value of a heritage asset to this and future 
generations because of its heritage interest’. 

2.7 Section 16: Conserving and Enhancing the Historic Environment relates to the conservation of 
heritage assets in the production of local plans and decision taking. It emphasises that heritage 
assets are ‘an irreplaceable resource and should be conserved in a manner appropriate to their 
significance’.  

2.8 For proposals that have the potential to affect the significance of a heritage asset, paragraph 207 
requires applicants to identify and describe the significance of any heritage assets that may be 
affected, including any contribution made by their setting. The level of detail provided should be 
proportionate to the significance of the heritage assets affected. This is supported by paragraph 208, 
which requires LPAs to take this assessment into account when considering applications.  
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2.9 Under ‘Considering potential impacts’ paragraph 212 states that ‘great weight’ should be given to 
the conservation of designated heritage assets, irrespective of whether any potential impact equates 
to total loss, substantial harm or less than substantial harm to the significance of the heritage assets. 

2.10 Where a proposed development will lead to substantial harm to (or total loss of significance of) a 
designated heritage asset, paragraph 214 states that 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. The NPPF does not define substantial 
harm with this being the judgment of the decision taker. 

2.11 Paragraph 215 states that 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.  

National Guidance  

Planning Practice Guidance (DCLG) 

2.12 The Planning Practice Guidance (PPG) has been adopted to aid the application of the NPPF. It 
reiterates that conservation of heritage assets in a manner appropriate to their significance is a core 
planning principle.  

2.13 The PPG defines the different heritage interests as follows: 

• archaeological interest: As defined in the Glossary to the National Planning Policy Framework,
there will be archaeological interest in a heritage asset if it holds, or potentially holds, evidence
of past human activity worthy of expert investigation at some point.

• architectural and artistic interest: These are interests in the design and general aesthetics of a
place. They can arise from conscious design or fortuitously from the way the heritage asset has
evolved. More specifically, architectural interest is an interest in the art or science of the design,
construction, craftsmanship and decoration of buildings and structures of all types. Artistic
interest is an interest in other human creative skill, like sculpture.

• historic interest: An interest in past lives and events (including pre-historic). Heritage assets
can illustrate or be associated with them. Heritage assets with historic interest not only provide
a material record of our nation’s history but can also provide meaning for communities derived
from their collective experience of a place and can symbolise wider values such as faith and
cultural identity.

2.14 Key elements of the guidance relate to assessing harm. It states that substantial harm is a high bar 
that may not arise in many cases. It also states that that while the level of harm will be at the 
discretion of the decision maker, generally substantial harm is a high test that will only arise where 
a development seriously affects a key element of an asset’s special interest. It is the degree of harm, 
rather than the scale of development, that is to be assessed.  

Overview: Historic Environment Good Practice Advice in Planning 

2.15 Historic England have published a series of documents to advise applicants, owners, decision-takers 
and other stakeholders on managing change within the historic environment. These include Historic 
Environment Good Practice Advice in Planning (GPAs) documents and Historic England Advice 
Notes (HEANS). 
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GPA1: The Historic Environment in Local Plans (March 2015) 

2.16 This advice note focuses on the importance of identifying heritage policies within Local Plans. The 
advice echoes the NPPF by stressing the importance of formulating Local Plans based on up-to-
date and relevant evidence on economic, social and environmental characteristics and prospects of 
the area, including the historic environment.   

GPA2: Managing Significance in Decision-Taking in the Historic 
Environment (March 2015) 

2.17 This document provides advice on numerous ways in which decision making in the historic 
environment could be undertaken, emphasising that the first step for all applicants is to understand 
the significance of any affected heritage asset and the contribution of its setting to that significance. 
In line with the NPPF and PPG, the document states that early engagement and expert advice in 
considering and assessing the significance of heritage assets is encouraged. The advice suggests 
a structured, staged approach to the assembly and analysis of relevant information: 

1. Understand the significance of the affected assets;

2. Understand the impact of the proposal on that significance;

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

4. Look for opportunities to better reveal or enhance significance;

5. Justify any harmful impacts in terms of the sustainable development objective of conserving
significance balanced with the need for change; and

6. Offset negative impacts to significance by enhancing others through recording, disseminating
and archiving archaeological and historical interest of the important elements of the heritage
assets affected.

GPA3: The Setting of Heritage Assets (Second Edition; December 
2017) 

2.18 This advice note focuses on the management of change within the setting of heritage assets. This 
document replaces GPA3: The Setting of Heritage Assets (March 2017) and Seeing History in the 
View (English Heritage, 2011) in order to aid practitioners with the implementation of national 
legislation, policies and guidance relating to the setting of heritage assets found in the 1990 Act, the 
NPPF and PPG. The guidance is largely a continuation of the philosophy and approach of the 2011 
and 2015 documents and does not present a divergence in either the definition of setting or the way 
in which it should be assessed. 

2.19 As with the NPPF the document defines setting as ‘the surroundings in which a heritage asset is 
experienced. Its extent is not fixed and may change as the asset and its surroundings evolve’. 
Setting is also described as being a separate term to curtilage, character and context. The guidance 
emphasises that setting is not a heritage asset, nor a heritage designation, and that its importance 
lies in what it contributes to the significance of the heritage asset, or the ability to appreciate that 
significance. It also states that elements of setting may make a positive, negative or neutral 
contribution to the significance of the heritage asset. 

2.20 While setting is largely a visual term, with views considered to be an important consideration in any 
assessment of the contribution that setting makes to the significance of an asset, and thus the way 
in which an asset is experienced, setting also encompasses other environmental factors including 
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noise, vibration and odour. Historical and cultural associations may also form part of the asset’s 
setting, which can inform or enhance the significance of a heritage asset.  

2.21 This document provides guidance on practical and proportionate decision making with regards to 
the management of change within the setting of heritage assets. It is stated that the protection of 
the setting of a heritage asset need not prevent change and that decisions relating to such issues 
need to be based on the nature, extent and level of the significance of a heritage asset, further 
weighing up the potential public benefits associated with the proposals. It is further stated that 
changes within the setting of a heritage asset may have positive or neutral effects.  

2.22 The document also states that the contribution made to the significance of heritage assets by their 
settings will vary depending on the nature of the heritage asset and its setting, and that different 
heritage assets may have different abilities to accommodate change without harming their 
significance.  Setting should, therefore, be assessed on a case-by-case basis.  

2.23 Historic England recommends using a series of detailed steps in order to assess the potential effects 
of a proposed development on significance of a heritage asset. The 5-step process is as follows: 

2.24 Identify which heritage assets and their settings are affected; 

1. Assess the degree to which these settings and views make a contribution to the significance of
a heritage asset(s) or allow significance to be appreciated;

2. Assess the effects of the proposed development, whether beneficial or harmful, on the
significance or on the ability to appreciate it;

3. Explore ways to maximise enhancement and avoid or minimise harm; and

4. Make and document the decision and monitor outcomes.

HEAN12: Statements of Heritage Significance: Analysing 
Significance in Heritage Assets (October 2019) 

2.25 This advice note provides information on how to assess the significance of a heritage asset. It also 
explores how this should be used as part of a staged approach to decision-making in which 
assessing significance precedes designing the proposal(s).  

2.26 Historic England notes that the first stage in identifying the significance of a heritage asset is by 
understanding its form and history. This includes the historical development, an analysis of its 
surviving fabric and an analysis of the setting, including the contribution setting makes to the 
significance of a heritage asset.  

2.27 To assess the significance of the heritage asset, Historic England advise to describe various 
interests. These follow the heritage interest identified in the NPPF and PPG and are: archaeological 
interest, architectural interest, artistic interest and historic interest. 

Local Planning Policy 
2.28 In considering any planning application for development, the planning authority will be mindful of the 

framework set by government policy, in this instance the NPPF, by current Development Plan Policy 
and by other material considerations. 

2.29 The local planning authority for the Site is Horsham District Council and development on the Site is 
subject to compliance with their Local Development Documents.  
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2.30 The current Local Plan is the Horsham District Planning Framework (excluding South Downs 
National Park) 2015. The following edited policies are relevant to the Proposed Development: 

Horsham District Planning Framework (2015) 

Policy 34 Cultural and Heritage Assets 

2.31 The Council recognises that heritage assets are an irreplaceable resource, and as such the Council 
will sustain and enhance its historic environment through positive management of development 
affecting heritage assets. Applications for such development will be required to: 

1. Make reference to the significance of the asset, including drawing from research and
documentation such as the West Sussex Historic Environment Record;

2. Reflect the current best practice guidance produced by English Heritage and Conservation
Area Character Statements;

3. Reinforce the special character of the district's historic environment through appropriate siting,
scale, form and design; including the use of traditional materials and techniques;

4. Make a positive contribution to the character and distinctiveness of the area;

7. Retain and improve the setting of heritage assets.

Neighbourhood Plan 
2.32 The Site lies within the parish of North Horsham. North Horsham Parish formally withdrew its 

neighbourhood plan designation in July 2018; this was accepted by Horsham District Council in July 
2018. 
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4 Assessment of Significance 

4.1  Site Assessment 
4.1.1 The Site is located in North Horsham, West Sussex. It forms part of the new village – Mowbray - that 

was consented in March 2018 (Application Reference Number: DC/16/1677) for a large mixed-use 
development. It is referred to as Reserved Matters Area 4 (RM4) under the outline consent that forms 
part of the Mowbray Development Site (Land North of Horsham strategic site). 

4.1.2 The Site comprises a field lying adjacent to other fields (to north and south). Slightly further south is 
the A264, with Old Holbrook (road) running north-south to its west. Rapelands Farm lies immediately 
adjacent to the west of the Site and contains the Grade II listed Hollywick Farmhouse. Vegetation 
bounds the Site to south, east and west. Beyond the vegetation that bounds the Site to its east, lies 
the larger Mowbray Development Site. 

A Site location map can be found in figure 1, page 18 and Site photos are located on pages 32 to 
45 (Plates 1 to 15). 

4.2 Identification and Assessment of Built Heritage Assets 
4.2.1 In order to assess the contribution of the Site to the setting or significance of built heritage assets, 

an area search of one kilometre was decided on. This was based on professional judgement, the 
extent of the planning application boundary and the scale of the Proposed Development. The West 
Sussex Historic Environment Record (WSHER) of built heritage assets found within one kilometre 
radius is illustrated in figure 2, page 19.  

4.2.2 Initial desk-based research, utilising the WSHER and Historic England’s National Heritage List for 
England, identified that the Site does not contain any designated or non-designated built heritage 
assets, however within the study radius there are seven Grade two listed buildings: Hollywick 
Farmhouse (NHLE:1027067); Holbrook Park (NHLE:1193406); Holbrook Park House 
(NHLE:1354147); Northlands Farmhouse (NHLE:1193425); Hawksbourne Farmhouse (NHLE: 
1027071); Ryder’s Farmhouse (NHLE:1193397) and South Lodge to Holbrook Park (NHLE: 
1027066). 

4.2.3 After further detailed examination, it was established that three built heritage assets could potentially 
experience some effect to their setting or significance from the future development of the Site and 
required further assessment due to potential intervisibility and/or proximity. (These are listed in Table 
2, below). 

4.2.4 The remaining built heritage assets were able to be scoped out from further analysis as their 
associations, settings or significance are not reliant upon the Site or because they remain well 
removed and/or are screened from it, so that there is a lack of intervisibility; they have, therefore, not 
been assessed within the forthcoming sections. In respect of the Lodge to the South of Holbrook 
Park, this building has an association with the Holbrook group of buildings due to being the historic 
lodge. 

4.2.5 Built heritage assets that may be affected by the Proposed Development are detailed in Table 2, 
below: 
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floor of the building to and from the Site (generally to the north) it is nonetheless difficult to 
experience the historic farmhouse character and history of the property. The former farmhouse is 
little visible from Old Holbrook that runs north-south to its west. 

Contribution of Site to Significance 

4.3.6 The former function of the property has ceased, however historically Hollywick Farmhouse had a 
functional relationship with elements of the surrounding farmland, including the Site. Additionally, 
the Site provides the backdrop and character of views to and from the listed building. Overall, the 
Site is assessed as making a positive contribution to the setting and significance of Hollywick 
Farmhouse due to their historical connection.  

 Holbrook Park, Grade II (NHLE:1193406) and Holbrook Park House, Grade II (NHLE 

Holbrook Park 

4.3.7 The Historic England listing states ‘Mid C19. Two storeys. Eight windows. Faced with cement. 
Balustraded parapet. Windows in moulded architrave surrounds, those on first floor with cornices 
over on console brackets. Mostly casement windows, but some sashes on ground floor with glazing 
bars. Projecting Italianate tower at north-east corner with wide eaves cornice on console brackets. 
Wide porch towards the south end with coupled Ionic columns. Another porch to the north of this 
containing an elliptical-headed doorway.’ The property is now configured as two separate Grade II 
listed apartments. 

Holbrook Park House 

4.3.8 The Historic England Listing states: ‘Possibly the former stables to Holbrook Park. Early to mid C19. 
Two storeys. Three windows. Stuccoed. Stringcourses, cornice and parapet with pediment. 
Windows in moulded architrave surrounds and glazing bars intact. Doorway in moulded architrave 
surround’. 

Significance 

4.3.9 The heritage significance of Holbrook House and Holbrook Park House is derived from their 
individual special interest – this lies in the architectural and historical special interest of their fabric 
and form. In respect of Holbrook Park, this includes its Italianate tower and Ionic columns associated 
with the porch towards located to the front, east elevation of the building. The house provides a good 
example of a mid-nineteenth century mansion house illustrating the architectural craftmanship of the 
period and region. It also reflects North Horsham’s development at this time. In respect of Holbrook 
Park House this includes its detailing, including the attractive cornice and parapet with pediment and 
its association with Holbrook  

Setting and Contribution to Significance 

4.3.10 The immediate setting of Holbrook Park comprises its private grounds and gardens of approximately 
2.9 acres, although this has reduced in size and format. Although the house was established with 
ancillary buildings, a small number of further developments have occurred so that its setting to north 
has altered. The large swathe of parkland remains to the west of the property although the original 
ornamental ponds have been filled in. Overall, the grounds associated with Holbrook Park make a 
strong positive contribution to its significance as indicative of its original setting.  

4.3.11 Beyond this immediate setting, there is pasture or agricultural land and Old Holbrook runs north-
south to the west of the entrance drive to Holbrook Park. This land makes a positive contribution to 
its significance as indicative of a large country mansion set a rural area. It is possible that the house 
owned various fields in its proximity, although the Hurst family-owned large areas of land in the local 
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area. There is very little intervisibility with Holbrook Park from Old Holbrook, although there is the 
experience of it being a grand country mansion when glimpsed along this lane. 

4.3.12 The immediate setting of Holbrook Park House comprises its private grounds and gardens, although 
these are of a modest nature in comparison with Holbrook Park due to the historic function of 
Holbrook Park House and form part of the original grounds of the main house. There is some modern 
residential development located in close proximity to the property, to its north. Beyond this 
immediate setting, there is pasture or agricultural land and Old Holbrook runs north-south to the 
west of the entrance drive to Holbrook Park House. 

4.3.13 The immediate setting of Holbrook Park House has altered due to the changed nature of the function 
of the building; however, it sits in close proximity to the main house (at circa 30 metres) and this 
makes a positive contribution to its significance due to their historic, important relationship, serving 
as the hub for the horses of the estate. The wider setting of the property also makes a positive 
contribution to its significance due to its former function and the relationship of the stables with the 
surrounding land which would have provided a proximate and secure area for the horses. 

Contribution of Site to Significance 

4.3.14 The Tithe Map (1844) evidences that the Site was owned by Robert Henry Hurst, a prominent 
nineteenth century landowner in Horsham who lived at Park House, North Street at the edge of 
Horsham Park, located at circa 3 kilometres from the Site. The ownership may have altered over 
time, but it is understood that the Hurst family-owned large swathes of land in the area from 1812 
and onwards. The Site was also in agricultural pasture usage by Hollywick Farm at this time and 
onwards, although part of the pasture area of the Site may have been grazed by horses from 
Holbrook Park/Holbrook Park House. 

4.3.15 The Site is not located in proximity to either of the properties and there is a lack of intervisibility with 
either of the buildings due to intervening vegetation and the fact that both are set back from Old 
Holbrook. However, there may be an historic link between them due to horse grazing and the wider 
setting of Holbrook Park and Holbrook Park House forms part of the experience of these buildings 
within Holbrook. Overall, it is assessed that the Site makes a minor positive contribution to these 
properties as indicative of their wider historical landscape setting. 
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5. Consented Proposals and Assessment of Impact
5.1  Proposals 
5.1.1 Planning permission was granted by Horsham District Council (DM/23/2699) in February 2025 for 

Phase 1 RM Area 4 comprising 82 (C3 Use) for residential units, car and cycle parking, new 
landscaping, drainage, access and internal roads and associated infrastructure. This Statement is 
intended to demonstrate how the design details - siting, appearance and landscaping of the Site 
have been informed by the relevant built heritage assets.   

5.1.2 The Site forms part of the larger consented scheme of 249.60 hectares of land, comprising the area 
north of the A264 between Langhurstwood Road and Wimlands Road. Application Reference 
Number: DC/16/1677, that received Planning Permission in March 2018 for an Outline planning 
application with all matters reserved except access for a mixed-use strategic development to include 
housing (up to 2,750 dwellings), business park (up to 46,450 m2), retail, community centre, leisure 
facilities, education facilities, public open space, landscaping and related infrastructure. 

5.1.3 The approved landscaping proposes to retain extant vegetation and plant additional trees to form a 
strategic landscape buffer in proximity to Hollywick Farmhouse. A green buffer space between the 
former farmhouse and its immediate setting (including the outhouse) with the Proposed Development 
is also proposed. 

5.1.4 The proposed housing has been laid out well behind the propped landscape buffer to Hollywick 
Farmhouse, with the units closest to the heritage asset proposed no taller than 9.25m to the ridge. 
The maximum height of units will be 2.5 storeys, with these units being placed well away from the 
listed building. 

5.1.5 The Proposals are illustrated in the Appendix (page 48). Please refer to the Design and Access 
Statement that accompanies the application for full details.  

5.2 Assessment of Impact 
5.2.1 S.66 of the 1990 Act states that in considering whether to grant planning permission for development

which affects a listed building or its setting, the decision maker 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.

5.2.2 Development proposals should also accord with the principles set out in the National Planning Policy 
Framework that include Paragraph 207 ‘In determining applications, local planning authorities should 
require an applicant to describe the significance of any heritage assets affected, including any 
contribution made by their setting. The level of detail should be proportionate to the assets’ 
importance and no more than is sufficient to understand the potential impact of the proposal on their 
significance’. The NPPF defines ‘setting’ as the surroundings in which an asset is experienced. It 
further makes clear that ‘elements of a setting may make a positive or negative contribution to the 
significance of an asset, may affect the ability to appreciate that significance or be neutral’. 

5.2.3 Local Planning Policy 34 of the Horsham Local Plan states that the council will sustain and enhance 
its historic environment through positive management of development affecting heritage assets and 
that this should make a positive contribution to the character and distinctiveness of the area and 
retain and improve the setting of heritage assets.  



REPORT 

794-PLN-HER-02113 | Land North of Horsham (RM.4), Mowbray, Horsham | May 2026
13 

5.2.4 In order to assess the contribution of the Site to the setting or significance of built heritage assets, it 
was considered appropriate to reduce the original 1km search area used to identify potential built 
heritage assets to 750 metres around the Site. This was based on professional judgement, the extent 
of the planning application boundary and the scale of the Proposed Development. 

5.2.5 In order to determine any effect that development at the Site may have on the settings or significance 
of relevant listed buildings due to development at the Site, this section references the Historic 
Environment Good Practice Advice in Planning, Note 3: The Setting of Heritage Assets (HEGPA3) 
(December 2017). This GPA sets out a 5-step process which assesses the potential effects of a 
proposed development on the setting or significance of a heritage asset. 

Step 1 - Identify which heritage assets and their settings are affected 

5.2.6 This identification was enabled through reference to the West Sussex Historic Environment Record, 
as illustrated in figure 2, in addition to Historic England’s National Heritage List for England. Built 
heritage assets that may be affected by the Development have been identified as Hollywick 
Farmhouse, Grade II (NHLE:1027067); Holbrook Park, Grade II (NHLE:1193406) and Holbrook Park 
House, Grade II (NHLE:1354147). 

Step 2 - Assess the degree to which these settings and views make a contribution to the 
significance of the heritage asset(s) or allow significance to be appreciated 

5.2.7 The significance of the built heritage assets and the contribution that settings and views make to their 
significance was assessed in Section 4.2, pages 10-12 and is summarised below: 

Hollywick Farmhouse, Grade II (NHLE:1027067) 

5.2.8 The immediate setting of the farmhouse is much altered from its original farmstead character with its 
enclosed, landscaped gardens and a swimming pool. However, the extant, remaining rural setting of 
the farmhouse makes a positive contribution to its significance, particularly where this land is still in 
agricultural/pasture usage. The previous open views to and from the property from the surrounding 
landscape are partly restricted due to tall vegetation; there is some intervisibility between the 
farmhouse and its wider working landscape from the first floor of the building.  

5.2.9 The listed building and its historic farmhouse origins cannot be experienced within this wider setting. 
The property is little visible from Old Holbrook that runs north-south to its west.  

Holbrook Park, Grade II (NHLE:1193406) and Holbrook Park House, Grade II (NHLE:1354147) 

5.2.10 The immediate setting of Holbrook Park comprises its private grounds and gardens of approximately 
2.9 acres, although this has reduced in size and format. The large swathe of parkland remains to the 
west of the property, although the original ornamental ponds have been filled in. Overall, the grounds 
associated with Holbrook Park make a strong positive contribution to its significance as indicative of 
its original setting. 

5.2.11 Beyond this immediate setting, there is pasture or agricultural land that makes a positive contribution 
to the significance of Holbrook Park as indicative of a large country mansion set within a rural area. 
Old Holbrook runs north-south to the west of the entrance drive to Holbrook Park where glimpsed 
views of the house provide an experience of an historic grand country mansion within a rural 
environment. 

5.2.12 The immediate setting of Holbrook Park House comprises its private grounds and gardens that has 
altered due to the changed nature of the function of the building; however, it is in close proximity to 
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the main house and this makes a positive contribution to its significance due to their historic, 
important relationship. The wider setting of the property also makes a positive contribution to its 
significance due to its former function and the relationship of the stables with the surrounding land. 

Step 3 - Assess the effects of the proposed development, whether beneficial or harmful, on 
the significance or on the ability to appreciate it 

5.2.13 The Proposed Development comprises 82 homes with parking, landscaping and open space. In 
respect of lighting effect, the Private Lighting Impact Assessment is produced by MMA Lighting 
Consultancy. They conclude that “subject to the implementation of the (proposals outlined in their 
report) a compliant lighting scheme can be designed and installed with an acceptably low impact on 
the surrounding residential properties…..The likely cumulative effect of artificial lighting may be a 
slight increase in sky glow. However, given the baseline situation in the surrounding area to the 
development overall effects are not likely to be visual”. This therefore results in a low impact on the 
built heritage assets within the vicinity. 

Hollywick Farmhouse 

5.2.14 The former function of the property has ceased, however historically Hollywick Farmhouse had a 
functional relationship with elements of the surrounding farmland, including the Site. Additionally, the 
Site provides the backdrop and character of views to and from the listed building. Overall, the Site is 
assessed as making a positive contribution to the setting and significance of Hollywick Farmhouse 
due to their historical connection and views between them, from the rear, upper level. 

5.2.15 The Proposed Development will introduce residential development into the wider setting of Hollywick 
Farmhouse and remove the positive contribution that the Site makes to its special interest. Although 
the former function of the property has ceased, historically Hollywick Farmhouse had a functional 
relationship with the Site that provides the backdrop and character of views to and from the listed 
building.  

5.2.16 There is intervisibility between the upper, rear levels of the property over the Site and thus there will 
be intervisibility with the Proposed Development. How the building is appreciated in surrounding 
vistas will alter. 

5.2.17 The Proposed Development will also result in an increase in noise and activity in fairly close proximity 
to Hollywick Farmhouse. This will also have a minor adverse effect on the positive contribution which 
setting currently makes to the special interest of the listed building and the manner in which this is 
appreciated. Overall, the Proposed Development would have a less than substantial, adverse effect 
on the significance of Hollywick Farmhouse at the moderate level of that scale.  

5.2.18 The approved inbuilt landscaping have been sensitively designed in order to take account of the 
proximate listed building. Extant vegetation is proposed to be retained with additional trees proposed 
in order to form a strategic landscape buffer in proximity to Hollywick Farmhouse. A green buffer 
space between the former farmhouse and its immediate setting (including the outhouse) with the 
Proposed Development is also proposed. 

5.2.19 The proposed housing has been laid out well behind the propped landscape buffer to Hollywick 
Farmhouse, with the units closest to the heritage asset proposed no taller than 9.25m to the ridge. 
The maximum height of units will be 2.5 storeys, with these units being placed well away from the 
listed building. 

Holbrook Park and Holbrook Park House 
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5.2.20 The Site is not located in proximity to either of the properties and there is a lack of intervisibility with 
either of the buildings due to thick intervening vegetation and the fact that both are set back from Old 
Holbrook. However, there may be an historic link between them due to horse grazing and the wider 
setting of Holbrook Park and Holbrook Park House forms part of the experience of these buildings 
within Holbrook.  

5.2.21 The built heritage assets would not be appreciated within the context of the Proposed Development; 
however, the introduction of residential development into their wider setting would remove the minor 
positive contribution that the Site makes to their special interest. Overall, the Proposed Development 
would have a negligible/minor less than substantial, adverse effect on the significance of Holbrook 
Park and Holbrook Park House. 

Step 4 - Explore ways to maximise enhancement and avoid or minimise harm 

5.2.22 The Proposed Development has been assessed as causing a less than substantial effect to the built 
heritage assets assessed at the negligible/minor to moderate range of that scale; this assessment 
has taken into account the approved landscaping and the proposed unit heights and layout for the 
Site as stated above in Section 5.1. 

5.2.23 The proposed layout and height of the residential units is considered to be appropriate, whilst the 
additional buffering proposed for will be sufficient once the vegetation has reached semi-
maturity/maturity. No additional mitigation is assessed as being required in respect of Hollywick 
Farmhouse. No mitigation is assessed as being required in respect of Holbrook Park and Holbrook 
Park House. 

Step 5 - Make and document the decision and monitor outcomes 

5.2.24 This step is outside of the remit of this document. 
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6. Conclusion
6.1 This Built Heritage Statement supports a Reserved Matters Application for Land North of Horsham 

(RM Area 4), Mowbray, West Sussex, RH12 4TW. Outline Planning Permission for Land North of 
Horsham was granted by Horsham District Council (DC/16/1677) in March 2018 for Outline planning 
with all matters reserved except access for a mixed use strategic development to include housing 
(up to 2,750 dwellings), business park (up to 46,450 m2), retail, community centre, leisure facilities, 
education facilities, public open space, landscaping and related infrastructure. 

6.2 A Built Heritage Statement has been requested by Horsham Council due to the proximity of the 
Grade II listed Hollywick Farmhouse (NHLE ref. 1027067) to the Proposed Development. 

6.3 Two further built heritage assets within the vicinity - Holbrook Park House, Grade II (NHLE ref. 
1354147) and Holbrook Park, Grade II (NHLE ref. 1193406) - were also analysed in order to assess 
if the Proposed Development would affect their significance. 

6.4 This Built Heritage Statement has examined the siting and landscaping of the Proposed 
Development based on the Master Plan. The layout and height of the residential units is considered 
to be appropriate to the location of Hollywick Farmhouse; whilst the additional proposed landscape 
buffering is considered to be sufficient once the vegetation has reached semi-maturity/maturity. No 
additional mitigation is assessed as being required in respect of Holbrook Park and Holbrook Park 
House.  

6.5 The less than substantial harm to the built heritage assets assessed should be weighed against the 
public benefits of the proposal in line with NPPF requirements. 

6.6 Legislation and National Planning Policy and Guidance has been adhered to by affording the built 
heritage assets ‘great weight’, thus giving them due regard. Local Planning Policy 34 of the Horsham 
District Local Plan whereby the Council will sustain and enhance its historic environment through 
positive management of development affecting heritage assets is also adhered to. 
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Plates 
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Plate 1: Panoramic view just beyond the Site’s northern boundary line looking south over the Site. 

Plate 2: View just beyond the Site’s northern boundary line, looking north over undeveloped land. 
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 Plate 3: View just beyond the Site’s north-west boundary line, looking eastwards over the Site and further east residential units that form 
part of the larger development Site  



REPORT 

794-PLN-HER-02113 | Land North of Horsham (RM.4), Mowbray, Horsham | DRAFT | May 2026
34 

Plate 4: View similar to figure 3, but providing a closer view of the extant thick boundary hedge to the east of the Grade II listed former 
farmhouse  
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Plate 5: The former farmhouse is partly intervisible from the northern area of the Site. Adjacent to the thick boundary hedge, vegetative 
planting has already taken place in order to provide further screening for the built heritage asset. 
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Plate 6: View from the north-east of the Site towards the built heritage asset. There is further intervisibility with the former farmhouse 
including from the upper portion of one of the large ground floor windows.   
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Plate 7: Some intervisibility of the built heritage asset is available from the south-east corner of the Site 



REPORT 

794-PLN-HER-02113 | Land North of Horsham (RM.4), Mowbray, Horsham | DRAFT | May 2026
38 

Plate 8: View of the south area of the Site. There is some very limited intervisibility of the Grade II listed built heritage assets along Old 
Holbrook. 
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Plate 9: View just beyond the southern hedge boundary line of the former farmhouse evidencing very little intervisibility of the built heritage 
asset from this viewpoint  
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Plate 10: View along the boundary hedge of the built heritage asset, south-north evidencing advance planting in order to 
provide further screening for the former farmhouse 
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 Plate 11: Plate 10: View along the boundary hedge of the built heritage asset, north-south evidencing advance planting in order to provide 
further screening for the listed building 
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Plate 12: View of the Grade II listed former farmhouse from Old Holbrook 
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Plate 13: View of the Grade II listed Halbrook Park from Old Holbrook 
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Plate 14: View of the Grade II listed Holbrook Park House from Old Holbrook 
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Plate 15: View along Old Holbrook south-north evidencing the thick vegetation to either side of the lane 
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Appendix:

Proposed Development








