
LAND SOUTH OF TOWER HILL, HORSHAM

VISION DOCUMENT



Project Team

Client
Wates Developments

Architect
Omega Partnership Ltd

Landscape
SLR Consulting

Aboriculture
SJA Trees

Topography
CD Surveys

Transport
i-Transport

Ecology
The Ecology Partnership

Planning
Boyer Planning



Contents

INTRODUCTION

Executive Summary

Vision

SITE ANALYSIS

Site Context
Planning Policy

Parish Design Statement

Local Character 

Site and Surroundings

Sustainability

Transport

Constraints Plan

Concept Plan

EMERGING PROPOSALS
Key Aspects of Layout

Woodland Walk
A Vision for Tower Hill

ABOUT WATES DEVELOPMENT



4 Tower Hill • Horsham • Vision Document

Public Transport

The scheme is well placed to 
take advantage of the local bus 
and rail networks.

Walking & Public Rights of 
Way

Opportunities are available to 
improve pedestrian routes from 
the site to Horsham and to 
create a PROW through the site 
enabling access to the Downs 
Link. 

Public Open Space

The scheme will include a new 
publicly accessible woodland 
walk and new village green for 
local enjoyment.

Local Amenities 

There are many local amenities 
within walking and cycling 
distance from the site including 
shops, sports and leisure 
facilities, and restaurants.

Affordable Homes

The scheme will provide circa 
45 (35%) affordable homes for 
the parish.

Minimal Road Impact

The scheme will not have an 
adverse effect on the road 
network around Tower Hill and 
Southwater.

New Homes

The scheme offers the 
opportunity to provide circa 
150 high quality homes in a 
desirable location with a mix 
which reflects existing and new 
population trends.

Financial Contributions

The scheme offers  a significant 
financial contribution to the 
Parish and District to improve 
services and facilities locally.

Benefits of Development at Tower hill

Visually Enclosed Site 

Existing vegetation and road 
levels means the site is well 
visually enclosed.

Ecological Enhancements

The scheme will maintain and 
enhance the ecological features 
of the site.
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1.1 Executive Summary

This vision document sets out Wates 
Developments’ aspirations for a new 
neighbourhood of circa 150 dwellings at 
Tower Hill which aims to reflect a perfect 
blend of high quality living in harmony 
with its environment. 

It provides detail on the deliverability 
and suitability of the site for housing; 
demonstrating how the site could be 
developed, in a positive and sustainable 
way, and comfortably accommodate 
circa 150 dwellings including 35% 
affordable units, associated recreation 
areas and further benefits to the wider 
community. 

The document has been informed by a 
number of technical studies including 
landscape, transport and ecology, 
and explains the design rationale 
underpinning the proposal described 
within.

Introduction
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1.2 Vision

The site forms part of a wider vision for 
the area south of Tower Hill, which also 
includes development sites situated to 
the north and south of the proposed 
site, along with the development of 
Horsham Football Club to the West, the 
re-developed Horsham Golf and Fitness 
Club, and existing facilities including the 
park and ride and Boars Head Pub.

The key design objectives underpinning 
this proposal are to:
• Achieve a high quality environment with 
good public realm and amenity space
• Be an effective use of land
• Comply with national and local planning 
policy
• Be design led
• Create a distinct character (in line with 
the Parish Design Statement)
• Create a good mix of accommodation 
in accordance with the local 
requirements
• Create a sense of place where people 
want to live
• Provide a safe and secure environment 
achieved for its residents by the layout 
and design of the scheme
• Create a sustainable place to live

Introduction

Aerial View of the Site
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Site Analysis

Shops/Restaurants  Community Buildings

Parks/Open Spaces  Religious Buildings

Schools    Medical Buildings

Railway Lines   Primary Roads

Secondary Roads  Railway Station

Bus Stop   Park and Ride

          (10 minutes to Horsham)

Land promoted for Care Home Development

Land promoted for Potential Employment Site

Key

A

B

A

B

Public House

Golf Club: Driving Range, 
Cafe, Bar, Gym, Clinic

Petrol Station & Shop

SITE

1.3 Site Context

The diagram opposite shows the 
site in relation to local amenities and 
transport links.

HORSHAM 
TOWN CENTRE

SOUTHWATER

500m 1k 1.5k

Amenities and Connections
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Site Analysis

1.4 Planning Policy 

The development plan comprises the Horsham 
District Planning Framework (HDPF) (2015). 
The District Council is in the early stages of 
its Local Plan Review.  The HDPF identifies a 
housing target of 800 new homes per annum 
for 2011-31, of which 1,500 homes are to be 
delivered through Neighbourhood Plans.

The Government’s proposed housing 
methodology shows that the need for new 
housing in the District will increase to 974 
new homes per annum. We consider that 
Neighbourhood Plans will be expected to 
increase housing delivery significantly.

The Draft Local Plan Review (April 2018) set 
out initial options for employment, tourism and 
sustainable rural development. This is relevant 
as it shows that the Council is assessing 
whether to allocate land to the rear of the 
Horsham park & ride, immediately adjacent to 
the site, for employment purposes (see pages 
31 and 112) whilst Tower Hill is proposed 
to be designated as a secondary settlement 
(see pages 61 and 153) thereby going up the 
Council’s settlement hierarchy.
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Site Analysis

1.5  Parish Design Statement (PDS)
The PDS has been adopted by Horsham District 
Council and aims to set out clear and simple 
guidelines for the design of  all  development in 
the Parish of Southwater, based on its particular 
Sussex character, so that new development is in 
harmony with its setting and makes a positive 
contribution to the immediate environment.

In line with the key design issues and 
sensitivities of the PDS we will look to:
• Use design to reduce noise from vehicular 

traffic.
• Introduce high fencing, elaborate gateways 

and other suburban features where 
appropriate

• Minimise loss of hedgerows and introduce 
parkland features.

• Maintain and enhance biodiversity. 
• Minimise loss of specimen trees and enhance 

tree belts .
• Minimise loss of tranquillity and the rural 

nature.
• Relieve recreation pressure, and contribute 

to maintenance of the Downs Link and local 
rights of way.

11 | P a g e  

 

SOUTHWATER IN 2031 

SOUTHWATER IN 2031 

Many would describe the parish as semi-rural, with the district’s main town of 

Horsham on the northern boundary it contains the rural landscape that abuts 

Horsham to the north. The parish can be split into several key components and 

these are: 

 The village of Southwater. 

 The rural agricultural landscape east of the A24. 

 The rural agricultural landscape west of Southwater village. 

 Christ’s Hospital school and associated housing to the north.  

 The small settlement of Tower Hill. 

The village of Southwater is the focal point of the parish and is identified as a 

second tier settlement in the Horsham District Planning Framework. This 

recognition of the settlement’s importance in the wider area must not be lost in 

the future.  

In addition, the shape of Southwater village is pear-shaped which has occurred as 

the settlement stretched between the two junctions on the A24. This has resulted 

in a reliance on public and private vehicles to move about the parish and access 

shops, moving forward the intention is to centre development on the service 

centre of Lintot Square. This plan seeks to address this by centreing development 

on Lintot Square. 

 

 

 

 

SNP1 – SOUTHWATER’S CORE PRINCIPLES 

Planning policy and development proposals should individually, 

cumulatively or in combination with other developments make a positive 

contribution towards Southwater’s Core Principles, these are: 

1) The Parish will remain a single centre area, with shops, services and 

facilities centralised in/around Lintot Square. To this end: 

a. Any development consisting of 10 or more residential units 

should be within 15 minutes walking distance of Lintot Square.  

b. All residential development should be located to ensure Lintot 

Square is easily accessible by sustainable means of transport 

(foot, bicycle or bus). 

c. New employment uses should be located within identified 

employment areas. 

2) Southwater will only grow beyond its Settlement Boundary (as 

defined on the Neighbourhood Plan Map) in accordance with policies 

contained in the Development Plan. 

3) Development should take into account existing and proposed 

facilities, infrastructure and resources to ensure a coordinated 

approach to future development is adopted. 

4) Infrastructure must be provided that meets the existing and future 

needs of the community.  

5) Publically accessible open and green spaces are integral to the Parish 

way of life, maintaining a connection between our urbanised and 

rural areas. 

6) Maintaining a strong, healthy and vibrant community should always 

be placed at the heart of decisions that will affect the Parish. 

7) Human development and betterment should not come at the 

expense of our natural environment. 

8) Leisure and sporting facilities will continue to be maintained and 

enhanced.  

9) Christ’s Hospital Railway Station provides key transport links to 

Horsham and beyond, development must actively seek to improve 

accessibility from the settlement of Southwater to the station.  

19 | P a g e  

 

RESIDENTIAL DEVELOPMENT 

RESIDENTIAL DEVELOPMENT 
The Southwater Housing Needs Assessment has considered in detail the existing 

housing stock and the size and type of future housing needed within the Parish.  

This section considers the main issues and sets out planning policies to address 

the concerns and aspirations raised.  

  

 

HOUSING MIX 

Horsham District Planning Framework Strategy Policy 16 (Strategic Policy: Meeting 

Local Housing Needs) confirms that ‘development should provide a mix of housing 

sizes, types and tenures to meet the needs of the district’s communities as 

evidenced in the latest Strategic Housing Market Assessment in order to create 

sustainable and balanced communities.’ This document was last updated in 2014 

but in 2016 a document titled ‘Market Housing Mix’ was prepared for Crawley 

Borough Council and Horsham District Council, this is the latest evidence prepared 

that sets out the District Council’s intended housing mix.  The Southwater Housing Needs Assessment has looked in detail at the current 

housing stock within Southwater Parish. It has identified that ‘larger detached 

dwellings form the dominant house type, and this exceeds the average for the 

district; in addition, there are a lower number of flats compared with Horsham 

generally. As regards size of dwellings, the number of small homes of 1-3 rooms is 

limited to 8% of all homes within the NPA, whereas the district average is 11% of 

homes suggesting the NPD has a bias in favour of larger dwellings. It is worth 

noting however there has been an increase in the number of smaller dwellings over 

the last decade between the Censuses of 83 dwellings, an increase of 78%, and 

that this trend has continued in the period since 2011. Data showing commitments 

(via planning permissions) suggests a strong shift away from larger homes, with 

around 30% of recent dwellings being medium size (up to 4 rooms, equivalent to 2-

3 bedrooms).’ 

It is clear therefore that recent policy interventions by Horsham District Council 

are having an impact and working to rebalance the type and sizes of our housing 

stock. This plan supports the continued importance of Horsham District Planning 

Framework Strategy Policy 16 (Strategic Policy: Meeting Local Housing Needs) in 

the determination of planning applications. 

Figure 6 – New homes being delivered at ‘Broadacres’ west of Southwater (allocated  

                   In the Horsham District Planning Framework) 
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GETTING ABOUT 

GETTING ABOUT 

Cycling & Walking  

The Parish Survey 2015 collected data on residents’ use of cycle and pedestrian 

pathways. Over 1000 people (nearly 80% of those responding) confirmed that 

they would walk or cycle from their home to the local Lintot Square shops; 947 

respondents would walk or cycle from their home to Southwater Country Park; 

and 871 respondents would walk or cycle from their home to shops on the 

Worthing Road3.  

This data demonstrates a high volume of cycle and pedestrian activity in 

Southwater. Of those who did not walk or cycle the main reason was that the 

distance was too far (220 replies) or the lack of a pavement on the desired route 

(184 replies) 4. When asked what could assist in getting people to cycle or walk 

more, 511 residents replied that more or improved cut-throughs/cycle or 

footpaths were needed; and 421 replied that improved maintenance of cycle or 

footpaths was needed.  

The Parish are therefore committed to protecting and enhancing our network of 

cycle and pedestrian routes. This is in accordance with WSCC (draft) cycle policy 

and NPPF paragraph 35 which states: 

“Plans should protect and exploit opportunities for the use of sustainable 

transport modes for the movement of goods or people. Therefore, 

developments should be located and designed where practical to …. give 

priority to pedestrian and cycle movements, and have access to high quality 

public transport facilities; create safe and secure layouts which minimise 

conflicts between traffic and cyclists or pedestrians…” 

                  
                  

                  
           

3 See information graph regarding Question I-2.  

 

And Horsham District Planning Framework (Policy 40) 

 “Development proposals which 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, will be encouraged 

and supported” 

If it is not possible for people to easily and safely access schools, leisure services 

and health services by using a safe cycle and/or pedestrian pathway then people 

will invariably use a car. Well defined cycle and pedestrian routes will encourage 

their use.  

4 See information graph regarding Question I-3 

Figure 9 – Looking north up the Downs Link adjacent to Lintot Square.  

Extracts from Southwater’s Neighbourhood Plan
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Site Analysis

1.6 Local Character
As the site is located a little past the southern 
boundary of Horsham, a better understanding of the 
local character would be gained from looking towards 
Southwater which projects a more rural aesthetic.
The houses along the northern edge of Southwater 
comprises of primarily mixed brick, with tile 
hanging and dark clay tile roofs. Other common 
characteristics include large porches, sash windows 
and detached garages.
As you go further south the architecture becomes 
more varied, incorporating more red brick and render, 
lighter clay tiles and eaves in place of porches.
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Site Analysis
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Griggs - Grade II Listed House
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1.7 Site and Surroundings

The site is located to the south of Horsham, close 
to the A24 and adjacent to the Horsham Park and 
Ride and Household Waste Recycling Site.
The site itself formed by 3 agricultural fields that 
are enclosed by existing, established, vegetation 
and a substantial woodland block to the south. 
The site is relatively flat inclining a total of 15m 
from the SW to NE corners. 
The site is strongly visually contained by, both 
the existing, well-established, vegetation along 
the site’s boundaries and by, numerous woodland 
belts and copses within the surrounding 
landscape.

The site is not located within an area designated 
for landscape reasons. The closest significant 
designation is the Horsham Conservation area 
which is located approximately 1km to the north-
east of the site which will be taken account of 
throughout any development process.
The site does not encroach on any existing or 
proposed heritage assets. There is a Grade II 
listed building to the West of the site which we 
will be sensitive to in the master planning and 
design process to ensure that the development 
doesn’t affect its setting or character. 
A preliminary Ecology assessment, including an 
extended Phase 1 habitat survey and a habitat 
suitability assessment for protected species, has 
been undertaken. The assessment found that the 
sites development is not considered to have any 
adverse ecological impact. 

1

35

6

4

3

22

Site Analysis
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Site Analysis
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1.8 Sustainability
The site is located close to Horsham meaning 
a large variety of amenities are available to 
potential residents, including a number of 
schools, shops, restaurants, and doctors’ offices 
as well as Christ’s Hospital. Almost all facilities 
are within a 3.2km acceptable walking distance.
There are also a number of recreational 
amenities located a short walk from the site 
including Horsham Golf and Fitness club, the 
Horsham Football Ground development and the 
Boars Head Pub.
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Site Location

Southwater Local Centre

Horsham town Centre

St John’s Catholic School

Arunside Primary School

Southwater Junior Academy

Southwater Infant Academy

Castlewood Primary School
Tanbridge House School

Christ’s Hospital School

Oakhurst Business Park

Southwater Business Park

Boars Head Public House

Horsham Golf & Fitness Club
Horsham Sports Club
Southwater Village Hall
Southwater Sports Club

Shell Garage 

John Lewis / Waitrose

Sainsbury’s Superstore
Riverside Surgery
Orchard Surgery
The Village Surgery

Southwater Dental Practice
Christ’s Hospital Railway Station

Horsham Railway Station
Horsham Park & Ride
Bus Route 23
Bus Route 98
West of Worthing Road Consent

Distance from site:

......................3.2km

......................2.1km

..........................2km

......................2.2km

......................2.7km

......................2.9km

......................2.8km

.......................3km

......................2.9km

......................1.8km

......................3.2km

.......................900m

.......................900m

....................1.75km

....................3.45km

......................3.6km

.......................750m

.......................2km

......................1.6km

....................1.75km

......................1.4km

......................3.2km

......................3.5km

......................1.8km

......................3.2km

.......................600m

Site Analysis

KEY:
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1.9 Transportation
Overall, there is a good level of public transport provision and this 
would provide a genuine travel option for residents of the development 
for a range of journey purposes.  Horsham Park and Ride is located 
immediately south of the site and offers a 10 minute bus journey into 
Horsham. Horsham Railway Station is a 15 minute journey from the site 
by regular bus service 23 and 98. Christs Hospital Railway Station is 
1.8km from the site - a 20 minute walk or 7 minute cycle
Vehicular access to the site is readily achievable from Worthing Road. The 
development will have a small impact on the Hop Oast Roundabout which 
can be easily mitigated if needed to ensure the highway network will not 
operate less efficiently than before the development. 
The site provides good opportunities to connect into the surrounding 
pedestrian, cycle and public transport infrastructure. As part of the 
development we will look to improve pedestrian access ways, particularly 
between the site and Horsham, to offer benefits for all residents.

Key
Railway Lines

Primary Roads

Secondary Roads

Railway Station

Bus Stop

Park and Ride

Connections Plan

P
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5.
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IN WITH EXISTING FOOTWAY

Tel: 01256 338640
Fax: 01256 338644

www.i-transport.co.uk

Grove House, Lutyens Close, Chineham
Basingstoke, Hampshire, RG24 8AG
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1.10 Constraints Plan
After investigating the area 
we determined a number of 
constraints and opportunities to 
bear in mind as we developed our 
ideas for the site. These include:

Site Analysis

Constraints Plan

Site Boundary

Established Vegetation Creating Visual En-
closure

Sunken Road with Established Vegetation 
Screening Views

Vegetated Bund Creating Visual Enclosure

Public Right of Way

Urban Edge

Residential Edge

Listed Building

Views Towards the Site through Gaps in 
Vegetation

Ancient Woodland

Development Site SA626

Development Site SA040

KEY
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1.11 Concept Plan
This plan looks to set a framework 
for the development based on the 
constraints on the previous page.

KEY

Site Boundary

Existing Trees & Hedgerows

Proposed Trees

Development Cells

Key Frontages

Open Green Areas

Primary Access

Secondary Access

Opportunity to create a 
Woodland Walk

Care Home Scheme 

Potential Employment Site

Site Analysis

Concept Plan
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Proposals

2.1 Key Aspects of the Layout

 Main vehicle access taken from Worthing Road, creating an informal country lane

 Existing trees retained to create strong north-south green links to woodland to south

 Area to the south adjacent to existing woodland retained and enhanced as woodland edge encounter zone

 New north-south green link created here to reinforce existing landscape framework

 Large central green created here, again reinforcing existing landscape framework

 Existing trees retained and utilised as setting for open space

 Village green positioned here to allow views to woodland from Two Mile Ash Road and help mitigate visual impact

 Mature trees retained which will act as focal point for village green

 Low density, detached dwellings face Two Mile Ash Road, in keeping with existing character

 New north-south green link here

 Existing watercourse maintained and enhanced to create nature corridor through site

 Low density, detached dwellings face Worthing Road

 Small ‘farmstead’ development positioned on more sensitive corner of site
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Proposals
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Proposals

2.2 Woodland Walk Proposal

Along the southern boundary of the site there are a large 
number of existing trees and vegetation which we intend 
on retaining and enhancing, creating a large amenity space 
towards the south of the scheme, allowing an opportunity 
to create a Woodland Walk through the site.

By retaining existing, established woodland and 
implementing new planting features and footpaths, a 
pleasant route can be created through this part of the site. 
This would also create a link between the development 
and Two Mile Ash Road, located to the west of the site. 
Additionally, a Village Green is situated towards the west of 
the Woodland Edge character area.

The Woodland Edge Artist’s impression of The Woodland Edge
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2.3 A Vision for Tower Hill

Though the site ‘Land at Tower Hill’ is 
currently surrounded  predominantly by 
open countryside and woodland, the areas 
immediately to the north and south of the site 
have been identified as potential development 
sites, offering the opportunity for a mixed-
use development of the area giving multiple 
benefits for the residents of Tower Hill, 
Southwater and Horsham.

Development Site SA626

To the north of the site is an area considered 
for a retirement village. The proposed 
scheme shows development mainly for the 
eastern part of the site with existing trees 
and woodland to the west retained. The new 
development proposed for the Land at Tower 
Hill  site respects the existing formation of 
trees located in Development Site SA626 
and continues a similar line of trees and 
vegetation through the scheme.

Development Site SA040

Development Site SA040, located south-
west of the site, proposes a new potential 
employment scheme proposed for the site. 
There is significant woodland and planting 
to the north of this site which provides a 
considerable buffer between the site and the 
land at Tower Hill scheme. Additionally, there 
is a distance of approximately 80 metres 
between the land at Tower Hill houses and the 
southern site.

Proposed Development around Site

SA040

SA626

TOWER HILL

HORSHAM

SOUTHWATER

Shops/Restaurants 

Parks/Open Spaces

Schools 

Community Buildings

Religious Buildings

Medical Buildings

Railway Lines 

Primary Roads

Secondary Roads 

Railway Station

Bus Stop 

Park and Ride

(10 minutes to Horsham)

Land promoted for Care 
Home Development

Land promoted for Potential 
Employment Site

Key

A

B

500m 1k 1.5k
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About Wates Developments Ltd 
The site is being promoted by Wates Developments Ltd, with support 
from the landowners.

The Wates Group’s has a proud history as an independent family-owned 
company with over 120 years’ experience in the property industry.

Today the Wates Group is one of the largest construction and 
development companies in the UK and employs approximately 3,800 
people.

Family Values
The family’s values are translated into 5 core principles for the Wates 
Group, namely:

Integrity - Our relationships are built on trust. Those who work for us, 
and with us, have a right to be treated fairly. We will not compromise 
on maintaining the highest safety standards. Our reputation matters to 
us. We are here for the long term.

Intelligence - We take an intelligent approach to everything we do. We 
pool our skills and energies in pursuit of the best solutions.

Performance - Delivering value for our customers, partners and 
shareholders is the focus of our work. We work hard to generate 
excellent results.

Teamwork - We are committed to realising our vision through teamwork. 
Our people and our processes work together in a connected and 
seamless way.

Respect for people & communities - We strive for an inclusive culture 
based on mutual respect. We respect each other, our suppliers, our 
customers, our partners, our communities and society at large. We 
communicate openly with each other and we listen.
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