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1 INTRODUCTION AND OVERVIEW 

1.1 This Planning Statement has been prepared by Stantec UK Limited on behalf of Legal & General 

(Strategic Land North Horsham) Limited (‘L&G’) in support of this application seeking approval of 

Reserved Matters pursuant to Condition 5 of Outline Planning Permission reference DC/16/1677 

for the construction of a primary road through Sub Phase 2C (as shown on the approved Phasing 

Plan 2153A-507E), footpaths and cycleways, foul and surface water drainage including a 

Sustainable Drainage System (‘SuDS’) basin, landscaping, and associated infrastructure (the 

‘Development’). 

1.2 L&G acquired majority control of the strategic site known as ‘Mowbray’, formerly known as ‘Land 

North of Horsham’, from Liberty Property Trust UK Limited (‘Liberty’) in December 2018. The Site 

is allocated within the Horsham District Planning Framework (2015) to provide, inter alia, at least 

2,500 new homes alongside a new business park, local centre, sports and recreation facilities and 

schools (Policy SD1).   

1.3 An application for outline planning permission was submitted on behalf of Liberty in August 2016 

and approved subject to conditions on 1 March 2018 (LPA reference DC/16/1677; the ‘OPP’) for a 

mixed-use strategic development as follows: 

‘Outline planning application with all matters reserved except access for a 

mixed-use strategic development to include housing (up to 2,750 dwellings), a 

business park (up to 46,450 m2), retail, community centre, leisure facilities, 

education facilities, public open space, landscaping and related infrastructure.’ 

1.4 This application for the approval of Reserved Matters is made pursuant to Condition 5 of the OPP, 

which requires: 

5. Details relating to the layout, scale, appearance, means of access and 

landscaping associated therewith (hereafter called the Reserved Matters) for 

each Area of the site as shown on the Reserved Matters Area Plan approved 

pursuant to condition 7 of this permission shall be submitted to and approved 

by the Local Planning Authority before development of that Reserved Matters 

Area is commenced. 

1.5 Condition 2 of the OPP requires that development proposals demonstrate “broad” accordance with 

the approved parameters. This Planning Statement sets out the relevant parameters against which 

this application is to be considered, and how the Development demonstrates complete accordance 

with them. 

Content of Submission 

1.6 This application is accompanied by a comprehensive suite of technical, environmental and design 

documents which confirm that the Development is acceptable in planning terms, and accord with 

the relevant conditions and parameters of the OPP. These comprise the following: 
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2 SITE DESCRIPTION AND PLANNING HISTORY 

Site and Surrounding Area 

2.1 Mowbray is situated on the northern side of the A264 and comprises a new neighbourhood 

extending from Wimland Road in the east to Langhurstwood Road in the west with Rusper Road 

providing the central and principal vehicular access. 

2.2 The site subject of this application (as illustrated on the submitted Redline Boundary Plan MOW-

BM-PH2-RMA3-34854-DR-A-02749 05; the ‘Site’) is situated on the northern side of the A264 

where built development of the existing settlement of Horsham ends.  

2.3 The Site as shown within the submitted Site Location Plan for this application comprises some 8.3 

hectares of open agricultural land, forming a crescent around the eastern side of the dwellings of 

Owls Castle Barn and Owlscastle House. There is no existing built form within the Site.  

2.4 Channels Brook runs directly through the Site from east to west. An area of Ancient Woodland 

referred to as Bush Copse sits around 180m to the Sites west. The Site intersects some areas of 

existing woodland and hedgerows, though the Site otherwise consists of open fields.  

Strategic Allocation 

2.5 The Site is the subject of a strategic allocation within the Council’s adopted local plan: the Horsham 

District Planning Framework (2015; ‘HDPF’). Policy SD1 (Strategic Policy: Land North of Horsham) 

allocates the Site for a ‘mixed use strategic development to accommodate at least 2,500 homes 

and associated infrastructure’. In addition to new homes, Policy SD1 clarifies that the ‘associated 

infrastructure’ would include a business park, local centre, land for new schools, land safeguarded 

for a new railway station adjacent to the business park and open space, sport and recreation 

facilities. 

Outline Planning Permission 

2.6 Following the allocation of the Site through the HDPF, Liberty promoted an application for outline 

planning permission for the strategic development of the Site having regard to the principles 

outlined in Policy SD1. The application was submitted to the Council in August 2016 and approved 

on 1 March 2018 (LPA reference DC/16/1677) for the following: 

‘Outline planning application with all matters reserved except access for a 

mixed-use strategic development to include housing (up to 2,750 dwellings), 

business park (up to 46,450 m2), retail, community centre, leisure facilities, 

education facilities, public open space, landscaping and related 

infrastructure.’ 

2.7 The approved Phasing Plan split the Mowbray site into three residential phases with sub-phases 

the wider OPP. Sub-Phase 2C is the eastern-most sub-phase forming its eastern edge and 

screened from the wider landscape to the east by the Sub-Phase 2C Strategic Landscape Buffer. 

The buffer is secured by Conditions 6 and 46 of the OPP and will be part of a future, separate 

Reserved Matters application.  
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2.8 The Sub-Phase 2C road is a continuation of the “Employment Land Road” which is the primary 

road through the Employment Land (formerly the “Business Park” in the OPP), to Sub-Phase 2C’s 

south-west. The Employment Land Road leads from the new left-in, left-out junction with the A264, 

heading east through the Employment Land before adjoining the proposed Sub-Phase 2C Road. 

An application seeking Full Planning Permission for the Employment Land Road is currently 

pending consideration under LPA reference DC/25/1543, and a separate outline for the 

“Employment Land”, seeking to diversify the range of employment and other uses in this part of the 

Mowbray site, will follow thereafter. 

2.9 The Development would serve the surrounding residential Reserved Matters Areas of RM 15 in the 

northern half, RMs 16/17 in the south-west, and 18 in the south-east, indicated on the submitted 

RM Areas Plan, currently pending consideration under application references S106/26/0012 and 

DISC/26/0093. It will also provide primary road access to Sub Phase 2B, the residential proposals 

for which are being brought forward by a third-party developer. 
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3 THE DEVELOPMENT 

3.1 Pursuant to Condition 5 of the OPP, the approval of reserved maters is sough for development 

comprising the following description; 

Application for approval of Reserved Matters pursuant to Condition 5 of Outline 

Planning Permission reference DC/16/1677 for the construction of a primary 

road through Sub Phase 2C, footpaths and cycleways, foul and surface water 

drainage including SUDS basins, landscaping, and associated infrastructure. 

3.2 The principal element of the Development is the creation of the primary road which would extend 

the full length of the Site and would provide a 6.5-metre-wide carriageway, segregated footpaths 

and cycleway with landscaped verges. Landscaped verges are omitted in only two locations where 

the road bridges across existing watercourses to reduce the length of culverts. 

3.3 Ten bellmouth junctions are proposed along the length of the road which are to serve the adjacent 

residential Reserved Matters Areas.  

3.4 A Pegasus crossing is proposed at the Site’s southernmost edge, where the proposed road adjoins 

the Employment Land Road, to provide safe crossing for pedestrians, cyclists and equestrians 

where the public bridleway of Bush Lane (Bridleway 1585) crosses the road.   

3.5 Three SuDS basins are proposed in the Site’s western area, with the Site’s red line extended to 

capture these within the Development proposal.   

3.6 Two substations are proposed as associated infrastructure. The larger of the two, a double-sized 

substation, is situated on the western side of the proposed road, within the centre of the Site, and 

the other the northern side of the road, northernmost within the Site.  

3.7 Extensive landscaping is proposed across the Site. This includes tree planting along the length of 

the primary road to create a tree-lined avenue consistent with the wider Mowbray development, 

strengthening, lengthening and densification of hedgerows, and considered landscape schemes 

within public open spaces around SuDS basins. The landscape scheme proposed seeks to serve 

a dual purpose of enhancing the amenity value and ecological credentials of the Site.   

3.8 Lighting is proposed along the length of the highway which will be to adoptable standards as 

required by WSCC Highways.  
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5 PLANNING POLICY 

5.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that where the 

Development Plan contains relevant policies, applications for development which are in 

accordance with these policies should be allowed unless material considerations indicate 

otherwise. The National Planning Policy Framework (NPPF) and Planning Practice Guidance 

(PPG) are material considerations. 

5.2 This section sets out the relevant policy and material considerations, demonstrating how the 

Proposed Development complies with relevant national, regional and local planning policy. 

5.3 The Development Plan comprises: 

• Horsham District Planning Framework (2015) (‘HDPF’) 

• Site Specific Allocation of Land Document (2007) 

5.4 Material considerations include: 

• National Planning Policy Framework (2024) (as amended) (NPPF) 

• Planning Practice Guidance (2024) (as updated) (PPG) 

• Local Supplementary Planning Documents 

Adopted Planning Policy 

5.5 Land North of Horsham is identified as a strategic allocation in the HDPF to deliver a mixed-use 

development (Policy S1). The key development principles outlined in Policy SD1 can be 

summarised as: 

1. High quality, sustainable, mixed-use community with its own identity and character but 

connected to Horsham 

2. Locally distinctive and unique through its architecture, urban and landscape design 

3. Legible layout that facilitates modes of sustainable travel 

4. Minimal impact on existing transport network with new crossings of the A264 Business Park 

5. Safeguarded land adjacent to the business park for a new parkway railway station 

6. Local centre including shops, healthcare and community facilities 

7. Homes of different sizes, types and tenure to meet local needs 

8. Two primary schools and a site for a secondary school together with provision for Special 

Education Needs 

9. Open space, sport and recreation facilities 
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10. Strong landscape buffer 

11. Sequential approach to flood risk 

5.6 Additional policies that specifically relate to the Land North of Horsham are SD2 to SD9. These 

policies set out more detailed provisions for the Site in respect of, inter alia, employment, the local 

centre, housing, sports, landscape, design, education and transport. 

5.7 This application for full planning permission seeks to provide transport infrastructure, landscaping, 

drainage, and substations. The following adopted policies, in addition to Strategic Policy SD1 

outlined above, are central to the assessment of the proposal: 

• Policy SD6: Landscape Buffer, Landscape Character, Biodiversity and Green 
Infrastructure 

Strategic landscape proposals are to be provided to mitigate the appearance of development along 

the A264. The landscape proposals are to be delivered in accordance with an agreed phasing plan, 

and be subject to appropriate long-term management. 

• Policy SD7: Design 

Designs are required to demonstrate best practice design and sustainability and construction 

approaches from the UK and Europe. 

• Policy SD9: Transport Infrastructure 

New and safer pedestrian and cycle crossing points of the A264 are required to provide connections 

from existing residential areas to potential facilities and to give access to the development to / from 

Horsham and provide the existing communities in North Horsham access to the site and the Public 

Rights of Way network and the countryside to the north. Appropriate access for buses is also 

required to ensure deliverability of a link between the Land North of Horsham strategic allocation 

and existing residential areas of North Horsham. 

• Policy 24: Environmental Protection 

The environmental quality of the district is to be protected from development impacts through, inter 

alia, the minimisation of air pollution and greenhouse gas emissions, and the prevention of 

contaminated run-off to surface water sewers. 

• Policy 25: The Natural Environment and Landscape Character 

Protects the landscape and natural environment from inappropriate development and seeks to 

protect, conserve and enhance the landscape, maintain and enhance the Green Infrastructure 

Network, ensure no net loss of biodiversity, delivering net gains where possible, and maintains and 

enhances the existing network of geological sites. 

• Policy 31: Green Infrastructure and Biodiversity 

Requires development proposals to contribute to the enhancement of existing biodiversity and the 

creation of new habitats where possible. Any trees lost as a result of the development are to be 

replaced. 
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• Policy 32: The Quality of New Development 

Development is expected to reflect an understanding of local, physical, social, economic, 

environmental and policy context for development. 

• Policy 33: Design Principles 

Several principles set out within this policy. Relevant to this application, the appearance of 

development is required to respond to built surroundings and landscape features, offer a high 

standard of landscaping, and presume in favour of retaining existing landscape and natural 

features. 

• Policy 35: Climate Change 

Supports development which makes a clear contribution in adapting to climate change, including 

measures which reduce energy use in construction (1), provide appropriate flood storage capacity 

(1), support the use of sustainable transport methods (4) inter alia. 

• Policy 37: Sustainable Construction 

Requires proposals to seek sustainable improvements by introducing design features to minimise 

vulnerability to flooding and heatwave events (3), encourage walking, cycling and other forms of 

sustainable transport (5), and incorporate measures to improve biodiversity value (8). 

• Policy 38: Flooding 

Sets of how development which could result in increased flood risk should incorporate the use of 

SuDS features to mitigate that risk (3), and in doing so, should consider the importance of local 

ecological resources such as water quality and biodiversity (4). Drainage techniques that mimic 

natural drainage patterns and manage surface water close to source should also be adopted (5). 

• Policy 39: Infrastructure Provision 

This policy highlights that in the event of need for additional capacity, the infrastructure will need to 

be provided in time to serve the development (or relevant phase) to ensure the existing environment 

or amenities are not adversely affected (2). 

• Policy 40: Sustainable Transport 

Supports developments which maintains and improves existing transport system by road, rail and 

cycle (2), is integrated into the wider network of routes (3), includes opportunities for sustainable 

transport to cut emissions (4), located where there are a range of transport options available (5), 

minimises conflict between traffic, cyclists and pedestrians (6), and provides safe and suitable 

access for vehicles, pedestrians, cyclists (9). 

Emerging Development Plan 

5.1 The Council commenced a review of its local plan in 2018. Regulation 18 consultation took place 

in February/ March 2020. Regulation 19 consultation took place between January 2024 and March 

2024 and the Submission Version Local Plan was submitted to the Secretary of State for 

Examination in August 2024. The initial hearing sessions were held in December 2024, and the 
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Inspector subsequently wrote to HDC to recommend withdrawal of the draft Plan (see letter dated 

4 April 2025) on the basis that Duty to Cooperate had not been met. 

5.2 However, the Written Ministerial Statement on Reforming Plan Making and the Minister of State’s 

letter to the Planning Inspectorate of 27 November 2025 sets out that the Government’s intention 

is to abolish the Duty to Cooperate in the plan-making system. 

5.3 Considering this, and Natural England’s withdrawal of their water neutrality position statement, the 

Planning Inspectorate recommenced examination of the Submission Local Plan with higher growth 

targets. The first of these hearings is to take place on 21 April 2026. 

5.4 NPPF (2024) paragraph 49 states increased weight can be attributed to the emerging policies as 

they progress towards adoption depending on the extent of unresolved objections. Whilst 

discussions between HDC and the Planning Inspectorate may continue, the examination remains 

at very early stages, and it is not entirely clear how previous objections will be overcome. Very 

limited weight can currently be attributed to its policies.  

Draft National Planning Policy Framework 

5.5 The Ministry of Housing Communities and Local Government published a draft National Planning 

Policy Framework on 16 December 2025. The document contains proposed reforms and changes 

to the English planning system.  

5.6 The draft NPPF and the policies contained therein are a material consideration in the context of 

decision making. However, given that the document remains in draft, is subject to consultation and 

possible amendments, it attracts only very limited weight at this time. 

Biodiversity Net Gain 

5.7 As of 12th February 2024, all new major development is mandated to achieve a minimum 10% 

Biodiversity Net Gain, as set out within the Environment Act 2021 and Schedule 7A of the Town 

and Country Planning Act 1990. However, the submission of the OPP predates the BNG 

regulations so there is no statutory requirement for 10% BNG to be delivered by this RMA. 
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6 CASE FOR DEVELOPMENT 

Principle of Development 

6.1 The principle of the strategic development of the Site is established through the allocation and 

subsequent OPP. As such, only matters of detail are to be considered or as required specifically 

by condition. 

Consistency with OPP Parameters 

6.2 Condition 2 of the OPP requires that the detailed design of the development proposed through 

Reserved Matters applications ‘shall have regard to, and broadly accord with, the principles set out 

in the following parameter plans and supporting documents’. The Parameter Plans have been 

amended since the OPP was approved through S96A submissions. The relevant Parameters are 

therefore set by the S96A application of LPA reference DC/24/0876, dated 27 June 2024, and are 

as follows: 

• Land Use Parameter Plan (2153A-100Q) 

• Density Parameter Plan (drawing reference 2153A-101P) 

• Building Heights Parameter Plan (drawing reference 2153A-102S) 

• Movement and Access Parameter Plan (drawing reference 2153A-103S) 

• Green Infrastructure Parameter Plan (drawing reference 2153A-105R) 

6.3 The Development does not propose any dwellings, nor other uses. The Land Use and Density 

Parameter Plans are therefore immaterial to the consideration of this application. Similarly, the road 

is excluded from the Building Heights Parameter Plan, which permits residential up to 2.5 storeys 

(12m) immediately adjacent to the road. The largest substation (Substation 2) measures a 

maximum of 4.5m in height and thus sits significantly below the maximum heights envisaged in this 

part of the Mowbray site. 

6.4 The Movement and Access Parameter Plan defines the route of the road through Sub-Phase 2C. 

The route of the proposed primary road broadly accords with the route shown on the Parameter 

Plan, as required by Condition 2. 

6.5 This Parameter Plan also illustrates the existing bridleway of Bush Lane crossing the road at the 

Site’s southernmost extent, and Proposed Cycle and Pedestrian Paths crossing through the Site’s 

centre. A controlled Pegasus crossing at the Site’s south allows for the continuation of the 

Bridleway safely through the Site. The proposed layout facilitates the continuation of the Site Wide 

Cycleway in accordance with the Site-Wide Cycling Strategy that was approved pursuant to the 

discharge of Condition 19 of the OPP (application ref. DISC/22/0232). These are demonstrated 

fully on the submitted Glanville Pedestrian and Cycle Strategy drawings (Sheets 1 and 2). 

6.6 The Green Infrastructure Parameter Plan shows a Neighbourhood Play Area to the north-west of 

the Site, the land for which has been reserved by this application and will come forward under a 

separate Reserved Matters application for compliance. The attenuation pond below the play area 
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falls within the RMS and is being delivered in complete accordance with the Parameters. The other 

pond shown on the Parameter Plan further to the south-west of the park is being provided under 

this application, though its location has been moved slightly to work most effectively given the 

topography of the Site. Broad accordance is nonetheless provided.  

Matters of Detail 

6.7 The matters of detail which remain to be assessed are: 

• Highways and Transport 

• Landscape and Trees 

• Flooding and Drainage 

• Ecology 

• Archaeology and Heritage 

Highways and Transport 

6.8 The HDPF Policy 40 aims for development proposals to ‘promote an improved and integrated 

transport network, with a re-balancing in favour of non-car modes as a means of access to jobs, 

homes, services and facilities’. 

6.9 Chapter 9 of the NPPF seeks to promote sustainable transport. Criterion e) of Paragraph 109 seeks 

to ensure developments identify and pursue opportunities to promote walking, cycling and public 

transport use. Paragraph 116 states how “Development should only be prevented or refused on 

highways grounds if there would be an unacceptable impact on highway safety, or the residual 

cumulative impacts on the road network, following mitigation, would be severe, taking into account 

all reasonable future scenarios” 

Highways 

6.10 This application is accompanied by a Transport Statement, which includes a Stage 1 Road 

Safety Audit and Response Report at Appendix E. 

6.11 The Road Safety Audit was carried out by an independent party, who identified potential road safety 

problems with the Development. The identified problems have been addressed as part of the 

proposed Development, such that there are no residual highway safety issues either in isolation, 

or with cumulative impacts. The Development therefore accords with Paragraph 116 of the NPPF.  

Transport 

6.12 Condition 19 of the OPP requires the submission and approval of a Site-Wide Cycling Strategy 

which sets out main cycling routes through the Site, and connections with the wider cycle route 

network to connect to local services and facilities. The Site-Wide Cycling Strategy was approved 

pursuant to this condition under application reference DISC/22/0232 (dated 8 November 2022). 
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6.13 Within the context of the proposed Development and Site, a dedicated cycleway is required along 

the length of the road through Sub-Phase 2C. This would adjoin the segregated cycleway from the 

west, providing its connection to the segregated / dedicated cycleway leading east. 

6.14 In compliance with the approved strategy, a 2.5m wide segregated two-way cycleway is provided 

along the length of the proposed road. Where the cycleway crosses junctions shared with vehicles, 

the highway will be raised to the level of the cycleway to provide clear priority to cyclists, 

demonstrating clear favour towards non-car transport modes. A 2m wide footway is proposed to 

run adjacent to the cycleway on the western side of the road, in addition to a 2.5m footway along 

its length on its eastern side. 

6.15 Two pairs of bus stops (northbound and southbound) are proposed by the Development on either 

side of the road. This will be served by the existing bus route which serves Phase 1 which is to be 

extended into Phase 2 in accordance with S106 obligations. 

6.16 The Development clearly demonstrates a focus on alternative, sustainable modes of transport, 

away from private vehicle use in accordance with Policy 40 of the HDPF and Chapter 9 of the 

NPPF.  

Landscape and Trees 

6.17 Policy 33 of the HDPF provides a presumption in favour of retaining existing landscape and natural 

features such as trees and hedgerows and that any losses are justified and mitigated. Further, the 

Policy highlights the need for high standards of finishes and landscaping, and provision of street 

furniture and public art where appropriate. This aligns with Paragraph 135 of the NPPF, which 

seeks to ensure developments provide effective landscaping. 

Trees 

6.18 The application is supported by an Arboricultural Impact Assessment & Method Statement 

(‘AIA’) and an associated Tree Protection Plan (‘TPP’). 

6.19 The AIA identifies seven areas where the removal of trees and hedgerow is required to facilitate 

delivery of the Development in accordance with OPP parameters and are therefore unavoidable. 

Nonetheless, care has been taken to minimise the loss of trees and retain higher quality specimens. 

As a result, 85% of the trees to be removed fall within Category C and U. Whilst three individual, 

and one Category B group trees are proposed for removal, this is again unavoidable and necessary 

to provide the road and drainage infrastructure.  

6.20 It should be noted that the loss of vegetation, particularly areas of woodland, is reflected in the 

Green Infrastructure Parameter Plan where the road proceeds through areas of existing woodland. 

Whilst regard has been had to design minimising the loss of natural assets in the first instance, the 

loss of some areas of woodland is therefore demonstrably acceptable in principle. 

6.21 The loss of trees is therefore justified, satisfying the first arm of Policy 33. Mitigation satisfying the 

second arm is set out in the landscape section of this Statement. 

6.22 Pursuant to Condition 16 of the OPP, the TPP illustrates the existing trees which are to be retained, 

those to be removed, and their Category. Retained trees are shown to be protected by tree 

protection fencing in accordance with BS:5837 in accordance with the condition. 
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Landscape 

6.23 The landscaping along the proposed road is a continuation of the landscape scheme provided on 

the Employment Land Road, and which has been successfully implemented across Phase 1, to 

ensure consistency when travelling into and through Phase 2 by providing specimen trees along 

the road corridor.  

6.24 The proposed SuDS basins would be dry for most of the year, and thought has therefore been 

given to providing them as multi-purpose open spaces, as encouraged within Appendix 2 of the 

NPPF (see ‘Water-Compatible Development’) and Policy 31 of the HDPF. The SuDS basins being 

dry provides greater ecology benefits, providing additional habitats and features to the existing wet 

features and habitats provided by the streams which intersect Phase 2. 

6.25 A total of 58 new trees are to be planted across the Site, alongside extensive general landscape 

enhancements through the addition of species rich wetland meadows and meadow grasslands, 

and aquatic planting around SuDS basins. The loss of existing vegetation that is necessary to 

remove to facilitate the Development is therefore far outweighed by the extensive landscaping 

works proposed, which would enhance the visual amenity and ecological value of the Site. 

6.26 Public furniture is also proposed around the basins and along the bridleway. The type of furniture 

items is shown on the submitted plans. They consist of high-quality timber suitable for outdoor 

conditions and are consistent with street furniture used across the wider OPP. 

6.27 In compliance with Policy 33 of the HDPF, the identified loss of vegetation is justified, being required 

to facilitate the delivery of the Development which accords with approved parameters. In any event, 

the identified loss is far outweighed by the extensive planting proposed across the Site which 

provides high quality amenity value and ecological benefits.   

Flooding and Drainage 

6.28 Condition 17 of the OPP required the submission of a Site-Wide Surface Water Drainage Strategy. 

This was discharged pursuant to application ref. DISC/19/0214. Condition 54 then requires all 

Reserved Matters applications made pursuant to the OPP to be accompanied by a Detailed Surface 

Water Strategy for that Reserved Matters Area. Condition 55 follows by providing a requirement 

for a Foul Water Drainage Scheme to be provided for each Reserved Matters Area.  

6.29 Policies 35 and 39 of the HDPF requires new development to be designed so that it can adapt to 

climate change and reduce vulnerability to, inter alia, flood risk through the provision of appropriate 

flood storage capacity and use of green infrastructure and SuDS to reduce run-off and provide 

wildlife habitat. 

Surface Water 

6.30 The proposals for the management of Surface Water Drainage are contained within Section 4.0 of 

the submitted Drainage Statement, which seek to align with Site-Wide Surface Water Drainage 

Strategy approved pursuant to Condition 17. As such, all surface water run-off is to be discharged 

into the existing network of watercourses running through the Site with a staged discharge 

approach, 20% climate change allowance, 40% exceedance event allowance, and an allowance 

for impermeable areas and urban creep.   
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6.31 Three SuDS basins are proposed as part of the Development, serving two surface water catchment 

areas, both of which discharge into local watercourses as per the Site-Wide Strategy. Whilst the 

catchment areas of the two basins serve the proposed Development, they will also serve the 

adjacent residential Reserved Matters Areas. The Drainage Statement highlights that although 

additional storage capacity will be needed for the residential Reserved Matters Areas, the strategy 

as proposed is sufficient to serve this Development in compliance with Local and National Policy, 

and satisfies the conditions of the OPP. The details for any additional capacity that would be 

required for later residential Reserved Matters will be provided as part of the relevant applications.  

6.32 All proposed Surface Water Drainage infrastructure will be built in accordance with the relevant 

Building Regulations and to adoptable standards, with all but the SuDS basins being offered for 

adoption to the Water and Sewerage Undertaker. A SuDS Management and Maintenance Plan is 

appended to the Drainage Statement. 

6.33 The Development therefore demonstrates sufficient drainage capacity to reduce its risk of flooding 

nor increase flood risk elsewhere, including with climate change, in compliance with Policies 35 

and 39 of the HDPF. The proposed Surface Water Drainage Strategy aligns with the Site-Wide 

Surface Water Drainage Strategy, and therefore satisfies Condition 54 of the OPP.  

Foul Water 

6.34 A Site-Wide Surface Water Drainage Strategy was approved as part of the OPP. The proposed 

Development does not provide any buildings or other works that would generate additional foul-

water. However, infrastructure has been provided on the Site that the adjacent residential Reserved 

Matters Areas can connect to so as not to prejudice the ongoing delivery of the OPP.  

Ecology 

6.35 Condition 49 of the OPP requires any application seeking approval of Reserved Matters pursuant 

to the OPP to be accompanied by a detailed Ecological Mitigation and Management Plan which 

accords with the relevant Phase-Wide EMMP. The condition requires that the Reserved Matters 

EMMP includes details for the protection of retained habitat, and avoidance measures with regard 

to protected and notable species, as well as measures pre, during and post-works, and ongoing 

maintenance and management to ensure the effectiveness of such measures. In addition, as this 

application seeks to provide a primary road as illustrated on the approved Movement and Access 

Parameter Plan, the Reserved Matters EMMP is to be accompanied by detailed design proposals 

for the road including all ecological mitigation. This application is therefore accompanied by an 

EMMP (RMA 3: Ecology Mitigation and Management Plan) (the ‘RM EMMP’) which is based on 

up-to-date ecological surveys carried out across Phase 2 to satisfy the above requirements. 

6.36  

 

 

 

6.37 The RM EMMP proposes avoidance, mitigation and compensation measures regarding areas of 

vegetation which are to be lost as a result of the Development. These include the protection 

measures detailed in the Arboricultural Impact Assessment & Method Statement, and replacement 

planting both within the Site and across the wider Phase 2. 
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6.38 Enhancement measures through additional planting are proposed for species which are not known 

to be within the Site, though where the Site provides potential suitability for those species to be 

present such as dormouse, Great Crested Newts and other reptiles to retain suitability and enhance 

connectivity to habitats across the wider area. 

6.39  

 

6.40 Bats have been recorded within the Site, and as such, measures to improve commuting, foraging, 

and roosting opportunities are proposed through additional targeted planting. Updated tree 

assessment surveys will be undertaken in spring 2026 across Phase 2 to ensure that no bat roosts 

will be affected prior to commencing works. 

6.41 The RM EMMP provides a programme of ecological monitoring which aims to quantify the 

effectiveness of the mitigation and enhancement measures proposed as part of the Development. 

Where monitoring highlights any negative trends remedial action will be triggered to ensure any 

required changes to management which may be secured by a suitably worded condition. 

6.42 Compliance with the Phase 2 EMMP is illustrated in Chapter 8: Compliance Design Document of 

this Planning Statement. 

Archaeology and Heritage 

6.43 Condition 22 of the OPP (as amended by S96A ref. DC/19/0984) precludes commencement of 

development within a Reserved Matters Area until a programme of archaeological work which 

follows the principles set out in Chapter 13 of the OPP Environmental Statement within that 

Reserved Matters Area is approved by the LPA.  

6.44 Previous works carried out across the OPP have indicated that the Site contains only modest 

quantities of below ground archaeological remains which likely relate to post-medieval agriculture. 

This assessment is consistent with findings from trenching undertaken in other areas of the OPP 

where minor artefacts have been found but none that required retention in situ. A Written Scheme 

of Investigation for Sub-Phase 2C submitted pursuant to Condition 22 has been approved under 

application ref. DISC/23/0124, with subsequent trenching expected to commence within the coming 

year, though three additional trenches are proposed in the south-western corner. Given the 

expected insignificance of archaeological remains likely to be present on the Site, 

6.45 The Development has been shown to comply with the approved parameters of the OPP. It would 

not result in any greater impact on the setting of any nearby heritage assets than has already been 

deemed acceptable. 
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7 CONCLUSION 

7.1 This Planning Statement demonstrates that the development proposals would accord with the 

relevant policies within the Development Plan and the NPPF, and is in broad accordance with the 

approved Parameters of the OPP. This application seeking approval of Reserved Matters should 

be approved without delay.   
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8 COMPLIANCE DESIGN DOCUMENT 

8.1 Condition 48 of the OPP requires a ‘Compliance Design Document’ to be submitted with each 

application for Reserved Matters approval. The wording of the condition is as follows: 

48. Each Reserved Matters application submitted pursuant to this planning 

permission shall be accompanied by a design document which demonstrates 

how the Reserved Matters application is in compliance with the approved 

Design & Access Statement, Landscape & Visual Impact Assessment, Phase 

Wide Design and Landscape Strategy, Phase-Wide CEMP, Site-Wide Cycling 

Strategy, Site-Wide Surface Water Drainage Strategy, Phase-Wide Ecological 

Management and Mitigation Plan (hereafter called the Compliance Design 

Document). 

8.2 In short, the Compliance Design Document is to show compliance for each Reserved Matters 

proposal with the following key documents: 

• OPP Design and Access Statement (March 2017; ‘OPP DAS’) 

• OPP Landscape and Visual Impact Assessment (contained within the Environmental 

Statement Addendum, March 2017; ‘OPP LVIA’) 

• Site-Wide Cycling Strategy (OPP Condition 19; March 2021) 

• Site-Wide Surface Water Drainage Strategy (OPP Condition 12; July 2020) 

• Phase-Wide Design and Landscape Strategy (April 2026; ‘Phase 2 DLS’) 

• Phase-Wide Construction Environmental Management Plan (April 2026; ‘Phase 2 CEMP’) 

• Phase-Wide Ecological Management and Mitigation Plan (March 2026; ‘Phase 2 EMMP’) 

OPP DAS 

8.3 The original DAS submitted in support of the OPP was dated March 2016 and was subsequently 

amended in March 2017. The DAS (2017) identifies the ‘vision’ for Land North of Horsham as (page 

7): 

‘Create a new and vibrant community where people will live, work and play, 

underpinned by the concept of ‘placemaking’ which will shape the design and 

masterplan. Quality will be at the heart of the development – from building 

design and landscaping, to public art and high quality sports facilities. 

The vision will deliver an exemplar development comprising a sustainable 

development providing up to 2,750 private and local needs homes, with its own 

employment areas, schools, shops, health services, leisure and recreation 

areas, transport links and community centres. 












































































