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1 General Introduction 
 
1.1 The Horsham District Core Strategy sets out a framework for planning the future of 

the District, including how the District Council intends to meet the Government’s 
requirements for development. The existing Core Strategy covers the period to 2018, 
but the Council now needs to review the Core Strategy and look even further ahead 
in light of the South East Plan being approved.  

 
1.2 The first stage of the review process is the consultation document ‘Leading Change in 

Partnership to 2026 and Beyond’, which sets out some of the key issues in planning 
the future of the District and options for how they can be addressed and how the 
Council’s development requirements can be met. A number of potential strategic 
development sites are identified and this Background Document is an appraisal of 
one of those sites.  

 
1.3 This Background Document has been prepared to inform the Core Strategy Review 

Consultation Document and to identify and articulate the background information and 
issues associated with the potential strategic development site. It reflects the site 
assessment work undertaken to date by the Council and incorporates responses from 
key delivery stakeholders, where appropriate.  

 
1.4 This Background Document forms part of the evidence base that informs the 

consultation on the Core Strategy Review Consultation Document ‘Leading change in 
partnership to 2026 and beyond’.   
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2 Site Specific Background Information 
 
2.1 The South East Plan identifies nine sub-regions. Part of Horsham District, the 

northern and eastern part, lies within the Gatwick Sub-Region, with the rest of the 
District being part of the ‘Rest of West Sussex’ area. This site is within the Gatwick 
Sub-Region and would therefore contribute to the sub-region’s requirement of 9,200 
new homes.  

 
2.2 The potential strategic development site is situated on the western edge of Crawley 

and covers approximately 111 hectares, although the Consortium proposing the site 
has, through the Homes and Communities Agency (HCA) ownership of further land to 
the north. The site consists of land covered by Ifield Golf Course, with agricultural 
land to the north of Rusper Road and west of the golf course. The site also includes 
Hyde Hill, which is an area of Ancient Woodland and a Site of Nature Conservation 
Importance (SCNI).  

 
2.3 The site is generally flat, as indeed is the wider countryside in this area, although the 

ridge of elevated land to the south of the golf course is visually prominent in views 
from the wider landscape. Due to the topography of the site, areas are visible from a 
number of points along the public highway and a small number of Rights of Way 
routes within the site.  

 
2.4 The boundaries of the site are generally well defined. To the north the boundary is 

formed by an open trackway, which is footpath ROW1541 and Rusper Road. To the 
east and south it is formed primarily by the neighbourhood of Ifield West. To the south 
the boundary is formed by Kilnwood Lane and House Copse, which is Ancient 
Woodland and a Site of Special Scientific Interest (SSSI). The westerly boundary 
mainly consists of existing and generally well-established field boundaries 
interspersed with mature trees 

 
2.5 The Horsham District Landscape Character Assessment (2003) identifies that the 

potential strategic development site area covers two landscape character areas. The 
southern area is covered by the Warnham and Rusper Wooded Ridge and main part 
of the site is Upper Mole Farmlands. 

 
2.6 The relevant key characteristics of the Warnham and Rusper Wooded Ridge are: 
 

 Secretive wooded ghylls. 
 Strong pattern of shaws and hedgerows. 
 Intricate patchwork of small pasture fields. 
 Mostly rural character.  

 
2.7 In overall terms, the Landscape Character Assessment considers that the overall 

landscape condition in this area is mostly good. It also considers that large scale 
housing and commercial development is likely to damage the character of the area.  

 
2.8 The relevant key characteristics of the Upper Mole Farmlands are: 
 

 Flat to very gently undulating landscape, crossed by tributaries of the River Mole. 
 Small to medium scale irregular field pattern divided by thick hedgerows. 
 Predominantly pasture farmland. 
 Occasional blocks of woodlands and copses. 
 Distinctive field trees and farm ponds. 
 Large golf course near Ifield.  

 
2.9 The Landscape Character Assessment considers that the landscape condition of this 

area is considered to be declining due to expansion of horse paddocks and 
increasing visual/noise intrusion in some parts.  
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2.10 Further work on landscape character and sensitivity of the wider west of Crawley area 
was undertaken to inform the Joint Area Action Plan process, which allocated 
development on land west of Bewbush. The Council commissioned Urban/Rural 
Fringe Study for Crawley (2006). The Study identifies that the golf course area is an 
area where landscape characteristics do not present an overriding constraint to 
development, although there is greater sensitivity in the southern and western 
extremities of the site.  

 
2.11 Within the site there is a pocket of listed buildings, focussed on Stumbleholm Farm 

and these include the farmhouse itself along with its garden gate and railings, a barn, 
a cattleshed and a granary. All of the structures are Grade II listed and nearby land is 
also an archaeological site (ARCHEO4391). To the north east of the site, and outside 
of the sites boundary, is St Margaret’s Church, which along with adjacent buildings 
and properties in Rectory Road, are listed.  

 
2.12 The site is not subject to either national or local landscape designations. Whilst the 

site is primarily within Flood Zone 1 there is a small area of land, towards the north-
western boundary of the site, which is within Flood Zone 2 of the River Mole.  

 
2.13 The site does not currently benefit from access from Trunk Road, ‘Other Strategic 

Roads’ or ‘Other ‘A’ Roads’, as shown on West Sussex County Council’s Strategic 
Road Network. The main current access to the site is through Rusper Road, out into 
rural roads of Rusper or into the road network in Crawley. 

 
2.14 There is also a limited network of public Rights of Way throughout the site, primarily 

running west to east, south of Rusper Road and the trackway that forms the northern 
boundary. Both of these routes provide access into the countryside from the western 
neighbourhoods of Crawley. 

 
2.15 It should be noted that part of the site lies within Crawley Borough and because of 

this discussions are ongoing with Crawley Borough Council over this site, as, if it 
were to be developed, it is expected that it would form a new neighbourhood of 
Crawley. 

 
 Site Planning History 
 
2.16 The site was located within the area identified as the ‘Area of Study’ for a strategic 

development site of 2,500 homes and other uses on land west of Crawley on the 
Proposals Map that accompanied the Core Strategy (2007). The Proposals Map has 
been amended to reflect this reference following the adoption of the West of Bewbush 
Joint Area Action Plan.  

 
2.17 Part of the potential strategic development site has previously been proposed to the 

Council for development during the preparation of the Core Strategy and Site Specific 
Allocations of Land Development Plan Documents in 2006 (reference: ADS66). 
Whilst the site considered then is different, it covers a significantly similar area.  

 
2.18 The site previously considered was not supported by the Council as it did not comply 

with the strategy for the District, as expressed in the Core Strategy (2007) and in this 
particular instance in CP6. The independent Inspector who examined the Core 
Strategy agreed with this position and therefore the site was not allocated at that 
time.  

 
2.19 Because this site was located within the ‘Area of Study’, the Council has already 

undertaken general assessments of the area and the likely impacts development 
would have. This work can be found at www.westofcrawley.gov.uk, particularly in the 
Previous Stages and SA/SEA sections.     

 

http://www.westofcrawley.gov.uk/
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2.20 In establishing the evidence base to make the allocation of a new neighbourhood in 
the West of Bewbush Joint Area Action Plan, the Council has already undertaken a 
significant amount of work in relation to what would be required for a new 
neighbourhood to the west of Crawley.  There is also further, detailed understanding 
of wider issues at Crawley, such as the limited sewerage treatment capacity. 
Furthermore, the Council has a robust evidence base that demonstrates that a 
western relief road would be required, should further development, beyond the 2,500 
homes allocated west of Bewbush, be identified to the west of Crawley. 

 
2.21 There have been a number of previous planning applications within the potential 

strategic development site, most of which have been minor household extensions or 
related to agriculture. Further to these, there has been one main planning application 
of note.  

 
 DC/05/2803: this outline application, made in November 2005, was for the 

erection of 35 dwellings and access on land formed by a number of properties on 
Rusper Road. The application was refused.   
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3 Constraints and Opportunities  
 
3.1 This section considers a range of issues relating to the potential strategic 

development site. They have been identified following consultations with key delivery 
stakeholders, as recommended by national planning policy guidance.  

 
Landscape 

 
3.2 Natural England has identified that the site includes House Copse Site of Special 

Scientific Interest (SSSI) and would object to development in this area which would 
adversely affect the features of the SSSI. Furthermore, Natural England highlight 
that the need to protect the features of interest on this site should be taken into 
account when considering development.  

 
Ecology 

 
3.3 The Environment Agency (EA) has little ecological information on this potential 

development site. However, they would expect a minimum 8m undeveloped buffer 
zone either side of all main rivers such as the River Mole, the Ifield Brook and the 
Hyde Hill Brook and a minimum 5m undeveloped buffer zone either side of all non-
main rivers and standing water bodies. However, a much wider buffer zone, 
especially to the main rivers, would be preferable, which could incorporate both 
undisturbed areas for wildlife closer to the rivers as well as informal recreation areas 
further back.  

 
3.4 The EA notes that the potential development site does appear to encroach onto an 

area of Ancient Woodland to the south known as House Copse. This area of 
woodland should therefore be protected from any development, perhaps by means of 
an undisturbed buffer zone. 

 
3.5 The EA recommends that as a minimum, a desktop study of the ecology of the area 

is undertaken, to establish important habitats and species, particularly protected 
species, which may be present. The local records centre could undertake such a 
search, which would enable a more informed decision as to the suitability for 
development of part or the entire site. 

 
Groundwater  

 
3.6 The EA highlights that there are no principal (or major) aquifers or source protection 

zones in the area. The bedrock geology for the area comprises Weald Clay, which 
means that the groundwater is not sensitive in the area. Furthermore, it is noted that 
there are shallow gravels/alluvial deposits to the north of the area around the River 
Mole and to the south and east of the area around Ifield Brook and that this is 
important in groundwater protection terms.  
 
Flooding 

 
3.7 The EA states that the majority of the site lies within Flood Zone 1. The River Mole, 

Hyde Hill Brook, Ifield Mill Stream and Ifield Brook flow through the site, and all have 
their own localised floodplains. These are largely undeveloped floodplains, fulfilling an 
important role in reducing the flood risk downstream and therefore these floodplains 
must be maintained. Development should be located away from these areas. 

 
Physical Infrastructure 

 
3.8 Scotia Gas Networks advises that in general it can provide gas to any location that 

is required, be it through reinforcing an existing network or creating a new network by 
extending medium/intermediate pressure pipelines. Extensions to urban areas, such 
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as the development of land west of Ifield, would be able to link into existing supplies 
relatively easily.  

 
3.9 Southern Water supplies water services to this area and considers that there is no 

fundamental reason why this site would not be suitable for development, from a water 
infrastructure perspective. Major off site mains are available to serve the development 
and the development may contribute to the need for additional water infrastructure 
resources.  

 
3.10 Thames Water provide waste water services in this area and they will be increasing 

the capacity at the Crawley Sewage Treatment Works (STW) to ensure it can serve 
the level of development set out in the South East Plan until 2021. If other 
development locations, such as Crawley’s North East Sector, are to come forward 
then the ability of the STW to serve new development will be reduced and capacity 
would be reached before 2021.  

 
3.11 Once the additional capacity has been used at the existing STW, it may require 

Thames Water to consider either relocating the existing works or constructing a new 
works in addition to Crawley STW. The time required to construct a new or relocated 
works could take around 7-10 years. 

 
 Gatwick Airport 
 
3.12 Gatwick Airport Ltd highlights the fact that any new development should avoid 

areas exposed to daytime aircraft noise levels greater than 60 dBA Leq. This would 
be based either on the current single runway or if a second, wide spaced, runway 
was in place. Further comments are based on the need for certain restrictions in 
building and structure heights and consideration on the design of buildings and the 
type of planting and SuDS to be implemented, to ensure they minimise the impacts of 
birds on the Airport’s operations.  

 
 Highways and Transport 
 
3.13 The Highways Agency (HA) does not consider it appropriate to develop both of the 

potential strategic development sites at west of Ifield and Faygate, given the potential 
material impact on the Strategic Road Network. The HA therefore recommends that 
only one of these sites should be taken forward. Individually these sites are likely to 
have a similar impact as a result of their locations and potential capacity of 2,000 – 
3,000 dwellings.   

 
3.14 The HA is concerned over the impact on the Strategic Road Network from this site, 

when coupled with the West of Bewbush development and other potential 
development in and around Horsham and Crawley. There is a risk, particularly if both 
this site and land at Faygate were to proceed, of reaching the trigger point in terms of 
road network capacity. 

 
3.15 The HA considers that there should be a significant level of sustainable travel 

provided with this development. Whilst there is the potential to do this, there needs to 
be appropriate linkages with West of Bewbush together with existing developments, 
such as Ifield, Langley Green, Crawley town centre, Manor Royal etc. For example, 
would Fastway come through the development, if not, how would a link to Fastway be 
provided? 

 
3.16 The HA recommends that green infrastructure (to include walking, cycling and public 

transport) should be improved as a result of this development coming forward. This 
will assist in the promotion of sustainable travel options. 
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3.17 The HA anticipates that the developer will contribute either wholly or in part in 
conjunction with other sources and there should not be a reliance on developer 
funding alone for all transport improvements.   

3.18 Due to the proximity of this site to the West of Bewbush strategic development site, 
the comments made by the HA should be considered in the context of previous 
comments made on the West of Bewbush Joint Area Action Plan.  

 
3.19  WSCC observes that the site has no direct road links to the strategic road network 

and that there are only links to the local road network. There is also no immediate 
access to a mainline railway station with regular services – the closest station is Ifield, 
which is more of a halt stop and lacks frequent services. WSCC also notes that 
Fastway does not currently serve Ifield, but does serve Bewbush and is to be 
extended into the new development on Land West of Bewbush.  

 
3.20 Traffic congestion is known by WSCC to occur on the A23 and A2220, especially 

during the peak hours, along with the observation that extensive queuing takes place 
in Breezehurst Drive, Gossops Drive, Ifield Avenue, Tushmore roundabout, Martyrs 
Avenue and Manor Royal junctions. This is not helped by the fact there is no bus 
priority, which means that buses have to queue with other traffic. There is also the 
problem of traffic rat-running through rural roads, particularly Rusper Road and 
Bonnets Lane, to avoid congestion.  

 
3.21 WSCC indicates that the likely transport infrastructure requirements are:                   
 

 Provision of a new Western Relief Road (WRR) to serve the development from 
the strategic road network (A264 Crawley Road to A23 Lowfield Heath). The site 
currently has no links to the strategic road network and an increase in traffic 
through Ifield and Langley Green neighbourhoods would increase existing 
congestion at the existing A23 junctions, leading to possible road safety and air 
quality issues.  A WRR would take traffic off the A23 and, if properly designed, 
would deter short cutting along unsuitable rural roads.  

 
 Opportunity for Park and Ride site served off the southern part of the WRR 

served by extension to Fastway.      
 

 High quality public transport links to major transport interchanges, Crawley town 
centre, Ifield neighbourhood centre, Gatwick Airport and Manor Royal 
employment centres.  

 
 New road links from Ifield and Ifield West to the WRR to relieve A23 junctions 

(Ifield Avenue, Gossops Drive and Martyrs Avenue). This would free up junction 
capacity and allow bus priority measures to be introduced across the A23 Ifield 
Avenue roundabout into the town centre. However, any links would have to be 
designed to deter short-cutting along unsuitable roads. 

 
 Real-Time Passenger Information (RTPI) to be provided at bus stops and within 

each new dwelling to encourage public transport use. 
 

 Residential and commercial travel plans to emphasise transport choices and 
reduce dependence on the private car. 

 
 A possible car club to reduce car ownership levels.  

 
 Excellent cycle and footway links within the development and to enhance the 

links to existing cycle and pedestrian networks in the town (including the 
Horsham-Crawley cycle path)  

 
 Investigate improved frequency of rail services at Ifield station with Network Rail 

and the service operator.  
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Education  
 
3.22 The emerging position is that WSCC considers development at this location would 

overwhelm the current school network in Crawley, even if the current lack of take up 
of places at Thomas Bennett Community College persists.   

 
3.23 WSCC could look to expand provision at Thomas Bennett Community College and 

Ifield Community College but the practicality of doing this, both in terms of the site 
constraints and the Private Finance Initiative contract, would need careful evaluation.  

 
3.24 WSCC considers that some expansion in denominational provision may also be 

possible at Holy Trinity CoE Secondary School and/or St Wilfred’s Catholic 
School. The options taken would need to be assessed in the light of the complex 
demographics of Crawley, where the 'artificial' creation of large blocks of similar age 
population (associated with the creation of the new town) often distorts figures; the 
400+ surplus primary places in SW Crawley being a current example. WSCC are 
therefore very keen to avoid providing school places to meet an un-sustained ‘bulge’ 
in demand.  

 
3.25 In relation to primary school provision, WSSC have previously indicated that in light of 

development west of Bewbush a 2 or 3 form of entry primary school might be needed 
to meet the demand in this area.  

 
Library Service 

 
3.26 WSCC considers that due to the site’s proximity to the new library provision in 

Crawley, there is no need to provide a further facility.  
 

Wastes Management Services 
 
3.27 WSSC identifies that the west of Ifield site is within the catchment of the Crawley 

Household Waste Recycling Site (HWRS). WSCC expect that the cumulative impact 
of other sites in Crawley will place pressure on the HWRS.  If this were to occur, 
WSCC would expect the need to improve HWRS service provision in the area, which 
may mean establishing a new additional HWRS. The precise solution however would 
be judged against the overall needs of the strategic HWRS network. 

 
 
 
 
 
 
 
 



Appraisal of Potential Strategic Development Site Option 1: West of Ifield 
Background Document to the Core Strategy Review Consultation Document  

 
 

 10

4. Details of the Proposal 
 
4.1 This section outlines the details of the proposal put forward to the Council for the 

potential strategic development site to the West of Ifield by a Consortium of 
developers, comprising Rydon Homes, Wates Development, Welbeck Land and the 
Homes and Communities Agency (HCA). 

 
4.2 The Consortium is keen to take into account the noise that might occur, if a second 

runway were to be built at Gatwick. Therefore, it is proposed that all noise-sensitive 
land uses will be developed outside of 57 decibel noise contour of a potential second 
runway.   

 
4.3 Whilst detailed transport modelling has not yet been undertaken, the Consortium 

expects that a development of around 2,500 homes will not rely on a western relief 
road (linking the A23 and A264) as the development would encourage a significant 
modal shift away from the private motorcar. The Consortium currently considers it 
likely that the site will require the following transport measures: 

 
 Two access points at Rusper Road. 
 
  Fastway bus routes into the site. 

 
 A new link road to Charlwood Road, through land owned by the HCA, enabling 

access to the A23. 
 
4.4 If development in excess of 2,500 dwellings were to happen, the Consortium 

considers it likely that more substantial highway improvements will be required 
probably in the form of a link to the A264 in the south and further new bus provision.  

 
4.5 If the site were to come forward, the Consortium would develop it as a new 

neighbourhood of Crawley. Therefore it would comply with Crawley’s neighbourhood 
principle by providing a neighbourhood centre to service the neighbourhood and by: 

 
 Referencing the existing character of Ifield; 
 
 Making use of the existing rail and road infrastructure where possible and 

appropriate; 
 

 Creating a balanced community; 
 

 Delivering a mix of uses that will serve the proposed and wider community needs; 
 

 Providing a mix of housing types and tenures; and 
 

 Supporting the wider economy of Crawley through employment provision where 
appropriate. 

 
4.6 The Consortium has identified that a number of important landscape features exist on 

or around the site and that a new neighbourhood could be located on the site. It is 
proposed that these features are retained and, where possible, enhanced and used 
to shape the character of the neighbourhood. 

 
4.7 It is proposed by the Consortium that identified areas of ecological value are 

protected and incorporated into the neighbourhood.  
 
4.8 Whilst part of the site is covered by flood zones 2, 3a and 3b, the Consortium does 

not propose to locate vulnerable uses within the zones and that flooding will not 
preclude the development of a new neighbourhood. 
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Indicative Land Budget 
 

4.7 Following the consultations with the key delivery stakeholders set out in Section 3, 
the details of the proposal put forward to the Council by the Consortium and the initial 
technical work undertaken by the Council, the table below sets out the indicative land 
budget that is likely to be required if the potential strategic development site was 
allocated for development.  

 
East of Billingshurst potential strategic development site: Indicative Population and 

Land Budget 
 

Potential number of homes 3000 homes
Estimated Population 7410 people 
Developable Residential Area 62 hectares
Neighbourhood Centre  1.5 hectares
Primary School  2 hectares
Recreation Areas and Open Space 29.9 hectares
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5. Sustainability Appraisal (SA) Considerations 
 
5.1 The potential strategic development site broadly complies with the majority of the SA 

Objectives presented in the SA Scoping Report, which has been published alongside 
the Core Strategy Review Consultation Document.  

 
5.2 The SA process will identify whether a potential strategic development site is suitable 

for development from a sustainability point of view. The outcome of this process will 
then feed into the overall process of allocating strategic development locations.  

 
5.3 Once the appropriate strategic development locations have been identified, following 

consultation each strategic site will be subject to a formal SA (incorporating an 
Equalities Impact Assessment and Health Impact Assessment). This will be used to 
highlight the full range of impacts that the development of the potential strategic site 
would have on the natural environment, the economy and the local population and 
any possible mitigation measures.  

 
 
 




