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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 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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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. Development in this location
could contribute to the housing requirements of the Gatwick Sub-Region (9,200), the
rest of the District (3,800), or both, given its location on the fringes of both areas.

2.2 The site is situated to the West of Southwater and covers approximately 175
hectares. The area is currently primarily agricultural land and can easily be divided
into five clear separate areas:

Land south of the A24 and east of Two Mile Ash Road.

The north west - south of New Road and east of Two Mile Ash Road.
The north east - south of New Road and west of Worthing Road.
The centre.

The south - south of Church Lane.

2.3 Overall, this large and broadly rectangular site is flat with few topographical features
of real note. However, the site gradually falls towards the south west corner of the
site and rises towards the south east, meaning that the area just south of Church
Lane is higher than most areas in the surrounding countryside or indeed Southwater.

2.4 The land south of the A24 and east of Two Mile Ash Road comprises mainly of a
number of arable fields with Sluetts Farm buildings in the centre of the site. The site
also includes a substantial area of immature shrubby woodland at the northeast
boundary with the A24. There are more established wooded strips following a small
watercourse that runs through the site from north-west to the east of the site.

2.5 The north-west area of the site is flat and includes Courtland Wood. The fields in this
area are fairly small, more regular in shape and are well screened by numerous trees
and hedgerows. The Downslink Bridleway runs from New Road, east to west, in this
part of the site.

2.6 The north east area of the site is also flat. It consists of several, irregular shaped
fields which are much larger than those in the north west and they are more open
with limited screening. Smith’'s Copse is in the centre of this area and backs on to
Allendale. Further to Smith’s Copse, there are several large mature trees in this area
which might be worthy of Tree Preservation Orders. There are two public rights of
way that traverse this part of the site. The first runs south of Allendale east to west,
and the second runs from Worthing Road south of Fletchers south west and then
west to Courtland Wood, before following the southern boundary of the wood to
emerge on Two Mile Ash Road north of Bax Castle Public House.

2.7 The centre area, which stretches from Courtland Wood and Great House Farm south
to Church Lane, is largely flat but falls away gently to the south west. The fields in
this area are medium sized and generally regular. The land is bisected by the
Downslink running from the south east to the north-west. Many of the field
boundaries are well screened by trees and there are more significant wooded areas
at Two Mile Ash Gill and Kirsty’s Wood just north of Church Lane. This area includes
a number of public Rights of Way including two, one which intersects south of Great
House Farm and another running from Great House Farm south to Church Lane.

2.8 The south is a detached area south of Church Lane and contains the highest part of
the site at Bonfire Hill and slopes down to the south where it meets Carpenter's
Wood. This area comprises of two large, irregular shaped fields and the playing
fields south and east of the graveyard. The fields are very open and the boundaries
have limited screening. A public Right of Way traverses the site from Ash Wood west
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and then north-west to Shaw’s Lane, where it follows the road before crossing the
northern part of this are emerging on Church Lane.

2.9 The Horsham District Landscape Character Assessment (2003) identifies the site as
being partly in the Southwater and Christ’s Hospital Character Area and partly in the
Southwater and Shipley Wooded Farmlands Character Area. The key characteristics
of these areas are as follows:

Southwater and Christ’s Hospital Character Area

Low ridge and plateau, with prominent round knoll of Sharpenhurst Hill.

Largely open character.

Relatively few woodlands and hedgerows.

Lanes with wide grass verges

Extensive open views.

Imposing brick buildings of Christ's Hospital School set in parkland surroundings.

Southwater and Shipley Wooded Farmlands Character Area

e Gently undulating, strongly wooded landscape.

e Many small to medium sized woodland blocks enclosing an irregular pattern of
pasture fields.

e Small hamlets and isolated farms.

e Local mix of traditional building materials, brick, tile hanging and Horsham stone
slabs.

e Large historic parkland of Knepp Castle and West Grinstead Park

e Visual and noise intrusion from the A24 / A272.

2.10 In overall terms, the Landscape Character Assessment considers that the overall
landscape condition of the Southwater and Christ's Hospital Character Area is good
but the overall landscape condition of the Southwater and Shipley Wooded
Farmlands Character Area is declining due to loss of woodland and hedgerows.

2.11  There are eight buildings within the site that are Grade Il listed. These are, Field End
Cottage, Bodimans, Sayers Farm, Sayers Barn, Great House Farm, College Farm,
Holy Innocents Church and Vicarage Cottage.

2.12  The only other designation the site is subject to is Courtland Wood which is Ancient
Woodland and a Site of Nature Conservation Importance (SNCI).

2.13  The site has good access to the existing road network, by virtue of the A24, Worthing
Road, Two Mile Ash Road and Church Lane, some of which form part of the sites
boundaries. Other than access roads to the several farms and properties on site,
there are no further roads within the site.

2.14  There is, however, an extensive network of public Rights of Way throughout the site,
including the Downslink, running both, east to west and north to south, linking
Southwater with the countryside.

Site Planning History

2.15 The Housing Development Preliminary Evaluation Consultation Document (produced
in 2000 as an early review of the 1997 Local Plan) explored the potential for a
development west of Southwater that included the majority of the West of Southwater
site. It was based on a possible development of approximately 550 dwellings with a
primary and secondary school and relocated sports facilities.
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2.16  The Preferred Options stage of the Site Specific Allocations of Land DPD included a
policy (AL24) for a secondary school on part of the site west Worthing Road. This
was withdrawn as the result of resolution by Full Council.

2.17  Part of the site was covered by ADS78 — Land West of Southwater, and ADS75 —

Land South of Southwater in the Alternative Development Sites and Boundary
Changes Document, 2006.

2.18 Further to the above there have been a number of previous planning applications

within the site, most of which have been minor household extensions or related to
agriculture.
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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 Courtland Wood ancient woodland is within the
site and both Marlpost and Birch Wood ancient woodland are adjacent to the site and
therefore, standing advice should be looked at.

Ecology

3.3 The Environment Agency (EA) notes that the watercourse running through the site
is a tributary of the River Arun, which in this location is designated as a Site of
Special Scientific Interest (SSSI) (Upper Arun). The River is designated for its
outstanding assemblage of dragonflies, including some rare species (Clubtailed
Dragonfly and the Brilliant Emerald). This SSSI and the species it supports are
particularly vulnerable to deterioration in water quality and in the past the SSSI has
been affected as a result of water quality problems. These issues have been
addressed by improvements at the Horsham Sewage Treatment Works (STW), but
illustrate the sensitivity of the site and species to changes in water quality.

3.4 The EA considers that if the West of Southwater is allocated as a strategic
development location, appropriate surface water management will be necessary to
ensure drainage does not impact on the water quality of the River Arun or the Upper
Arun SSSI. In particular, water harvesting and Sustainable Drainage Systems (SuDS)
should be incorporated into any development proposal as well as swales and green
roofs that attain large amounts or rainfall on a site. Further to this, green
infrastructure should be incorporated into design.

3.5 The EA has undertaken some initial habitat mapping of the area, which indicates that
much of the land within the development area is improved grassland, woodland or
urban areas. The two tributaries and the many ponds on site would need to be
protected as they provide important wildlife and Biodiversity Action Plan habitats and
have the potential to support a number of protected species.

3.6 The protected species which have been recorded within the site would need to be
taken into account in any future development. The EA considers that further surveys
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.

3.7 The EA has records of the following protected species within the site; Water Voles
and Brown Long Eared Bats.

Water Framework Directive (WFED)

3.8 The EA highlights that the watercourse that runs through the site is not identified as a
waterbody in WFD, but there are tributaries of the River Arun and River Adur running
from the site.

Flooding

3.9 The EA states that there are a number of watercourses that cross the site and the
West Sussex Strategic Flood Risk Assessment (SFRA) shows a number of Southern
Water flooding incidents near to the site. The EA highlight that this suggests
problems with the infrastructure here. The EA also note that as the underlying
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geology across the majority of the site is the Horsham Stone Member (minor aquifer),
which provides base flow to local surface water features, there is likely to be a
relatively shallow groundwater table beneath the area.

Water Resource / Quality

3.10 The EA highlights that there is volumetric capacity available at Horsham Waste Water
Treatment Works (WWTW) under the terms of the current consent. The water body
(containing Horsham WWTW) is currently poor, under the draft River Basin
Management Plan, due to poor dissolved oxygen and invertebrates; and moderate
phosphates and phytobenthos. The works has recently been upgraded but further
work will need to be done regarding the effect on the River Arun and environmental
capacity.

Physical Infrastructure

3.11  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 the West of Southwater, would be able to link into existing
supplies relatively easily.

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

3.13  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.

3.14 Southern Water identifies that Southwater drains to Horsham Water Treatment
Works (WTW) which currently has headroom within the existing consent to
accommodate a development of the size proposed, subject to the provision of
additional treatment capacity. The EA is currently reviewing whether the existing
consent can be allowed to stand in the light of environmental constraints in the
receiving water.

Highways and Transport

3.15 The Highways Agency (HA) is concerned over the cumulative impact of the site on
the trunk road network (particularly the A23). The HA would wish to consider this
cumulative impact as part of a review of the transport modelling for the area. If it is
determined that development at any of the potential strategic development sites has a
material impact on the trunk road network, then the HA would expect the developer to
make a proportionate contribution to any necessary improvements. Irrespective of
any material impact on the trunk road network that may be identified, the HA would,
in line with Government policy, look for significant sustainable travel initiatives with
any strategic development location that could also address the level of car-based
travel from existing development.

3.16 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.

3.17 WSCC identifies potential links to the strategic road network from the A24 at Hop
Oast roundabout to the north; no immediate vehicular or cycle/pedestrian links to a
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mainline railway station with regular services. The closest station is Christ's Hospital
but services are infrequent and car parking issues exist, so if regular bus links to the
more distant Horsham station were provided, additional problems at Christ's Hospital
station could be avoided.

3.18 WSCC states that the main access would have to be from Hop Oast roundabout but
with a secondary access point to Worthing Road to the south, however, there are
capacity issues at Hop Oast roundabout which buses have to negotiate en route from
Southwater to the Hop Oast Park and Ride and Horsham town centre. The increase
in traffic along Worthing Road is of significant concern to WSCC and they suggest
that a new link road would be required through the development from Hop Oast
roundabout to a point south of the primary schools, with possible closures of part of
Worthing Road, to reduce traffic and improve road safety.

3.19 WSCC highlight the opportunity to provide a new road link from the A24 to Two Mile
Ash Road to relieve the Boars Head junction, however, they stress that this may
encourage more short-cutting to avoid congestion at Hop Oast roundabout. WSCC
therefore feel that a bus / cycle link to Two Mile Ash Road and Christ's Hospital
station may be a better solution and would allow cyclists to use the tunnel under the
A24,

3.20 WSCC indicates that the likely transport infrastructure requirements are:

e Improvements to the capacity of Hop Oast roundabout including bus priority
measures.

e A new link road through the development from Hop Oast roundabout to a point
south of the two primary schools.

e The closure of parts of Worthing Road to reduce traffic flows and improve road
safety.

e A possible bus/cycle link to Two Mile Ash Road.

o Excellent cycle and footway links within the development and to enhance the
links to existing cycle and pedestrian networks in Horsham and the surrounding
area.

e Real-Time Passenger Information (RTPI) to be provided at bus stops and within
each new dwelling to encourage public transport use.

e 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

3.21 The EA has identified that there are a number of historic landfills within the area,
including two sites at College Farm (disused railway cutting) and Hop Oast
roundabout. Development in these specific areas will require assessment for
contamination. WSCC have identified a potential waste site on the land adjoining
Oakhurst Business Park. Although it is outside the site, the site lies quite close to it
and was identified as a provisional allocation in the Strategic Waste Sites DPD, 2007.

Education

3.22 WSSC advice is that at present Southwater secondary provision is provided mainly at
Tanbridge House School (approximately 500 pupils) and the West of Horsham
development will cause an increase need for places, mainly supported by the closest
school Tanbridge and increasing its size to 10 form of entry (fe). A strategy to create
a new secondary school in Southwater would, over a five year period, remove the
current 500 pupils from Tanbridge. This may lead to a sub 10fe requirement but it
likely that other housing within the Crawley to Southwater corridor would take up any
surplus places created by this approach. WSCCs strategy would therefore be to seek
a site for a 5-6fe secondary in Southwater. This school would then also absorb the
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need for pupil places arising in Billingshurst and Pulborough. This strategy would be
supported by changes to the existing catchments of The Weald School on its eastern
side and to a lesser extent its Southwater catchment. A new primary school of 1-2fe
would be provided within the new housing area.

Library Service

3.22  WSCC identify that the general approach to future library provision is that any 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.

Wastes Management Services

3.23 The Southwater location is close to the Horsham (Hop Oast) Household Waste
Recycling Site (HWRS). WSCC are concerned that the aggregate effect of known
development and additional housing at Southwater would place further pressure on
that site requiring site improvements to improve capacity.

Policing

3.24  Sussex Police state that the growth suggested is of significant magnitude for it to
have an effect on the policing requirement of the District, so suggest it would be
beneficial for Sussex Police to be involved at all stages, so that the potential impact
can be mitigated and planned for.
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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 East of Billingshurst by a Consortium of
developers, comprising Bellway Homes, Rydon Homes, Devine Homes and Reside
Developments.

4.2 The Consortium considers that an average density of 40 dwellings per hectare would
result in a development of around 1500-1750 dwellings. Based on the current
average of 2.3 people per house in Billingshurst, it is expected that this would result
in approximately up to 4000 new residents.

4.3 The Consortium proposes to improve the current retail offer in Billingshurst to
encourage new and existing residents to shop within the community, improve the
local community and to reduce the need for residents to travel to neighbouring areas.

4.4 To further reduce the need for residents to travel to neighbouring areas, the
Consortium proposes to provide a comprehensive transport strategy to reduce
journeys by car and increase the use of public transport. Such a measure would also
seek to address the comparatively high level of car ownership and the high number of
people travelling to work by car in Billingshurst.

4.5 The Consortium wants to ensure safe and efficient vehicular access to the site, which
removes the need to travel through the centre of Billingshurst. It is anticipated that
this could be achieved through the provision of a north/south relief road to the east of
Billingshurst, connecting to the A29 and the A272.

4.6 Currently the Consortium considers that the site could deliver the following in the
period to 2026:

e 1500-1750 homes, in a range of types, tenures and affordability.

e A new local centre that could provide a range of community, health, education
and retail facilities for both existing and new residents.

e Employment land, which could provide start-up business units, employment
opportunities and offer the potential for the relocation of existing industrial estates
within Billingshurst.

e A new north/south relief road and link to the A29 that removes the need for
vehicles to travel through the centre of Billingshurst.

e A package of sustainable transport measures that maximise links to major
employment, retail and leisure centres at Horsham Town, Crawley/Gatwick and
London by public transport for the benefit of existing and new residents.

e An approach to reducing the carbon footprint of the proposal both through the
construction and operation of the site.

e Maintenance and enhancement of key landscape features and flora and fauna.

e Development of the land in a way that is visually contained and will not harm or
detract from the wider countryside.

e Improvements to Billingshurst Town Centre.

e Improvements to Billingshurst Train Station.
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Indicative Land Budget
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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 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.

West of Southwater potential strategic development site: Indicative Population and

Land Budget

Potential number of homes

2750

Estimated Population

6545 people

Developable Residential Area

100 hectares

Commercial/lEmployment Area

1.5 hectares

Primary School

2 hectares

Secondary School

8 hectares

Community Facilities

0.75 hectares

Recreation Areas and Open Space

27 hectares
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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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