


Appraisal of Potential Strategic Development Site Option 7: East of Billingshurst 
Background Document to the Core Strategy Review Consultation Document  

 

  
 
 
 
  
 
 

Contents 
 
 1. General Introduction    2 

 2. Site Specific Background Information 4 

 3. Constraints and Opportunities  6 

 4. Details of the Proposal    9 

 5. Sustainability Appraisal Considerations 11 

 6. Location Map     12 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
This publication can be requested in alternative formats. 
Please contact the Strategic Planning Team on (01403) 
215398 or strategic.planning@horsham.gov.uk  
 
 

This document is printed on environmentally friendly material 
Published by Horsham District Council  

www.horshamdistrictldf.info 

mailto:strategic.planning@horsham.gov.uk
http://www.horshamdistrictldf.info/


Appraisal of Potential Strategic Development Site Option 7: East of Billingshurst 
Background Document to the Core Strategy Review Consultation Document  

 
 

 2

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 Rest of 
West Sussex area and would therefore contribute to the requirement for 3,800 new 
homes in the Rest of the District.  

 
2.2 The potential strategic development site is situated to the east of Billingshurst and 

covers approximately 130 hectares.  Whilst the area is currently primarily agricultural 
land, set in the Low Weald, there are a number of man-made features that shape the 
potential strategic development site and divide it into four clear separate areas which 
can be seen on the Location of Option 7: East of Billingshurst potential strategic 
development site plan overleaf. The four areas area:  

 
 Land north of the electricity cable pylons 
 Land between the electricity cable pylons and the A272 
 Land between the A272 and the railway line 
 Land south of the railway line 

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

gently north-east to south-west. Large portions of the site are visible, and in some 
instances prominent, from a number of points along the public highway and Rights of 
Way network.  

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

formed by the A29 (Stane Street) and New Road. To the east and south it is formed 
primarily by existing (and generally well-established) field boundaries interspersed 
with mature trees and in parts the A272 (Coneyhurst Road). To the east the site is 
also bounded by Wilden’s Meadow, a Site of Nature Conservation Importance 
(SNCI). The most southerly boundary is formed by Rosier Wood, which is an Ancient 
Woodland and a SNCI.  The westerly boundary mainly consists of the current built-up 
area boundary of Billingshurst, apart from the area around the allotments.   

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

potential strategic development site area to the north of the railway line as being in 
the Slinfold and Five Oaks Wooded Farmland Area, and the relevant key 
characteristics of this are: 

 
 Small hedged pastures. Some larger arable fields. 
 Extensive coppice woodland in small and irregularly shaped blocks. 
 Local vernacular of timber framing, weatherboarding, brick and tile hanging. 
 Largely rural character, although busy A29/A272 road corridors in the west,  

  together with some aircraft noise.  
 
2.6 In overall terms, the Landscape Character Assessment considers that the overall 

landscape condition in this area is good and that there is a strong network of ancient 
woodland and hedgerows. It also considers that large scale housing and commercial 
development is likely to damage the character of the area.  

 
2.7 The portion of land between the A272 and the railway line includes two listed 

buildings, Rosier House and Little Daux Farm both of which are Grade II listed. There 
are a further two listed buildings outside of the site, but near to the western boundary. 
Rosier House forms part of the wider Rosier Commercial Centre, which comprises of 
a series of buildings, hard standings and enclosures.  

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

site is primarily within Flood Zone 1 there is a relatively small area of land, around the 
Par Brook, which is Flood Zone 2 and 3a.  
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2.9 The site has good access to the existing road network, by virtue of the A29 and A272 

forming part of the site’s boundaries. The A272 also runs west to east through the 
middle of the site. Other than access roads to Little Daux Farm, Rosier Commercial 
Centre and a small number of properties off of the A272 there are no further roads 
within the site.  

 
2.10 There is, however, an extensive network of public Rights of Way throughout the site, 

primarily running west to east and linking Billingshurst to the countryside. There is 
also a main footpath route running north to south near the urban boundary.  

 
 Site Planning History 
 
2.11 The potential strategic development site has previously been proposed to the Council 

for development during the preparation of the Core Strategy and Site Specific 
Allocations of Land Development Plan Documents in 2006. Whilst the sites 
considered then are slightly different to the potential strategic development site now 
being considered, they are very similar.  

 
2.12 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.  

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

strategic development site, most of which have been minor household extensions, 
related to agriculture and the development of Rosier Commercial Centre. Further to 
these, there have been two main planning applications of note.  

 
 BL/113/94: this outline application, made in September 1994, was for the 

erection of a roadside facility providing accommodation, catering, toilets, leisure 
and petrol station at Rosier Commercial Centre where the A272 crosses the 
railway line. The application was refused.   

 
 DC/09/0386: this outline application, made in March 2009, was for residential 

development comprising new access road and 67 dwellings at land south of 
Hilland Farm, Stane Street. The application was refused.  
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3 Constraints and Opportunities  
 
3.1 This section considers a range of issues relating to the potential strategic 

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

 
Landscape 

 
3.2 Natural England has identified that Daux/Rosier ancient woodland is directly to the 

south of the potential development area to the east of Billingshurst 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 the watercourse running through the 

potential development 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, but 
illustrate the sensitivity of the site and species to changes in water quality.  

 
3.4 The EA considers that if the land at Billingshurst 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 the sewage treatment works at Billingshurst may need 
improving in order to sustain water quality in this catchment.  

 
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. The Par Brook 
(tributary of the Arun) and the many ponds on site would need to be protected as they 
provide important wildlife habitats that have been identified in the national Biodiversity 
Action Plan 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; grass snake, 

slow worm, dormice, brown long eared and pipistrelle bats.  Natural England should 
be consulted regarding these species.  

 
Water Framework Directive (WFD) 

 
3.8 The EA highlights that the watercourse that runs through the site to the south of the 

railway line, the Par Brook, is not identified as a waterbody in WFD, but is a tributary 
of the Arun.  
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Flooding 
 
3.9 The EA states that there are known problems with surface water flooding in this 

location where surface water sewers are unable to cope. There is also a history of 
flooding associated with the Par Brook which crosses the site (a designated main 
river). The flood zone associated with the Par Brook would need further investigation. 
There are other minor watercourses and ponds on site.  

 
Water Resource / Quality 

 
3.10 The EA highlights that there is limited capacity available at Billingshurst Waste Water 

Treatment Works (WWTW). Major development would require enlarging and/or 
upgrading the works and the consent to discharge into the Par Brook and River Arun 
would need to be reassessed. Any new development must not add to the number of 
discharges. 

 
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 land to the east of Billingshurst, would be able to link into 
existing supplies relatively easily.  

 
3.12 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.  

 
3.13 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 advises that the Billingshurst WWTW has the ability to provide for 

up to 400 additional dwellings, subject to the extension of the existing treatment 
capacity. Development of 1,750 dwellings in this location would require consent from 
the Environment Agency for a 60% increase in the volume of effluent discharged.  

 
 Highways and Transport 

 
3.15 The Highways Agency (HA) is concerned over the cumulative impact of the potential 

strategic development sites 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 In relation to the potential strategic development site East of Billingshurst, WSCC 

identifies potential links to the strategic road network from the A29 and A272; no 
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immediate vehicular or cycle/pedestrian links to Billingshurst mainline railway station, 
but possible opportunity to provide new cycle/pedestrian links.  The station has short 
platforms which restricts access for passengers and can lead to lengthy delays at the 
railway crossing. The recently constructed A29 Billingshurst western bypass has 
taken a high proportion of traffic away from the town centre, but there are still 
significant issues associated with through traffic using the A272. There was a 
longstanding approved scheme for an A272 Billingshurst north-eastern bypass but 
this was rescinded a few years ago.   

 
3.18 WSCC has identified a number of constraints on the A272; the existing humped back 

railway bridge (width and alignment), Coolham Crossroads (accidents and traffic 
speeds), Buck Barn Crossroads (capacity and queuing) and A272 (accidents). Road 
safety issues at the junction of New Road with the A29 to the north of the site. Bus 
services to and from the town are reasonably good but there are no services that run 
within the town itself.      

 
3.19 WSCC indicates that the likely transport infrastructure requirements are:                   
 

 The provision of a North-Eastern Relief Road (to include the A272 railway bridge) 
to take A272 traffic around Billingshurst and away from the town centre. A 
reduction in traffic through the town centre would improve cycle and pedestrian 
safety, the retail environment and air quality. The new development would 
primarily have to be accessed from the new Relief Road to deter short-cutting 
through the town but would also need to provide excellent cycle and footpath 
links to shops, schools, the station and other local facilities.  

 
 The possible introduction of new/improved bus services (including bus gateways 

where appropriate) to serve the development to include Real Time Passenger 
Information (RTPI) at bus stops and within new dwellings.      

 
 A contribution towards the improvement of facilities at Billingshurst station in 

association with the new rail franchisee’s station travel plan, including the 
refurbishment of the railway station area, realignment of the level crossing, 
improved bus/rail interchange etc.      

 
 The introduction of further speed reducing measures in West Street and the High 

Street to create a low speed environment and to deter short cutting traffic. 
 

 Improve the cycle route network and safety of footpaths and cycle paths in 
Billingshurst and with the surrounding communities, to include secure cycle 
storage areas.    

 
 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.  
 

 Investigate the closure of the New Road/A29 junction and realign into new North-
Eastern Relief Road.  

 
 A financial contribution towards speed management at Coolham Crossroads and 

the Buck Barn Crossroads grade-separated junction scheme.      
 

 A possible financial contribution towards improving road safety on the A29 in 
Pulborough to the south (to mitigate traffic impact).      
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Contamination  
 
3.20 The EA does not know of any contamination issues for this area, except for a historic 

landfill Wood Dale Lane (TQ 09737 26017) which accepted household, commercial 
and inert wastes between 1960 and 1965. It is unknown whether there are any 
problems relating to leachate or landfill gas. Furthermore, there may be the potential 
for infilled areas of land which have not been previously identified; these are likely to 
relate to small brickwork or sandstone quarries. 

 
Education  

 
3.21 WSSC advice is that the capability of The Weald School to expand on its current site 

is severely limited and the need for new pupil places, given that the school is 
currently at capacity and trends indicate that this will continue, will have to be met 
elsewhere.  The strategy of adjustment of the Weald's catchment in favour of a 
Southwater secondary provides a way forward but the balance of children arising 
from the new Billingshurst housing may not be able to be fully compensated by the 
pupils numbers 'lost' by the catchment adjustment.  This position could be further 
exacerbated by strategic development in Pulborough.  Given the current move to 
amalgamate Billingshurst infant and primary there is little scope for expansion of 
these schools and a new primary school of 1- 1.5 forms of entry would be required 
within the site. 

 
Library Service 

 
3.22 WSCC considers that at Billingshurst the existing library could cope with some 

additional population increase.  
 

Wastes Management Services 
 
3.23 The Billingshurst and Pulborough potential locations are within the catchment of the 

Household Waste Recycling Site (HWRS) at Billingshurst. WSCC believe that at this 
time the Billingshurst HWRS would have the capacity to cope with this additional 
development, although this would need to be kept under review. 
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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: 
 

 1500-1750 homes, in a range of types, tenures and affordability. 
 
 A new local centre that could provide a range of community, health, education 

and retail facilities for both existing and new residents. 
 

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

 
 A new north/south relief road and link to the A29 that removes the need for 

vehicles to travel through the centre of Billingshurst. 
 

 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. 

 
 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. 
 

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

 
 Improvements to Billingshurst Town Centre. 

 
 Improvements to Billingshurst Train Station.  
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Indicative Land Budget 
 
4.7 Following the consultations with the key delivery stakeholders set out in Section 3, 

the details of the proposal put forward to the Council by the Consortium and the initial 
technical work undertaken by the Council, the table below sets out the indicative land 
budget that is likely to be required if the potential strategic development site was 
allocated for development.  

 
East of Billingshurst potential strategic development site: Indicative Population and 

Land Budget 
 

Potential number of homes 1750 homes
Estimated Population 4165 people 
Developable Residential Area 44 hectares
Commercial/Employment Area 14 hectares
Primary School  1.5 hectares
Community Facilities 2 hectares
Recreation Areas and Open Space 17.5 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.  

 
 
 




