
From:                                 Emily Wade <Emily.Wade@midsussex.gov.uk>
Sent:                                  29 April 2026 14:40:00 UTC+01:00
To:                                      "Caroline Grist" <Caroline.Grist@midsussex.gov.uk>
Subject:                             RE: Wykehurst House DM/25/3228 and 3229

Hi Caroline 
 
Further comments on the above applications following the receipt of draft revised plans. 
I note that we have received an objection from Historic England in respect of the original 
submission but that they have not yet been consulted on the proposed revisions.  
 
My own opinion on the revised drawings and further information received is set out 
below: 
 

1.- 5.) We have received a further justification from the agent with respect to the 
positioning of the new staircase. I note the points made in relation to the evolution of 
the configuration of the space, and that its proportions are not what they were when 
the house was constructed, as the adjacent external lightwell is now internalised as 
part of the atrium. I also note the agent’s concern that relocating the proposed stair 
to its original position would result in an unusually proportioned space where the 
originally external lightwell was located. However, I do not see that these arguments 
in themselves are sufficient to suggest that more should not be done to recreate 
what has been established of the original layout of this part of the building, rather 
than adopting an entirely new configuration. Wykehurst is a house with a 
complicated narrative, and has several rooms and spaces which are not 
conventionally proportioned, and could be regarded as ‘quirky’. This adds to its 
interest. Returning the stair to its original location and recreating the volume of the 
external lightwell, even if this is now internalised as an unusually proportioned 
hallway space, would be an opportunity to add character to a part of the building 
which has suffered much unsympathetic alteration and loss of features, and to better 
reveal this part of the house’s narrative, including its original circulation route, and a 
suggestion of the former presence of the previously external lightwell. It would also I 
believe aid in the retention of historic fabric and the re-use of original openings to the 
adjacent walls instead of creation of new ones. I would therefore urge 
reconsideration of this aspect of the proposal. 

 
In terms of the detailed treatment of the atrium walls, I note that this has been 
simplified in design terms and the scale of new openings reduced. I also accept the 
point that the staircase, although secondary, would have been used by guests rather 
than purely by staff and would therefore have been likely to have had some element 
of decoration which would be in line with the wider house and guest rooms at this 
level. However, the proposal remains for a number of new openings rather than for 
re-use of existing, and I would hope that by repositioning the stair loss of historic 
fabric could be further minimised.  

 



6.) With respect to the walls and ceiling within the northern room, intended as a 
guest lounge, I continue to have some concerns regarding impact on the historic 
fabric and volume of the space: 

• The submitted photograph appears to show clear evidence of the previous 
presence of lath and plaster to the walls of the room. Is it the applicant’s 
contention that this was removed and replaced with plasterboard historically? 

• The submitted photograph shows what appears to be the stripped back joists of a 
relatively modern inserted ceiling. The proposal appears to be now to retain 
these joists but to add a further inserted ceiling above this, with faux timbering to 
the underside. This appears to me to be adding confusion to an already complex 
narrative. Can the applicant please confirm whether there was a ceiling 
historically present to the rooms in this area, and at what level this ceiling was 
located? Can this please be marked on the drawings? 

 
7.) With respect to the fireplace openings, it would appear from the further 
description provided that these are not identical. I would therefore expect that the 
reinstated fire surrounds should also not be identical- the response from the agent 
states that the room is symmetrical and does not have a dominant end, but of course 
it was never intended to be a single space. I would recommend that this aspect of 
the proposal is reconsidered with fire surrounds to reflect the differing proportions of 
the openings. This is one way in which the evolution of this part of the building from 
several smaller rooms to one larger one can be better reflected in the current works. 

 
In summary, although the proposal has in some limited respects moved forward, I 
remain concerned about the principle and detail of other aspects of the scheme, which 
in my opinion do not adequately respect the narrative or the surviving fabric of this part 
of the listed building. Further reconsideration and amendments are required. 
 
Thanks, 
 
Emily 
 
Please note that this advice is given at Officer level only and is without prejudice to the formal 
decision of the District Council. 
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From: Emily Wade <Emily.Wade@midsussex.gov.uk> 
Sent: 27 February 2026 08:59
To: Caroline Grist <Caroline.Grist@midsussex.gov.uk>
Subject: Wykehurst House DM/25/3228 and 3229  
 
Hi Caroline 
 
Comments on the above planning and listed building consent applications. My 
apologies for the delay in getting these to you, which has been caused by pressure of 
other work. 
 
Firstly, I note that Historic England do not appear to have been consulted regarding 
these applications, which would be a requirement given the grade of the listing. 
 
Wykehurst House is a II* listed country mansion located in a rural position outside 
Bolney. The house was constructed in 1871-1874 to designs by Barry, in the highly 
ornate Francois Premier style. It has been subject to extensive alterations and 
reconstruction following periods of use as a hotel during the early 20th century, 
requisitioning and then abandonment during and after WWII, and conversion to flats 
during the 1970s.  
 
The current proposal, which is partly retrospective, is for internal and external works to 
the house in relation to remodelling of the centrally positioned, first to second floor 
lightwell, to restore its purpose as the primary circulation route between levels, including 
access to second floor guest suites.  The proposed alterations comprise: 

• Creation of new openings in existing walls; 
• Installation of a new staircase and bridge to connect the two sides of the 

lightwell at second floor; 
• Installation of new architectural mouldings and other details; 
• Replacement of the existing rooflight; and 
• Refurbishment of an adjacent room at second floor to include installation of new 
joists, ceiling and two new fireplaces into existing fireplace openings. 

It sits alongside parallel applications for other internal and external works to the house 
and grounds, including a partially retrospective proposal for extensive works throughout 
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the interior of the building including alterations to the layout, new partition walls, new 
doors, architraves, skirting and cornicing (DM/25/2172). The overarching aim of the 
proposals is to return the building to use as a single-family house. 
 
The part of the house affected by the current proposals was extensively altered during 
the ownership of James ‘Jimmy’ Doyle, who purchased the house in 1971 and carried 
out numerous works, including the above-mentioned conversion to flats, one of which 
was retained for the use of Doyle’s family. At this time, the original first to second floor 
staircase was removed to create an enlarged lightwell. The subdivision into flats 
rendered the staircase redundant and its removal created an internal courtyard which 
with appropriate openings allowed additional light into the new apartments. New access 
ways and gantries into the flats were also created. This internal courtyard, which was 
originally open to the elements, was enclosed by a mono-pitch polycarbonate roof 
during the 1980s, which is still present. 
 
The current proposal is partly retrospective, in that the previously existing finishes to the 
area have been comprehensively stripped out. Whilst this is regrettable, it is accepted 
that the fabric lost is likely to have dated in large part from the 1970s remodelling of the 
area. The strip out allows a better understanding of previous alterations to openings etc. 
around the stair/lightwell.  
 
The proposed new staircase and associated works are not intended, according to the 
supporting statement, to recreate the original condition of this part of the building, as 
this is not entirely clear, and any restoration would therefore be conjectural. The 
intention is instead to restore the purpose of the space through the reintroduction of a 
staircase, but within a covered atrium which reads as distinct from the better-preserved 
surrounding parts of the house. 
 
Whilst I would not necessarily disagree with this approach in principle, the detail of the 
application before us in my opinion raises a number of concerns relating to a lack of 
respect for what remains, or can be understood from documentary sources, of the 
original layout, and to loss of surviving historic fabric. 
 
In particular: 

• There appears to be good evidence that the original staircase was placed to the 
eastern end of the stair/light well. Why therefore is the proposed new staircase 
located at opposite end of the space? Whilst, as above, I would not expect a full 
restoration of the original scheme (nor I am sure would this possible on the 
surviving evidence), some adherence to the basic layout will be preferable in 
terms of how the reinstated space, and its function within the internal flow of the 
building, reads. It may also aid with the point below regarding loss of fabric, if 
original openings can therefore be more easily reused. 

• There is an excessive loss of surviving historic fabric at second floor, in particular 
to the wall to the northern side where three large arches and a circular window 
are proposed, but also to the large new open archway to the southern side onto 
the bedroom corridor. Whilst I understand that the room layout around the 



stairwell has been altered, there are existing openings (some remaining open, 
some blocked with later fabric) which could and should be used, rather than 
promoting such a heavy loss of original material, including the evidence that this 
contains of the position of the original layout of this part of the building.  

• The extensive opening up of the wall to the northern side of the lightwell at first 
floor also results in a loss of the original enclosed character of the stair/lightwell, 
and of the adjacent space, albeit that this has already been altered by loss of 
original partitioning. The adjacent space appears to have been originally 
compartmentalised as a pair of small bedrooms and box room; the large open 
lounge area now proposed is at odds with the historic character and use of the 
space, and with the surviving character of the second floor of the house 
generally.  

• I have some concerns relating to the aesthetic of the scheme, which seems 
perhaps overly grandiose for a secondary staircase and at second floor level, 
where one would normally expect plainer and more functional detailing and 
finishes. I note the point that details such as cornicing will be simplified in relation 
to that to the main stair hall, however the inclusion of the large arches and 
matching recesses around the space and the level and ornateness of the 
detailing generally seems perhaps excessive, especially at second floor. I would 
include the suggested choice of fire surrounds to the second-floor lounge in this 
consideration. This aspect of the proposal requires further justification and/or 
amendment.  

• It will be helpful of the surviving historic door openings/architrave/ironwork 
mentioned in the supporting heritage statement can be marked on the existing 
and proposed plans, with an annotation to indicate how these will be preserved. 

• Can the applicant please confirm (with photographic evidence) the previous finish 
to the walls/ceiling/skeiling to the second-floor room? Was this entirely 
plasterboard? Was this room ceiled before strip out, and at what level? Can the 
previously existing ceiling, if present, please  be marked on the sections? 
Photographic evidence of the room before strip out will be helpful.  

• With respect to the fireplace openings to this room, is there any intention to alter 
their size? They do not appear from the photographs in the heritage statement to 
be identical at present. If there was/is a hierarchy of scale, this will presumably 
have related to the size and/or use of the rooms concerned and should be 
reflected in their treatment in the current proposal. Rendering them matching will 
not be an appropriate approach. 

 
In summary, although I am supportive of the principle of the proposal to reinstate the 
staircase, the scheme requires further consideration and/or justification in terms of 
layout and detailing to ensure both that the original character of the spaces affected is 
reflected in the new scheme and that surviving fabric and features are appropriately 
retained and respected. 
 
Thanks, 
 
Emily 



 
 
Please note that this advice is given at Officer level only and is without prejudice to the formal 
decision of the District Council. 
 
---------------------------------------------- 
Submit your planning application online. 
http://www.planningportal.gov.uk   
---------------------------------------------- 
Emily Wade Ma MSc 
Conservation Officer 
Planning Services 
Tel: +44 (0)1444 477385 
emily.wade@midsussex.gov.uk      http://www.midsussex.gov.uk   
 
 

https://eur02.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.planningportal.gov.uk%2F&data=05%7C02%7CCaroline.Grist%40midsussex.gov.uk%7Cc6e9f777f9114ac2559208dea5f4cf69%7C248de4f9d13548cca4c8babd7e9e8703%7C0%7C0%7C639130668055253440%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=HPFDJczF9Tt38aMM43Xr7JFtA7vg6qiTSxCqQF1NlY0%3D&reserved=0
mailto:emily.wade@midsussex.gov.uk
https://eur02.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.midsussex.gov.uk%2F&data=05%7C02%7CCaroline.Grist%40midsussex.gov.uk%7Cc6e9f777f9114ac2559208dea5f4cf69%7C248de4f9d13548cca4c8babd7e9e8703%7C0%7C0%7C639130668055276588%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=V0HRUR%2FRkJNE5JbaNnTI%2FIQvWTfC%2B2hPmcV2pIFXuJ0%3D&reserved=0
https://eur02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.electoralcommission.org.uk%2Fi-am-a%2Fvoter%2Fvoter-id&data=05%7C02%7CCaroline.Grist%40midsussex.gov.uk%7Cc6e9f777f9114ac2559208dea5f4cf69%7C248de4f9d13548cca4c8babd7e9e8703%7C0%7C0%7C639130668055303698%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=zVK6MEEIZyeJ76E%2BuhgEkTE5akSFYZ0qgTwiatNjjoc%3D&reserved=0

