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Horsham Goods Yard (ADS35)
1. 
Introduction

1.1 Following the submission by the Council in November 2005 of the Site 

Specific Allocations of Land document (SSAL) (CDHor11) a number of alternative development sites were put forward by respondents for consideration as allocations.  These sites were included within the Alternative Development Sites and Boundary Changes document (CDHor15), published for consultation in January 2006.

1.2 The Council does not support these suggested sites and maintains that in this case it is not appropriate in accordance with the Test of Soundness to allocate the site for development.  The purpose of this Response Statement is to explain the Council’s position on this Alternative Development Site and to address the issues raised in the submitted representations in support of, or against, the suggested allocation.  The Statement sets out the Council’s view on the likely key issues and questions for Examination identified by the Inspectors, which is/are as follows:
· Ability to access appropriately
· Why all or part of the site is not included in Policy AL1

2.
Site Description

2.1
Approximately 5.3ha site consisting of railway related infrastructure, buildings and equipment.  The site was formerly a goods yard, but most of the railway related activity has ceased.  It also contains a number of non-railway related industrial warehousing units of varying sizes and quality.  The site is located centrally within Horsham town and is bordered by the railway line, Collyers Sixth Form College, residential roads and Nightingale Road Industrial Estate.  
3.
Existing Policy Designation

3.1
This is a previously-developed site within the Horsham built-up area boundary, Horsham is classified as a Category 1 Settlement as defined in Core Strategy Policy CP5 (CDHor2).  The south-western part of the site is within a proposed Employment Protection Zone as set out in the General Development Control Policies Submission DPD, the principle of which is to protect and enhance the District’s most sustainable and valued industrial estates.
3.2
The Goods Yard and other land to the east of the main railway line is identified as a ‘Safeguarded Rail Site’ (Inset Map J) in the West Sussex Minerals Local Plan 2003 due to its potential role as a delivery / collection point for mineral transportation (a railhead aggregates depot).  This Council would not object to the loss of this role from the Goods Yard part of the site as it would remove heavy vehicles from the centre of the town, but there may be a need to find alternative locations or to continue to safeguard the remaining land for minerals transportation.  West Sussex County Council, which is the Minerals and Waste Authority, has not raised objections to the allocation of this site for alternative development use but the current safeguarding is still a potential constraint to redevelopment.
4.
Relevant Planning History

4.1
A range of applications have been permitted on the site in support of the commercial and warehousing activities, but there are no applications relevant to this proposal.
4.2
The site has been identified as having development potential for many years.  The southern part of the site was allocated in the 1997 Horsham District Local Plan for a minimum of 500 parking spaces, subject to the provision of adequate access, but this was never implemented.  The site was also submitted to the Council at both Issues and Options, and Preferred Options stages in the preparation of the Local Development Framework for allocation as a mixed-use residential and commercial scheme.  There have been ongoing discussions with Network Rail over the potential of the site.
5.
Principal Issues

5.1
The principal issue for the Council is the deliverability of this site.  The Council supports a mixed-use redevelopment of the Goods Yard including car parking, which it considers would provide an excellent opportunity to resolve a number of issues surrounding Horsham Railway Station, in addition to providing both housing and employment opportunities and significant environmental improvements.  However the Council submits that a significant amount of further work is required in order to give comfort that an allocation is deliverable and based on robust and credible evidence.

Ability to access site
5.2
There many difficulties associated with the existing and potential access to the site.  At Issues and Options, and Preferred Options stages these had not been resolved and the Council did not consider it to be appropriate to allocate a site with such significant and potentially irresolvable issues.  A significant level of work has since been undertaken and there has been agreement from West Sussex County Council Highways Department that a solution can be achievable, although it would be expensive; therefore, neither they nor the District Council object in principle to the allocation of this site on these grounds.  However, although a junction and access arrangement may have been devised to resolve, as stated by Network Rail, ‘any possible mix of housing and commercial’ uses, the Council feels that it cannot support the allocation of the site on the basis of this overly flexible approach as it gives very limited certainty about the delivery of the new bridge / junction or the actual form of development required to fund it.

Why is all or part of the site not allocated?
5.3
The Council supports in principle the development of the site; this is clearly shown through its identification in the Urban Housing Potential Study (CDHor1) paragraph 8.6 and the reference in paragraph 4.40 of the Core Strategy to other opportunities that are in the early stages of discussion but as yet it is not appropriate to quantify the contribution that they might make.  Network Rail in its Submission Representation submits that, since the access issues are resolved, the site should be allocated; however, the Council considers that allocation of the site does not relate solely to the issue of finding an appropriate technical solution to the access issue.  The Council made it clear to Network Rail that, although finding an acceptable solution to the access arrangements was a priority (as without it there was little point in further discussions), there were many others issues that also needed to be addressed, in summary these are as follows:
· In its original statement Network Rail (2917) state that the railway land is becoming surplus to requirements.  However, the Council does not consider that this is entirely correct; there are still a number of active uses on the site, including their cold weather equipment which needs to be accommodated either as part of the development or elsewhere and the Council has held a number of discussions with Network Rail on relocating these uses.  These issues are currently unresolved and further work is still required in order to ensure deliverability of the site.  

· Part of the site is within a proposed Employment Protection Zone as set out in the General Development Control Policies Submission DPD.  The Council has discussed this with Network Rail and it is considered that any policy objection to redevelopment of the site could be overcome through more intensive use of some of the site, or relocation of the employment uses elsewhere on the site.  However, this is a particularly sustainable location and the overall loss of employment land would be resisted by the Council.  As can be seen there are a number of options available but no further work has been undertaken by Network Rail and the Council does not feel that it is in a position to allocate the site for an unknown level of housing and employment related development.  It is felt that this could be resolved through the preparation of a masterplan for the site.

· This is a major and important brownfield site within Horsham town Centre and there are many competing aspirations for the land that need to be considered.  This includes the urgent need for better parking for Horsham Railway Station, improved access to the Station forecourt which could be resolved through a new highways network in the area, the need to consider commercial uses on the land, contamination issues and environmental improvements.  It is felt by the Council that it does not have the necessary information in order to consider all of this and that this could be best achieved through the preparation of a Masterplan for the site to be consulted on extensively.  
· There could be significant costs associated with the development of the site, including the proposed new bridge and junction; this will require extensive negotiations over the S106 agreement.

5.4
The Council considers that its key concerns over uncertainty in deliverability and capacity of the site are not yet addressed and that there are a number of issues that still need to be resolved.  It is, however, felt that due to its brownfield nature, and the significant benefits a development of the site could bring to the town, there are unlikely to be any policy issues relating to the site that could not be addressed through the application of the Core Strategy, General Development Control Policies DPD and work on a Masterplan for the site.  The Council considers that it has sufficient policy basis to determine planning application on the site and that there is no need for an allocation of the land at this stage.

6.
Response to Submitted Statements
6.1
No further statements were submitted.
7.
Conclusions

7.1 In conclusion the Council supports the redevelopment of this sustainable, centrally located brownfield site but it does not feel that it has the evidence to support an allocation at this time.  It is therefore felt that the allocation of this site would not comply with the relevant Tests of Soundness because:
· It would be contrary to Test of Soundness 7, in that currently an allocation would not be founded on a robust and credible evidence base.  Significant further work is required, and deliverability and capacity of the site are unresolved.
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