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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 area and would therefore contribute to the requirement for 3,800 new 
homes in the Gatwick Sub-Region.  

 
2.2 The South Horsham/Chesworth Farm potential strategic development site is situated 

on the southern boundary of Horsham Town. The site stretches from Queensway to 
the west, Kerves Lane to the east Athelstan Way to the north and the Chesworth 
Farm Estate to the south.   

 
2.3 The Chesworth Farm site has a rich history dating back to the 11th Century. More 

recently it was purchased by Horsham District Council in 1991 and has since been 
managed by the Council as a countryside site for wildlife conservation and informal 
public recreation.  

 
2.4 Chesworth Farm is an attractive countryside site consisting of approximately 90 acres 

or 40 hectares of wildflower meadows, grazing pasture, hedgerows, riverside and 
ponds. It has a network of public footpaths and bridleways running through it and a 
wide range of farmland wildlife. 

 
 Site Planning History  
 
2.5 The site was put forward by the Council as a potential development allocation known 

as Land at Athelstan Way for the Horsham District Local Plan (1997). However, after 
examination in public and through his report the Planning Inspector objected to its 
inclusion in the Local Plan and it was deleted. 

 
2.6 The Inspector’s conclusions were that “not only is the site attractive in its own right as 

open countryside rising gently from the present edge of the town, it is also an integral 
part of a wider rural area which forms part of the strategic gap and makes a very 
important contribution to the pleasant setting of the town.” He goes on to state that 
“although objections relating to highway safety, social housing and the effect of 
development on neighbours could be overcome, there is a fundamental and 
overriding objection to the development of this site as proposed in the Local Plan. 
The seriously harmful impact of this proposed development on the character and 
appearance of the open rural area to the south of the town would not be ameliorated 
to any significant extent by the constraints imposed by the policy, thus making the 
proposal unacceptable.” 

 
2.7 The Inspector’s report was published 12 years ago and the site is now being re-

evaluated by the Council and put forward as a potential strategic development site in 
light of the need to meet the housing requirements set out in the South East Plan and 
to publish for public consultation all of the significant pieces of land in the District that 
have the potential to be developable. 
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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 would expect to see an appropriate buffer put in place between any 

development and the River Arun. 
 

Biodiversity 
 

3.3 The Environment Agency (EA) have identified that Invasive plants such as Giant 
Hogweed and Himalayan Balsam are rife throughout the Arun catchment, therefore 
any development in this area should highlight control strategies to combat the spread 
of these plants. Control and eradication of these species can improve natural riparian 
habitats and provide improved habitat for many important species.  

 
3.4 In specific relation to the site the EA state that any deterioration or loss of habitats on 

site will need to be mitigated for. As well as incorporating mitigation strategies on site 
it is also possible to look at off site opportunities. These can be directed by UK 
Biodiversity Action Plan (UK BAP) and local conservation initiatives. In addition any 
development should highlight potential ecological enhancements above and beyond 
standard protection and mitigation measures for all impacts identified. In a 
development of this scale ecological enhancements should be an intrinsic part of the 
plans. This is in keeping with PPS1 – “Delivering Sustainable Development”, PPS9 – 
“Biodiversity and Geological Conservation” and the South East Plan. Policy NRM4 of 
the South East Plan seeks to avoid a net loss of biodiversity and to actively pursue 
opportunities to achieve a net gain of biodiversity across the region. 

 
3.5 The EA have identified that within the allocated area there appear to be records of a 

number of protected species which would need consideration in any future 
development. Further survey would be necessary to establish current populations and 
to assess the possible impact of development in this area and whether it could be 
delivered without harm to the environment. 

 
3.6 In particular there are a number of water vole records on the Arun between 

Chesworth Farm and Amiesmill Bridge. Water voles and their habitat are protected 
under European and British law. Under Schedule 5 of the Wildlife and Countryside 
Act 1981 (as amended), the places water voles use for protection, dwelling, and 
shelter are protected. Therefore, it is an offence to intentionally or recklessly damage, 
destroy or obstruct access to any place which water voles use for shelter or 
protection or to disturb water voles using such a place. The water vole is also 
protected against killing, injuring or taking; possession or control; damage or 
destruction of its places of shelter, or disturbance while such animals are occupying 
places of shelter, and sale, possession or transport for the purpose of sale, and 
advertising the buying or selling of such animals. 

 
3.7 The EA also note that the watercourse is currently failing for phosphates and 

dissolved oxygen under the Water Framework Directive (WFD) there is scope 
therefore to contribute to the watercourse reaching good status by 2015 by 
addressing these failures. Any discharge or surface water can be run through reed 
bed systems to provide polishing for water entering the river. Obstructions in the 
watercourse can be evaluated for removal to improve flows and dissolved oxygen, 
there may also be scope for river restoration to improve morphological diversity and 
improve connection to the floodplain for storage. 
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Flooding 
 
3.8 According to the EA’s records there is a history of flooding associated with Amiesmill 

Bridge to the south and the ordinary watercourse to the north. Part of this site is 
bounded by the River Arun to the west, and falls into flood zones 2 and 3. This part of 
the site should not be developed and would not be appropriate for any SuDS 
features. 

 
Water Resource/Quality 

 
3.9 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 Water Framework Directive (WFD).  The status, however, under 
the WFD is currently ‘moderate’. 

 
Physical Infrastructure 

 
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.  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.  

 
3.11 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.  

 
3.12 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. 

 
3.13 The EA note that there are cumulative impacts on surface water drainage due to the 

number of developments in Horsham including the land south of Broadbridge Heath, 
the development to the east of the A24 and improvements to the A24. All surface 
water from development 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. These cumulative impacts should be considered through the 
Sustainability Appraisal. There are already known changes to the River Arun as a 
response to heavy rainfall downstream from Horsham.  

 
3.14 Under PPS25, on all sites over 1 hectare, surface water is required to be addressed. 

Because all the sites are existing greenfield we would expect appropriate Sustainable 
Drainage Systems (SuDS) for the attenuation of surface water to be an integral part 
of any new 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, they should not add to the problems, but rather 
should seek to reduce and/or address any existing problems. 
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Highways and Transport 
 

3.15 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.     

 
3.16 WSCC provided the following initial highway comments on the site itself:   
 
3.17 Large peripheral site on the south side of Horsham.  No direct links to the strategic 

road network.  Potential links to the non-strategic A281 Brighton Road via Kerves 
Lane. No immediate vehicular or cycle/pedestrian links to Horsham mainline station. 
The station, itself, also requires forecourt improvements to improve the public 
transport interchange and pedestrian/cycle provision. There are likely to be significant 
issues associated with traffic using Kerves Lane and other potential residential roads 
together with increasing the existing short-cutting problems to the south, particularly 
to and from Southwater. The existing junctions onto the A281 are also poor and there 
are capacity and safety issues caused by on-street parking and servicing associated 
with existing businesses, particularly in the area of East Street approaching Horsham 
town centre near the railway bridge. Although bus services could possibly be 
improved, there seems little potential for bus priority due to these constraints.        
   

3.18 WSCC notes that there are a number of significant transport issues associated with 
this site, not least its lack of access to any part of the strategic road network, it is 
difficult to come up with a specific list of transport requirements. However, the 
following would need to be addressed:  

 
 Lack of access to the strategic road network would increase traffic onto non-

strategic roads, particularly the A281. Some form of new southern relief road 
would therefore be required to mitigate the impact of the development and take 
traffic away from the town centre. 

     
 There are already capacity (and safety) issues on the A281 in the East Street 

area. If no relief road is provided then existing and increased congestion would 
encourage traffic to use other more unsuitable routes into and around Horsham. 
Traffic is likely to increase most along Kerves Lane, Coltstaple Lane, Southwater 
Street, St.Leonards Road and Comptons Lane. 

    
 Horsham station and bus station are both some distance from the site and 

pedestrian/cycle links to these key public transport hubs are poor as 
pedestrians/cyclists need to cross busy roads and cyclists have to share many 
routes with other traffic. The cycle/pedestrian networks would therefore have to 
be significantly improved.            

 
 Horsham station is in need of improvement to improve the station forecourt area 

to accommodate better public transport access. Regular bus services between 
the site and railway station would be essential.      

 
 The introduction of new/improved bus services serving the development 

(including bus gateways where appropriate) would have to be investigated to 
bypass areas of congestion, 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. 
 
 A possible car club to reduce car ownership levels. 
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3.19 Metrobus state that in their experience, residential areas this close do not support a 
high level of bus service provision without support as many people will walk to the 
town centre. 

 
3.20 Metrobus urges that with all new developments developers should fund bus-friendly 

infrastructure to the sites, such as: 
 

 Roads to be served should be suited to large vehicles, without bus unfriendly 
traffic calming measures 

 
 Bus only links on the shortest routes in and out of the site 

 
 High quality bus stops with shelters, raised bus kerbs and Real Time Information 

screens 
 

 Consideration for the installation of information screens in each home bus station 
which include Real Time bus information. 

              
Groundwater/ Land Contamination  

 
3.21 The EA have identified a historic landfill site at this location. They advise that 

development should be undertaken in accordance with PPS23 and where protection 
is afforded to Controlled Waters from the historic landfill would be seen as an 
environmental improvement. 

 
Education  

 
3.22 WSCC highlight that Children and Young People’s Services (CYPS) Children and 

Young People's Services (CYPS) work on a locality basis and the relevant localities 
are Horsham East and Horsham West and their forecasts predict that all schools in 
Horsham will be full with committed development at primary, secondary and sixth 
form.  CYPS would also wish to seek contributions for early year’s provision and 
youth services because of the large size of these possible development areas - we 
seek contributions at 500 units or above.   The CYPS calculations below, which are 
summarised to begin with and then fleshed out in more detail, will need to be refined 
should the development go ahead because the housing mix is an important factor 
which is unknown at present.   CYPS have therefore, based the calculations on a 'rule 
of thumb' method that 1000 dwellings generate 1 form of entry (30 children) per year 
of age. 

 
3.23 WSCC therefore calculate that for Chesworth Farm a 1.4 hectare site would be 

needed for a primary school and a contribution of £9.6m for schooling including sixth 
form and secondary would be expected. 

 
3.24 WSCC also notes that there is a 3 year lead in time for building new schools because 

of the need for public consultation and construction.  WSCC is responsible for 
delivery but under new competition regulations (Education and Inspections Act 2006) 
it may hand over responsibility to a third party for the running of the school and 
possibly the build e.g. a parent group or Diocese are possible contenders.  There is 
likely to be a significant funding gap between what the developers contribute and 
what the schools actually cost to build.  For instance, our most recent 1800 place 
secondary school which has been rebuilt in Bognor cost £40m and our most recent 
210 place primary school cost £5m. 
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Library Service 
 
3.25 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 

 
3.26 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.  

 
3.27 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 

 
3.28 West Sussex Primary Care Trust (PCT) is concerned that the number of potential 

new dwellings and the resultant population increase would place a significant 
additional burden on local NHS resources.  They state that for new patients in the 
south of Horsham they would need to look at the option of increasing the capacity of 
existing town centre practices or building a branch surgery in the Chesworth Farm 
area. 

 
3.29 As for existing facilities, the Chesworth Farm area falls within the catchment area of 

the four town centre practices, namely Courtyard, Orchard, Park Park and Riverside 
surgeries. 
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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 the South Horsham/Chesworth Farm site is one. 

 
4.2 The following sets out the Councils conclusions and reasons for putting this site 

forward as a potential strategic development site.   
 
4.3 The South Horsham/Chesworth Farm site is situated on the southern boundary of 

Horsham Town and spans 40 hectares of rural countryside that is currently used as a 
site for wildlife conservation and informal recreation free for public use. Due to this 
there are evidently constraints associated with the site, however as the Council 
currently owns the entire site and it is situated on the boundary of a category 1 
settlement, as defined in the current Core Strategy DPD (2007) under Policy CP5,  it 
has the potential to be developable.  

 
4.4 The Council has identified that the site could have a capacity of approximately 1,500 

dwellings and is within walking distance from the facilities and services provided by 
Horsham Town. The following sets out a general summary of the opportunities and 
constraints that the development at the site presents: 

  
4.5 Opportunities 
 

 The whole site is owned and managed exclusively by Horsham District Council 
meaning that it has the potential to be delivered quickly and can be steered easily 
by the Council for maximum benefit to the community. 

 
 The site is adjacent to the existing Horsham Town Built Up Area Boundary. This 

increases the opportunity for a sustainable development with a minimal outlay for 
service and infrastructure provision. 

 
 There is relatively good access to the existing Horsham Town road network via 

several adjoining B roads. 
 

 There is a great opportunity in this location for public transport schemes and 
cycle path and footpath links with the wider District network. 

 
4.6 Constraints  
 

 Development at this site would have a significant environmental impact on this 
area. 

 
 The site supports a rich diversity of flora and wildlife and is a haven for farmland 

birds. 
 

 The site currently provides a well used important rural tranquil area for informal 
recreation. 

 
 The River Arun’s flood plain runs across the south of the site restricting 

development potential. 
 

 There is a designated ancient monument and archaeological site to the south of 
the potential development area namely the Chesworth Estate. 
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 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.  

 
South Horsham/Chesworth Farm potential strategic development site: Indicative 

Population and Land Budget 
 

Potential Number of Homes 1500 homes
Estimated Population 3570 people 
Developable Residential Area 21.6 hectares
Commercial/Employment Area 0 hectares
Primary School  1.4 hectares
Community Facilities 2 hectares
Recreation Areas and Open Space 15 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.  

 
 
 




