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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 they are neither necessary nor appropriate in the context of both the provisions of The Core Strategy 2007 (CDHor2) and the site specific considerations.  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 fundamental objection to the site based on the development strategy as set out in the Core Strategy and its views on the likely key issues and questions for Examination identified by the Inspectors, which are as follows:
· Relationship with the built-up area boundary
· The visual impact of the development on the countryside

· Traffic impact on the A281

· Flooding concerns
1.3
The development potential of this site has been considered throughout the preparation of the Site Specific Allocations of Land DPD and a Statement of Common Ground has been prepared between Horsham District Council and Humberts Leisure Consulting (1481).
2.
Site Description

2.1
The site consists largely of open farmland surrounded by hedges, with some specimen trees.  The land slopes down to the Horn Brook, which flows along the northern boundary of the site, and rises to its highest point at the junction of the A281 Brighton Road and Doomsday Lane.  A small number of properties are contained within the site, although it is not proposed that these are redeveloped.

3.
Existing Policy Designation

3.1
The site lies outside the built up area as defined in The Core Strategy 2007 and Proposals Map 2006.  It therefore lies within an area which is designated as countryside.  The site is adjacent to the High Weald Area of Outstanding Natural Beauty, and care would be needed to ensure that this protected landscape is not adversely affected by development on its boundary as set out in Policy CP1 (Landscape and Townscape Character) of The Core Strategy (CDHor2). 
4.
Relevant Planning History

4.1
This site was considered as part of a comprehensive development package involving land at Hornbrook Farm and at the area around Hilliers on the other side of the A281.  This mixed-use scheme was considered at Issues and Options, and Preferred Options stages but removed from the Submission Document for the reasons set out in Appendix F of the Site Specific Allocations of Land Statement of Compliance (Regulation 28 Statement).  
5.
Principal Issues

5.1 The Council submits that any form of residential development on this site would be unnecessary at this stage.  The position on housing land supply is set out in the Council’s Overall Position Statement and the Response Statement on Matter 1.  This demonstrates that the Council has allocated sufficient previously developed land sites and smaller scale greenfield sites to meet the requirement of Policy CP4 of the adopted Core Strategy over the period to 2018.  It is further considered that the Council does not need additional greenfield site allocations at this stage but, if there is a need to address the small unidentified site allowance, or any other deficiency that might be identified, through new allocations, this should be undertaken through the programmed Reserve Housing Sites DPD and review of the Core Strategy.  

5.2 In addition to the approach of the Council to alternative development sites set out above, the Council also believes that the allocation of this land would be against the development strategy set out in the Core Strategy.  Whilst the site does adjoin a Category 1 settlement, the emphasis of the development strategy is clearly set out as being on previously-developed land first, then the two strategic development locations as large scale ‘urban extensions’, and finally small scale greenfield sites which meet identified local needs.  Development of land at Hornbrook Farm would not constitute a strategic development nor is it a small greenfield site that meets identified local needs.  Therefore the Council would strongly argue that development of this site would not meet Test of Soundness 6 in that is not in consistent with other plans and strategies prepared by the District.  

5.3 In response to the key issues raised by the Inspectors the Council wishes to make the following comments:
· Relationship to the built-up area boundary – The site is clearly distinct from Horsham town, separated from the nearby residential properties by Horn Brook.  It is a strongly held view by local residents that the site acts as a buffer zone between the AONB and the town and that it is important to the setting of Horsham.  It is acknowledged by the Council that the development proposed at the Preferred Options stage would also have had a significant impact; however, this was part of a comprehensive scheme involving land on both sides of the A281 and that on this basis there would have been an opportunity to plan an appropriate ‘gateway’ to the town.  It is felt that development on just one side of the road will not enable this to happen and as a result will have a detrimental impact on the character of this area and the entrance to the town.  The site will appear isolated with limited links to Horsham.
· Visual impact of development on the countryside – It is felt that development of this site would be visually intrusive if developed in isolation of the more comprehensive approach to the wider area including Hilliers.  The site is attractive, and due to its topography and height is visible from a wide area.  In the 1995 Local Plan Inspectors Report, in relation to this same site, he stated that, ‘Its development would extend the built-up area beyond the present well defined boundary into an attractive rural area which is important to the setting of the town.  Housing here would be unrelated to the pattern of existing development and would materially harm the character and appearance of the area.’ (paragraph 5.3.194).  He also felt that development would be prominent and seriously erode the character of the wider rural area.  Development in this location was always going to present challenges but again the Council considers that these could have been mitigated against to some extent through a more comprehensive scheme.  It is, however, felt that this is not just an issue of landscaping (both hard and soft), but would require a re-examination of this whole area including detailed consideration of what kind of ‘entrance’ to the town the community would wish to see.  The Council considers that this would require further public involvement.  No detailed landscaping or design proposals have been presented that would appear to demonstrate how development of this site could resolve this issue. 
· Traffic impact on the A281 - No traffic impact or access analysis has been undertaken by the agent or landowners.  It is proposed that the site be accessed from a new junction on the A281, which would provide access to both ADS39 and the Hilliers land.  Although, in principle, this could be an appropriate solution, due to the lack of information the Council can not comment any further at this stage.  There were however, many concerns raised about rat-running through surrounding narrow rural lanes and some of the residential roads in the vicinity.
· Flooding Concerns – The northern boundary of the site abuts the Horn Brook and some land is classified as flood zone 2 and 3.  The Council does not consider that this prevents development from taking place as the majority of the site is at a much higher level; however, there are concerns about the impact of increased run-off and a flood risk assessment would be required.
6.
Response to Submitted Statements
6.1
The majority of the Statement submitted by Humberts Leisure (1481) has been addressed in the preceding paragraphs; however, the Council would wish to contest the presumption in paragraph 2.1 that the site is readily available.  It is felt that there is still a significant level of work needed before any application could be permitted, including a Flood Risk Assessment, Traffic Impact Assessment and an examination of the detailed design requirements needed to overcome many of the concerns about the alteration to this ‘entrance’ to the town and the visibility and landscape impact issues.  It is also considered that the proposal for 250 homes on the site is over development and could result in significant environmental and visual damage; no evidence has been presented as to how this could be accommodated.
7.
Conclusions

7.1
The allocation of this site would not comply with the relevant Tests of Soundness and would make the Site Specific Allocations of Land Document less sound because:

· It would be contrary to Test of Soundness 6, in that development of this land would not accord with the development principles set out in the Core Strategy, in that the site is neither previously-developed, a strategic development location or a small scale greenfield site to meet local needs.  

· Contrary to the Statement submitted by Humberts Leisure the Council would also like to counter the view that development accords with Test 9 in that it is reasonably flexible to deal with changing circumstances.  It is felt that there is a significant level of work needed to ensure that this was an acceptable and sustainable development and that this would take some time to complete.  The inclusion of ADS39 in the Site Specific Allocations of Land DPD would not make it more flexible.
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