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1.
Background
1.1
This matter relates to the approach towards developing within the area west of Horsham and the extent to which the scale and mix of the development proposals are feasible and deliverable in accordance with the principles of development indicated.  It stems from both the development strategy as a whole and, more particularly, the specified principles of development set out in Policy CP7.  The representations submitted in this context primarily relate to Tests of Soundness 2 (not prepared in compliance with the Statement of Community Involvement), 3 (not subjected to sustainability appraisal), 4 (consistent with national policy and regard to other plans/strategies), 5 (regard to the authorities' Community Strategy), 7 (most appropriate policies against alternatives, founded on robust evidence base), and 9 (reasonably flexible to deal with changing circumstances).

2.
Main Issues

2.1
There are several key matters that it is considered should be the subject of evidence in the consideration of the approach towards the West of Horsham Strategic Location.  These have been identified as:

· Whether it should be allocated as an Area of Study for a Strategic Development Location

· Whether an Area Action Plan should be programmed

· The extent of the identified Area

· The numbers of proposed dwellings within the identified Area

· Wildlife and environmental impact

· Infrastructure provision, including health, schools, water and sewerage treatment

· Flood risk, due to the River Arun and other rivers and streams

· The need for employment allocations

· The ability to provide adequate public transport

· Impact on the highway network, including on the A264, M23 and the A24 (new junction and other improvements)

· Possible coalescence with Horsham

· Sustainability objectives as a self-standing community

· The need for a park and ride facility

· The need for facilities for Horsham Football Club

· The adequacy of the Sustainability Appraisal

· Public consultation

· Nearness to a landfill site

· The effect of flight paths from and to Wellcross Farm airstrip

3.
Horsham District Council's Position

3.1
The Council's position with regard to the West of Horsham Strategic Location is set out in paragraphs 4.41 to 4.43 of the Core Strategy (RDHor19).  The context for this approach is explained further in the Background Document 'Land West of Horsham Strategic Development' (RDHor22).  The provisions set out in Policy CP7 reflect directly the spatial vision for the District (paragraph 3.8 of the Core Strategy) and the articulation of the spatial objectives through the Strategy Principles (paragraph 4.6).


a)
Area of Study for Strategic Development Location/Area Action Plan

3.2
There is a key difference between the Strategic Development Location west of Crawley and that west of Horsham.  In the former case, there is a wider area to the west and north west of Crawley within which development in a variety of forms could be accommodated; for a number of reasons it has not yet been possible to identify a specific area or areas of land for the necessary development.  An 'area of study', identified on the Key Diagram has, therefore, been defined within which proposals will be finalised, through the programmed Joint Area Action Plan for West and North West of Crawley, which will be capable of addressing the cross-boundary and other issues.  In the entirely different circumstances of the land west of Horsham, there is a clearly identifiable area for the Strategic Development Location, which is bounded by recognisable physical features; roads, railway, river/floodplain, hill and edge of existing built development.  This area is indicated on the Key Diagram as a Strategic Development Location, rather than an 'area of study', because of the clear boundaries for the development proposed.  The area of some 85 hectares is intended to be the subject of detailed masterplanning studies but the majority will be required for development in some form in order to meet the objectives set out and the scale of development required.  There is no possibility that within this area a significant part can be excluded entirely from accommodating development as part of a comprehensive development scheme; the detailed studies will determine the form and disposition of development within the identified area in order to provide for 2,000 homes and other uses.  

3.3
PPS 12 (RDNat 13) (paragraph 2.10) advises that broad locations for delivering the housing and other strategic development needs should be set out in the Core Strategy. PPS12 'goes on to indicate  that a Core Strategy should not identify individual sites (paragraph 2.12) and that these should be dealt with under site specific allocations development plan documents or area action development plan documents.  However, it is considered that this guidance in paragraph 2.12 is of necessity general in its approach and does not appear to give specific consideration to the approach to be taken in certain cases where a strategic development location has such clearly recognisable boundaries  that  its identification would be tantamount to a site specific allocation however defined or presented.  The Council had previously sought to include the provisions for the two Strategic Development Locations in the Site Specific Allocations of Land document but, following the Preferred Options stage (RDHor7), on the advice of the Government Office for the South East the relevant policies were incorporated in the Core Strategy because of their strategic significance as major development locations.  

3.4
The advice given in paragraph 2.12 of PPS 12 also has to be considered in the light of the guidance given in Annex 2, paragraph A2. Paragraph A2 indicates that the proposals map may show "key policy areas, i.e. the areas to which the core strategy policies apply such as: allocations of land for major development such as urban extensions."  The identification on the submitted Proposals Map of the location of the land subject to Policy CP7 is consistent with the guidance given in Annex A of PPS 12.  It is also the case that other Local Authorities, in the light of particular circumstances applying, have been encouraged to include site specific provisions within a core strategy.  This is no doubt a reflection of the particular circumstances that apply in each local authority area.  Further explanation is given in Appendix 1 of this Position Statement.
3.5
In the light of the specific identification of the land involved and the principles of development set out in Policy CP7, the Council has programmed the preparation of a comprehensive masterplan as a Supplementary Planning Document (SPD) within its Local Development Scheme (RDHor26).  Work has commenced on this document, including stakeholder and community engagement, and the Council is on track to publish a draft SPD for consultation in February/March 2007, with subsequent amendment and adoption by June 2007.  The Government Office for the South East has confirmed that this is an appropriate approach in the circumstances.  It is particularly important to continue this approach in order to secure the delivery of the development west of Horsham within the timescale indicated in the revised Housing Trajectory (see Position Statement on Matter 2).  The alternative of extending the formal procedures and preparing an Area Action Plan as part of a review of the Local Development Scheme would result in an additional period of up to 18 months before adoption, with consequent adverse effects on the intended delivery of housing within the District (see Appendix 1 to this Position Statement).  The proposed SPD is an appropriate means to expand the principles of development for the west of Horsham development, in accordance with the guidance in paragraph 2.43 of PPS12 (RDNat13), which indicates that a masterplan may supplement policies in a development plan document.  The provisions of Policy CP7 and the intended approach are, therefore, sound against the need to be consistent with national planning policy (Soundness Test 4).  

b)
Extent of Identified Area/Numbers of Dwellings

3.6
The area of land included within the Strategic Development Location is a reflection both of the logical boundaries to development, as indicated above, and the need to plan the future of the whole area on a comprehensive, long-term basis.  The key conclusion from the studies undertaken in this area is that any development in part of the overall area will have significant implications for the remaining land.  The nature of the land involved, with the environmental and infrastructure issues which need to be addressed, means that the comprehensive approach is the best way to deliver a high quality, sustainable development which integrates with the existing communities of Horsham and Broadbridge Heath.  The expansion of the built-up area in this location needs to be undertaken on the basis of a full assessment of the requirements of the expanded communities for facilities and services and not part of a piecemeal approach, which might only deliver partial and unsatisfactory improvements.  

3.7
Many representations have sought to contain any development within the A24, rather than to the south of Broadbridge Heath; others have indicated proposed alternatives to the area identified or minor variations to the defined boundaries.  Notwithstanding the requirement to accommodate 2,000 dwellings derived from the Development Strategy, and, therefore, the need to identify sufficient land for development, the area inside the line of the A24 is not capable of being developed in isolation from a more comprehensive scheme (see paragraph 3.5.18 of the Background Document- RDHor22).  A number of representors have sought to indicate support for a more limited approach by reference to the adopted West Sussex Structure Plan 2001-2016 (RDSx2), which indicates in paragraph 82 of the explanatory memorandum that the area could accommodate 1,000 homes by 2016.  This provision is, however, not part of the relevant policy (Policy LOC1) and is not a prescriptive requirement; indeed, the Examination in Public Panel in its report (RDSx1), whilst endorsing reference to accommodating 1,000 homes in the period to 2016, did not rule out the prospect of an increase if it were to be needed and the capacity is found to exist (paragraph 6.60).  In any case, as indicated by the EiP Panel, it is also necessary to consider the needs beyond 2016; up to 2018 for the purposes of this Core Strategy.  The Panel also indicated that the precise form of development in the area would depend on how a series of factors work out in practice, although it could see advantages in maximising development between the A24 and the edge of the urban area as the most obvious urban extension (paragraph 6.55).  Similarly, the Panel did not rule out development around Broadbridge Heath if it respected and enhanced the community's character and identity (paragraph 6.41).  

3.8
Provision for 2,000 homes and other uses by 2018 within the defined area west of Horsham is a reasonable expression of the capacity of the area to accommodate development taking into account the environmental constraints to development, balanced with the need to make efficient use of the available land and secure a high quality development.  The location of the area relative to Horsham town and the facilities and services provided in close proximity, as well as the potential for improved public transport, reinforces the sustainability of the proposal both in itself and relative to other alternatives.  It is important to take a long term view in relation to this area and to plan accordingly; Government guidance in PPS1 'Delivering Sustainable Development' (RDNat5) encourages this type of approach (paragraph 26(ii)).  The alternatives to the development of this area and the scale of housing involved have been explored, as indicated in the Core Strategy and Land West of Horsham Strategic Development Background Document (RDHor22) and assessed in the Sustainability Appraisal and Strategic Environmental Assessment Final Report (RDHor17, paragraphs 9.17-9.19 and pages 172-176).  It is therefore considered that the provisions of Policy CP7 are appropriate and sound in terms of the area of land involved and the numbers of dwellings proposed by virtue of:

· being consistent with national planning policy in terms of sustainable development and promoting the efficient use of land, as well as in conformity with regional planning policy (Soundness Test 4);

· being founded on a robust and credible evidence base with all reasonable alternatives having been considered and the approach at the strategic level required being clearly set out (Soundness Test 7);

· being sufficiently flexible in the form the principles of development are presented to respond to the results of detailed masterplanning or a variety of circumstances (Soundness Test 9).

c)
Wildlife and Environmental Impact/Infrastructure Provision and Flood Risk

3.9
Clearly any strategic development location of this type and scale will have environmental impacts but it is perfectly feasible to manage and mitigate these effects.  The impacts also have to be balanced with the positive benefits of development, as indicated by paragraph 26(v) of PPS1 (RDNat5).  The basis for the allocation of this area for development was established through the West Sussex Structure Plan process, with the County Council indicating that the countryside in the area is of relatively low landscape and agricultural value, although local groups disagree.  The Examination in Public Panel addressed these concerns but did not consider that the countryside impact need be a major constraint to accepting the general location for development (paragraphs 3.6.3 to 3.6.11 of the Background Document (RDHor22) refer).  Further, more detailed surveys are being undertaken as part of the current masterplanning studies and these will help to inform the detailed planning process.  The preliminary studies have enabled broad conclusions to be drawn, such as the exclusion of High Wood hill from the development area and the resultant emphasis in the principles of development on enhancing the environment and habitats/the local landscape.
3.10
The provision of appropriate infrastructure to support the development is a key part of the proposed policy and discussions have been held with all the responsible bodies in order to understand and seek to address the issues involved.  The focus in terms of the preparation of the Core Strategy was on the strategic level considerations and ensuring that there were no insurmountable obstacles to development of the scale proposed.  The more detailed requirements are being pursued through the masterplanning process because it is only at this detailed level that many of the considerations involved can be fully explored and addressed.  Nevertheless, the Council has considered strategically the primary health care requirements through liaison with the Horsham and Chanctonbury Primary Care Trust; the primary and secondary education requirements through liaison with West Sussex County Council; the water supply issues through liaison with the Environment Agency and Southern Water; the upgrading of sewerage treatment facilities in consultation with Southern Water; and electricity and gas supplies with the relevant bodies.  Despite the inevitable concerns of residents about the impacts of development on such infrastructure, no issues have been identified which are not capable of being addressed at the detailed planning stage; the absence of formal objections on this basis from the responsible bodies confirms this.
3.11
Concerns about acute health care and A & E hospital provision, whilst understandable, raise issues beyond the scale of this Core Strategy.  The current position is a matter of concern to the Council, which has sought to argue the case for a new hospital at Pease Pottage, but the absence of such a provision is not a justifiable constraint on the development west of Horsham, particularly with the emphasis in health terms being on prevention and primary care.  This latter approach has been recognised as an aspect of change in the way in which health and social care services are delivered in the draft South East Plan (para. 7.3, Section D11, RDRg6). 

3.12
There has been a clear recognition of the floodplain issues relating to the River Arun and its tributaries in the preparation of the proposals in the Core Strategy.  The floodplain has been mapped in detail and the extent agreed with the Environment Agency.  The development provisions of Policy CP7 allow for the exclusion of the floodplain area from development and the potential impact of climate change and this has been reflected in the masterplanning studies undertaken to date; it will be for these detailed studies to determine the precise protection and mitigation measures required, in consultation with the Environment Agency which continues to be involved.

d)
Employment provision

3.13
The principles of development in Policy CP7 provide for employment and business uses to be incorporated within the development in order both to secure a mixed use development and to broaden the economic base.  The employment floorspace provision indicated in Policy CP10 also reflects this position.  The precise form of such employment provision within the development has not been prescribed or determined because it is dependent on the outcome of the more detailed masterplanning studies; whether a single area is made available for business uses, or a more integrated approach is taken, is best determined at that level.  It would be inappropriate to constrain the opportunities unduly at this stage and it would certainly be contrary to the spatial objectives and development strategy to exclude any possibility of employment provision within a comprehensive development scheme.


e)
Public Transport/Park and Ride and Impact on Highway Network

3.14
In identifying the land west of Horsham for development the Council has been fully mindful of Government policy and the need to encourage accessible public transport provision to secure more sustainable patterns of development (PPS1, paragraph 27(vii) - RDNat5).  There is a definite opportunity to enhance sustainable modes of transport through the careful planning of the development and the introduction of direct links into Horsham town which would not be available to the private car.  The potential for improved bus services has been explored and, with relatively limited adjustments to existing services, it is possible to enhance significantly the provision whilst serving the new development from the early stages of construction onwards.  There is a potentially important link with the proposed provision of a park and ride site on the edge of the development.  The strategic need for such a provision has been set out in the Core Strategy (paragraphs 3.12/4.13 and 4.64), supported by the research study undertaken on park and ride in Horsham town (RDHor13).  It is considered that it could be an important component of parking demand management in the town in the medium to long term but in terms of public transport provision offers the opportunity for a fast frequency bus service linking the new development with Horsham town centre and the railway station, as part of a 'circular' route linking with the existing park and ride site south of the town at Hop Oast.  It is a valid requirement of the proposals for west of Horsham to retain the possibility of this provision, and the benefits that would accrue from it, for further investigation as part of the detailed planning of the area.

3.15
The access and highway requirements of the proposed development have been a particular focus of concern in the representations and they have been explored carefully to the appropriate level as part of the preparation of the Core Strategy, as indicated in the Background Document (RDHor22).  The principles of development in Policy CP7 reflect the consideration in this respect, with the primary requirement being the construction of a new grade separated junction on the A24 south of the existing Farthings Hill junction.  This requirement stems from the capacity constraints of the existing junction and the requirement not to route traffic from the area east of the A24 on to Hills Farm Lane because of its unsuitability and lack of upgrading opportunities.  A new junction on the A24 creates the potential to separate 'through' traffic using the A264/A24 from more local traffic by virtue of a new 'link' road from the A264 south of its junction with the A281 to the new junction.  This arrangement also creates the opportunity to close or downgrade the current western part of the A264 Broadbridge Heath bypass in order to help integrate the new development with the existing community.  These principles need to be carried forward in terms of detailed design and associated traffic measures and that work is being undertaken as part of the current masterplanning studies.  There is no doubt that the form and nature of development linking with the road system will require a shift in 'mindset'; the clear intention is to put the emphasis on sustainable modes of transport (walking, cycling and public transport) rather than the private car.  This principle is perhaps most clearly demonstrated in relation to the area east of the A24.  Whilst the approach raises concerns, particularly with local residents used to the current road network, there is no reason why the detailed, technical work being undertaken (in consultation with West Sussex County Council) cannot result in an appropriate and workable solution which is in the long term interests of existing and future residents.  
3.16
The implications of the development in terms of the wider network are also important and are the subject of more detailed study (Add in name of doc and ref no.).  With regard to the Highways Agency's concerns about traffic generation in relation to the motorway and trunk road network, particularly in terms of the impact at junction 11 of the M23, the studies undertaken indicate that the development west of Horsham would result in around 1 vehicle every 2 minutes joining the motorway in the morning peak hour and leaving the motorway in the evening peak hour.  The percentage increase in traffic flows on the M23 will be less than a 0.75% increase above existing observed traffic flows and, therefore, the development would not have a material or noticeable impact on the operation of the M23.  The results of the assessments undertaken in this respect are being pursued further with the Highways Agency in order to satisfy its concerns.


f)
Coalescence/Sustainability Objectives as Self-Standing Community/ Facilities for Horsham Football Club
3.17
The expressed intention of Policy CP7 is to integrate the new development with Horsham and Broadbridge Heath whilst taking account of their separate identities.  It is considered that this approach is perfectly feasible and capable of being delivered through the detailed masterplanning.  The issue of coalescence in this context is both relative and subjective; the Structure Plan EiP Panel recognised this in its report in concluding that there is already a form of coalescence but that this does not mean there is not a separate character and identity by virtue of the separation provided by the A24 (paragraph 6.41, RDSx1).  The key is to seek to reinforce the separate character and identity in the way the development is planned in detail.  In this sense, the proposed development can be viewed in a number of ways; the evolving masterplanning work has already sought to test the implications of the development as a single community, as two separate communities, or as three component communities (south of Broadbridge Heath and north and south of the river, east of A24).
3.18
The detailed masterplanning work is seeking to explore the needs of the communities involved in terms of facilities and services and, with sustainability objectives in mind, to consider the means by which such provision can best be achieved.  However, no community can be considered in isolation and it is important to consider the relationship to Horsham town and other settlements, and to recognise the potential need for other facilities or services to be accommodated within the area, perhaps with a District-wide basis, because this Strategic Development Location is the only major development adjoining Horsham town for the foreseeable future.  

3.19
It is in this context that the need to explore potential provision of facilities for Horsham Football Club has been incorporated in the proposals for the area west of Horsham.  The Club provides a District-wide facility with increasing needs and opportunities to expand its role within the wider community.  The Club is still operating from its rather cramped site in the centre of Horsham, having expressed for some time the need to relocate to an alternative site.  Planning permission has been granted (and partially implemented) for residential development on the existing site and the Club will have to vacate the site after the 2007/8 season.  Other opportunities for new facilities for the Club have not proved feasible or appropriate; the west of Horsham area represents the last opportunity to secure the future of the Club in the short to medium term.  There is clearly a link between the facilities provided by the Broadbridge Heath Leisure Centre and those intended by the Club and it is possible that a co-ordinated approach towards meeting the joint need for improvement of the facilities offered could be the way forward.  The precise approach needs to be defined through the masterplanning studies but at this stage it is reasonable to seek to keep the options open.  It is recognised that the Football Club would itself need to invest in any facilities provided and it would not be the expectation that the development would need to fund such costs.


g)
Public Consultation and Adequacy of Sustainability Appraisal

3.20
There is a strong feeling in many representations that the Council prepared the Core Strategy as submitted, and this policy in particular, without sufficient consultation and that it is therefore unsound against Test of Soundness 2.  Whilst the concern of residents about a proposal for a significant development is understandable, this objection on these grounds is unfounded and misrepresents the requirements of the relevant Test of Soundness in relation to the Statement of Community Involvement (SCI).  The test to be applied is that the Core Strategy has been prepared in compliance with the SCI or with the minimum requirements set out in the regulations where no SCI exists.  At the time of submission of the Core Strategy the SCI was still subject to Examination but it has now been adopted (RDHor24).  The Council has fully complied with the approach set out in the SCI (as confirmed in the Self Assessment of Soundness - RDHor29), in terms of who the Council involved and consulted; the methods the Council used to provide information to and involve/consult with the community; and the specific community involvement undertaken at each stage of the Core Strategy, as shown in Appendix 1 of the SCI.  These provisions exceed the minimum requirements of the Town and Country Planning (Local Development) (England) Regulations 2004.  It is, therefore, considered that Soundness Test 2 has been met.  

3.21
It is, nevertheless, felt by many parties that the changes made between the Preferred Options and Submission stages, particularly in relation to the scale of development proposed west of Horsham, were not subject to appropriate consultation.  The Council maintains that it was always made clear that a comprehensive, long-term approach (not necessarily to 2016) towards the whole area west of Horsham should be taken (see, for example, page 36 and Policy AL6 of Site Specific Allocations of Land: Preferred Options document, February 2005).  The Preferred Options proposals indicated the same area for development, with a phased approach and a timescale for the first phase of 1,250 dwellings of 2016, but with future requirements beyond 2016.  One of the outcomes of consultation is to review the strategy and proposals being made, which is precisely what the Council did in preparing the Submission Core Strategy.  The main concern of many respondents is that the outcome of this review did not reflect their views, but it is not always possible to accord with all the views expressed and a balanced judgement has to be made.  This is precisely what was done in preparing the revised proposals in the Submission Core Strategy and in no way does it make these proposals unsound.  Policy CP7, and the Core Strategy as a whole, is perfectly sound against the relevant Tests of Soundness, particularly Test 2.

3.22
With regard to the adequacy of the Sustainability Appraisal (SA/SEA) in relation to the west of Horsham area, a full assessment of the area was undertaken as part of the SA/SEA process at the Preferred Options and final Submission stages; the work was developed for the latter, following comments made at the Preferred Options stage.  The Preferred Options stage assessment (SA/SEA Draft Final Report, February 2005) considered the implications of development west of Horsham and concluded that 1,250 homes would be more sustainable than development of the whole area as there would be less loss of land (paragraph 9.31).  At the Submission stage, the assessment process for the Final Report (RDHor17) considered other options for development, as part of examining the principle of a Strategic Development Location (paragraphs 9.17 - 9.19 and pages 172-176 of Appendix 7), before assessing Policy CP7 which includes the provision for 2000 homes (page 86 and page 207, Appendix 8).  The assessment indicated that there would be negative effects on the environment and resource objectives but that further work would be necessary on assessing the precise effects as details emerge as part of the preparation of the proposed 'masterplan' Supplementary Planning Document and in the Environmental Impact Assessment at the planning application stage.  It is important to recognise that the purpose of a SA/SEA is to mitigate or prevent the environment effects of a plan and it may help to guide the decisions that are made, but it cannot itself make the decisions as to whether a plan or proposal should go ahead or not.

3.23
It is clear that a full and proper SA/SEA has been carried out indicating the options and the process by which the proposals have been objectively assessed and independently scrutinised.  The provisions of Policy CP7 are, therefore, sound against the relevant Tests of Soundness, primarily Tests 3 and 7, in this respect.  


h)
Baystone Farm Landfill Site/Wellcross Farm Airstrip

3.24
The former Baystone Farm landfill site is situated some 750 metres south of the southern extent of the potential development area south of Broadbridge Heath, indicated for Policy CP7 on the Proposals Map.  The site was filled between 1963 and 1981 predominantly with domestic, civic amenity and commercial wastes.  Studies undertaken for the Council by consultants in 2000/2001, when the possibility of development much nearer to the site was being explored, concluded that there were low levels of contamination present but that it could be designated as 'contaminated land' as it is likely to be producing significant concentrations of landfill gas.  However, it was indicated that, at that time, with the nearest proposed dwellings over 250 metres from the site, the potential risks could be mitigated and reduced to 'acceptably low' levels by the implementation of the recommended actions.  It was also noted that leachate is escaping from the site but the Environment Agency did not consider it to be affecting the quality of the River Arun.  Given the distance between the new proposed development area south of Broadbridge Heath and the site, with the river and its floodplain intervening, it is considered that there are no unacceptable risks to human health, buildings or property from the former landfill site in relation to the potential development.  Full account has been taken on the guidance in PPS23 'Planning and Pollution Control (RDNat20), including the advice in paragraph 20 that it remains the responsibility of the landowner/developer to identify land affected by contamination and to ensure that remediation is undertaken to secure a safe development.  The proposals for the west of Horsham area in Policy CP7 are, therefore, in accordance with national planning policy in this respect and sound against the relevant tests (Soundness Tests 4 and 7).

3.25
The grass airstrip at Wellcross Farm is also situated to the south of the proposed development area to the south of Broadbridge Heath.  The Council has been fully aware of the existence of the airstrip in formulating the proposals but has also been mindful of the limited nature and type of aircraft involved.  It is not considered that the principle of development in this location is incompatible with the existing airfield operations.  The airspace that is needed for the take off and approach (the take off/approach ‘surface’) of aircraft using Wellcross Farm Airstrip passes over the extreme western part of the Strategic Development Location to the west of A24.  As a consequence, although the details of the layout and nature of the development remain to be determined through the masterplanning process, it is possible to demonstrate that no buildings completed within the policy area for CP7 will actually interfere with the take off/approach surface and therefore, the development of the Strategic Location for Development west of Horsham will not compromise the safe operation of Wellcross Farm Airstrip.  A key concern appears to be that the owners or operators of the airstrip are worried about complaints from future residents of the new housing.  The potential for any disturbance or resident concerns will be considered in the detailed planning and construction/marketing stages.  The capacity of the airstrip is however modest and it is limited to use by light aircraft. It is not considered therefore that the existence of the airstrip presents any insurmountable impediment to the development proposed within the terms of Policy CP7.

4.
Conclusions

4.1
The District Council considers that in all the circumstances the approach set out in Policy CP7 is appropriate and enables the established spatial objectives and development strategy for the District to be achieved.  The principle of development in this location accords with current regional planning policy as articulated through the adopted West Sussex Structure Plan and with the principles of the evolving Regional Spatial Strategy (the South East Plan).  The scale of development involved reflects both the requirements from the development strategy and the extent of the area identified within recognisable physical limits.  No suitable alternatives exist within the District which would secure the sustainable development/urban extension of Horsham town or meet the identified requirements in the appropriate form, as demonstrated by the Sustainability Appraisal/Strategic Environmental Assessment.  The work of the programmed comprehensive masterplan is progressing well and will enable the more detailed issues to be addressed at the appropriate level and in accordance with the broader principles of development set out.  The provisions of the policy are appropriate to the strategic level considerations applying to a Core Strategy.  It is therefore considered that the policy is sound against the relevant tests by virtue of:

· having been prepared in compliance with the Statement of Community Involvement (Soundness Test 2);
· having been subjected to appropriate Sustainability Appraisal (Soundness Test 3);
· being consistent with national planning policy and with regard to other relevant plans, policies and strategies (Soundness Test 4);
· having had due regard to the Horsham District Community Strategy (Soundness Test 5);
· being the most appropriate policy/allocation having considered all the relevant alternatives and founded on the appropriate robust and credible evidence base (Soundness Test 7);
· and
· being sufficiently flexible within the provisions of the principles of development, in so far as a single Strategic Development Location can be, to enable a response to changing circumstances (Soundness Test 9).
Appendix 1

BACKGROUND PAPER ON THE AREA OF STUDY FOR THE DEVELOPMENT WEST OF HORSHAM AND THE MASTERPLAN 
HORSHAM DISTRICT LOCAL DEVELOPMENT FRAMEWORK

CORE STRATEGY:
MAIN MATTER 5 - Strategic Location West of Horsham (Policy CP7)
1.    

Key Matters

1.1

The Inspectors have indicated that they wish to examine the approach the Council has taken in the Core Strategy towards developing within the area west of Horsham.

There are several key matters that should be the subject of evidence regarding this issue, which are discussed in Position Statement HDC/Main Matter 5 – CP7.  It is considered that two of those issues need to be addressed in greater detail and would benefit from further explanation. These are:

· Whether it should be allocated as an Area of Study for a Strategic Development Location.

· Whether an Area Action Plan should be programmed.
2.  

Background

2.1

The Core Strategy Preferred Options document, February 2005, identified land west and south-west of Horsham as a strategic location for development, in general accordance with the West Sussex Structure Plan, Policy LOC1. It did not identify the precise site boundary but indicated the broad location of the strategic development on the Key Diagram.

2.2

The allocation of the land for mixed development and the proposed policy provisions were set out in Policy AL6 of the Site Specific Allocations of Land Preferred Options document, published at the same time as the Core Strategy. The policy set out the main principles for the development of the site and illustrated precise boundaries of the strategic location for development, for consultation purposes.  The explanatory text indicated that further detailed masterplanning of the site would be set out in an Area Action Plan (AAP).

2.3

The Local Development Scheme, 2005 (LDS 2005) programmed the production of an AAP for the development of this strategic location.  The preparation of the submission AAP was programmed to commence on receipt of the Inspectors binding report on the Core Strategy and Site Specific Allocations of Land DPDs, to ensure that the AAP would fully conform with higher level documentation. It was anticipated that the AAP would be submitted in Autumn 2007, with an Examination held in Spring 2008 and adoption of the AAP by the end of that year. 

2.4

This course of action was undertaken at the preferred options stage because of the early interpretation of the advice in PPS12: Local Development Frameworks.  Paragraph 2.12 states that a core strategy: 


“…should contain clear and concise policies for delivering the strategy which will apply to the whole of the local planning authority’s area or to locations within it, but should not identify individual sites.”  It goes on to say:


“These should be dealt with under site specific allocations development plan documents or area action development plan documents.” 



Paragraph 2.13 continues with the advice that:

“General locations for strategic development…may be set out in a key diagram which will illustrate the broad strategy for the area in a diagrammatic format.” 

2.5

On further consideration however and in the light of emerging practice in other Local Authorities (see Position Statement HDC Main Matter 5 – CP7 paragraph 3.4), this Council believes that the guidance is general in its approach and does not reflect the circumstances of this case (see Position Statement HDC Main Matter 5 – CP7 paragraphs 3.3 and 3.4).  This view has been confirmed by GOSE in their response to the Preferred Options documents.  

3.

GOSE Response to Preferred Options

3.1

The guidance (set out in paragraph 2.4 above) was followed literally in the preparation of the Core Strategy and Site Specific Allocations of Land Preferred Options documents.  As part of the response to the public participation stage on these documents in February/March 2005, GOSE set out its comments.  GOSE emphasised that it wished to help local planning authorities minimise the risk of submitting unsound documents by making appropriate comments at the preferred options stage.  It explained that the role of GOSE was to comment on the overall soundness of the strategy and approach to document preparation “…that must be got right first, before final drafts are submitted.”  

3.2

GOSE went on to make a number of comments that relate to the approach taken in policy preparation for the development of the strategic location west of Horsham.  

3.3

The Government Office made specific references to parts of both the Core       Strategy and Site Specific Allocations of Land Preferred Options documents that related to the west of Horsham:

i. It suggested that the testing of alternatives to the west of Horsham location that was set out in the Site Specific Allocations of Land document would be better included in the Core Strategy;

ii. It noted that the map for land west of Horsham in Policy AL6 of the Site Specific Allocations of Land Preferred Options document made reference to development requirements post 2016 but suggested that the longer term “position should be formalised in the Core Strategy, too, for the avoidance of doubt”.   (GOSE also recommended that the Core Strategy period should be extended to 2018, in accordance with advice in PPS12 paragraph 2.14, which was agreed).

iii. It identified an omission in the Core Strategy of a policy to set out “Strategic Criteria for Site Allocations: Major Locations”.

iv. With regard to the Site Specific Allocations of Land Preferred Options document, GOSE questioned under paragraph 4.9 and Policy AL6 whether there was still a need for separate AAP.  It asked:” Have you considered putting these policies (meaning both strategic locations for development) in the core strategy as strategic locations from which to hang AAPs?”  and “If you are keeping them in the site allocations DPD, would development brief SPDs be sufficient to deliver development in conformity with policies AL5 (West of Crawley) and AL6 ?”.  

3.4

The Government Office also went onto explain that it would not be possible to have an AAP that is in conformity with the Core Strategy when the formal definition and boundary of the strategic location is set out in the Site Specific Allocations of Land DPD.

3.5

GOSE summarised its comments on this particular issue with the following statement:


“The need to move strategic material from the site allocations DPD to the core strategy to better reflect the respective roles of these documents and to ensure that the core strategy goes beyond merely topic based issues to more clearly focus on spatial issues and choices.”

3.6

Further discussions were held with representatives from GOSE before the preparation of the Submission documentation when it was clarified that it was a matter of judgement for the Council to decide whether to provide sufficient detail in the Core Strategy to then prepare a Supplementary Planning Document (SPD) masterplan for development west of Horsham rather than prepare an AAP Development Plan Document.  The advantage that GOSE pointed out is that this approach to policy preparation for the west of Horsham could significantly speed up the delivery of the strategic location.

3.7

This advice was reiterated in correspondence between GOSE and Broadbridge Heath Parish Council, who advised the Parish Council:


“It is a matter of judgement for the LPA whether they do an AAP DPD for their strategic locations or provide enough detail in the core strategy to go straight to SPD for the master plan, given that site allocations are a DPD matter. However we are content for them to take the latter approach if they are satisfied that it will speed up delivery and that the core strategy will provide for the strategic site allocation without the need for a subsequent AAP DPD (and the further delay to delivery that would entail).

 


We can see no reason for an LPA to prepare an additional DPD unnecessarily if there are other legitimate approaches to achieve delivery. Given that the principle of major development will be established in the core strategy (and has regard to the structure plan) we accept that the LPA has taken the pragmatic step of identifying the boundaries of the strategic location on the proposals map at the core strategy level, thereby effectively allocating the site.”
3.8

This advice is only relevant for the Strategic Location for Development west of Horsham because of the key difference between the Strategic development Location west of Crawley and that west of Horsham, which is set out in Position Statement HDC Main Matter 5 – CP7, paragraph 3.2.

4.

Submission Document
4.1

The conclusion of the Council’s discussions with GOSE was to define the boundaries of the strategic location for development west of Horsham in Core Strategy Submission document, Policy CP7 and on the Submission Proposals Map and to set out in Policy CP7, the principles of development.  Further explanation is included in the text of the Core Strategy Submission document at paragraphs 4.41-4.43, which also refers to the alternative development approaches that have been considered and rejected.  Both the explanatory text and Policy CP7 explain that the development principles set out in the policy will be defined further in a comprehensive masterplan (Development Brief) for the development, in accordance with the Core Strategy.

4.2

The Council considers that it has put sufficient detail in the Submission Core Policy so that it is not necessary to prepare a further DPD in the form of an AAP but that the masterplan for the west of Horsham should be a SPD.  The LDS 2006 has been amended to take this change of LDD preparation into account.

4.3

This approach to the development of land west of Horsham effectively makes Core Policy CP7 an allocation of land, with sufficient detail for a SPD to be prepared subsequently, which will further define a comprehensive masterplan.  Not only has this approach been supported by GOSE; PPS12 in Annex A: Illustrative Material sets out in paragraph A2 what an adopted proposals map may show:


“…key policy areas, i.e. the areas to which the core strategy policies will apply such as:




allocations of land for major development such as urban extensions:”

4.4

This Council’s approach to the allocation of this development is further supported Annex A  in paragraph A1, which states that the key diagram that accompanies the core strategy may be used to illustrate the broad strategy for the area and that this:


“…is most likely to be appropriate to an area of significant change where the general location of broad areas of future development can be identified…”
5.

Delivery of Development
 

5.1

The housing trajectory prepared May 2006 illustrates that the preparation of an SPD for this strategic location for development is likely to result in completion of the first residential units in 2008/09.  This shift in document preparation has resulted in the significant speeding up of the delivery of new homes, in comparison with the preparation of an AAP, which was programmed for adoption in December 2008 with projected completion of first homes 2010/11.

5.2

Any requirement to prepare an AAP for the Strategic Location for Development west of Horsham would require a revision of the LDS 2006 and would result in a delay in the delivery of development.  It is anticipated that the early evidence gathering and local community and stakeholder engagement currently being undertaken as part of the masterplanning work for west of Horsham could form the Issues and Options stage of the preparation of an AAP.  Public participation on Preferred Options could then be undertaken in Spring 2007, submission in the Autumn, examination Spring 2008 and adoption by the end of the year.  This is a similar timescale to that set out in the LDS 2005.  This would in effect amount to a delay of around 18 months in the preparation of the masterplan and is likely to delay the projected completion of first homes by two years to 2010/11, albeit that the first completions may come forward fairly early in that year.

5.3

The projected timelines for the preparation of the SPD or AAP under the different scenarios described above are set out in the accompanying table. 
6.
 
Conclusion
6.1

The Council believes that Core Policy CP7 and Submission Proposals Map allocate land west of Horsham as a strategic location for development.  It would therefore be unnecessary to prepare a further DPD (Area Action Plan) to progress the masterplanning of the development.  It is considered that the proper and most expedient route is to prepare a SPD masterplan with the full involvement of local stakeholders and communities involved, in accordance with PPS12 and the Regulations.  

Timetable for the Preparation of the West of Horsham Strategic

Location Masterplan (Core Strategy Policy CP7)

	STAGE
	CURRENT SPD TIMETABLE
	PREDICTED AAP TIMETABLE

	Evidence gathering and early community and stakeholder engagement 

Public participation on Draft SPD

Consultation on Issues and Options

Public participation on Preferred Options

Submission to S of S

Examination

Receipt of Inspectors binding report

Adoption

Likely receipt of planning application

Completion of first units
	May – November 2006

January – March 2007

June 2007

Summer 2007

2008/09
	January – November 2006

February – March 2007

September – October 2007

March/April 2008

September/October 2008

December 2008

Early 2009

2010/11
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