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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 located in the land surrounding the 

existing village of Faygate and covers approximately 140 hectares. The area 
identified is currently primarily agricultural land, with pockets of woodland.  

 
2.3 The topography of the site is gently undulating throughout but in general, the site 

rises away from the A264.  
 
2.4 The boundaries of the site are generally well defined. To the south the boundary is 

formed by the A264. The eastern boundary comprises of existing hedgerows and a 
pathway (although it is not designated on the Rights of Way network. To the north the 
site is bounded by Kilnwood Lane and Wimlands Lane and to the west by Wimland 
Hill. The south-west corner cuts across from Wimland Hill to the railway line, from 
where it follows the footpath (ROW1591) to the A264.  

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

potential strategic development site area covers two landscape character areas. The 
northern part of the potential strategic development site area is covered by the 
Warnham and Rusper Wooded Ridge Area and the main part of the site is Faygate 
and Warnham Vale.  

 
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 Warnham and Faygate Vale are:  
 

 Flat to gently undulating clay vale. 
 Medium to large scale field pattern of arable farmland, with smaller areas of 

pasture.  
 Isolated patches of woodland.  
 Semi enclosed or open character. 
 Dominance of major road and rail communications. 

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

area is considered to be in overall terms declining and locally poor due to intensive 
arable agriculture and the visual and noise intrusion of major traffic routes.  

 
2.10 Whilst the site is not subject to either national or local landscape designations, or 

identified as at being at risk of flooding, it is situated in the Strategic Gap between 
Horsham and Crawley.  The approach to Strategic Gaps in Horsham District may 
need to be reviewed as part of the Core Strategy Review process.  

 
2.11 The site has frontage onto the A264 and there is currently a railway station at 

Faygate. At present two services stop at Faygate Station in each direction, although 
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these only stop at peak times, Monday to Friday. There is, however, a further train in 
each direction that stops at lunchtime on weekdays. Ongoing discussions with 
Network Rail indicate a number of issues relating to the current station, which are: 

 
 Limited operational capacity, as currently the platform can only accommodate 4 

coaches. 
 The station cannot accommodate longer trains such as those planned for the 

Thameslink service (12 cars). 
 Substandard facilities (in terms of platform widths). 

 
2.12 There is also an extensive network of public Rights of Way throughout the site, 

primarily running west to east and linking Faygate to the countryside and beyond to 
Horsham in the south west and Crawley to the east.  

 
2.13 Within the site area there are two listed buildings; Wimlands Farmhouse and Carylls 

Lea Farmhouse, both of which are Grade II. A further Grade II listed building is the 
Cherry Tree Inn, which lies just outside of the south-west corner of the site.  

 
 Site Planning History 
 
2.14 The area termed Faygate and surrounds was previously identified by the Council in 

the Housing Development – Preliminary Evaluation, Crawley Option Consultation 
Document, published in 2000 to inform the Local Plan Review. It was not considered 
appropriate at that time to progress the site, as the preferred approach was to focus 
on land immediately to the west of Crawley. 

 
2.15 Parts of the potential strategic development site have 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.  

 
2.16 The sites previously considered were not supported by the Council as they did not 

comply with the strategy for the District, as expressed in the Core Strategy (2007). 
The independent Inspectors who examined the Core Strategy agreed with this 
position and therefore the sites were not allocated.  

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

strategic development site, most of which have been minor household extensions in 
Faygate (and the surrounding properties) or related to agriculture. Further to these, 
there have been two main planning applications of note.  

 
 RS/60/01: this outline application, made in October 2001, was for residential 

development at a density of 30 dwellings per hectare (75 dwellings) and access. 
The application was refused.  

 
 DC/08/2614: this outline application, made in December 2008, was for the 

demolition of existing buildings, construction of 148 retirement units, 8 affordable 
housing units, 1 warden’s unit, 50 bed care home, visitor accomodation, central 
facilities building, shop, medical care, provision of open space, balancing pond, 
associated landscaping and improvements to the existing access.  

 
The application for Faygate Sawmill was refused by Horsham District, but the 
decision was overturned by a Planning Inspector following an appeal and 
permission was granted for an amended scheme. Application DC/08/2614 
followed a number of previous applications for broadly the same kind of facilities 
(DC/05/1685 and DC/08/0316) 
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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 Kilnwood Copse ancient woodland is adjacent to 

the potential development area and that the Council has a vital role in ensuring its 
conservation, in particular through the planning system and that there is an obligation 
to protect ancient woodland from damage or loss by development. It is further noted 
that Natural England has recently issued advice on ancient woodland which aims to 
help local authorities meet these obligations and assist in the assessment of the 
possible effects of development.  

 
Ecology 

 
3.3 The Environment Agency (EA) notes that much of the site is arable land, 

broadleaved woodland or amenity grassland and that a site survey would be 
beneficial to establish the value of these habitats. There appears to be significant 
areas of amenity grassland within the allocation and a comparable amount of land 
should be retained as green infrastructure to provide recreation, amenity and 
biodiversity for the local communities, in line with regional policies.   

 
3.4 The EA observes from their records that there are a number of watercourses within 

the site, which form important wildlife corridors. It is necessary to protect and 
enhance these to meet the local authority’s obligations with regard to Biodiversity 
Action Plan habitats under the Natural Environment and Rural Communities Act 
(2006). This is also in keeping with Horsham Core Strategy Policy CP1 as described 
above, NRM5 of the South East Plan and PPS 9. Protection of the watercourse is 
also necessary to ensure no deterioration of these water bodies under the Water 
Framework Directive.  

 
3.5 Furthermore, there do not appear to be any protected species records on the EA’s 

record system. However given the habitats present it is more likely that surveys have 
not been carried out, rather than the species being absent. Therefore, it will be 
necessary to undertake protected species surveys to assess the impact of 
development.   

 
3.6 The EA believes that the land at Faygate appears to offer opportunities to improve 

and enhance both biodiversity and green infrastructure within the constraints 
highlighted. However, further surveys and understanding of the site is necessary to 
ensure development would not be detrimental.  

 
Water Resource / Quality 

 
3.7 The EA highlights that there is currently a small wastewater treatment works at 

Faygate on the opposite side of the railway from the proposed development. The 
level of development being considered will require the works to be significantly 
enlarged and upgraded with a subsequent tightening of the consent conditions. The 
EA believe that, in all probability, the foul water pipes crossing the railway will also 
need upgrading.  

 
 Water Framework Directive  
 
3.8 The EA observe that within the site, there appear to be opportunities to improve the 

river habitat including river restoration and enhancement as well as opportunities for 
wetland and pond creation to help meet national biodiversity targets and achieve 
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targets set out in the Water Framework Directive. In addition given the current 
amenity grassland on site, there appears to be an opportunity to fully integrate green 
infrastructure into any development to provide a sustainable location.  

 
Physical Infrastructure 

 
3.9 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 
as the development of land at Faygate, would be able to link into existing supplies 
relatively easily.  

 
3.10 Southern Water supplies water and wastewater 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 
reinforcements will be required and the development may contribute to the need for 
additional water infrastructure resources.  

 
3.11 The Council has been informed by Southern Water that there is no sewer capacity to 

accommodate development in this location and therefore the developer will need to 
make adequate provision for a connection to the nearest point of capacity.  

 
3.12 Southern Water advises that the Faygate Waste Treatment Works (WTW) currently 

serves around 100 properties and, if the capacity of the works is increased, it could 
serve up to 90 further dwellings within the current consent. Development at the level 
being considered would increase the volume of effluent discharged fifteen fold and 
Southern Water consider that consent for an increase of this magnitude is unlikely to 
be granted by the EA.  

 
3.13 Southern Water believes that, in theory, the development could drain to Horsham 

WTW if the developer funds the cost of a new sewer to connect the development 
directly to Horsham WTW. However there are potential environmental constraints 
relating to the Horsham WTW discharge that are likely to constrain this option.  

 
3.14 Thames Water advises that the boundary between Thames Water and Southern 

Water provision divides Faygate. The area east of Faygate Lane and north of Park 
Road are situated in the Thames Water region. Although Thames Water does not 
have any existing wastewater facilities in Faygate, Thames Water would be happy to 
discuss the provision of necessary infrastructure with developers.  

 
 Gatwick Airport 
 
3.15 Gatwick Airport Ltd highlights 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 

 
3.16 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.   

 
3.17 The HA is concerned over the impact on the Strategic Road Network (SRN) 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 
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this site and land west of Ifield were to proceed, of reaching the trigger point in terms 
of road network capacity 

 
3.18 The HA would be concerned that a further neighbourhood in addition to the agreed 

development at Bewbush, such as this site at Faygate, would cause an unacceptable 
impact on the A23 and M23.  The HA would wish to be involved in consultation with 
regard to any infrastructure related road capacity issues and the HA does not believe 
that Faygate in addition to the land west of Ifield (Option 1 of the Core Strategy 
Review Consultation Document) could be progressed. 

 
3.19 The HA believes that it is vital that development in this location does not take place at 

a faster rate than the provision of any related infrastructure requirements, as this 
could lead to unacceptable impact occurring on the SRN. It is recommended that the 
delivery of sustainable transport should be phased in line with development in order 
to mitigate potential impacts on the Strategic Road Network.   

 
3.20 West Sussex County Council (WSCC) highlights the need for comprehensive 

Transport Assessments in accordance with national guidance. Extensive transport 
modelling work or financial contributions to access existing transport models is also 
likely to be required.     

 
3.21 WSCC identifies the Faygate development option as a large peripheral site located to 

the north of the A264, with direct links to the strategic road network. Faygate has a 
mainline station but this is more of a halt and services are infrequent. There is very 
little employment and few community facilities in the village. If this is not addressed it 
would result in high levels of out-commuting with resultant concerns about traffic 
impact on Crawley and Horsham. WSCC considers that this could then justify the 
provision of the Crawley Western Relief Road (WRR) or at least a significant 
contribution in association with Land West of Ifield. 

 
3.22 In addition, WSCC believes that road safety improvements would be required to the 

A264 and they have significant concerns about short-cutting traffic along unsuitable 
roads to avoid traffic congestion in Crawley (e.g. Faygate Lane, Lambs Green Road, 
Rusper Road and Bonnets Lane). Bus services into the village are infrequent and 
those regular services between Horsham and Crawley stop on the A264 resulting in 
passengers having to cross this busy road. There could be timetabling problems in 
diverting bus services.  Faygate Lane is unsuitable to serve a development of this 
scale as it is narrow, of poor alignment and lacks adequate pedestrian/cycle facilities 
in places (especially over the railway bridge). A new junction onto the A264 with a 
new link road into the development would therefore be required (including a new 
railway crossing) with the existing Faygate Lane/A264 junction being closed. A 
bus/rail interchange at Faygate station should be investigated to pick up Horsham-
Crawley through services as should increase in frequency of rail services from the 
station.   

 
3.23 WSCC indicates that the likely transport infrastructure requirements are:                   
 

 Provision of, or a significant contribution towards, a new Crawley Western Relief 
Road (WRR) - A264 Crawley Road to A23 Lowfield Heath – to mitigate 
development traffic and deter short cutting along unsuitable rural roads.  

 
 The provision of a new junction onto the A264 with a new link road and railway 

line crossing: Faygate Lane to be closed and diverted onto this new link road at 
its northern end. 

 
 A new transport interchange at Faygate station should be investigated to 

accommodate existing through bus services, although there would be significant 
service implications.   
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 A new pedestrian/cycle bridge across the A264 to provide a safe route across the 
A264.   

 
 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.  
 
3.24 Metrobus considers that Faygate is well sited for good bus services, as it is on the 

only direct road from Crawley to Horsham. It is likely that the new development would 
increase demand for such services and would help to enable us to increase provision. 
This assumes that it is deemed acceptable for residents to walk to the bus stop on 
the A264. If this is not the case, it is likely that financial support would be required for 
special buses to penetrate the new housing areas as it would not be possible to 
justify diverting existing through services. 

 
Contamination  

 
3.25 The EA is aware of a historic landfill located at TQ 21920 34447 (Rusper Road) 

which is known to have accepted inert wastes. The area centred on TQ 21603 34453 
is a known area of contamination relating to the historic land uses which includes 
timber treatment, general industrial use and Ministry of Defence. It is known that 
some landfilling occurred in relation to WWII use, where crashed planes were 
recovered to the site. The EA would promote development on the area for the 
investigation and remediation to be funded through the development.  

 
3.26 The EA would also encourage development to incorporate the areas of known 

contamination to ensure that the historic legacy is appropriately investigated and 
assessed and where necessary remediated. Contamination from these sites is likely 
to cause a deterioration of water quality (ground and surface waters) and remediation 
of these sites would lead to an overall improvement. The EA would seek that these 
“difficult” sites are incorporated into any development scheme.  

 
Education  

 
3.27 WSCC believes that development at this site would represent a major issue in the 

balance of school places between Horsham and Crawley.  Combined with the land 
west of Ifield (Option 1 of the Core Strategy Review Consultation Document) could 
produce demand for a 6 form of entry school. WSCC could expect a degree of 
'backwash' from the existing proposal to the west of Bewbush into Horsham schools 
particularly Millais, but to some extent Tanbridge House and Forest as well.   

 
3.28 WSSC considers that development of this scale in Faygate would swamp any 

Horsham provision and the need for a new secondary school on the eastern edge of 
Horsham or west of Crawley may be the solution. The relocation and expansion of an 
existing Horsham school plus expansion of provision in existing western Crawley 
schools may be an alternative. All possible solutions do, however, result in a 
substantial number of new school places being required. In respect of primary school, 
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WSSC thinks that the Faygate site would, for sustainability reasons alone, require a 
primary school site of up to 2 forms of entry. 

 
Library Service 

 
3.29 The general approach of WSCC is that any new large scale community that has a 

distinctive community focus, such as a community centre should have library 
provision as part of that community building rather than stand alone buildings. Further 
information would be required to judge the appropriate level of provision at Faygate.   

 
Wastes Management Services 

 
3.30 WSCC highlights that the site being considered at Faygate is within the catchment of 

the Crawley Household Waste Recycling Site (HWRS). It is anticipated that 
development at this site would put further pressure on the Crawley HWRS. In these 
circumstances WSCC would expect improvements to the HWRS service provision in 
the area, which could mean establishing a new additional HWRS in the area. The 
precise solution, however, would be judged against the overall needs of the strategic 
HWRS network. 
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4. Details of the Proposal 
 
4.1 The Council is required to consider all the potential sites for strategic development 

and has identified a number that have not been put forward for consideration by 
developers, of which land at Faygate is one. 

 
4.2 The following paragraphs set out the Council’s initial conclusions on what the 

development could provide, based on technical background work and some 
assumptions made in the light of the existing allocated strategic development sites, 
West of Horsham and West of Bewbush. When considering the nature of the area 
that has been identified, at an average density of 40 dwellings per hectare, Faygate 
would yield a development of around 2000-3000 dwellings. Based on the current 
average of 2.38 people per house, it is expected that this would result in a range of 
5600-7140 new residents at Faygate. 

 
4.3 Development in this area and of this scale will need to respect the linear form of the 

existing settlement at Faygate and consider the implications of the planning 
permission for a retirement complex at Faygate Sawmill.  

 
4.4 Development in this location would need to provide a neighbourhood centre, 

comprising a number of local shops and a community building. This could develop the 
existing services within Faygate, which would provide a central focus and help to 
provide an identity to the development. It would encourage new residents to use the 
local facilities for convenience shopping rather than travelling to Horsham, which 
would reduce the need for travel for day to day convenience goods. 

 
4.5 The development of this site from a new junction onto the A264 with a new link road 

and railway line crossing. This would result in Faygate Lane being closed and 
diverted onto this new link road at its northern end. Further to this, a new transport 
interchange at Faygate station should be investigated to examine whether existing 
through bus services could be accommodated and an understanding what the service 
implications would be.  A new pedestrian/cycle bridge across the A264 to provide a 
safe route across the A264 would also be required.   

 
4.6 If this potential strategic site was identified for development it is likely to be required 

to provide the following: 
 

 2000-3000 homes, in a range of types, tenures and affordability. 
 
 A new neighbourhood centre that could provide a small number of retail units and 

a community building. 
 

 An amount of employment to minimise the need to travel. 
 

 A new junction onto the A264 with a new link road and railway line crossing, plus 
a pedestrian/cycle bridge across the A264 

 
 The provision of pedestrian and cycle links within the development and to the 

countryside to the north, west and east, together with enhancements to the 
existing public right of way network. 

 
 Formal and informal open space. 

 
 A primary school 

 
 An approach to reducing the carbon footprint of the proposal both through the 

construction and operation of the site. 
 

 Maintenance and enhancement of key landscape features and flora and fauna. 
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 A development that is as far as possible visually contained to try to minimise the 

impact on the wider countryside. 
 

Indicative Land Budget 
 
4.7 Following the consultations with the key delivery stakeholders set out in Section 3 

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 2000-3000 homes
Estimated Population 5600-7140  people 
Developable Residential Area approximately 70 hectares
Commercial/Employment Area 2 hectares
Primary School  2 hectares
Community Facilities 2 hectares
Recreation Areas and Open Space 23.5-29.9 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.  
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