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This report has been prepared by Stantec UK Limited (‘Stantec’) on behalf of its client to whom this 

report is addressed (‘Client’) in connection with the project described in this report and takes into 

account the Client's particular instructions and requirements. This report was prepared in accordance 

with the professional services appointment under which Stantec was appointed by its Client. This report 

is not intended for and should not be relied on by any third party (i.e. parties other than the Client). 

Stantec accepts no duty or responsibility (including in negligence) to any party other than the Client and 

disclaims all liability of any nature whatsoever to any such party in respect of this report. 
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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, 

This application relates to the proposed creation of a Strategic Landscape Buffer to Sub-Phase 2A 

(as illustrated on approved drawing 2898-5-2 DR-0001 S4-P1; the ‘Site’). 

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 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 Moreover, whilst this proposal does not consist of “development” against the S55 definition of the 

Town and Country Planning Act 1990, it is made to comply with Condition 46 of the OPP; 

46. The landscape details for the Landscape Buffers as shown on the Strategic 

Landscape Buffers Plan (drawing no.2153A-210D) shall be submitted with the 

first Reserved Matters application for each relevant Sub-Phase adjacent the 

buffers.  The approved details shall be implemented in accordance with the 

provisions set out in Condition 6. 

1.6 Condition 6 sets out the triggers for when the Strategic Landscape Buffers need to be delivered. 

The Sub-Phase 2A Buffer will therefore be delivered prior to occupation of 50% of the residential 

units in Sub-Phase 2A. 

1.7 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 
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2 SITE DESCRIPTION AND PLANNING HISTORY 

Strategic Allocation 

2.1 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 

2.2 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.’ 

2.3 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. 

2.4 The approved Phasing Plan split the Mowbray site into three residential phases with those then 

separated into sub-phases. Sub-Phase 2A is the northern-most sub-phase of Phase 2, forming its 

northern edge to provide screening of the OPP from the wider landscape. The buffer is secured by 

Conditions 6 and 46 of the OPP. 

Site and Surrounding Area 

2.5 Phase 2 of the Mowbray development forms its eastern third and is split into four sub-phases from 

2A to 2D. The site subject of this application forms the northernmost part of Sub-Phase 2A as 

shown on Plan 10 – Phasing Plan (2153A - 507E) submitted within the OPP, the north-western 

sub-phase of Phase 2.  

2.6 A Reserved Matters Area Plan for Phase 2 was approved pursuant to application DISC/26/0093 

(dated 10 April 2026) discharging Condition 7 of the OPP. The Site wraps around the northern and 

western boundary of the future Residential Reserved Matters Area 13, which is to come forward as 

a separate application. 

2.7 Sub-Phase 2A is bounded by an area of Ancient Woodland on its eastern side, within which is the 

Scheduled Monument of the “Castle” Moated site. A Grade II Listed Building, Hawksbourne 
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Farmhouse, is positioned around 170 metres to the Site’s west. The Site is otherwise defined by 

existing field boundaries which are demarcated by existing hedgerows. 
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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 creation of the Sub-Phase 2A 

Strategic Landscape Buffer. 

3.2 The OPP Design and Access Statement and ES Addendum highlight the primary purpose of the 

2A Landscape Buffer (the ‘Development’) is to “connect to the existing areas of Ancient Woodland 

to the north and include areas of new planting to provide an appropriate edge to the woodland.” 

3.3 No built form or hard surfacing is proposed as part of the Development.  
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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 

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 (as amended) (‘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 Reserved Matters approval seeks to provide a Strategic Landscape Buffer. The 

following adopted policies, in addition to Strategic Policy SD1 as outlined above, are central to the 

assessment of the Development. 

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

A strong 'Landscape Buffer' shall be provided to the open countryside to provide a robust and long 

term, defensible boundary to the development. Should be delivered in accordance with an agreed 

upon phasing plan.  

• 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. 

• Policy 32: 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. 
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• 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 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). 

Emerging Development Plan 

5.8 Horsham District 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 

5.9 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. 

5.10 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 which took place in April 2026. 

5.11 The Inspectorate has recommended a number of Main Modifications which are currently being 

consulted on. There are several more steps for HDC to take prior to being able to adopt the 

Emerging Local Plan, though adoption is provisionally targeted for January 2027. 

5.12 NPPF 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 

5.13 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. 

5.14 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. 
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Biodiversity Net Gain 

5.15 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 alternate uses nor built form. Therefore, the Density 

Parameter Plan, and Building Heights Parameter Plan are immaterial to the consideration of this 

application. The Site does not intersect within any transitory routes illustrated on the Movement 

and Access Parameter Plan, so this too is immaterial.  

6.4 The Site is shown as Green Infrastructure on the Land Use Parameter Plan and Natural 

Greenspace on the Green Infrastructure Parameter Plan. The Development therefore provides 

complete accordance with the approved parameters.  

Matters of Detail 

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

• Landscape and Trees 

• Ecology 

• Heritage  

• Archaeology 
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Landscape and Trees 

6.1 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.  

6.2 Condition 50 of the OPP requires all Reserved Matters applications made pursuant to the OPP are 

accompanied by a scheme of landscaping that accord with the principles of the approved Phase-

Wide Design and Landscape Strategy. Compliance with the Design Landscape Strategy is 

demonstrated in Chapter 7 of this Statement. Condition 50 further requires specific details such as 

details of trees to be removed or retained, planting plans and schedules of species, among other 

things. 

6.3 This application is accompanied by an Arboricultural Impact Assessment & Method Statement 

(‘AIA’) and Tree Survey Plan (‘TSP’) which details the location, species, and quality of trees, 

identifies trees to be removed as part of the development, and protection measures for those being 

retained.  

6.4 This application is also supported by a suite of landscaping plans and reports, including a 

Landscape and Ecological Management Plan (‘LEMP’), Landscape Statement, and a 

Landscape Specification that together ensure the requirements of Condition 50 are met.  

Trees 

6.5 Paragraph 193(c) of the NPPF states that development which results in the loss or deterioration of 

irreplaceable habitats (such as ancient woodland) should be refused. Natural England standing 

advice recommends a buffer of 15m is maintained from areas of ancient woodland to prevent 

detriment. The proposed Development maintains a 15m separation from the ancient woodland 

immediately abutting the Site to the east, ensuring that no tree planting occurs within the buffer. 

6.6 The Development seeks to retain and enhance the Sites existing landscape character, and 

therefore all existing trees and hedging is to be retained. Root Protection Areas for all existing trees 

on the Site are illustrated on the submitted TSP. No new trees will be planted within the defined 

RPAs of the trees to ensure their long-term retention, and to aid new trees’ establishment.  

Landscape 

6.7 Policy SD6 of the HDPF requires the Mowbray Strategic Landscape Buffers provide a robust and 

long-term defensible boundary to the development.  

6.8 The proposed landscape scheme prioritises the retention of existing trees and vegetation. Where 

existing hedgerows are sparse, additional planting is proposed to provide a clearer boundary to the 

development, improve biodiversity and improve transit routes for protected species. More general 

additional planting is proposed within the Site to provide a clearer naturalistic aspect buffering the 

Mowbray development to the south from the open countryside to the north, enhancing the amenity 

value of the Site and its surroundings and provide general biodiversity enhancements.  
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6.9 The Landscape Statement and LEMP details the proposed measures that seek to ensure that 

existing vegetation can be retained, and new planting successfully establish. This includes 

management prescriptions and a work schedule to ensure that the landscape scheme can be 

implemented and retained long-term.  

6.10 The Development therefore complies with Policy 33 of the HDPF and Paragraph 135 of the NPPF, 

and satisfies the requirements of Condition 50 of the OPP.  

Ecology 

6.11 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 regarding 

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. This application is 

therefore accompanied by an EMMP (Sub-Phase 2A Strategic Landscape Buffer: 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. 

6.12 The Phase-Wide EMMP covering Phase 2 of Mowbray has been approved under an application to 

discharge Condition 12 of the OPP application reference DISC/26/0157 (dated 19 June 2026).  

6.13 The RM EMMP sets out the findings of previous surveys carried out that are relevant to the Site, 

and the results of a walkover survey carried out February 2026, to ensure that the findings of 

previous surveys remain relevant and up to date, in accordance with the requirements of Condition 

49.  

6.14 Avoidance, mitigation and compensation measures for protected and notable species are provided 

within the RM EMMP, based on the findings of the baseline and updated walkover surveys in 

accordance with Condition 49 and the mitigation hierarchy. 

6.15 The RM EMMP does not identify any potential risks to protected or notable species arising from 

the Development itself, though notes some impact on retained habitat may arise from proposed 

additional planting. However, the RM EMMP does consider the potential disturbance to wildlife 

resulting from activity within the adjacent residential Reserved Matters Areas 12 and 13. 

Nonetheless, the RM EMMP identifies only limited risks of disturbance or harm from the 

Development itself, given it consists of soft planting only and adjacent activities. All potential 

impacts identified can be sufficiently mitigated through the measures proposed therein.  

6.16 In addition to the general enhancements that the additional planting proposed would provide, more 

specific measures for ecological enhancements are to be provided which include, tree mounted 

bird and bat boxes, hibernacula, and barrier shrub planting which seeks to retain a 15m buffer from 

the area of Ancient Woodland to the east of the Site. The locations of these features are set out in 

Appendix D of the RM EMMP. 

6.17 To ensure the efficacy of the above measures, a programme of monitoring has been set out which 

includes reporting and possible remedies should this be necessary. 
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Heritage 

6.18 Paragraph 207 of the NPPF requires applicants to describe the significance of any heritage assets 

which may be affected by development, including any contribution made by their setting. This 

extends to off-site heritage assets. The level of detail should be proportionate to the assets’ 

importance and no more than is sufficient to understand the potential impact of the proposal on 

their significance. A Heritage Statement is provided as part of this RMA which provides the 

information required by Paragraph 207.   

6.19 There are no designated heritage assets within the Site proper, though a Grade II Listed building 

(Hawksbourne Farmhouse) sits circa. 160m west of the Site’s western boundary, and a Scheduled 

Monument (The 'Castle' moated site) circa. 200m south-east. The Development proposes only 

limited works which do not include any built form, nor any other features that may be considered 

permanent. This, when taken with the distance separating the Site from the Heritage Assets, means 

there will be no impact on the significance of either asset or their settings. 

6.20 Moreover, the Development itself is to provide a landscaped buffer between the Listed Building 

and the residential development in Sub-Phase 2A (which is to come forward under subsequent, 

separate Reserved Matters Applications) in accordance with approved parameters of the OPP. 

6.21 The Development therefore complies with Chapter 16 of the NPPF.  

Archaeology 

6.22 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. 

6.23 A Written Scheme of Investigation (‘WSI') detailing the proposed methodology for a Geophysical 

Survey covering the northern half of Sub-Phase 2A was submitted and approved under application 

reference DISC/23/0124 (dated 20 February 2024). 

6.24 The Geophysical Survey was carried out in June 2023, and the findings submitted under application 

reference DISC/24/0063 alongside a WSI for proposed trenching of the Site which sought to further 

investigate the findings of the Geophysical Survey. The Geophysical Survey’s findings and the WSI 

for the trenching were approved dated 14 May 2024.  

6.25 The approved trenching is yet to be carried out. Condition 22 requires that the condition is 

discharged prior to commencement. The trenching will be carried out and the findings submitted 

under an application to discharge C22 separate to this application prior to commencement of the 

Development of this RMA. Archaeology is therefore progressing under a separate consenting 

regime and should not preclude the positive determination of this application.  
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7 COMPLIANCE DESIGN STATEMENT 

7.1 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). 

7.2 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 

7.3 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. 
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8 CONCLUSION 

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

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

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

should be approved without delay. 




