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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 Locations. 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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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 requirement for 9,200 homes in
Horsham District that falls within this sub-region.

2.2 The site lies to the north of Horsham, north of the A264. The area is currently
primarily agricultural land and covers a total area of approximately 121 hectares.
Chennells Brook stretches from just east of Holbrook Park to Wimlands Road.

2.3 The topography of the site is gently undulating throughout the site but in general the
site slopes gently from north to south.

2.4 The boundaries of the site are generally well defined. The northern boundary is
formed, primarily by existing (and generally well-established) field boundaries
interspersed with mature trees. Wimland Road and Arun railway forms the eastern
boundary to the site. The A264 forms the southern boundary to the site and the
western boundary is formed by existing field boundaries and land of Moated House
Farm.

25 The Horsham District Landscape Character Assessment (2003) identifies the
potential strategic development site area as being in the Warnham and Faygate Vale
Character Area, and the relevant key characteristics of this are:

Flat to gently undulating clay vale.

Medium to large scale field of arable farmland, with smaller areas of pasture.

Isolated patches of woodland.

Semi enclosed or open character.

Dominance of major road and rail communication routes.

Significant area of historic parkland of Warnham Court.

Visual intrusion in parts from retail and industrial areas, housing and sand and
gravel workings.

2.6 In overall terms, the Landscape Character Assessment considers that the overall
landscape condition in this area is to be declining and locally poor, due to intensive
arable agriculture, visual and noise intrusion of major traffic routes and visual impact
of industrial / retail areas in the Broadbridge Heath area.

2.7 The site includes several listed buildings and land designations. Moated House Farm
is Grade Il listed, and designated as a Scheduled Ancient Monument site and a Site
of Archaeological Importance. Kings Farm House and Brook House on Wimland
Road, albeit just outside the eastern boundary of the site, are also Grade Il listed.

2.8 There is a relatively large area of land within the site which lies within the Chennells
Brook floodplain and is designated Flood Zone 2. This part of the land also contains
an area of Ancient Woodland, Castle Copse.

2.9 The site has good access to the existing road network, by virtue of the A264, OId
Holbrook, Rusper Road and Wimland Road. Further roads within the site are Bush
Lane which runs east to west and gives access to Moated House Farm whilst also
connecting Wimland Road to Rusper Road.

2.10 There are several public Rights of Way throughout the site, running north to south
connecting Horsham to the countryside. There is also a Public Right of Way running
east to west connecting Wimlands Road to Old Holbrook.
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Site Planning History

2.11  The site has not previously been proposed to the Council for development.
2.12  There have been a number of previous planning applications within the site, most of
which have been minor household extensions, related to agriculture, the development
of Moated House Farm Shop, telecommunications and new accesses.
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Constraints and Opportunities

3.1 This section considers a range of issues relating to this site. They have been
identified following consultations with key delivery stakeholders, as recommended by
national planning policy guidance.

Landscape

3.2 Natural England have expressed their concerns about the possible effects that
development of the site may have on the natural beauty, local character and
distinctiveness of the High Weald Area of Outstanding National Beauty (AONB).
Natural England are specifically concerned that development on this site may
adversely affect the setting of the AONB as the topography of the area suggests that
views from within the AONB out over the wider countryside may be affected. As well
as the affect on the AONB, Natural England have expressed concerns that the
proposed development has the potential to adversely affect woodland, within and
adjacent too the proposed development, which is classified as Ancient Woodland
which is important for its wildlife, its history and contribution to the landscape.

Ecology

3.3 The Environment Agency (EA) notes that there appears to be no records of
protected species within the site, however, it is thought that this is to do with lack of
survey rather than actual lack of species. The EA, therefore, point out that efforts
should be made to assess the habitats on site and there associated species, in order
to gain a picture of what the potential impacts of development could be.

3.4 The EA have identified that invasive plants such as Giant Hogweed and Himalayan
Balsam are rife throughout the Arun Catchment area and therefore any development
in this area should highlight control strategies to combat the spread of these plants.
They suggest that by controlling or eradicating these species, natural riparian habitats
can be improved and provide habitat for more important species.

Water Framework Directive (WFED)

35 The EA have identified that the watercourse within the Chennells Brook is currently
failing phosphates and dissolved oxygen under the WFD. There is scope to
contribute to the watercourse reaching good status by 2015 by running any discharge
or surface water through reed bed systems to provide polishing for water entering the
river. The EA note that obstructions in the watercourse can be evaluated for removal
to improve flows and dissolved oxygen; and that there may also be scope for river
restoration to improve morphological diversity and improve connection to the
floodplain for storage.

Flooding

3.6 The EA states that according to their records the site falls into Flood Zone 2 and that
a site specific Flood Risk Assessment (FRA) would be needed. The EA identifies
cumulative impacts on surface water drainage due to the number of developments in
Horsham. All surface water should be attenuating to Greenfield run-off rates but
there are implications downstream with either more or less water getting into the
River Arun at a different rate. As the site is existing Greenfield, the EA would expect
appropriate Sustainable Drainage Systems (SuDS) for the attenuation of surface
water to be an integral part of any development to ensure no increase in runoff or
volume of surface water and therefore no increase in the risk of flooding. Where
existing problems with flooding or surface water control exist, development should not
add to the problems, but rather should seek to reduce and / or address any existing
problems.
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Water Resource / Quality

3.7 The EA highlights that this site falls within the catchment of the main Horsham
Sewerage Treatment Works (STW) which discharges in to the River Arun. The
current consent has headroom to accommodate the proposed developments in terms
of flow; however, the consent is currently set at Best Available Technology (BAT) with
regards to phosphorous removal. It is unknown how this will be impacted by the
requirements of the WFD. The status, however, under the WFD is currently
‘moderate’.

Physical Infrastructure

3.8 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. However, existing local
distribution capacity cannot accommodate the size of the development proposed so
off site mains reinforcements will be required and the development may contribute to
the need for additional water infrastructure resources.

3.9 The Council has been informed by Southern Water that existing sewer capacity
cannot accommodate the proposed development and connections will need to be
made to the nearest point of capacity.

3.10 Southern Water advises that the site would potentially drain to Horsham Waste
Water Treatment Works (WWTW). The EA is currently reviewing whether the
existing consent for this works can be allowed to be retained in light of environmental
constraints in the receiving water. The EA may therefore not permit the increased
volume of effluent that would be discharged from Horsham WWTW as a result of the
proposed development. Environmental constraints could therefore limit development
until an alternative discharge point is investigated and any necessary infrastructure is
planned and constructed.

Highways and Transport

3.11 The Highways Agency (HA) is concerned about the risk of promoting this site in
addition to the West of Bewbush development as they consider that in terms of
impact on the M23 Junction 11, only one site additional to West of Bewbush can be
delivered in the Horsham Crawley gap.

3.12 The HA highlight that they would need to be satisfied that a significant level of
sustainable travel can be and will be delivered as part of the development as the site
is currently not well served by public transport. Metrobus suggest that the additional
demand created by the proposed development could enable existing services to be
improved, which would benefit any existing parts of North Horsham served en route.
If this site plus the other North Horsham site, Holbrook Park, were built Metrobus
would like to see a link (possibly bus only) between the two sites.

3.13 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.

3.14  WSCC highlight concerns over the A264 being a major barrier between the site and
the fairly new neighbourhood of North Horsham, therefore, it is essential that new
links cycle / pedestrian / equestrian links are provided across the A264 to connect the
two neighbourhoods in the form of bridges.

3.15  Although outside the site, WSCC suggest that there may be scope to improve
Warnham station. However, as services are infrequent and do not go to Crawley, the
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nearest major employment centre, WSCC feel it is of much greater importance to
improve Littlehaven station, as this station is well used and has services calling at
Crawley, Three Bridges and Gatwick. As Littlehaven station is remote from Horsham
station and bus station, new bus services would also be required from the site into
North Horsham.

3.16  Access to the site could be achieved from the existing Rusper Road roundabout,
although this may need to be modified to accommodate the additional traffic

3.17 WSCC indicates that the likely transport infrastructure requirements for the site are:

e Access to the A264 from a modified Rusper Road roundabout.

e Capacity improvements to other junctions along the A264, A2220 and A24.

e New bridges across the A264 to provide safe links between the site and North
Horsham neighbourhood.

e Improvements to Littlehaven station with an increased level of train services.

e A bus gateway to be provided between the site and the North Horsham
neighbourhood.

e Regular bus services to be provided between the site and Littlehaven station,
Horsham station and the town centre, to include Real Time Passenger
Information (RTPI) at bus stops and within new dwellings.

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

e A possible car club to reduce car ownership levels

Contamination

3.18 WSCC does not have any immediate concerns of contamination at this site. They
have, however, identified that the Holbrook Park potential strategic development site,
which lies adjacent to this site, lies in close proximity to the existing Brookhurst Wood
site which is an existing non-inert landfill site, and that the site has been selected to
deliver the proposed Mechanical and Biological Treatment (MBT) plant as part of the
Minerals Resource Management Contract (MRMC). WSCCs advice, therefore, is that
the proposed development should not prejudice the continued operation of the
existing landfill and any future waste uses on the site.

Education

3.19 WSCC highlight that Children and Young People’s Services (CYPS) predict that all
schools in Horsham will be full with committed development at primary, secondary
and sixth form. CYPS state that the requirement for this site would be a 1.8 hectare
site for a primary school and a 7.4 hectare site for a secondary school.

Library Service

3.20  The library requirement is for space within a community building rather than a stand
alone facility. WSCCs advice is, therefore, that given the proximity of the proposed
development site to Horsham and Broadbridge Heath, where there has been
registered interest, library provision in the Horsham area would probably need to be
reviewed.

Wastes Management Services

3.21  This site falls within the catchment area of the Horsham (Hop Oast) Household Waste
Recycling Sites (HWRS), which is currently running near to its available capacity.
WSCC highlight that the aggregate effect of known development, potential
development and this site would place further pressure on our HWRS, requiring site
works to provide additional capacity.
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3.22 The nature and extent of those works to provide the necessary capacity would,
however, depend on the actual developments that come forward. WSCC, therefore,
suggest that once the type of development is known, it might be that the network
would be best served by providing an additional HWRS. WSCCs aim would be to
provide the additional capacity in time for the potential development being populated.

Healthcare

3.23  West Sussex Primary Care Trust (PCT) are concerned that the number of potential
new dwellings and the resultant population increase would place a significant
additional burden on local NHS resources. They estimate that the combination of this
site and the other North Horsham site, Holbrook Park, would bring around 7000 new
patients to the area, which would require additional primary care services north of the
A264, either in the form of a new GP practice or a branch of an existing practice.
PCT highlight that existing practices, Courtyard, Holbrook, Orchard and Riverside
surgeries do not currently have the capacity to assume the population increase
mentioned above.

3.24  Therefore, to meet Primary Healthcare needs, the PCT advises that they would look
for around 600m? of additional space. As well as additional space, the PCT advise
the Council to consider transport and parking. They would like to see a bus service
within the development with a bus stop near to the GP practices, and required
parking for staff, staff on call, disabled parking and other patients.
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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 Chennells Brook 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. At an average density of 40 dwellings per
hectare Chennells Brook would result in a development of around 1,500-2,000
dwellings. Based on the current average of 2.38 people per house, it is expected that
this would result in approximately up to 4760 new residents in Chennells Brook.

4.3 The primary access to development on this site could be via the existing
A264/Rusper Road roundabout with a secondary access onto Wimland Road. It is
likely that this secondary access would need to be restricted to buses and emergency
vehicles in order to avoid its use as a ‘rat-run’. Although some improvements to these
junctions may be necessary, the use of existing road infrastructure would help to
reduce the cost of the development of this site. It would be difficult to provide a
dedicated pedestrian and cycle link into Horsham however, which exacerbates the
problem of integration of this site with the rest of the town because the A264 is a
significant physical barrier.

4.4 The site includes the main London to Brighton railway line and there is an opportunity
to provide a new parkway rail station, which would not only serve the new community
but where commuters could park and travel either into Horsham or onwards to the
larger employment areas of Crawley, Gatwick Airport and London. The provision of a
new station could have implications for existing stations, including the new station
that is proposed as part of the development of a new neighbourhood west of
Bewbush. However, the opportunity could be explored further with Network Rail. The
station could potentially be accessed from the A264 roundabout and provide an
interchange between car, bus and train.

4.5 Development in this location would need to provide a neighbourhood centre,
comprising a number of local shops, a community building and a primary school of
between 1 and 2 forms of entry. A neighbourhood centre could provide a heart and
help to provide an identity to the development. It would encourage new residents to
use the local facilities, including convenience shopping, rather than travelling to
Horsham, which would reduce the need for travel.

4.6 The development would have good access onto the strategic road network (‘A’ roads)
which means it could be an attractive location for employment provision, particularly if
linked with a new railway station.

4.7 Development of this site would extend the built-up area of Horsham into the
countryside to the north and would significantly alter the views from the High Weald
Area of Outstanding Natural Beauty, which lies to the south-east of the site, from the
A264 and from parts of North Horsham. Furthermore, the area does not have natural
boundaries to the north, which could mean that it is difficult to contain development
and may lead to pressure to develop further north along Rusper Road. The site also
lies at the eastern end of the narrowest part of the gap between Horsham and
Crawley. Development in this location would contribute to a reduction in the size of
this gap.

4.8 Any development of this site would need to take into account Chennells Brook and its
very substantial floodplain as well as the environmentally sensitive areas of Moated
House Farm, a Scheduled Site of Archaeological Interest, within the site and Kings
Farm House and Brook House just outside the site. The presence of these areas



Appraisal of Potential Strategic Development Site Options 4: Chennells Brook

Sy

3
W\

o

%4

Background Document to the Core Strategy Review Consultation Document

within and just outside the potential development site provides the opportunity to
create a significant area of open space or Country Park and an attractive setting for
development albeit that it leaves a very large part of the site undevelopable for new
homes or employment use.

If this potential strategic site was identified for development it is likely to be required
to provide the following:

e 1500-2000 homes, in a range of types, tenures and affordability.

e A new parkway station, with access by foot, cycle, bus and car. Together with the
necessary improvements to A264 roundabout.

¢ A new neighbourhood centre that could provide a small number of retail units; a
community building; and a 1-2 form of entry primary school.

e Improvements to A264/Rusper Road roundabout.

e Improvements to Wimlands Road to allow access for bus, refuse and emergency
vehicles only.

e Protect and enhance the river (Chennells Brook) and its floodplain and other
adjacent environmentally sensitive areas.

e Protect and enhance the Scheduled Site of Archaeological Interest Moated
House Farm and its setting.

e The provision of pedestrian and cycle links within the development and to the
countryside to the north together with enhancements to the existing public right of
way network.

e Formal open space in addition to the provision of a substantial area of informal
open space, possibly as a country park, which will include the floodplain and
environmentally sensitive areas.

e 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.

e A development that is as far as possible visually contained, particularly to the
north to try to minimise the impact on the wider countryside.

Indicative Land Budget
Following the consultations with the key delivery stakeholders set out in Section 3
and initial technical work undertaken by the Council, the table overleaf sets out the

indicative land budget that is likely to be required if the potential strategic
development site was allocated for development.

10
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Chennells Brook potential strategic development site: Indicative Population and Land

Budget

Potential Number of Homes

1500 - 2000

Estimated Population

3570 — 4760 people

Developable Residential Area

70 hectares

Commercial / Employment Area

0.75 hectares

Primary School

1 - 2 hectares

Community Facilities

2 hectares

Recreation Areas and Open Space.

15 — 20 hectares

11
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Sustainability Appraisal (SA) Considerations

51 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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