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Purpose 

The Statement sets out anticipated delivery rates at Brookleigh, Burgess Hill.   The site was 

allocated in the Mid Sussex District Plan (2018) and will deliver 3,500 homes and associated 

infrastructure over a 15 year period. 

This Statement provides an update to the one signed in June 2021, which was prepared to 

support the examination of the Site Allocations Development Plan Document. 

In 2022 the marketing name for the Northern Arc was changed to ‘Brookleigh’.  This document 

therefore refers to the site as ‘Brookleigh’ rather than the Northern Arc, although it should be noted 

that some historic documents still contain reference to the Northern Arc. 
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Master Planning and Housing 

The Northern Arc Masterplan (2018), which sets out the vision and strategic development 

principles for the site, Infrastructure Delivery Plan (IDP) and Phasing Strategy (2018) were 

approved at the Mid Sussex District Council on 24th September 2018 as a material consideration 

for all the planning applications in relation to Brookleigh.  

Outline Planning consent for the 3,040 homes (30% affordable) was granted in October 2019 

(DM/18/5114). Since then, work has progressed with the approval of Reserved Matters 

applications for homes, discharge of pre-commencement conditions and planning obligations, as 

well as applications for significant infrastructure including the Western Link Road (WLR) and 

Eastern Bridge and Link Road (EBLR) to support site delivery.  

A plan showing the residential phases and sub-phases detailed below is attached in Appendix A. 

Phase 1A, Oakhurst (formally known as Freeks Farm) was disposed by Homes England via a 

Building Lease to Countryside. Countryside has since been taken over by Vistry. Vistry will be 

delivering the remaining Phase 1A homes, associated infrastructure and open space. Vistry will 

operate under the original Building Lease. As part of the disposal contract, Countryside was 

tasked with meeting an ambitious programme to obtaining planning permission. The site, for 460 

homes in addition to the 3040 homes referred to above, was subject to a separate Outline 

Planning Permission (DM/18/0509), which was approved in July 2019 and Reserved Matters were 

approved in December 2019 (DM/19/3945). Work commenced on the site preparation during 

2020.  Access to the site from Maple Drive (which required the relocation of a playground and the 

installation of a replacement playground and Multi Use Games Area), has been completed and the 

first housing completions took place during 2022 with first occupations in November 2022.To date, 

there have been 50 completions with 50 occupations.  

Phase 1B, also at the eastern end of the site has been purchased by Bellway under a Building 

Lease which was entered into in March 2023.  Reserved Matters permission for this site was 

granted in May 2022 (DM/21/3870) for 249 new homes.  Work commenced on this parcel in March 

2023.   

Homes England have acquired Woodfield House, a parcel of land outside, but adjacent to the 

Brookleigh District Plan Site Allocation/outline planning application boundary.  Bellway will be 

delivering 30 homes on this site as part of Phase 1B.  Outline Planning Permission was granted 

for 30 homes on this site in 2020 and has since expired.  Pre-application discussions have taken 

place on an amended scheme and a full planning application is anticipated July 2023.  

Procurement has taken place on phase 1C, which includes the Eastern Neighbourhood Centre 

and approximately 270 homes, including 60 extra care homes. A Developer Partner has been 

selected and Homes England is currently in the process of contracting. The Developer Partner is 

currently in pre-application discussions with MSDC.  A planning application is anticipated in late 

Summer/early Autumn 2023. 

Homes England is in the process of procuring developer partners for the western end of the site 

which will include the Western Neighbourhood Centre (Phase 1Da) and employment centre 

(Phase 1E).  A Developer Partner has been chosen to develop the first western parcel (Phase 

1Da), which includes the neighbourhood centre and approximately 255 homes.  Pre-application 

discussions are at an advanced stage and a Reserved Matters application is anticipated in 

Autumn 2023.  

Phase 1Db, also on the western side, has been out to market for a further 34 homes. However, 

there was limited interest due to the Homes England procurement process which is complex for 

SMEs. Homes England is currently reviewing its procurement process to make it more effective for 
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SMEs. Phase 1Db will be re-marketed once the new process has been put in place which is likely 

in Autumn 2023. 

Infrastructure 

The key pieces of infrastructure required to unlock the development of this allocation are the new 

roads that will link the site to the existing highway network. Homes England has entered into 

construction contracts to deliver two key pieces of infrastructure – EBLR and the WLR.  The EBLR 

is anticipated to complete December 2023 and the WLR Phase 1 is anticipated to complete 

September 2023. This infrastructure opens up opportunities to enable further serviced parcels to 

be disposed of via Building Leases at both the Western and Eastern ends.  

Pre-application discussions are at an advanced stage for the next pieces of road infrastructure 

including: 

• Between the A2300 and the western Bridge over the river Adur 

• From the western bridge over the river Adur to Isaacs Lane (Northern Arc avenue Central 

Section) 

• A2300 and Jane Murray Way improvements 

 

Reserved Matters applications are anticipated for all these pieces of infrastructure in Autumn 2023 

and these phases will unlock access to serviced parcels later in the programme. 

 

The upgrade of the A2300 (link road to the A23) is also a critical piece of infrastructure required to 

support the development. Work was completed in 2022. The cost of this was c £27.6 million and 

has been funded by the Local Growth Fund and S106 contributions including from Homes England 

as a requirement of the Section 106 Agreement on the Outline Planning Permission. The Homes 

England contribution was £2,882,000. The Business Case for funding of this major project was 

conditional on the Brookleigh development proceeding and the homes coming forward in line with 

the District Plan trajectory.  

In terms of infrastructure requirement to support the delivery of the first residential phase of the 

site, there is a planning condition on the Freeks Farm (Oakhurst) Outline Planning Permission  

that prevents no more than 199 homes from being occupied until the bridge over the River Adur 

and the road link between the bridge and Isaacs Lane is completed.1  This infrastructure is due to 

complete in November 2023, in advance of 199 dwellings being completed and will therefore not 

prejudice delivery rates. 

The development also required investment in the Goddard’s Green Wastewater Treatment works 

to reduce the odour contours arising from the site, to enable the development potential of the 

allocation to be maximised. A £15.24m funding package has been secured for this work, which 

consists of £4m Local Growth Funding, £6.54m from the Housing Infrastructure Fund and £4.70m 

from Southern Water. These works are due for completion by the end of 2023.   

The first primary school to be delivered at Brookleigh in the eastern end is due to open in 

September 2026. Homes England is funding and directly delivering this school and have 

completed a full site feasibility study. Homes England is currently in the process of procuring a 

lead consultant to design, and procure a contractor to deliver the school, this process is 

anticipated to be complete in Autumn 2023.    

Homes England is working closely with MSDC and West Sussex County Council (WSCC) to 

deliver the secondary school in the eastern end. Reserved Matters permission for the secondary 

 
1 This condition was amended from 130 dwellings to 199 dwellings in the Section 73 Application to the Freeks Farm Outline Planning Permission 
(DM/22/1655)  
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school was secured in December 2022 (DM/22/2553). WSCC have appointed a contractor to 

deliver the secondary school with construction on the secondary school to start in Summer 2023 

and be completed by February 2025 for a September 2025 opening. 

Pre-application discussions are underway for the Centre for Outdoor Sports which includes sports 

pitch infrastructure and a Local Equipment Area for Play, along with the first element of Green 

Circle in the western part of the site. The Green Circle is a key piece of off road pedestrian, cycling 

and equestrian infrastructure.  A Reserved Matters Application is anticipated in Autumn 2023 with 

construction anticipated to commence in January 2024. 

The Phase 1E employment area in the western end has been out to market and Homes England 

are in the process of evaluating the submissions.  Pre-application discussions are anticipated to 

commence on this parcel this Summer. 

Delivery Rates 

The District Plan trajectory indicated that the full 3,500 homes would be delivered by March 2036. 

A Development Phasing and Specification Plan was approved via an application to discharge an 

obligation in the legal agreement (DM/21/0787) which provided an accelerated delivery trajectory 

from that identified in the District Plan.  

An updated Delivery Trajectory has been provided dated December 2022, updating those set out 

in the Development Phasing and Specification Plan.  The current housing trajectory confirms that 

the 3,500 homes would be delivered in the District Plan period.  This indicates that delivery rates 

have slipped in relation to those agreed as part of the Development Phasing and Specification 

Plan.  The reason for the slippage is as follows: 

• On site delays for Phase 1A including Covid-19, labour, supply chain issues and the delays 

in completion of the EBLR and underground of UKPN cables which run through the EBLR, 

Phase 1A, Phase 1B and secondary school site. 

• Trajectory for later phases in based on general assumptions arising from earlier parcels 

that: 

o there is typically a 12 month period between the Agreement for Lease and Start on 

Site, and another 12 month period between Start on Site and first housing 

completions;  

o each phase is assumed to complete 6 homes a month, which is more realistic than 

the 10 or 11 previously assumed in the earlier version; 

o Wherever possible the overall delivery rate per financial year across the whole 

scheme shouldn’t exceed much more than 300 homes, to avoid risk of ‘flooding the 

market. 

There is a peak in 2027/2028, at which point there will be 5-6 outlets/developer partners on site 

including Phase 1A, Phase 1B, Phase 1C and Phase 1D as well as early Phase 2 parcels.  The 

use of multiple delivery outlets and simultaneous development from the western and eastern sides 

of the site is one of the ways Homes England will be ensuring accelerated delivery.  

To ensure timely consideration of the planning applications and supporting documentation a 

Planning Performance Agreement (PPA) for the masterplan and preparation of the outline 

planning applications was entered into. A second PPA has been agreed for the next stage of the 

work, including comprehensive pre-application discussion processes for each sub-phase. The 

agreement sets out clear timelines for the achievement of key milestones. In addition, MSDC has 

appointed a member of staff whose sole responsibility is dealing with Brookleigh planning matters. 
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Notwithstanding this slippage, Homes England has been able to accelerate progress on the site 

overall by reducing lead in times to start on site and through a range of mechanisms to ensure 

once on site development is delivered at pace. 

In February 2020, Lichfields Insight – Start to Finish (second edition)2 identified that the average 

lead in time for the delivery of large sites of 500+ homes following the grant of consent was 36 

months (3 years). This document states that this figure rises to 96 months (8.4 years) from 

validation of the first planning application to completion of the first homes for sites of 2,000+ 

homes. 

At Brookleigh, Homes England has reduced overall lead in times from acquisition (March 2018) to 

Freeks Farm housing starts (March 2020) to only 24 months (2 years) – significantly less than 

seen elsewhere – and this demonstrates the ability of Homes England to reduce the lead in time 

for major sites. 

Homes England has entered into a Building Lease with Bellway to deliver 249 homes at Phase 1B 

(parcels east of Isaacs Lane). As part of Bellway’s contract, a Reserved Matters application was 

required to be submitted within 100 days from the start of the contract.  This clause will be 

replicated in the contracts relating to future phases.  A comprehensive pre-application meeting 

programme has been set via a PPA to ensure Reserved Matters applications are submitted within 

the timeframes.  

Homes England has recently published a new Strategic Plan 2023-283.  As set out in the new 

Strategic Plan, Homes England’s mission is to drive regeneration and housing delivery to create 

high-quality homes and thriving places. This will support greater social justice, the levelling up of 

communities across England and the creation of places people are proud to call home. A key 

focus for Homes England is the quality of what is being delivered, including championing 

environmental sustainability, design and beauty in homes and places that we support to create 

distinctive places and spaces that are designed for people to use and thrive. Homes England also 

recognise that mixed-use regeneration to deliver housing alongside employment, retail and leisure 

space helps to create vibrant and successful places. 

There is a range of mechanisms available to Homes England to accelerate housing quality, 

sustainability and delivery. Specifically, in relation to strategic sites such as Brookleigh and in its 

capacity as master developer. Homes England is able to use its expertise and test innovative 

delivery models and financing options that will support the accelerated delivery of large 

settlements. 

Homes England believe that these measures create the conditions necessary to accelerate 

housing delivery on large sites such as Brookleigh.  This aligns broadly to a number of the findings 

of the Letwin Review4 which recommended more diversity of the type and tenure of new homes, to 

accelerate market absorption and the build out rate of large sites. By adopting the following 

mechanisms to accelerate delivery on large sites, Homes England can ensure that housing 

delivery is greater than can be delivered by the market alone and therefore meet local housing 

needs. 

• Diversification – Homes England is providing support for smaller builders and new 

entrants to create a more diverse, resilient and competitive market. Diversification is also 

being encouraged by providing access to land and short-term development finance through 

 
2 https://lichfields.uk/content/insights/start-to-finish 
3 https://www.gov.uk/government/publications/homes-england-strategic-plan-2023-to-2028 
4 Letwin 2018. Independent Review of Build Out, Final Report. Rt Hon Sir Oliver Letwin MP, October 2018 - 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment data/file/752124/Letwin review web version.pdf   
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the Home Building Fund. This can be seen at Brookleigh with Bellway contracted to delivery 

at one of the sub-phases via a SME.  

 

• Modern Methods of Construction (MMC) – Homes England is accelerating the delivery of 

homes without eroding value by incorporating MMC to drive innovation, quality and 

productivity in the industry. Covering a range of offsite and modular building techniques, 

MMC have the potential to be significantly more productive than traditional building 

methods; allowing homes to be built more quickly, addressing labour and skills shortages 

and improving the quality, consistency and energy efficiency of newly built homes. As part 

of Homes England’s new Strategic Plan, we are seeking to improve construction 

productivity and encourage the uptake of MMC in housing delivery, a series of Homes 

England’s own sites will deliver ambitious levels of MMC which are higher than the market 

norm.  As part of the procurement process, developers are scored on their ability to deliver 

homes through MMC and phases 1A, 1B, 1C and1Da all include MMC. Each procurement 

for a developer partner includes a minimum score for MMC and is a pass/fail criteria. 

 

 

• Simplifying Procurement – Homes England delivery framework (Delivery Partner Panel 3 

(DPP3)) was replaced in 2022 with the Delivery Partner DPS which is more efficient and 

enables developers to join it at any time, throughout its ten-year life span.  The application 

process is quicker that the previous DPP3 Framework which creates efficiencies for Homes 

England and for all developers. Homes England is confident that this flexible approach will 

help diversify the housing market and work with a wider range of housebuilders large and 

small. The DPS provides Homes England with a procurement compliant approach to land 

disposals so that Homes England can control the speed and quality of housebuilding 

through Building Leases and deliver government objectives of higher quality urban and 

building design, increased delivery speed through use of MMC and higher sustainability 

standards. 

 

• Increasing the Pace of Delivery – through DPS Framework, Homes England is able to 

use their Building Lease arrangements to ensure their developer partners deliver at 

predetermined contractual pace levels over and above what would be expected through the 

market alone. Current contract data from Homes England sites shows that sites procured 

through the former DPPS3 and DPS are contracted to deliver between 115% - 150% of the 

market rate and this is expected to be continued through the DPS Framework.  A direct 

example of how Homes England are increasing the pace of delivery at Brookleigh, is that 

the two contracted housebuilders have minimum acceleration clauses in their Building 

Leases to ensure they build at a required rate. The construction pace for Countryside / 

Vistry at Freeks Farm is a minimum 8 homes per month and for Bellway at Phase 1B it is 6 

homes per month. Homes England undertakes monthly monitoring through compliance 

inspectors to ensure the housebuilders meet these targets. This will be the case for all 

phases which are being delivered by developer partners with each phase minimum number 

of homes being determined by site specific circumstances and the method of delivery i.e. 

MMC is expected to deliver at an increased pace.  

In the five years since Homes England acquired the site and by end of 2023, two pieces of key 

highways infrastructure (EBLR and WLR) will be completed.  35% (1,234 homes) of the whole 

allocation (including Freeks Farm) will be under contract with delivery partners.  







 

 OFFICIAL  

Appendix A – Phasing Plan 
 

 




