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Consultee Comment  How will this be taken into consideration in the ES 

HDC expects the ES to include a chapter setting out the overarching 
methodology for the assessment, which clearly distinguishes effects that are 
'significant' from 'non-significant' effects. Any departure from that methodology 
should be described in individual aspect assessment chapters.  

The ES should include details of difficulties (for example technical deficiencies 
or lack of knowledge) encountered compiling the required information and the 
main uncertainties involved. 

The ES should be clear as to the potential construction programme options 
where the installation of all onshore cables may not occur in a single operation.  

Residues and Emissions 

The EIA Regulations require an estimate, by type and quantity, of expected 
residues and emissions.  

Specific reference should be made to water, air, soil and subsoil pollution, noise, 
vibration, light, heat, radiation and quantities and types of waste produced 
during the construction and operation phases, where relevant. This information 
should be provided in a clear and consistent fashion and may be integrated into 
the relevant aspect assessments. 

3.2.4 The Public Participation Directive…provides opportunities for the public to 
be involved in the consenting process for certain activities, through access to 
information, justice and consultation on key documents. 

HDC would like it understood how local communities within the Scoping 
Boundary have been consulted upon to help provide local input. 

3.3.1 “Study areas will be defined for each individual environmental factor”. It 
would be useful to show the relevant Scoping Boundary (study areas) on a map 
as an Appendix. 

3.6 Approach to Mitigation – the identification of mitigation measures follows the 
principles of avoidance where possible, reduction where avoidance cannot be 
achieved, or compensation where reduction cannot be achieved or would not 
achieve practicable levels of mitigation.  

Chapter 5: Approach to EIA sets out the overarching methodology for 
the assessment. Where there is deviation from this approach, detail is 
included in each individual technical chapter. 

Each chapter within the ES contains a section detailing any difficulties 
and uncertainties encountered when authoring the chapter and any 
associated assessments. 

It is acknowledged that there are 11kV high voltage (HV) networks 
across the Site.  This includes residential areas, the primary school site, 
secondary school site and the employment land.  HV cables will be 
diverted as necessary to enable development.  There are also some low 
voltage (LV) overhead cables on the Site near the dairy farm.  These LV 
cables will be disconnected to enable development. This is covered in 
the Utilities Statement which forms part of the application submission. 

Residues and Emissions 

Individual technical chapters detail effects of expected residues and 
emissions on water (Chapter 13), air (Chapter 6), soil and subsoil 
pollution (Chapter 14), noise and vibration (Chapter 10). A Lighting 
Strategy will be produced as part of a planning condition, with further 
detail provided in Chapter 3. Waste considerations are highlighted in 
the Preliminary Ground Appraisal Report. Heat and radiation are 
briefly assessed in the Greenhouse Gas chapter (Chapter 15) and 
CRRR but these are not deemed material to, or deemed a risk to or 
from, the Proposed Development.  

3.2.4 A Statement of Community Involvement has been prepared as 
part of this Planning Application which details the Community 
Consultation Process undertaken for the application. 

3.3.1 For the Environmental Statement, a series of figures have been 
produced showing the Site Boundary, see Figure 1.1, 1.2 and 1.3 of 
Chapter 1: Introduction. For each technical chapter, figures have been 
produced showing sensitive receptors and specified buffer zones, the 
locations of these are signposted in each technical chapter. 
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Consultee Comment  How will this be taken into consideration in the ES 

the ES. Please provide full statistical analyses to give full picture of the model 
performance.  

As the development is being built, other receptors will be created, these should 
be identified and considered in the modelled scenarios. 

Mitigation: The Sussex Air Quality Guidance takes a low-emission strategies’ 
approach to avoid health impacts of cumulative development, by seeking to 
mitigate or offset emissions from the additional traffic and buildings. It is 
recommended that the emission mitigation statement contain itemised costing 
for each proposed mitigation option and total value of all proposed emissions’ 
mitigation. This should be equal to the value from Emissions calculation and 
total calculated value of emissions’ health damage cost.  

Regarding the measures to be put forward in the air quality mitigation plan HDC 
would request that the applicant avoids duplication of measures that would 
normally be required through other regimes. As the Approved Document S is 
now in force, HDC would not recommend including charging points in the 
mitigation plan unless those were offsite, to support the EV Charging Network 
and Delivery Plans for the local area. Similarly, HDC would not support cycle 
parking and shelters as this is already an expectation of the LTP/HDC cycling 
strategies and related policies. Instead, HDC would highly recommend 
contribution to measures included in our Annual Status Report such as Walking 
and Cycling  

Measures to promote Travel alternatives in line with 

a. West Sussex Active Travel Strategy  

b. Horsham’s Local Cycling and Walking Infrastructure Plan 

c. Horsham District Council Infrastructure Delivery Plan 

Construction:  As the development is being built, other receptors will be created, 
these should be identified and considered in the construction dust management 
plan. 

Follow the guidance: 

presented in Appendix 6-2 of Chapter 6: Air Quality, with further 
details provided in Chapter 12: Traffic and Transport. 

Proposed Receptors are considered within the construction and 
operational phase assessment as outlined in Section 6.5 and Section 
6.6 of Chapter 6: Air Quality. The assessment is to be undertaken with 
regard to:   

• SUSSEX-air’s Air Quality and Emissions  

• Mitigation Guidance (2021);  

• The Institute of Air Quality Management (IAQM) guidance;  

• Defra interim planning guidance on PM2.5 targets; and  

• Natural England: Air Pollution and Development - Advice for 
Local Authorities (on air pollution)   

Details of human receptors together with background pollutant levels 
are provided in Appendix 6.4: Modelling Human Receptors and 
Background Pollutant Concentrations.  

Mitigation: The air quality chapter sets out proportionate mitigation to 
address non-negligible adverse impacts in Section 6.6. 

Damage cost assessment in line with the SUSSEX-air’s Air Quality and 
Emissions Mitigation Guidance is presented in Appendix 6.5: Damage 
Cost Calculations.   

The Transport Assessment (Appendix 12.1) refers to the West Sussex 
Active Travel Strategy, Horsham’s Local Cycling and Walking 
Infrastructure Plan. The Proposed Development is required to provide a 
comprehensive Transport Strategy which includes a walking, cycling 
and public transport strategy and providing improvements to these 
travel alternatives in line with the above strategies.  

Construction: The ES air quality assessment for construction dust is 
based on these IAQM and Sussex Air guidance documents and 
considers the potential impacts at new receptors that would be 
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Consultee Comment  How will this be taken into consideration in the ES 

a. Sussex Air (2021) Air Quality and Emissions Mitigation Guidance 

b. IAQM Guidance on Monitoring in the Vicinity of Demolition and Construction 
Sites 

c. IAQM Guidance on the assessment of dust from demolition and construction 

Fine Particles: An Interim Planning Guidance on the consideration of the 
Environmental Act Pm2.5 target in planning decisions was published in October 
2024. Applicants are advised to provide evidence that they have identified key 
sources of air pollution within their schemes and taken appropriate action to 
minimise emissions of PM2.5 and its precursors as far as is reasonably 
practicable.  

How has exposure to PM2.5 been considered when selecting the development 
site? Applicants are advised to consider the following in their application:  

d. Site proximity to people (particularly large populations and/or vulnerable 
groups, e.g. schools, hospitals, care homes, areas of deprivation) and the 
impact of the development on these,  

e. Site proximity to pollution sources and the impact of these on users of the 
development,  

f. Exposure and emissions during both construction and in-use.  

12. What actions and/or mitigations have been considered to reduce PM2.5 
exposure for development users and nearby receptors (houses, hospitals, 
schools etc.) and to reduce emissions of PM2.5 and its precursors? Applicants 
are advised to explain (with evidence where possible) why each measure was 
implemented. Or, if no mitigation measures have been implemented, why this 
was not proposed. Actions can refer to, but are not limited to, the following:  

g. Site layout,  

h. The development’s design,  

i. Technology used in the construction or installed for use in the development,  

j. Construction and future use of the development. 

introduced by the Proposed Development. Mitigation measures include 
water-assisted dust sweepers, well designed layouts to locate dust 
causing activities away from sensitive receptors, and a Dest 
Management Plan, which is to be secured by a planning condition. 

Fine Particles: The air quality chapter sets out proportionate mitigation 
to address non-negligible adverse impacts and reasonably minimise the 
risk of exposure of new occupants to PM2.5 concentrations where the 
relevant standard is predicted to be exceeded. 

Odours: Assessment of odours has been scoped out as outlined in 
Table 6-2 of Chapter 6: Air Quality.  

The chapter addresses the potential of odour encroachment as far as 
reasonably practicable at this stage of the design: The WWTW is over 
1km to the north-east of any new sensitive receptor within the Site. With 
reference to IAQM guidance on odour, considering a south-westerly 
prevailing wind and the separation distance there is likely to be a low 
risk of odour from the WWTW affecting amenity at the Site.  

Should further discussions be required, the Applicant will hold these 
with the operator of Horsham WWTW. 

If deemed still required following discussions, an Odour Assessment 
may be developed to a specification agreed with SW Odour at reserved 
matters stage or prior to construction of the Proposed Development. 

d), e) & f) Throughout the previous allocation review, the level of traffic 
flow along Worthing Road (South of Hop Oast Roundabout) in proximity 
to the Site was a key consideration in determining the access road in 
terms of traffic volumes and air quality.  

The Traffic and Transport chapter (Chapter 12) outlines the value of 
the sensitivity of the highway link (high, medium, low, negligible) based 
on the presence and proximity of sensitive receptors such as schools, 
hospitals, nurseries, nursing homes, high concentrations of residential 
dwelling and facilities and amenities, areas with high tourist footfall, 
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Consultee Comment  How will this be taken into consideration in the ES 

 Chapter 9: Noise and Vibration 

1. Certain parts of the proposed development are located in close proximity to 
the heavily trafficked A24 dual carriageway, the proposals also include 
‘employment land’ in the northern most part of the site. These on and off 
sources of noise are therefore potential constraints to development.  

2. To ensure the site is suitable for residential development any full or outline 
application for development on this site will therefore need to be supported by a 
robust noise impact assessment undertaken by a suitably competent noise 
consultant who are members of the ANC and are accredited to the Institute of 
Acoustics (IOA).  

3. We will also expect to see the proposed development adopt good acoustic 
design, following the principles of ProPG Planning and Noise. This should 
include, but not necessary be limited to, adequate separation between proposed 
dwellings and predominant sources of noise and habitable rooms not 
overlooking any proposed access road or yards areas.  

 

1. As set out in the Transport Assessment (Appendix 12.1), the 
transport modelling does not include specific mitigation 
associated with the A24 corridor study which West Sussex 
County Council (WSCC) are expected to progress in 2026 
which will deliver additional capacity with the aim of relieving 
traffic on the rural roads surrounding the Proposed 
Development. Furthermore, the strategic nature of the model is 
not able to fully reflect some of the traffic calming measures 
being promoted by the Proposed Development that would 
further aid in reducing traffic along the rural lanes. Once further 
information is available regarding the likely uses of the Site and 
the orientation of buildings, a detailed assessment may need to 
be undertaken considering the impact of noise on nearby 
residents (existing and future). However, at this stage without 
this information, only a qualitative risk-based assessment can 
be undertaken and therefore a magnitude of impact scale has 
not been adopted for this assessment. 

2. Additional noise surveys and modelling have been undertaken 
to provide updated baseline data in line with the changes to the 
Proposed Development in Chapter 10: Noise and Vibration. 

3. Night-time typical maximum event level (dB LAmax,5min) – The 
10th highest of the maximum event levels per five minutes over 
the night-time period (23:00 – 07:00). Maximum event levels are 
used for the assessment of the suitability of the Site for 
residential use which is presented in Appendix 10.1: Site 
Suitability Assessment. The 10th highest of the maximum 
event noise levels is adopted as ‘typical’ in line with guidance 
within ProPG. 

The noise assessments incorporate good acoustic design in line with 
the appropriate legislation and guidance and aligning with other 
assessments for transport. 
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Consultee Comment  How will this be taken into consideration in the ES 

As mitigation measure, to ensure the site is suitable for residential development 
any full application for development on this expansion of the site will need to be 
supported by a robust preliminary risk assessment (PRA), undertaken by a 
suitably competent, qualified and experienced environmental consultant.  

Soils 

The following issues should be considered and, where appropriate, included as 
part of the Environmental Statement (ES):  

• The degree to which soils would be disturbed or damaged as part of the 
development 

• The extent to which agricultural land would be disturbed or lost as part of this 
development, including whether any best and most versatile (BMV) agricultural 
land would be impacted. This may require a detailed Agricultural Land 
Classification (ALC) survey if one is not already available. For information on the 
availability of existing ALC information see www.magic.gov.uk.  

• Where an ALC and soil survey of the land is required, this should normally be 
at a detailed level, e.g. one auger boring per hectare, (or more detailed for a 
small site) supported by pits dug in each main soil type to confirm the physical 
characteristics of the full depth of the soil resource, i.e. 1.2 metres. The survey 
data can inform suitable soil handling methods and appropriate reuse of the soil 
resource where required (e.g. agricultural reinstatement, habitat creation, 
landscaping, allotments and public open space). 

• The ES should set out details of how any adverse impacts on BMV agricultural 
land can be minimised through site design/masterplan.  

• The ES should set out details of how any adverse impacts on soils can be 
avoided or minimised and demonstrate how soils will be sustainably used and 
managed, including consideration in site design and master planning, and areas 
for green infrastructure or biodiversity net gain. The aim will be to minimise soil 
handling and maximise the sustainable use and management of the available 
soil to achieve successful after-uses and minimise offsite impacts.  

Soils will need consultation from the national stakeholder, Natural England. 

It should be noted that while only preliminary intrusive investigations 
have been undertaken on the Site to date, further detailed investigation 
is required to inform the geotechnical design and geo-environmental 
conditions on-site. Ground conditions are not anticipated to prohibit 
development. The factors presented in Section 14.2 of Chapter 14: 
Ground Conditions and Contamination are required to inform 
detailed design.  

Measures to avoid or minimise impacts on soils are outlined in Chapter 
14 and its supporting appendices. 
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Consultee Comment  How will this be taken into consideration in the ES 

projects should be included in such an assessment (subject to available 
information):  

a. existing completed projects;  

b. approved but uncompleted projects;  

c. ongoing activities;  

d. plans or projects for which an application has been made and which are 
under consideration by the consenting authorities; and  

e. plans and projects which are reasonably foreseeable, i.e. projects for which 
an application has not yet been submitted, but which are likely to progress 
before completion of the development and for which sufficient information is 
available to assess the likelihood of cumulative and in-combination effects.  

In light of the number of ongoing developments within the vicinity of the 
Proposed Development site, and potential evolution of the environment prior to 
construction and operation of the Proposed Development, the Applicant should 
clearly define their overarching approach to the prediction of future baseline 
conditions against the project programme.  

The ES should identify recent house large-scale building in Southwater 
(including 540 units at Broadacres DC/14/0590, 193 units at Mill Straight 
DC/14/2582, and 131 units at Roman Lane DC/11/0657 to the south. 

Even granted outline consents (or subsequent reserved matters approvals) are 
part of the baseline for assessing significant environmental effects, ensuring the 
full picture of development in an area is captured:  

DC/23/1178: Outline planning application with all matters reserved save for 
access for the development of a Sports and Leisure Hub including the provision 
of communal facilities, nursery, Golf College, sports club house (containing 
Health & Fitness spa, changing facilities and food & beverage) and an 
educational facility for Warren Clark Golfing Dreams (Use Classes E, F1 & F2); 
a local centre containing a convenience store and co-working space (Use 
Classes E & F2); the provision of supporting landscaping, open space and 
related infrastructure; outdoor sports and leisure provision comprising Driving 

The developments outlined in the response have been taken into 
account within Chapter 16: Cumulative Effects where required as part 
of the assessment. 

Technical teams considered other developments notably Horsham Golf 
park Denne and original outline planning application from Berkeley 
Homes on Worthing Road. Other housing developments were also 
considered. 

Chapter 16: Cumulative Effects has not included developments 
currently under construction, or those already constructed, as best as 
possible. There are mentions of some developments already completed 
which have been referred to as these have been included within the 
Chapter 9: Landscape and Visual assessments.  
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Consultee Comment  How will this be taken into consideration in the ES 

Range, reprovision of golf (including supporting golf facilities) and hockey 
(including pitches and training area) (Use Class F2) and up to 800 dwellings 
(Use Class C3). Horsham Golf Park Denne Park Horsham West Sussex RH13 
0AX  

DC/21/1524: Proposed two-storey extension to the existing sports centre to 
provide two new swimming pools, spa facilities, two class studios, a fitness suite 
and cafe. Construction of a six-lane, all-weather running track with eight-lane 
sprint track and ancillary athletic facilities and floodlighting. Construction of a 3G 
artificial grass pitch with floodlighting. Relocation of spoil on land to the east. 
Creation of an unlit outdoor adventure area with 15 stations east of the new 
track. Associated car parking for 272 cars, and a new permanent access to 
Christ Hospital Road, closure of the existing Infirmary Drive access with 
conversion of disused section of drive to a sprint track. Erection of associated 
equipment store, fencing and lighting. Christs Hospital School The Avenue 
Christs Hospital Horsham West Sussex RH13 0LJ  

DC/24/0249: Reserved matters application for the erection of 96 dwellings and 
ancillary parking and landscaping following approval of outline application 
DC/20/0695 (up to 100 residential units with associated vehicular and 
pedestrian access), relating to layout, scale, appearance and landscaping. 
Rascals Farm, Shipley Road, Southwater, West Sussex  

DC/21/2180: Outline application for the erection of up to 73 new dwellings (up to 
100% affordable housing) and retention of existing farmhouse building, 
associated public open space, landscaping, drainage and highway infrastructure 
works, including vehicular access from Shipley Road, with all matters reserved 
except for access. Woodfords Shipley Road Southwater Horsham West Sussex 
RH13 9BQ 

Section 15.3.4 under the Cumulative and in-combination effects states that ‘any 
development currently under construction that is expected to be completed 
before commencement of the construction phase of the Proposed Development 
will be excluded from the assessment’. It is therefore requested that any 
developments that fit this criterion are considered within the baseline 
assessment. 

























 

LAND NORTH-WEST OF SOUTHWATER WSP 
Project No.: UK0043490.9681 | Our Ref No.: UK0043490.9681 FEBRUARY 2026 
Berkeley Strategic Land Limited Page 56 of 69 

Consultee Comment  How will this be taken into consideration in the ES 

The ES should identify how the development affects the ability of the natural 
environment (including habitats, species, and natural processes) to adapt to 
climate change, including its ability to provide adaptation for people. This should 
include impacts on the vulnerability or resilience of a natural feature (i.e. what’s 
already there and affected) as well as impacts on how the environment can 
accommodate change for both nature and people, for example whether the 
development affects species ability to move and adapt. Nature-based solutions, 
such as providing green infrastructure on-site and in the surrounding area (e.g. 
to adapt to flooding, drought and heatwave events), habitat creation and 
peatland restoration, should be considered. The ES should set out the 
measures that will be adopted to address impacts.  

Further information is available from the Committee on Climate Change’s (CCC) 
Independent Assessment of UK Climate Risk 
(https://www.theccc.org.uk/publication/independent-assessment-of-uk-climate-
risk/), the National Adaptation Programme (NAP) 
(https://www.gov.uk/government/publications/climate-change-second-national-
adaptation-programme-2018-to-2023), the Climate Change Impacts Report 
Cards (biodiversity, infrastructure, water etc.) 
(https://nerc.ukri.org/research/partnerships/ride/lwec/report-cards/biodiversity/) 
and the UKCP18 climate projections (https://ukclimateprojections-
ui.metoffice.gov.uk/ui/home).  

The Natural England and RSPB Climate Change Adaptation Manual (2020) 
(http://publications.naturalengland.org.uk/publication/5679197848862720) 
provides extensive information on climate change impacts and adaptation for 
the natural environment and adaptation focussed nature-based solutions for 
people. It includes the Landscape Scale Climate Change Assessment Method 
that can help assess impacts and vulnerabilities on natural environment features 
and identify adaptation actions. Natural England’s Nature Networks Evidence 
Handbook 
(2020)(http://publications.naturalengland.org.uk/publication/6105140258144256) 
also provides extensive information on planning and delivering nature networks 
for people and biodiversity.  

A Greenhouse Gases chapter (Chapter 15) has been created to detail 
the likely significant effects the Proposed Development may have on 
greenhouse gases and the wider climate. The Climate Risk and 
Resilience Report (CRRR) considers the impacts posed to the 
Proposed Development by climate change and how the Project has and 
can increase its resilience to climate change.  

Climate resilience or adaptation measures (referred to as adaptive 
capacity) are taken into account for each Proposed Development 
component. Such measures may include technological and engineering 
solutions (termed ‘grey’ measures), nature-based solutions (‘green’ 
measures), or soft measures which include policy, legal, social, 
management and financial measures. The known adaptive measures 
have been identified through documentation review and engagement 
with the Applicant and design team. The adaptation measures have 
been reviewed and updated as the Proposed Development design 
developed between the EIA Scoping and the EIA Environmental 
Statement. A rating on a five-point scale is assigned to each Proposed 
Development component for each climate hazard and can be read in 
further detail in the CRRR. Further details in relation to the natural 
environment are within Chapter 8: Ecology. 

Species planting will also be undertaken to take into account climate 
change, through the inclusion of European and native species 

 

The reduction in carbon sequestration due to the Proposed 
Development with regards to land use, land use change and forestry 
(B8) is not considered to be large and so has been scoped out. 
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storage and flood mitigation, as a carbon store, reservoir of biodiversity and 
buffer against pollution. It is therefore important that the soil resources are 
protected and sustainably managed. Impacts from the development on soils and 
best and most versatile (BMV) agricultural land should be considered in line with 
paragraphs 187 and 188 of the NPPF. Further guidance is set out in the Natural 
England Guide to assessing development proposals on agricultural land.  

As set out in paragraph 223 of the NPPF, new sites or extensions to sites for 
peat extraction should not be granted planning permission.  

The following issues should be considered and, where appropriate, included as 
part of the Environmental Statement (ES):  

• The degree to which soils would be disturbed or damaged as part of the 
development 

• The extent to which agricultural land would be disturbed or lost as part of this 
development, including whether any best and most versatile (BMV) agricultural 
land would be impacted.  

This may require a detailed Agricultural Land Classification (ALC) survey if one 
is not already available. For information on the availability of existing ALC 
information see www.magic.gov.uk.  

• Where an ALC and soil survey of the land is required, this should normally be 
at a detailed level, e.g. one auger boring per hectare, (or more detailed for a 
small site) supported by pits dug in each main soil type to confirm the physical 
characteristics of the full depth of the soil resource, i.e. 1.2 metres. The survey 
data can inform suitable soil handling methods and appropriate reuse of the soil 
resource where required (e.g. agricultural reinstatement, habitat creation, 
landscaping, allotments and public open space).  

• The ES should set out details of how any adverse impacts on BMV agricultural 
land can be minimised through site design/masterplan.  

• The ES should set out details of how any adverse impacts on soils can be 
avoided or minimised and demonstrate how soils will be sustainably used and 
managed, including consideration in site design and master planning, and areas 

is loss of agricultural land, but this is land which would mostly be 
classified as not better than Grade 3b and is therefore not considered 
as best and most versatile land.  

It should be noted that while only preliminary intrusive investigations 
have been undertaken on the Site to date, further detailed investigation 
is required to inform the geotechnical design and geo-environmental 
conditions on-site. Ground conditions are not anticipated to prohibit 
development. The factors presented in Section 14.2 of Chapter 14: 
Ground Conditions and Contamination are required to inform 
detailed design.  

Measures to avoid or minimise impacts on soils are outlined in Chapter 
14 and its supporting appendices. 












