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You are summoned to the meeting to transact the following business
Tom Crowley
Chief Executive

AGENDA

1. Apologies for absence

2. To receive any declarations of interest from Members of the Committee — any
clarification on whether a Member has an interest should be sought before
attending the meeting.

3. To receive any announcements from the Chairman of the Committee or the Chief
Executive

4. To consider the following report of the Head of Planning & Environmental Services
and to take such action thereon as may be necessary:

Application DC/09/2101 - Erection of 963 residential units, community facility
including land for a primary school, neighbourhood centre, youth and recreational
facilities, other formal and informal open space, landscaping and environmental
works, transport and access arrangements, new east-west link road, improvements to
Five-Oaks roundabout, realignment and partial closure of existing A264 Broadbridge
Heath by-pass and other ancillary works (Outline) - Land South of Broadbridge Heath
Please bring with you the report circulated with the agenda for the meeting
scheduled for 21°' December 2010 but subsequently cancelled or contact
Democratic Services on 01403 215465 if you require a further hard copy. The
report is also available on the Council’s website with the agenda at
http://www.horsham.qgov.uk/council/3015.aspx

Paper certified as sustainable by an independent global forest certification organisation



NOTE: The suggested conditions and reasons for refusal may alter from those
set out in the agenda

Items not on the agenda which the Chairman of the meeting is of the opinion
should be considered as urgent because of the special circumstances.



Horsham DEVELOPMENT

District MANAGEMENT REPORT
Council

TO: Development Management Committee North

BY: Head of Strategic Planning and Performance and Head of

Planning and Environmental Services
DATE: 18 January 2011

DEVELOPMENT: Erection of 963 residential units, community facility including land
for a primary school, neighbourhood centre, youth and
recreational facilities, other formal and informal open space,
landscaping and environmental works, transport and access
arrangements, new east-west link road, improvements to Five-
Oaks roundabout, realignment and partial closure of existing A264
Broadbridge Heath by-pass and other ancillary works (Outline)

SITE: Land South of Broadbridge Heath

WARD: Broadbridge Heath

APPLICATION: DC/09/2101

APPLICANT: Countryside Properties Plc

REASON FOR INCLUSION ON AGENDA: Category of development

RECOMMENDATION: To grant planning permission subject to the prior
completion of a section 106 agreement and the resolution of conditions.

1. THE PURPOSE OF THIS REPORT

1.1  Areport relating to the application by Countryside Properties Plc for
land to the South of Broadbridge Heath was due to be presented to the
meeting of Development Control North Committee on 21 December
2010 but it was withdrawn from the Agenda to enable more time for
third parties to consider the content of the report and in particular, the
s106 package which was subject to negotiation at the time of the
writing of the report but was not resolved until after its publication.
Rather than presenting details of the s106 package as late material, the
report was withdrawn from the Agenda. This report which should be
read in conjunction with the original report dated 21 December 2010

CONTACT: Hilary Coplestone EXT: 5451
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(attached as Appendix A), sets out the details of the s106 package
secured in connection with the application.

THE s106 PACKAGE

a) Planning Policy Framework

The planning framework for securing the delivery of the improvement
and/or the provision of new infrastructure, services or community
facilities is provided by the following policies from the Horsham District
Local Development Framework Core Strategy (2007):

Policy CP 12: Meeting Housing Needs — this policy states that
‘development should provide a mix of housing sizes, types and tenures
to meet the needs of the District's communities’. The policy recognises
the importance of the need to provide smaller homes for existing and
new households and requires residential development of 15 dwellings
or more (or an sites of 0.5 hectare and above) to include an appropriate
proportion of affordable homes, with the target being 40% of the total,
in order to meet the proven needs of people who are not able to
compete in the general housing market.

Policy CP13: Infrastructure Requirement — this policy states that ‘the
release of land for development will be dependant upon their being
sufficient capacity in the existing local infrastructure to meet the
additional requirements arising from new development or suitable
arrangements having been put in place for the improvement of the
infrastructure, services and facilities made necessary by the
development. Where there is need for extra capacity this will need to
be provided in time to serve the development or the relevant phase of
the development, in order to ensure that the environment and
amenities of local residents are not affected. Arrangements for
provision or improvement, including in terms of access to the facilities,
to the required standard will be secured by planning obligation, or in
some cases conditions attached to a planning permission, so that the
appropriate improvement can be completed prior to the occupation of
the development, or relevant phase of the development'.

These Core Strategy policies are reproduced in the Land West of
Horsham Masterplan and specific details on affordable housing and
infrastructure provision are set out within Statement 26 and Statement
27 respectively and the supporting text. The policies within the Core
Strategy the Masterplan are supplement by the guidance set out within
the Supplementary Planning Document on Planning Obligations dated
June 2007.

The national planning policy framework regarding the delivery of
planning obligations is in transition with the introduction of the
Community Infrastructure Levy Regulations 2010(CIL) which came into
force on 6 April 2010. The CIL regulations run alongside the Councils
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policy and as such planning obligations are required to adhere to the
following advice set out in the guidance note ‘The Community
Infrastructure Levy — An overview’ which states:

‘From 6™ April 2010 it has been unlawful for a planning obligation to be
taken into account when determining a planning application for
development: or any part of a development, that is capable of being
charged, whether there is a local CIL in operation or not, if the
obligation does not meet all the following tests:

a) necessary to make the development acceptable in planning terms;
b) directly related to the development; and
c) fairly and reasonably related in scale and kind to the development.

The package of benefits offered in connection with the development is
designed to secure the comprehensive development of the site with the
delivery of key infrastructure and facilities in line with the Horsham
District Council Core Strategy, Land West of Horsham Masterplan and
the Horsham District Supplementary Planning Document on Planning
Obligations. The package of benefits secured in connection with the
development meet the tests as set out above and the tests set out in
Circular 05/05 Planning Obligations.

b) The Outcome of Negotiations

Whilst the broad package of planning benefits was identified through
the policy framework set out above, the discussions with the developer
were shaped by the viability assessment submitted in connection with
the application which was subject to independent scrutiny by the
District Valuer (DV). The DV examined the financial viability of the
proposals and in particular the proposals to provide 20% (originally
15%) affordable housing rather than the LDF requirement of 40%.

As set out within the attached report, paragraph 1.14 refers, the District
Valuer concluded that the scheme could support the delivery of 40%
affordable housing which was the starting point for negotiations with the
developer.

The full package of contributions including details of highway
infrastructure provision are set out on the attached schedule (Appendix
b) with further details set out in the attached report. With respect to
affordable housing the following package has been secured:

20% affordable housing (193 units) on site;
10% (96 units) off site payable as a commuted sum to a value of £7.73

million. The £7.73m would be subject to indexation and payable in
tranches.
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A review mechanism which would be triggered when values reach
£305 per square foot which would give the ability to earn £3.33m
(indexed) in the future.

In summary, the package secures provision and funding for 30%
affordable housing with the ability to earn £3.33m in the future through
the review mechanism. In addition, on the basis of off site provision
costing £40 k per unit (through Registered Providers that have secured
sites but lack subsidy, and taking in to account the new regime of
affordable rents related to 80% of the market rent) this would secure an
additional 9% (87 units) taking the total to 39% (376 units).

The Housing Development and Strategy Manager confirms that the
affordable housing offer is acceptable but urges the developer to
conclude discussions with Moat Housing Association in order for
funding to be secured.

The proposed package of contributions in respect of this development
reflects the aspiration of the Masterplan and will secure the provision of
infrastructure and facilities of benefit to the new development and the
existing community of Broadbridge Heath.

Recommendation
It is recommended that Planning Permission be granted subject to:

- the prior completion of a Legal Agreement within 6 months of this
Committee;

- the content of the Legal Agreement being agreed by the Head of
Planning and Environment and the Chairman and Vice Chairman in
consultation with Local Members;

- the conditions (as set out in the report to Development Management
North on 21% December 2010) being agreed by the Head of Planning
and Environment and the Chairman and Vice Chairman in consultation
with Local Members.

Background Papers: DC/09/2138
Contact Officer: Hilary Coplestone
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Hprsl}am DEVELOPMENT
District MANAGEMENT

Council REPORT
TO: Development Management Committee North
BY: Head of Strategic Planning and Performance and Head of

Planning and Environmental Services
DATE: 21 December 2010

DEVELOPMENT: Erection of 963 residential units, community facility including land
for a primary school, neighbourhood centre, youth and
recreational facilities, other formal and informal open space,
landscaping and environmental works, transport and access
arrangements, new east-west link road, improvements to Five-
Oaks roundabout, realignment and partial closure of existing A264
Broadbridge Heath by-pass and other ancillary works (Outline)

SITE: Land South of Broadbridge Heath
WARD: Broadbridge Heath
APPLICATION DC/09/2101

REFERENCES:

APPLICANT: Countryside Properties Plc

REASON FOR INCLUSION ON AGENDA: Category of development

RECOMMENATION: To grant planning permission subject to the prior
completion of a section 106 agreement and the resolution of conditions.

INTRODUCTION - THE PURPOSE OF THE REPORT

This outline planning application seeks to establish the principle of the
development of 57 hectares of land to the South of Broadbridge Heath
which forms part of the strategic development of land as set out in the
Horsham District Council, Land West of Horsham Masterplan. The
principle of the development of the balance of the land within this
strategic development location, to the east of the A24, was granted
outline planning permission in August 2010 and a resolution to grant
permission for the first phase of 196 dwellings was given by this
Committee in October 2010 (Development by Berkeley



Strategic/Berkeley Homes (Southern) — applications DC/09/2138 and
DC/10/006).

1.2  This outline planning application is based upon the following land uses:

963 residential units

Neighbourhood Centre — 0.51 ha allocated for a centre which would
accommodate a doctors surgery 1020 m? (for up to 5 GP’s); 5 small
flexible units 536 m? (retail use/office); a parish office 110m? and a
restaurant/public house 640m?2.

Land for primary school — 2.24 ha allocated for the relocation and
expansion of Shelley Primary School to provide for 2.5 forms of entry
plus a new day nursery.

Youth facilities - Two ball courts to be provided — 700m? - one adjacent
to A24 junction and one rear of BBH Community Centre;

One skate park to be provided — 506m? adj. to A24 junction;

Two MUGA'’s (south of BBH Leisure centre) — totalling 1369m?2.

Recreational Facilities — Community sports fields 3.18 ha; 1ha
allocated for the possible expansion of the leisure centre plus a pavilion
with a floorspace of 500m?2.

Equipped Neighbourhood Play Spaces — 0.12 ha to be provided in
total comprising Neighbourhood Play Area (NEAP) of 0.8ha (within
central area of open to the west of Mill Lane) and a Local Equipped
Play (LEAP) Area of 0.04ha.

Formal and informal open space, landscaping and environmental
works — 1.09 ha of informal open space; 2.38 ha public open space
(excludes area of surface water attenuation basins); 10.3 ha accessible
natural green space (including 2.6 ha to be allocated as a reptile
reception zone); existing woodland 0.64 ha; 360m? of ponds for Great
Crested Newts (GCN’s) and landscape buffer 2.29 ha.

Allotments - 0.35 ha of allotments/40 plots.

1.3  Highway infrastructure would occupy 5.45 ha of the site area and would
comprise the following elements:

the east west dual carriageway link road to include the western half of
the grade separated junction and associated slip roads on the A24 (the
balance of the junction on the eastern side is to be provided by
Berkeley’'s) and a new roundabout junction on the Five Oaks Road;

the vehicular overbridge across the A24;

the provision of buffer planting along the road corridor to include
planting, banking and fencing for aesthetic and acoustic reasons;
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access to Newbridge Nurseries to include a left in/left out junction onto
the new dual carriageway 50m east of the proposed new roundabout
on the Five Oaks Road. The work includes the provision of a dedicated
right turn in from Five Oaks Road and the closure of the existing exit;

access arrangements along the new east west link road which would
provide for left in/left out at the western access and a fully operational
signalised junction at the eastern access;

on demand signalised pedestrian crossings at Old Wickhurst Lane and
Mill Lane to include a Pegasus Crossing at the Mill Lane crossing
which will be moved off line to the west of the definitive line in order to
retain as much vegetation as possible and to enable the planting of a
semi mature tree (to ensure the existing bat corridor is maintained) in
the central reservation. The Mill Lane crossing will be designed to allow
the movement of equestrians; cyclists and pedestrians across the east
west link road.

the downgrading of the western end of the existing Broadbridge Heath
bypass and its use by buses; cyclists and pedestrians (the
development layout will provide access for local traffic to access the
new neighbourhood centre);

the provision of an at grade signalised pedestrian crossing on the
existing Broadbridge Heath bypass not only to serve the occupiers of
the early phases of the development but to provide connectivity to
Broadbridge Heath in the longer term;

the provision of a new cycleway route along the southern side of the
existing by pass to link up with the cycleway routes through the Tesco
site and the existing underpass under the bypass leading to Wickhurst
Lane north.

traffic management measures to limit the potential for rat running
through Broadbridge Heath and the surrounding area.

Since the submission of the application in November 2009 the proposed
access strategy and the options for traffic management to limit the impact
on Broadbridge Heath and the surrounding villages has been one of the
key areas of investigation and transport modelling and has resulted in:

a)

The modelling of alternative access arrangements for the east west link
road culminating in the adoption by the applicant and the acceptance
by West Sussex County Council of the scenario of left in/left out at the
western access and a fully operational signalised junction at the
eastern access. An assessment of this option alongside the
alternatives is set out in the South of Broadbridge Heath Alternative
Access Strategy dated September 2010.

The development of different traffic management schemes to
discourage rat running through Billingshurst Road and surrounding
rural roads and to use the new east west link dual carriageway for non
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— local traffic. Three options for traffic management have been
identified and have been subject to consultation which expired on 29"
October 2010. A copy of the consultation leaflet is attached at
Appendix 1. The consultation was carried out by the applicant and the
results will be analysed by Horsham District Council and will help
inform decisions regarding the scheme to be implemented. The
scheme would be funded by developer contributions secured by means
of the section 106 agreement and would be implemented by West
Sussex County Council.

The proposed development is illustrated by means of an illustrative
masterplan and 5 parameter plans which not only fix the development
principles and land use but give information relating to the location of
highway infrastructure and access routes through the development;
landscape features to be retained and integrated into the development;
SuDs features; open space; density and building height. The parameter
plans provide the baseline for the Environmental Assessment; the findings
of which are set out in the Environmental Statement which accompanies
the application. Future reserved matters applications will be required,
through a statement of conformity, to demonstrate compliance with the
findings as set out in the Environment Statement. The application is also
supported by a Design and Access Statement, an Environmental
Statement (non technical summary), Transport Assessment, Flood Risk
Assessment, Drainage Strategy, Energy and Renewables Statement and
Sustainability Statement and a Statement of Community Involvement.

The Design and Access Statement (D&A) provides key information relating
to the evolution of the design concept for the development having regard
to local references. The D&A examines:

- the implications for movement through the development and
connectivity with Broadbridge Heath whilst having regard to street
hierarchy and the principles of design guidance produced by the
Department for Transport in Manual for Streets (2007);

- the design, location and access/collection arrangements for refuse;

- the car parking strategy with parking accommodated on plot or within
parking courts (the Transport Assessment submitted in connection
with the application explains that the methodology used for establishing
residential demand was guided by the DCLG Report published in May
2007 entitled ‘Residential Car Parking Research’; the 2003 West
Sussex Country Council car parking standards and locally derived
information from Broadbridge Heath and Horsham on car ownership.
The car parking analysis submitted in support of the application
indicate that a total of 1928 residential car parking spaces and 68
commercial car parking spaces would allow sufficient provision to cater
for anticipated demand. The WSCC maximum standards would result
in a total of 2187 residential car parking spaces and 136 commercial
car parking spaces.
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- an assessment of the environmental impact of traffic noise and the
mitigation strategies including acoustic screening;

- the design of units and mix with a range of building types being
provided throughout of the development. Houses would generally be 2-
2.5 storeys in height with the opportunity to introduce 3 storey house
types at strategic ‘accent’ or landmark locations and 3 storey corner
apartment buildings. The overall schedule of residential mix is set out in
Table 1 below:

2.9% One bed flats
6.9% Two bed flats
19.1% Two bed houses
37.7% Three bed houses
28.9% Four bed houses
4.5% Five bed houses
100% TOTAL

TABLE 1 — OVERALL SCHEDULE OF RESIDENTIAL MIX

- sustainable design principles — through such measures as locally
sourced and sustainable materials; the use of sustainable drainage
systems (SuDs); taking into account the landscape character in the
design of the development, the provision of suitable wildlife habitats
and implementation of mitigation strategies; providing safe pedestrian
and cycleways to encourage alternatives to the use of the private car;
providing storage areas for recyclable waste within the home; collecting
and re-using rainwater. Countryside are committed to achieving code
level 3 under the Code for Sustainable Homes as a minimum standard
at the commencement of the development and to complying with the
requirements of the improved Building Regulations as they are
introduced. The non residential elements for which Countryside will be
responsible for will be built to BREEM ‘very good’ standard.

The proposed development would be built over a period of 7 years with the
build out rate as set out in the Transport Assessment and used for the
purpose of traffic modelling being as set out in Table 2 below (the
applicant recently advised that the build out rate could be between 5 and 7
years depending upon economic conditions and whether Countryside
develops the whole of the site or disposes of part to another developer).
The development would commence on the western half of the site, with
access from the A264 and the construction of the proposed Five Oaks
Roundabout at the western end of the east west link road. Subject to the
grant of planning permission for the development and the approval of the
subsequent application for the east west link road, the projected timetable
for commencement on site is May/June 2011. The link road will be
constructed as the phases of development proceed eastwards and once
this key infrastructure and the A24 junction has been provided the existing
Broadbridge Heath bypass can then be downgraded.



PERCENTAGE
YEAR BUILD OUT CUMULATIVE COMPLETION
2011 94 94 10%
2012 143 237 25%
2013 213 450 47%
2014 222 672 71%
2015 150 822 87%
2016 90 912 96%
2017 38 950 100%
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TABLE 2 — BUILD OUT RATES
DESCRIPTION OF THE SITE

The application site comprises an area of approximately 57 hectares and
is located south of Broadbridge Heath approximately 2.3km west of
Horsham Town Centre. The site is located to the west of the A24 bounded
by the A264 to the north west, the River Arun to the south west and the
railway line to the south east.

The land immediately south of Broadbridge Heath is predominantly flat and
gently undulating with the notable exception of High Wood Hill which is the
location of a species rich designated woodland and Site of Nature
Conservation Interest. With the exception of High Wood Hill, the area
South of Broadbridge Heath is arable farm land with a small number of
residential properties including Mill House and properties off Old Wickhurst
Lane (that are excluded from the application site boundary). Mill Lane, a
public bridleway (BW1630) and Old Wickhurst Lane provide the key routes
linking Broadbridge Heath to the countryside to the south and to Mill
House and Broadbridge Farm, including the recently converted Grade |l
Listed Buildings. Part of the Mill Lane public bridleway runs north of the
existing Broadbridge Heath by pass to Thelton Avenue and provides a key
link to the village. The trees and hedgerow on the edge of Mill Lane
provide an important wildlife corridor which along with field boundaries in
the northern half of the site and on its edges, coupled with existing tree
cover, are important to the landscape character of the area.

PLANNING HISTORY

In November 2008 Countryside properties submitted two planning
applications relating to the development of land south of Broadbridge
Heath. The applications were for the following:

a) Mixed use development comprising up to 1,013 residential units (Class
C3), a primary school (Class D1); a neighbourhood centre including
doctors surgery (Class D1), 6 No.flexible business/retail units (Class
B1/A2/A1), a parish office (Class B1), a public house/restaurant (Class
A4/A3) and associated car parking; open space including sports pitches
and changing facilities (Class D2); allotments; and associated landscaping
and infrastructure works.(Outline) (Application reference DC/08/2446)
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b) Highway infrastructure work incorporating new grade separated junction
on A24 south of Farthings Hill; new east west link road between Five Oaks
Road and the A24; and realignment and downgrading of existing A264
Broadbridge Heath by-pass (Outline).(Application reference DC/08/2447)

The application was submitted almost one year before the application by
Berkeley Strategic for the development of land to the east of the A24 and
the associated highway improvements including the eastern half of the
grade separated junction (Application reference DC/09/2138). The
Countryside application was based upon a stand alone solution with a new
grade separated compact junction on the A24, the downgrading of the
Broadbridge Heath bypass, the provision of a new single carriageway road
south of the existing by-pass and a single carriageway street between the
new southern road and down graded bypass.

The application was contrary to the highway solution preferred by the
Broadbridge Heath Parish Council and adopted within the Land West of
Horsham Masterplan i.e. the provision of a new grade separated junction
on the A24 with linked/overlapping slip roads to Farthings Hill interchange,
the closure of the existing Broadbridge Heath southern bypass and the
provision of a new dual —carriageway bypass south of the existing road.
(known as Option 1).

The application was subject to consultation and Members of Development
Control North were briefed on the application on three separate occasions
at the meetings on 16 December 2008, 20 January 2009 and 17 February
2009. The application was not brought forward for a decision and has
since been held in abeyance.

The delivery of the development in line with the strategy as set out in the
Land West of Horsham Masterplan and supporting Design and Character
Areas Supplementary Planning Document is however dependent upon the
provision of key infrastructure. Whilst a Viability Report including proposed
Heads of Terms for a s106 agreement was presented to the Council in late
December 2009 this has been subject to scrutiny by the District Valuer
who concludes that the scheme could support the delivery of 40%
affordable housing. Discussions regarding the s106 package including the
level of affordable housing are on going and the outcome will be reported
to committee.

PLANNING POLICY FRAMEWORK
STATUTORY BACKGROUND
The Town and Country Planning Act 1990 (As Amended)
RELEVANT GOVERNMENT POLICY
The following planning guidance is relevant in the assessment: PPS1 -
Delivering Sustainable Development; PPS3 - Housing; PPS4 — Planning for

Sustainable Economic Development; PPS7 - Sustainable Development in
Rural Areas; PPS9 - Biodiversity and Geological Conservation; PPG13 -



Transport; PPG17 - Planning for Open Space, Sport and Recreation; PPS25
- Development and Flood Risk.

RELEVANT COUNCIL POLICY

2.3 The following policies of the Local Development Framework Core Strategy
(adopted February 2007) are relevant in the assessment of this
application: CP1 — Landscape and townscape character; CP2 —
Environmental Quality; CP3 — Improving the Quality of New Development;
CP 7 — Strategic Allocation West of Horsham; CP14 — Protection and
Enhancement of Community Facilities and Services.

The following policies of the Local Development Framework, General
Development Control Polices (December 2007) are relevant in the
assessment of this application: DC1 — Countryside Protection and
Enhancement ; DC 2 — Landscape Character; DC3 — Settlement
coalescence; DC5 — Biodiversity and Geology; DC6 — Woodland and
Trees; DC9 — Development Principles and DC22 — New Open Space,
Sport and Recreation; DC40 -Transport and Access.

Core Policy CP7 — Strategic Development West of Horsham

24 However, it is important that the planning policies set out above are
viewed in the context of Core Policy CP7 — Strategic Development West of
Horsham which set out ten principles for the development which are:

- the development should be integrated with Horsham and Broadbridge
Heath whilst taking account of their separate identities and should reflect
the needs of the communities in terms of facilities and services;

- the impact of new development on the existing transport network should
be minimised - development will require a new junction south of the
existing Farthings Hill junction to be provided. In order to relieve
congestion, particularly at the Farthings Hill junction, local traffic will need
to be separated from through traffic using the A24 by way of a new link
road from the A264, south of its junction with the A281 to the proposed
new junction on the A24, which will also join the existing A264 at
Broadbridge Heath close to the entrance to the Tesco superstore/Leisure
Centre;

- the current western part of the A264 Broadbridge Heath bypass will be
closed or downgraded in order to help integrate the new development with
the existing community;

- development should maximise the opportunities for sustainable travel,
including reducing the dependency on the car by providing suitable access
to local facilities and services, providing high quality passenger transport
links to the town centre and Horsham rail station from the outset, and
ensuring safe, attractive and convenient pedestrian and cycle routes
between the development and local facilities;
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- development should not have a negative impact on the existing local
infrastructure, services and facilities - it should provide sufficient high
quality community services and facilities to serve the development and
should take full account of identified leisure requirements, including
enhancement to the Leisure Centre facilities and the potential for specific
provision to meet the needs of both Broadbridge Heath and Horsham
Football Clubs (although a Horsham facility is only a desirable objective,
not related to the development);

- the opportunities provided by the comprehensive approach to the
development of this area should be maximised to enhance the
environment, including the quality of open spaces and links to the
countryside beyond (including to Denne Hill and the River Arun as a key
part of the setting of the town), and enhancements to habitats and the local
landscape generally;

- the provision as part of a mixed-use development of appropriate
employment and business uses, in order to enable the opportunity of
working locally and to reflect the needs of the local economy;

the development should incorporate sustainable development principles
and sustainable construction methods, including taking advantage of any
changes in technology over the development period;

the provision of improved shopping facilities to meet the additional needs
of the expanded communities, subject to the nature and scale of
development being justified by the need and there being no materially
adverse impact on existing centres; and

the outer boundaries of the development formed by the railway line south
west of Horsham, the River Arun and its floodplain south of Broadbridge
Heath, and the existing A281 and A264 roads, should provide a long term,
firm boundary which can be defended against further development.

Land West of Horsham Masterplan and Design and Character Areas
Supplementary Planning Document

Whist Policy CP7 sets the key principles, specific guidance on the ‘visions’
for the development is provided in the Land West of Horsham Masterplan
Supplementary Planning Document (SPD) (adopted October 2008) and the
Land West of Horsham Design Principles and Character Areas SPD
(adopted in April 2009) which provides guidance on design matters for
developers and others preparing planning applications and for those
considering applications.

The ‘visions’ for the Strategic Development West of Horsham as set out in
the Land West of Horsham Masterplan are:

- An approach based on partnership with the local community who, through
their involvement, will be in a position to be actively involved helping to
ensure the long term success of this development beyond just buildings,
bricks and mortar.
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- An extension to the communities of both Horsham and Broadbridge Heath
that reflects their differing needs, retains their characteristics and gives the
expanded communities a sense of identity, which will include innovative
design.

- A development that delivers a sustainable and balanced community through
the provision of a wide range of housing types and tenures including
affordable homes that meet housing need and demand in the District;
alongside a range of business and employment opportunities.

- A development in which leisure and recreation acts as a focal point for both
the new and wider communities of Horsham and Broadbridge Heath,
encompassing a wide range of facilities and activities from formal sports
uses to informal walks.

- A development with the minimum impact on the environment which
recognises the existing pressures on the natural environment, the need to
conserve resources and includes strong links between the communities,
biodiversity, heritage, and the natural features of the site and its
surroundings.

- A development that is an exemplar in terms of the use of sustainable
construction techniques and renewable and low-carbon energy supply.

- A development in which good public transport, pedestrian and cycle facilities
provide a realistic alternative to the car and where roads do not present a
significant barrier to the integration of communities and the access to
services / facilities and the wider countryside.

- A development which provides for the needs of the new communities
without detriment to the existing, through the inclusion of education, health,
infrastructure and community facilities and in which the location of such
services and facilities provides lively focal points.

The Masterplan has been prepared in accordance with the Core Strategy
policy for West of Horsham and identifies nine interrelated principles with
statements on how the development is expected to address each principle
whilst reflecting the vision for the area.

The nine key principles (which are supported by statements explaining
deliverability) are summarised as follows:

First Principle -Integration and Sense of Community. This is of fundamental
importance to the development. Whilst the character, needs and facilities of
both developments will be respected and reflected in the character and form
of the new development, recognition will be given to the separate identifies of
village and town. Pedestrian, cycle and car linkages will be essential across
the development area.

Second and Third Principle — Highway Network. This relates to the highway
network to ensure that on the one hand the impact of the development on the
existing transport network should be minimised and on the other that



obstacles to integration, such as the Broadbridge Heath A264 bypass, are
closed or downgraded. The Masterplan sets out the parameters for the
highway solution, explains that discussions are on going with the local
community and sets out how the second and third principles can be achieved
through the following highway solution:

- the provision of a grade separated junction on the A24 immediately to the
north of High Wood Hill with linked/overlapping slip roads to the Farthings
Hill interchange;

- the downgrading of the western end of the A264;

- the provision of a new dual carriageway south of the existing Broadbridge
Heath plus the incorporation of safe crossing points across the new dual
carriageway;,

- the provision of a network of streets for principally local traffic;

- traffic management to address the impact of traffic through Broadbridge
Heath and the rural roads;

- a network of roads and bridges east of the A24 (although outside the
scope of the current application these routes form part of the road
hierarchy providing integration across the whole of the Masterplan area);

- the phasing of highway infrastructure including the provision of a
temporary access off Hills Farm Road, to serve the development on the
east of the A24 prior to the completion of the grade separated junction
(although outside the scope of the current planning application the access
arrangements are linked to the introduction of bus, pedestrian and cycle
access to encourage the use of sustainable modes of movement across
the strategic location in the early stages of development).

- the introduction of traffic calming along the rural road network.

Fourth Principle — Alternative to Car Travel. The development should
maximise the opportunities for sustainable travel, to reduce car dependency
and promote the use of alternative modes of transport, particularly for shorter
journeys. This includes providing high quality links to Horsham town centre
and the railway station and safe and convenient pedestrian and cycle routes.

Fifth Principle — Community Services and Facilities. This relates to the
impact of the development on existing local infrastructure, services and
facilities and the need to take full account of identified leisure requirements,
including the enhancement of the Leisure Centre facilities and specific
provision to meet the needs of Broadbridge Heath football club. The
supporting statements set out the community services and facilities required
to support the strategic location to the south of Broadbridge Heath.

Sixth Principle — Wildlife, Habitat and Landscape. This seeks to ensure that
the development should maximise improvements to the environment —
including the quality of open spaces and access to the countryside beyond.
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The supporting statement explains that Mill Lane and Old Wickhurst Lane will
be maintained and enhanced as green links and the area along the River
Arun and the northern aspect of Highwood Hill will be retained as informal
open space and managed to enhance biodiversity.

Seventh Principle — Employment and Business Opportunities. This seeks to
provide a mixed use development to enable the opportunity of working locally.
This would be delivered through the neighbourhood centre at Broadbridge
Heath and also through the encouragement of home based business and
other commercial activities by the provision of high speed broadband internet.

Eighth Principle - Sustainable Construction. The development will be
required to incorporate sustainable construction methods, taking in any
changes in technology over the construction period. The supporting
statements explain that:

- all dwellings will be designed and built so as to fully meet the
Government’s national timetable of CO2 emissions reduction and should
achieve a minimum of Level 3 for Code for Sustainable Homes and meet
the BREEAM standard of at least ‘Very Good’ or its equivalent under any
replacement code;

- developers will be expected to fully investigate the technical feasibility and
financial viability of a range of renewable and low carbon energy options;

- developers will be expected to fully investigate the technical feasibility and
financial viability of a range of water — use reduction and conservation
techniques, including grey water recycling and rainwater harvesting:

- the designs for individual buildings will need to incorporate sufficient and
appropriate measures to mitigate and/or exploit the effects of likely
changes to the climate over the designed lifetime of the development.

Ninth Principle — Retail Development. The provision of improved shopping
facilities to meet the additional needs of the expanded communities, subject to
the nature and the scale of the development being justified by the need and
there being no materially adverse impact on the existing centres. In the case
of Broadbridge Heath the retail provision will take the form of approximately 4
— 6 small retail units subject to there being a market requirement for such
units.

Constraints and Opportunities

The Land West of Horsham Masterplan SPD identifies the following key
constraints to the development of the site:

a)Topographic constraints — the River Arun and its floodzone.
b) Existing infrastructure and buildings - this includes the statutory

infrastructure of the high pressure gas pipeline (with associated easements);
the location of listed buildings and retained properties in Old Wickhurst Lane.
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c) Landscape constraints — this includes the Site of Nature Conservation
Importance to the south of Highwood Hill, existing hedgerows and tree
cover including a group of oaks to the south of Broadbridge Heath Leisure
Centre.

Whilst the constraints define boundaries for the development they also
provide opportunities to be configured in the detailed design work.

OUTCOME OF CONSULATATIONS

The consultation responses in respect of the application are set out in
Schedule 1 attached as Appendix 2.

There have been three separate briefings on the application — 19t January
2010 (joint briefing with the Berkeley development on the east of the A24;
22 July 2010 (specifically examining the highway strategy south of
Broadbridge Heath including the options for the east west link road
junctions and the traffic management options) and finally on 1% November
2010.

HOW THE PROPOSED COURSE OF ACTION WILL PROMOTE HUMAN
RIGHTS

Article 8 (right to respect of a private and family life) and Article 1 of the
First Protocol (protection of property) of the Human Rights Act 1998 are
relevant to the application. Consideration of Human Rights forms part of
the planning assessment below.

HOW THE PROPOSAL WILL HELP TO REDUCE CRIME AND
DISORDER

It is not considered that the proposed development would have any impact
on crime and disorder.

PLANNING ASSESSMENT

The current application is seeking outline planning permission to establish
the key principles as set out by the 6 parameter plans, which will inform
the subsequent detailed applications for the individual planning
applications. The parameter plans, the Design and Access Statement, the
supporting technical reports including the Environmental Statement form
the basis of the following assessment. This assessment also includes a
critique of the illustrative layout. Although the layout is not a matter for
determination comments made at this stage will help inform the latter
reserved matters applications.

The key issues presented by this application are:

a) Compliance with the principles of policy CP7 of the Horsham District
Council Local Development Framework Core Strategy and Land West
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of Horsham Masterplan and supporting Design and Character Areas
Supplementary Planning Document (SPD).

b) Compliance with Core Strategy Policies and General Development
Control Policies of the Horsham District Local Development
Framework.

c) The translation of the parameter plans into the detailed illustrative
layout.

d) Issues arising from public consultation.

e) The prediction of impacts associated with the development and
compliance of the Environmental Statement with the Town and Country
Planning (Environmental Impact Assessment) (England and Wales)
Regulations 1999.

f) Infrastructure contributions and the Section 106 Agreement.

Each issue is addressed below.

a) Compliance with the principles of policy CP7 of the Horsham
District Council Local Development Framework Core Strateqy and

Land West of Horsham Masterplan and supporting Design and

Character Areas Supplementary Planning Document (SPD).

As set out in section 2 above the principle of the development of the
application site is established by the Horsham District Council Local
Development Framework Core Strategy and the supporting Land West of
Horsham Masterplan Supplementary Planning Document (SPD) and the
Land West of Horsham Design Principles and Character Areas
Supplementary Planning Document (SPD). The specific planning policy
relating to the site is also to be read in the context of the additional policy
guidance provided by the Core Strategy, the Horsham District Council
General Development Control Policies and the supporting Supplementary
Planning Document on Planning Obligations.

Core Policy CP 7 sets out the ten guiding principles for development which
form the basis of the following assessment, which are built upon by the
statements within the Land West of Horsham Masterplan which show how
the development is expected to reflect each principle and the vision for the
area.

i) Integration with Horsham and Broadbridge Heath having regard to
separate identities and needs of communities in terms of facilities and
services.

The highway and sustainable transport strategy is fundamental in setting
the framework for integration and the development of facilities and
services within the new communities and creating two new communities
which would be an extension to Broadbridge Heath on the west side of the
A24 and to Denne Neighbourhood on the east side of the carriageway.
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The following table (Table 3) provides a checklist to compare the
Masterplan objectives against the elements delivered by means of this

application:
MASTERPLAN DELIVERY COMMENT
REQUIREMENT
A grade separated 4 Funding will be provided towards the

junction on the A24
immediately north of
High Wood Hill, which
results in speed limits
being reduced to
60mph in the vicinity
of the development.

implementation of the western sections of the
A24 grade separated junction and the new
bridge over the A24. The design of the
junction provides for speed limits of 60mph.

Broadbridge Heath
bypass west of the
Tesco roundabout.

A dual carriageway v The new east west carriage way would have a

east west link road, sped limit of 40mph. The design, junction

south of Broadbridge arrangements and crossing points along the

Heath, with a speed new east west link road have been subject to

limit of 40mph. scrutiny by West Sussex County Council as
the Highway Authority and a number of
scenarios have been modelled as set out the
Alternative Transport Strategy dated
September 2010.

Closure of the v The western end of the existing A264

Broadbridge Heath bypass will be
downgraded for use by buses, cyclists and
pedestrians with the neighbourhood centre
dividing the existing carriageway providing the
opportunity for integration with Broadbridge
Heath. A bus gate will be provided to prevent
through traffic along the old Broadbridge
Heath bypass.

TABLE 3 — INFRASTRUCTURE DELIVERY FOR INTEGRATION

In addition to these measures identified specifically in the Masterplan, the

Heath:

following measures have been identified and will be brought forward as part of
the development to facilitate access between the development and Broadbridge

a) The provision of an at grade signalised crossing on the existing Broadbridge
Heath bypass. The design of the new crossing would be installed alongside
measures to bring the 85%ile traffic speed down from their current 53mph to
50mph with anti skid surfacing on the approaches. The design would include
speed activated warning signs until the new east west link road is open.
Once the existing bypass is downgraded it would be possible to introduce a
30mph speed limit and the Pegasus Crossing would be retained to ensure
on going integration between the new development and Broadbridge Heath.

b) The provision of a new cycleway along the southern side of the existing
bypass to link up to the cycleway routes through the Tesco site and the
existing underpass under the existing bypass leading to Wickhurst Lane

north.
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d)

d)
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Improvements to Mill Lane (Bridleway 1630) to ensure that it is maintained
as a recreational route but with an improved surface to the section south of
the existing Broadbridge Heath bypass and also to the north of the bypass
to Thelton Avenue where it is a key route between the proposed
development and the existing village.

The provision of a new route for Footpath 1633 on the eastern side of the
development which would be affected by the transfer of land to the leisure
centre. The existing route would be extinguished and the new route
designed as an adoptable 3m wide cycleway along the new east/west link
road to Old Wickhurst Lane. This would complement the cycleway provision
on the eastern side of the A24 and connectivity to Horsham Town Centre.

The provision of on demand signalised pedestrian crossings at Old
Wickhurst Lane and Mill Lane to include a Pegasus Crossing at the Mill
Lane crossing.

The highway strategy would be supplemented by:

- a layout that would be designed to the advice set out in the Department
of Transport guidance ‘Manual for Streets’ to ensure a safe
environment for pedestrians and cyclists to encourage modes of travel
other than the private car;

- sustainable transport measures through the layout that will enable the
site to be served by buses. Discussions with the existing bus operator
indicate that the bus will loop through the development after visiting the
neighbourhood centre using the new junctions on the east west link
road. The new dedicated service will operate on a 30 minute frequency
between 07.00 — 19.00hours Monday — Saturday and will stop at
Horsham Town Centre, Horsham Station and Horsham Hospital on its
route. This dedicated route will only be available on the completion of
the A24 junction and the east west link road. A temporary arrangement
is needed to serve the first two phases of the development and this will
be provided by diverting the Compass service 101 into the site until
such time as the dedicated bus service can be provided.

The proposed development through the delivery of key infrastructure and
specific measures relating to the provision of and/or improvement to
existing pedestrian and cycle networks would facilitate integration with the
existing village of Broadbridge Heath, Horsham and the wider Countryside.
However, these measures should not be viewed in isolation of the
measures which would be undertaken to minimise the impact of the
development on the wider highway network as set out below.

ii) The need to minimise the impact of the development on the existing
highway network with the provision of a grade separated junction south of
the Farthings Hill Interchange.

The development of land to the east of the A24 by Berkeley Strategic
proposed a strategy which is subject to a legal agreement and includes
(amongst other matters) a contribution to off site highway improvements to
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minimise the impact of the development on the wider highway network.
The scope of the improvements were subiject to traffic modelling within the
transport assessment which considered a stand alone scenario i.e. the
development of the Berkeley site only and a cumulative scenario i.e. the
development of both the Berkeley and Countryside sites.

The Berkeley scheme secured contributions for improvements at the
following junctions:

- Hills Farm Lane/Guildford Road junction (these works would only be
required if the full grade separated junction was not delivered and the
proposed development was proceeding on the basis of a ‘stand alone’
solution with a left in/left out access on the A24);

- Great Daux Roundabout

- Farthings Hill Interchange

- Robin Hood Roundabout.

In addition the Berkeley scheme will deliver the new pedestrian/cycle
bridge over the A24, a left in left/out junction, together with the eastern
roundabout. These works are required to be implemented by the
completion of the 470 dwelling on the Berkeley site. The timetable for the
work is linked to the completion of the 450 dwelling on the Countryside site
which has a faster build out rate. The Berkeley agreement also provides
for Berkeley’s to bring the A24 junction/pedestrian bridge works forward
subject to agreement with West Sussex County Council as Highway
Authority, to ensure that they are completed to a timetable consistent with
the Broadbridge Heath works.

The Transport Assessment in respect of the Countryside development has
made a distinction between those ‘stand alone’ works which are required
in direct response to the proposed development south of Broadbridge
Heath and those which support the delivery of the whole of the strategic
location. Since key improvements to off site junctions has been secured
through the Berkeley development, the Transport Assessment (TA) for the
Countryside scheme looks specifically at:

- the highway infrastructure which is required as a response to the
development and how improvements to the network can be phased in
with the likely build out;

- the capacity of the new east west link road; the Five Oaks roundabout;
the new western roundabout and the Farthings Hill interchange

The capacity study within the TA identified that up to 450 dwellings
(projected date 2013) could be served from the new western roundabout
on the Five Oaks road prior to the completion of the new east west link
road and roundabout junction. However, the TA also identified that the
existing Tesco roundabout would experience increased congestion with
background growth at 2013 and would not be able to cope with the
proposed 450 dwellings. Minor improvements are therefore proposed to
this junction to mitigate the impact of the 450 dwellings in the interim



phase and identified the need for improvements to the Farthings Hill
interchange.

6.12 The TA was prepared having regard to discussions with WSCC as
Highway Authority to agree the transport modelling work required to
assess the proposed development and also agree the scope of the TA.
Further to consideration of the document, the need for further modelling
work was identified to assess the transport implications of the development
and, in particular, the impact of the changes to the local highway network
and their impact on key junctions. Further transport modelling was required
along with additional information that the highway proposals as set out in
the planning application had been designed according to standards. These
concerns have been addressed — the transport modelling work has now
been validated and agreed with WSCC and a Design Statement and Stage
1 Road Safety Audit have been received and reviewed but will need to be
updated to take into account the new access strategy for the east west
link.

6.13 The development would deliver off site works to the existing Five Oaks
Roundabout, Tesco roundabout and to the Farthings Hill Roundabout
(involving the part signalisation of the latter) and traffic management to
address the potential impact of rat running through Billingshurst Road and
the rural road network. The consultation leaflet in Appendix 1 identifies the
options and depending on the scheme selected this would impact on the
existing Five Oaks roundabout.

6.14 The issues relating to the capacity of the highway network, the access
strategy options for the east west link road and impact on potential rat
running through Broadbridge Heath, Warnham and the lanes north of the
village has been investigated along with the concerns raised through
consultation on the planning application. The outcome of discussions on
the issue is best summarised in the addendum response from WSCC to
the planning application which explains:

‘- The additional traffic modelling work of different access strategy options
for the east-west link and its impact on potential rat-running through
Broadbridge Heath, Warnham and the lanes north of the village was
presented to HDC/WSCC/Parish members and WSCC/HDC officers on
the 15" June 2010 and discussed in more detail with Parish Council
members on the 17" August. As a result of this presentation and the
subsequent discussions that followed, the access strategy for the east-
west link has now been amended to reduce the number of traffic signal
junctions along the route. Although the eastern traffic signal junction and
the Mill Lane and Old Wickhurst Lane crossings will remain, the western
traffic signal junction will be removed and a left in/left out arrangement
introduced. This will reduce the potential delays to motorists using the
east-west link and will therefore reduce the potential for rat-running.

- The applicant’s have produced a report entitled * South Broadbridge
Heath — Assessment of Rural Roads — Countryside Properties (July 2010)’
which reviews the existing speed limits on existing lanes to the north of
Broadbridge Heath (namely : Bailing Hill, Robin Hood Lane and Byfleets
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Lane) to establish whether new speed limits along these lanes would be
appropriate. The conclusion of this report suggested that only Bailing Hill
could be suitable for a 50mph speed limit with the other lanes already
having low traffic speeds due to their width and alignment. However,
WSCC did review speed related issues on these same roads a few years
ago and there was general consensus at the time that the community did
not want the urbanisation of this area with the necessary signing and lining
required to implement a new speed limit.

- Local Members raised the issues of the length of queuing on the
Guildford Road arm of the new western roundabout on the east-west link
road as if long queues were experienced this would increase the tendency
to rat-run along rural lanes to the north of Broadbridge Heath. The
question was asked whether a dedicated left turn slip lane could be
justified at this roundabout to reduce the queuing so as to make rat-
running less likely. The applicant’s subsequently produced a report
‘Assessment of capacity at Five Oaks roundabout and consideration of
need for left filter lane between Five Oaks Road and the new A264 east-
west link dual carriageway — 16" July 2010°. This report indicates that
there would be no queuing issues at the existing Five Oaks Road
roundabout, but that some queuing would occur on the Guildford Road
arm of the new western roundabout. WSCC noted this and asked the
applicants to review the lane markings on the approach to the roundabout
to allow both lanes to go ahead onto the new east-west link. The modelling
of this arrangement indicated that if 15% of approaching traffic used the
outside lane when approaching the roundabout then traffic queues would
be reduced to acceptable levels. *

The preceding paragraphs (6.9 — 6.14 above) have summarised the work
that has been undertaken over several months to thoroughly consider the
impact of the development on the existing highway network and consider
the impact of the development on key junctions as well as an examination
of the whole access strategy resulting in the justification for the junction
strategy on the east west link road as set out in the ‘Alternative Transport
Strategy’. As a result of the additional work WSCC have raised no
objection to the development on highway grounds subject to conditions
and a s106 agreement to secure the delivery of necessary highway
infrastructure (and also financial contributions toward essential services as
set out below).

iii) The closure of the western end of the A264 Broadbridge Heath bypass

The proposed downgrading rather that the closure of the western end of
the A264 has been addressed in section i) paragraph 6.5 above.

iv. The need to maximise opportunities for sustainable travel, encouraging
alternative modes to the car, providing links to the Town Centre and the
railway station from the outset and safe and convenient pedestrian and
cycle routes between the development and local facilities.

The measures to maximise opportunities for sustainable travel have been
discussed in paragraph 6.6 above in the context of providing accessibility
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to Broadbridge Heath and Horsham. The section also raised the issue of
the layout of the development to ensure that it is attractive to pedestrians
and cyclists. One of the issues examined as part of the ‘Alternative
Transport Strategy’ is the impact of the different scenarios for the access
to and from the east west link road and the level of traffic on the internal
development roads. The section of strategy relating to internal
development links examines the different access scenario’s and the impact
of traffic flow on the development layout, with particular reference to north-
western open space, having regard to noise, road safety and visual
amenity. The strategy concludes that:

a) Noise - the number of vehicles forecasted on the internal link under
each scenario is of a scale which would not require any specific
mitigation, even against the WHO thresholds which apply only to
private amenity space.

b) Road Safety (this section examines the impact of internal links on open
spaces in particular the impact in terms of road safety of children being
able to access the public space). The report concludes that the levels
of traffic are of a scale which would not typically be associated with
specific measures to deal with road safety. On the basis of the
preferred junction arrangement the maximum number of vehicles would
be 4 vehicles per minute which, assuming vehicle arrival would be at
regular intervals (worse case) this would give a crossing opportunity
time of 15 seconds. This compares to Department of Transport advice
which considers that the maijority of pedestrians would accept a
minimum of 4 — 6 seconds at normal urban vehicle speeds to cross two
lanes of traffic and even shorter gaps at slow vehicle approach speeds.
In light of this it will not be necessary to support the open space
through the development by the provision of additional crossings.

c) Visual Amenity — it is concluded that measures to mitigate the impact of
the road are already addressed in the landscape strategy which will be
implemented as part of the development.

The broad analysis of the impact of traffic on internal link roads when
measured against identified standards whether World Health Organisation
or Department for Transport is not disputed but it will be necessary to
scrutinise the layout at reserved matters stage to ensure that a balance is
maintained between facilitating vehicular access through the development
with pedestrian/cycle access and a design which is attractive, permeable
and framed by a robust landscape structure.

v) The need for the development to have sufficient high quality services
and facilities to serve the development

The key facilities included as part of the development are:

Neighbourhood Centre — 0.51 ha allocated for a centre which would
accommodate a doctors surgery 1020 m? (for up to 5 GP’s); 5 small
flexible units 536 m? (retail use/office); a parish office 110m? and a
restaurant/public house 640m?2.




Land for primary school — 2.24 ha allocated for the relocation and
expansion of Shelley Primary School to provide for 2.5 forms of entry
plus a new day nursery.

Youth facilities - Two ball courts to be provided — 700m? - one adjacent
to A24 junction and one rear of BBH Community Centre;

One skate park to be provided — 506m? adj. to A24 junction;

Two MUGA's (south of BBH Leisure centre) — totalling 1369m>.

Recreational Facilities — Community sports fields 3.18 ha; 1ha
allocated for the possible expansion of the leisure centre plus a pavilion
with a floorspace of 500m?2.

Equipped Neighbourhood Play Spaces — 0.12 ha to be provided in
total comprising Neighbourhood Play Area (NEAP) of 0.8ha (within
central area of open to the west of Mill Lane) and a Local Equipped
Play (LEAP) Area of 0.04ha.

Allotments - 0.35 ha of allotments/40 plots.

6.20 The delivery of community benefits would be broadly in line with the
Masterplan requirements but it is important to note two significant
departures as set out below.

a) Statement 12 of the Masterplan relates to Open Space and
Recreation — this requires:

1 ha of land to be provided to the south of the Broadbridge Heath
Leisure Centre for an extension to the premises with a further 2ha in
this locality identified for formal pitches for community use and/or to
facilitate the development of a new leisure centre to replace that
existing.

3ha of land south of the Broadbridge Heath formal sports pitches to be
provided for community use linked with the Broadbridge Heath Football
Club with a sports pavilion to include changing rooms, storage and
social facilities and appropriate parking facilities.

The proposed development involves the provision of 3.18ha of formal
sports space to the east of Old Wickhurst Lane to be accessed either
via the existing leisure centre site or from the grade separated junction
on the A24. In addition an area of 1 hectare has been identified to
accommodate the future expansion of the leisure centre.

b) Statement 13 of the Masterplan relates to ‘Built Community
facilities’.

This requires a new neighbourhood centre to be provided at south of
the Broadbridge Heath Village Centre (this is part of the current
application) and an extension to the existing Village Centre building.
The list of facilities to be provided as part of the neighbourhood centre
includes a built youth facility.

The proposed development, through the s106 agreement, would make
a contribution towards a community centre but is silent on the provision
of a built youth facility which (having regard to the advice provided by
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the Head of Housing and Community Services) could be a separate
building or an extension to the community centre.

The departure from the requirements of the Masterplan in respect of the
land to the south of the Broadbridge Heath Leisure Centre has been
subject to a Public Open Space Assessment (POSA) within the Planning
Statement submitted in connection with the planning application. The
POSA refers to the Horsham District Council PPG17 Planning for Open
Space, Sport and Recreation Assessment which identifies that the main
deficiency within the District are allotment sites but also suggests needs
exist for an additional turf pitch, small play areas, bowling greens and
tennis/multi courts combined with youth activity areas. The POSA analyses
the provision of open space standards, the planning requirements (having
regard to the HDC PPG 17 assessment) and the proposed open space
provision within the planning application and the masterplan and
concludes that:

- the provision of open space accords wholly with the Horsham District
Council Core Strategy and HDC PPG 17 Open Space, Sport and
Recreational Facilities Assessment;

- that the requirement to provide an additional 2ha of land (over and
above the public open space recreational requirements and the 1ha of
land for leisure centre extension) to allow a potential extended range of
facilities or formal sports pitches at the Leisure Centre is contrary to the
Council’'s own PPG17 Assessment requirements.

- there could be the potential to use the playing fields for community use
given that the area allocated for the primary school (2.54 ha)
represents a school with 2.5 FE provision against the 1 hectare of land
that would be required for a development of 963 dwellings.

The Head of Leisure and Economic Development has been consulted on
this matter and the comments will be reported to Committee.

With respect to the provision of built community facilities, the Broadbridge
Heath Parish Council (BHPC) has expressed the view that the s106
contributions secured in respect of the development should be balanced in
favour of the provision of facilities for the community and has set out,
within the response to the application, the space requirements and uses
for an extension to the existing community building estimating that the
building will need to be trebled in size from that existing. The s106
agreement provides for a contribution towards the expanded facility but the
figure allocated will be dependent upon the overall s106 package which is
still subject to negotiation and the competing demands for the use of
funds.

BHPC has also expressed concern regarding the size of the Parish office
within the Neighbourhood Centre. The specific size of the office is not
specified within the Masterplan but it does make clear that the
neighbourhood centre should include ‘flexible units for use as retail/offices’
therefore there could be scope, at the reserved matters stage to review the
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accommodation required within the building subject to competing demands
at the time.

The key issue which remains to be addressed is the provision of a built
youth facility. This matter is subject to negotiation as part of the s106
package and once again will depend upon the competing demands on the
package on contributions overall.

v) The need for a comprehensive approach to development, enhancing the
quality of the environment and open spaces.

The Land West of Horsham Masterplan sets out the following requirement
with respect to wildlife, habitats and landscape on the west of the A24:

- The provision of a landscape buffer along the eastern boundary of the
A24 to minimise the noise and visual impact of the A24 on residents of
the development as well as reducing the visual impact of the
development from the countryside by providing an element of
screening. Furthermore, advance planting may be required to ensure
that planting is sufficiently mature to mitigate any adverse impacts
before the delivery of the development.

- The provision of a green network to allow for the retention of identified
important wildlife, habitat and landscape features and provide
opportunities for ecological enhancement particularly with regard to
species such as badgers, reptiles and bats.

- The protection as far as practicable of existing hedges, lanes, important
trees, field ponds and watercourses within and adjoining the site to
ensure that they are connected to create wildlife corridors and habitat
areas as part of the green network. Mitigation measures will be required
to maintain the integrity of the hedgerow network.

- The need to enhance and not simply mitigate for the impact of the
development with the protection and enhancement of areas of the site
such as the river floodplain which is one of the most diverse areas in
terms of biodiversity.

6.27 The following, more specific guidance is provided by the Design Principles

and Character Areas SPD which whilst looking at the whole of the area
subject to the current application also recognises the differences and
opportunities within the four character areas. The SPD provides the
following guidance:

- The need to provide space for planting within the layout to soften the
street scene;

- The provision of open spaces around existing trees to ensure that their
long term retention is feasible so that they contribute to the local
amenity,
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- The roads off the new A24 junction to be set down in the landscape as
far as possible to help reduce visual impact. Sympathetic earthworks
could be designed to help localise views of the junction and alleviate
some road noise.

Measures should be taken to mitigate the visual impact of the new east
west link road between the new A24 junction and the A264, for example,
by placing it in a small cutting.

Highway lighting to be sympathetic to the countryside setting and
designed to try and avoid unnecessary glare.

Adequate planting to screen and reduce the visual impact of the new
road junction and development as perceived from off site views,
including Highwood Hill and the A24.

Sensitive setting of development in the vicinity of Mill Lane to
maintain/enhance its character.

The key information in respect of the proposed landscape strategy for the
site is set out in the Design and Access Statement submitted in support of
the application and the landscape parameter plan. This is informed by the
Landscape and Visual chapter within the Environmental Statement along
with the Arboricultural Report. The provision of open space; green
corridors including tree and hedge retention; areas of ecological
interest/protection and sustainable drainage features are shown on the
landscape parameter plan which will form the baseline for the assessment
of any future reserved matters application (along with the other parameter
plans) and not the illustrative masterplan.

The open space provision within the development is as set out below:

Formal and informal open space, landscaping and
environmental works — 1.09 ha of informal open space; 2.38 ha
public open space (excludes area of surface water attenuation
basins); 10.3 ha accessible natural green space (including 2.6 ha to
be allocated as a reptile reception zone); existing woodland 0.64 ha;
360m? of ponds for Great Crested Newts (GCN’s) and landscape
buffer 2.29 ha.

Allotments - 0.35 ha of allotments/40 plots.

The documents referred to in paragraph 6.26 has been scrutinised by the
Councils landscape architect and arboriculturalist along with WSCC’s
landscape architect, the County ecologist and Natural England. As a result
of this scrutiny changes have been secured to the landscape parameters
plan and the following undertakings have been secured in writing from the
applicant:

- Trees and hedgerows will be retained wherever possible throughout
the development site and houses and garages will have sufficient set
back along the existing hedgerows (additional plans have been
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submitted to demonstrate the proposed treatment in relation to Mill
Lane to safeguard the existing hedgerow line).

- Tree loss through the development will be compensated for with
around 14 semi mature trees of approximately 50-60cm in girth which
will be placed in areas of public open space and given sufficient space
to grow.

- The existing hedgerow on the eastern half of the site will be retained.
- Hedgerow planting will be undertaken at the base of Highwood Hill.

- Tree planting will be undertaken on the central reservation of the east-
west link road at the junction with Mill Lane (the tree is required to
ensure the continuity of the bat corridor).

- Planting/landscaping and tree species will be commensurate with the
climate of West Sussex and top soil will be reused where possible.

- The cellular underground storage units (to be used as SuDs) will be
positioned in a way to allow for some tree planting within these areas.

- The western balancing pond will be a gateway to the new community
and will not encroach on the root protection area of the large oak tree
adjacent to the pond;

- The overhead 11KV cables which cross the development will be
diverted below ground within the area of new infrastructure or
incorporate them into the below ground development supplies as
required to service the site.

Whilst the written undertaking combined with the revised parameter plan
have addressed a number of the concerns raised by the Councils
landscape officer and others, a set of robust conditions are recommended
to ensure that the development will deliver the comprehensive landscape
strategy required by the SPD.

vii) The provision of a mixed use development of appropriate employment
and business uses.

The proposed development delivers a mix of retail and office uses within
the neighbourhood centre which will be a focus for both the new
development and the existing community of Broadbridge Heath.

The detailed design of the neighbourhood centre to incorporate these
facilities will be addressed at reserved matters stage.

viii) The incorporation of sustainable development principles and
construction methods.

6.33 The Masterplan requires the development to incorporate sustainable

development principles and construction methods, including taking
advantage of any changes in technology over the development period.
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The Masterplan sets out the following principles and requirements that are
considered essential for development across the whole of the Masterplan
location:

- the reduction in CO2 emissions in line with the Governments target of

zero carbon development by 2016 and development which achieves a
minimum of level 3 of the Code for Sustainable Homes.

- the improvement of sustainable construction over the lifetime of the

development to reflect changes in the Building Regulations which ramp
up the level of CO2 reductions to ensure that each phase of the
development reflects the very best practice in sustainable construction;

- non residential development to meet BREEAM standard or at least ‘Very

Good’ its replacement under any code;

- the incorporation of a range of renewable and low- carbon energy

generation options, including micro generation and CHP district heating
schemes;

- the need for the developers to fully investigate the technical feasibility

and financial viability of a range of water-use reduction and conservation
techniques, including greywater recycling and rainwater harvesting;

- the need for the design of the development and for individual buildings to

incorporate sufficient and appropriate measures to mitigate and/or
exploit the likely changes to the climate over the lifetime of the
development.

Details of the sustainable strategy for the development are set out in the

Design and Access Statement and the Sustainability Statement. The
Sustainability Statement identifies that the proposed development would
be progressed on sustainable principles through the following:

- the provision of a mixture of residential units ranging from 1 bedroom

flats to 5 bedroom houses with a percentage (to be determined through
the viability assessment) to be affordable units;

- homes to be built to a minimum of Level 3 Code for Sustainable Homes

and the non residential buildings will conform the BREEAM Very Good;

- the provision of a package of community facilities to meet the needs of

new residents and the nearby communities;

- measures to integrate the new community with the existing village such

as the layout of the new neighbourhood centre and the location of the
new primary school;

- natural surveillance of the area by occupants of residential properties;

- the retention of mature vegetation and key landscape features

throughout the site;
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- the provision of recreational activities and access to the surrounding
countryside through existing rights of way;

- measures to improve the biodiversity of the site such as replacing ponds
lost to development with a better quality environment for Great Crested
Newts;

- the introduction of SuDs features;

- the downgrading of the existing A264 bypass which will provide a traffic
calmed environment and ease of access to the neighbourhood centre;

- good transport links, including a new bus service and a comprehensive
network of Public Rights of Way;

- the efficient use of land achieving an average density of 45 dwellings per
hectare (dph) with residential buildings generally 2.5 to 3 storeys in
height;

- the provision of allotments;

- a commitment to achieve a 10% reduction in CO2 emissions through the
development using a combination of micro renewable energy
technologies;

- the provision of approximately 138 full time equivalent jobs through the
non residential uses within the development;

- the new neighbourhood centre which includes several small flexible units
(providing approximately 500m? of floorspace).

The measures identified are consistent with the strategy to promote
sustainable development on this site and will be enhanced through the
construction period by measures incorporated into the design of the
development, such as the use of sustainably sourced/locally sourced
materials and construction of the homes to Lifetime Homes Standards. .
The commitment to build to Code Level 3 or the relevant code in force at
the time of construction will be secured through the s106 agreement.

ix) The provision of improved shopping facilities to meet the additional
needs of expanded communities

New shopping facilities would be provided within the new neighbourhood
centre.

x) The outer boundaries of the development to provide a firm boundary
which can be defended against further development.
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The land to the south of Broadbridge Heath has clear physical boundaries
to further development marked by the A24 to the east; the A264 to the
west; the existing village to the north and the River Arun and its floodplain
to the south.

b) Compliance with Core Strategy and General Development Control
Polices of the Horsham District Council Local Development
Framework

The strategy set out in the Masterplan has to be read in the context of the
wider planning policy framework set by the Core Strategy and the General
Development Control Policies of the Horsham District Local Development
Framework. The Masterplan requires the scheme to demonstrate
compliance with the broader planning framework having regard to key
policies from the Core Strategy relating to environmental quality (Core
Policy CP2), the quality of the development (Core Policy CP3); housing
needs (Core Policy CP12) and infrastructure provision (CP13).

The delivery of the detailed environmental and design quality issues of the
development will be matters to be pursued in the context of future reserved
matters applications. Section a) above has shown how the parameter
plans have established the principles of the Masterplan whilst section ¢
below identifies matters which will need to be addressed in the detailed
layout. The infrastructure needs of the development have been identified
and will be secured as part of the s106 package which is currently subject
to negotiation.

c) The translation of the parameter plans into the detailed illustrative
layout.

The illustrative Masterplan seeks to demonstrate how the layers set by
the parameter plans would be translated into a layout for the development
area. Table 3 below compares the density and building heights within the
application against that specified within the Design and Character Areas
SPD.

The table illustrates that across the development the density is higher
than specified within the Masterplan with the most significant change
being to the south of the proposed east west link road where densities are
denoted as being up to 50 dph. The density levels across the site are a
reflection of the schemes viability whilst at the same time seeking to
incorporate the key design features such as open space; retention of
landscape features; landscape buffers to the east west link road and the
development of a legible layout which is manual for streets compliant.



TABLE 3 — DENSITY

Properties Plc

Land West of Character Area Density Building Height
Horsham
Master Plan

3 60 — 65 dph 2 - 2% storey buildings mixed or

residential use.

4 40 — 45 dph 2 - 2 storey buildings

(incorp.accommodation in
roofspace)

5 40 - 45 dph with lower 2 storey buildings along A264
densities (30 — 35 dph on | (Billingshurst Road) set back to
western edge including retain existing frontage trees
the ‘gateways’ from the and vegetation.

A264 to provide visual

transition from countryside | Short terraces of 2 - 2'% storey

to village. houses mixed with detached
and semi detached buildings
along main distributor streets.

6 Densities up to 25 dph Larger buildings of individual

design - importance of
landscape setting
Countryside Character Area Density Building Height

3 60 — 75 dph (max) 1 and 2 storey primary school
and 1 — 3 storey dwellings with
continuous building form 2.5 -3
storey along north south link
road

4 60 dph (max) 1 — 3 storey dwellings

5 60 dph (max) 1 — 3 storey dwellings

6 50 dph (max) 1, 2, 22 and 3 storey dwellings

6.42 The Councils Design and Conservation Officer reports no objections to the
general design approach as set out within the Design and Access Statement
including the landmark and accent buildings concept, density framework and
building heights. Whilst it is appreciated that the layout is illustrative, specific
issues raised by the layout which will need to be addressed at reserved
matters stage are:
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7.0

7.1

the number and size of rear parking courts and the potential for
overlooking between units:

- the impact of the access routes through the development on the quality
of open spaces and landscape features;

- the design of the neighbourhood centre and the associated car parking
which could erode the quality of this as a space for the community and
the need for further consideration to be given to the design and function
of this space, the linkages with the existing village to the north and from
within the new development to the south.

- the need for further information on the materials to be used with the
development — this is not adequately shown within the Design and
Access Statement.

The issues raised above are matters which can be pursued at reserve
matters stage but it is important that they are identified here since the
applicant will not only need to reconcile the urban design and layout issues
but also address parking; servicing; landscaping and community safety
issues in the detailed design of the scheme

d) Issues arising from public consultation

The key issues arising from public consultation, including the responses
from Broadbridge Heath, Warnham and Slinfold Parish Councils are set
out within the consultation schedule attached as Appendix 2. The lettering
in italics includes a response to the issues raised or cross reference to this
report where the issue has been discussed.

e) Infrastructure Contributions and the s106 Agreement

The infrastructure contributions to be secured through the s106 have yet to
be resolved since the overall package of contributions has to be judged in
light of the report from the District Valuer (DV). The findings of the DV’s
report are currently subject to consideration.

RECOMMENDATION
It is recommended that subject to:

- the prior completion of a Legal Agreement within 6 months of this
Committee;

- the content of the Legal Agreement being agreed by the Head of
Planning and Environment and the Chairman and Vice Chairman in
consultation with Local Members and

- subject to the final resolution of the conditions as listed below

that planning permission be granted for the development.



Draft Outline Planning Conditions

1.

Applications for the approval of reserved matters shall be made to the LPA
before the expiration of 5 years from the date of this permission.

The development hereby permitted shall be begun before the expiration of
3 years from the date of this permission or before the expiration of 2 years
from the date of the approval of the last of the reserved matters to be
approved, whichever is the later.

The submission of reserved matter applications pursuant to this outline
application shall demonstrate compliance with the following parameter
plans submitting as part of the outline application to fix the development
principles:

(List parameter plans)

a) approval of the details of the layout of the development, the scale of
each building, the appearance of each building, access to and within the
site and the landscaping of the development (hereinafter referred to as the
‘reserved matters’) shall be obtained from the LPA in writing before the
relevant phase of the development is commenced.

b) Plans and particulars of the reserved matters referred to in condition
(a) above relating to the layout of the development, the scale of each
building, the appearance of each building, access to and within the site
and the landscaping of the development shall have regard to the
approved parameter plans which establishes the principles of the
development, shall be submitted to the LPA.

c) The reserved matters application for the landscaping referred to in
condition (a) above shall be submitted concurrently with the plans and
particulars relating to the other reserve matters.

d) The landscaping scheme to be submitted pursuant to condition (a)
above shall include the following information:

- Location of existing trees, hedges, shrubs and other vegetation

- The layout, structure and character of the proposed planting,
together with an Indicative Schedule of planting species and an
outline planting specification

- The layout and type of all hard landscape features including
paving, walls, fences and street furniture

- Details of any earthworks proposed including information on
levels and contours to be formed and representative cross/long
sections.

The scheme shall be in accordance with the approved
landscape strategy submitted pursuant to condition 19 and
where it incorporates landscape proposals for open spaces and
retained green corridors it shall also be in accordance with the



approved landscape and open space masterplan submitted
pursuant to condition 20.

5. All Reserved Matters applications (whether by phases as indicated on the
attached phasing plan or sub-phases) shall be supported by a detailed
green infrastructure analysis plan demonstrating how a network of
existing/new landscape and habitat features, footpath/cyclepath provision
in green corridors, and SUDs drainage features will be provided for
multifunctional benefits and will be integrated throughout the development,
linked to other phases of the development and provide external links to the
surrounding countryside

6. Dual Carriageway Access and Junctions

The reserve matters application for the provision of the east-west link dual
carriageway access, and the A24 and A264 junctions shall include design
details of the following:

a) Detailed layout, alignment, long and cross sections of the road,
roundabout junctions and slip roads

b) Details of the treatments of embankments, acoustic bunds/fencing and
retaining walls

c) Signage proposals

d) Lighting proposals

e) Details of the Pegasus and Pedestrian/Cycle crossings

as well as include the landscape proposals information identified to be
submitted pursuant to conditions 4c and 4d.

The planting and seeding proposals for the central reservation and boundary
planting shall also be in accordance with the landscape strategy submitted
pursuant to condition 19.

7. .Surface Water and Water Reduction Strategy

Development shall not begin on any phase of the development until a
surface water drainage scheme for that phase of the development has
been submitted to and approved in writing by the LPA. The submitted
scheme shall

a) Demonstrate compliance with the sustainable drainage principles
including sustainable urban drainage systems (SuDs)

b) Include an assessment of the hydrological and hydro geological
context of the development (showing compliant with the FRA
prepared in connection with the outline connections)

c¢) Include details on how the SuDs shall be maintained and managed
after completion

d) Include details of how the development has been designed for
exceedence events and flood flow paths

e) Demonstrate in the case of those open spaces where cellular
underground storage is proposed how these have been designed to



leave space for small areas of specimen tree planting, to be
coordinated with the landscape and open space masterplan
submitted pursuant to condition 20 .

Above addition re trees subject to confirmation from Countryside that
they are able to make allowance for this

Note EA recommended condition wording seems to be updated from
the one previously used above with additional requirements

A water reduction strategy shall be submitted and agreed by the LPA
in accordance with the recommendations in the ES to minimise water
consumption and contribute towards achievement of the CfSH Level 3.
Level 3 should be achieved as a minimum unless Government
requirements have imposed higher levels at the commencement of
development in which case the higher levels should be achieved. This
level should be agreed in writing at each of the reserved matters stage
as part of the agreed strategy and each phase of the development shall
demonstrate compliance with the strategy.

. Contamination

Prior to the commencement of each phase of the development
approved by this planning permission (or such other date or stage in
development as may be agreed in writing with the LPA) the following
components of a scheme to deal with the risks associated with the
contamination of the site each be submitted to and approved in writing
by the LPA.

a) A preliminary risk assessment which has identified:

- All previous uses

- Potential contaminants associated with those uses

- A conceptual model of the site indicating sources, pathways and
receptors

- Potentially unacceptable risks arising from contamination at the
site

b) A site investigation scheme based on a) to provide information for a
detailed assessment of the risk to all receptors that may be affected
including those off site.

c) The site investigation results and the detailed risk assessment (2)
and, based on these, an options appraisal and remediation strategy
giving full details of the remediation measures required and how
they are to be undertaken.

d) A verification plan providing details of the data that will be collected
in order to demonstrate that the works set out in (3) are complete
and identifying any requirements for longer-term monitoring of
pollutant linkages, maintenance and arrangements for contingency
action.



9.

Any changes to these components require the express consent of
the LPA. The scheme shall be implemented as approved.

A verification report shall be submitted to and approved, in writing, by
the LPA at each phase of the development. The verification report
shall:

a) Demonstrate the completion of the works set out in the approved
remediation strategy;

b) Demonstrate the effectiveness of the remediation strategy;

c) Include results of sampling and monitoring carried out in
accordance with the approved verification plan to demonstrate that
the site remediation criteria have been met;

d) The plan for longer-term monitoring of pollutant linkages,
maintenance and arrangements for contingency action (i.e. a long-
term monitoring and maintenance plan) as identified in the
verification plan, and for the reporting of this to the LPA.

10. Ecology

11.

Development shall not begin in any of the phases of the development
as indicated on the phasing plan until a scheme for the provision and
management of a buffer zone of at least 8 metres, or within the extent
of the floodplain (whichever is greater) alongside all watercourses and
wetlands is submitted to and approved in writing by the LPA.
Thereafter the development shall be carried out in accordance with the
approved scheme and any subsequent amendments shall be agreed in
writing with the LPA. The scheme shall include:

- Plans showing the extent and layout of the buffer zone

- Details demonstrating how the buffer zone will be protected
during development and managed/maintained over the longer
term

- Details of any footpaths, fencing, lighting etc

Development shall not begin until an up to date Water Vole, Otter,
Dormice, Badger pre-construction survey has been carried out prior to
any construction phase, as recommended in the Landscape
Framework and Biodiversity Management Plan, dated Nov 2009.
Survey details, and if the presence of any of the above species is
confirmed, appropriate mitigation details (as set out below), shall be
submitted to and approved in writing by the LPA. Thereafter the
development shall be carried out in accordance with the approved
scheme and any subsequent amendments shall be approved in writing
with the LPA.
The survey and mitigation details shall:

- ldentify the presence or absence of these species

- Identify the impacts of the scheme

- Demonstrate how the development will avoid adverse impacts

- Propose mitigation for any adverse ecological impacts or
compensation for loss;



- Propose wildlife/habitat enhancement measures;

- Propose post-project appraisal, management plans and
management responsibilities with details of how biodiversity
enhancement for this species will be incorporated into the
development and maintained over the long term, to be
incorporated in the overall Landscape Management Plan.

12.Each reserved matters application shall include evidence that the trees
identified for removal in the supplementary statement on bat survey
methodology dated January 2010 and plan titled “Bat Roosting habitat
and development proposals” dated January 2010 have been subject to
survey to determine the presence of bat roosts and the outcome of the
survey shall be submitted to the LPA as part of the baseline information
for the detailed bat mitigation strategy pursuant to Condition 12.

13. Prior to the commencement of any works which may affect bat species
and to support all Reserved Matters applications, detailed bat
mitigation plans in accordance with the Bat Survey Report , chapter 10
of the Environmental Statement, and the submitted Framework
Biodiversity and Landscape Management Plan dated Nov 2009, shall
be submitted to and approved in writing by the LPA. The mitigation
plans shall include:

- Measures to be implemented during tree felling works to
reasonably avoid injury or killing of bats present.

- Measures to protect and enhance bat foraging habitat.

- Design of green corridors and how these will be protected
against impacts such as disturbance. This design shall include
planting and tree protection barrier details (collision restraint
system) for the provision of 1 no semi-mature size oak tree (to
be a minimum of 50-60cm girth) to be planted in the widened
central reservation of the east-west link dual carriageway at the
Mill Lane Pegasus crossing and provision of appropriate planting
of the severed ends of hedgerows, along the line of the Mill Lane
Bridleway ( to be coordinated with the landscape details
submitted pursuant to conditions 4d and 6 )

- Provision of a bespoke bat house and of bat boxes (to be
erected on retained trees within the green corridors and on new
properties close to these corridors)

- Lighting scheme, including measures to prevent light spill into
areas of bat habitat.

- Proposals for any monitoring or long term management of
habitats.

- Following the approval of bat mitigation plans all works shall
proceed in accordance with the approved plans with any
amendments agreed in writing.

14.Prior to the commencement on any works which may affect reptile and
amphibian species or their habitat, detailed translocation and habitat
mitigation plans ,together with a programme for these works, shall be
submitted to, and approved in writing by the LPA. These plans shall be



in accordance with the mitigation measures identified in Chapter 10 of
the environmental Statement, the submitted Framework Biodiversity
and Landscape Management Plan, dated Nov 2009, including
translocation to receptor sites on Highdown Hill and East of Wickhurst
Lane and associated habitat creation and management measures at
these sites. All works shall then proceed in accordance with the agreed
plans and programme, unless otherwise agreed in writing by the LPA

15. The reserve matters submission for the proposed east-west link dual
carriageway shall include details of a culvert terrestrial connection suitable for
wildlife species such as badgers, otters and amphibians to be provided and
located where the central watercourse passes under the East-West link road
in the east of the site near Old Wickhurst Lane. All works shall proceed in
accordance with the approved details, unless otherwise agreed in writing by
the LPA

16. Each phase of the development shall demonstrate how the ecological
mitigation proposed for the individual phase complies with the ecological
mitigation set out in Chapter .... of the Environmental Statement and how
this will contribute to the overarching strategy for the ecological mitigation
for the site.

17.Development within each phase shall not begin until the following
additional details of habitat enhancements and their long term
management have been submitted to and approved in writing by the
LPA at each reserved matters stage:-

- Enhancements to existing wetland features

- Creation of new wetland features

- Provision of habitat enhancements through SUD’s. These may
include swales, dry and semi-dry wetland area and balancing
ponds incorporating species rich grassland, native flood plain
scrub, emergent plant communities and reed beds which will
help store and clean surface water.

These habitat enhancements details shall be with coordinated with the
landscape and open space masterplan proposals, and landscape
management plan details, submitted pursuant to conditions 20 and 21.
Thereafter the scheme shall be completed in accordance with the
approved plans.

18.Any removal of bird breeding habitat shall be undertaken outside the
bird breeding season (March-August inclusive), unless a suitably
qualified ecologist confirms absence of breeding birds. Prior to the
commencement of each development phase details of appropriate
mitigation measures to replace and enhance nesting opportunities ie
new tree, shrub, hedge planting and bird boxes to be located on
retained mature trees or on buildings close to green corridors will be
submitted to and approved by the local planning authority.



19.Landscape Strategy

Not withstanding the landscape design principles identified in chapter 7.0
of Design and Access Statement within 6 months of the date of this
permission a comprehensive landscape strategy for the site shall be
submitted to and approved by the Local planning Authority, This landscape
strategy document shall set out the guiding landscape design and
sustainable landscape construction principles to be followed for all
landscape proposals submitted as part of reserve matters applications for
each residential development phase, the leisure site and associated sports
pitches , the neighbourhood centre, and for the primary school.

The landscape strategy shall include:

e Landscape design principles for green corridors, open spaces, streets,
mews, and lanes, squares and car parking areas

e A diagram to show the different heights of planting that can be
achieved within the central reservation and at roundabouts of the east-
west link road ,taking account of highway visibility requirements

e Sustainable design principles and themes for street tree, amenity,
naturalistic and native species structure planting, wildflower seeding

e A site wide soil re-use and conservation strategy in accordance with
the relevant codes of best practice

e Hard landscape palette for paving, fencing, walls, street furniture,
lighting columns/lanterns

e Sustainable sourcing of hard and soft landscape materials

e Approach to be adopted for equipped play areas to include
opportunities for provision of natural play features

20 Landscape and Open Space Masterplan

Within 6 months of the date of the outline planning permission a
landscape and open space masterplan shall be submitted to and
approved in writing by the LPA. The masterplan shall cover all
proposed open spaces within the development, including the retained
green corridors of Mill Lane and Wickhurst Lane, the open space of
Highdown Hill, the allotments and the open space area adjacent to the
mill pond at Broadbridge Farm.

The masterplan shall :

e Show the layout, types and character of the proposed planting
and include an indicative planting species list

e Make provision for further structure and succession planting
within the existing retained green corridors, together with the
inclusion of a significant number of large growing native trees-
located to allow the development of their full, natural shape.

e Show locations for 10 large semi-mature size ( min 50-60cm
girth) oak trees to be planted in the green corridors and open



spaces in compensation for those lost along the east-west link
road route

e Maximise opportunities for native structure planting

e Incorporate details of the design and layout of balancing ponds
submitted pursuant to conditions 7 and 17

e Provide details of the location, layout and surfacing of paths,
street furniture, interpretation boards and any low level lighting

The reserved matters applications shall demonstrate compliance with
the approved Landscape Masterplan..

21 Landscape Management and Maintenance Plan

Within 6 months of the commencement of the development a long term
Landscape Management and Maintenance Plan for the whole
development site covering its amenity green spaces, sports pitches,
allotments, retained green corridors and other natural greenspaces,
structural landscaping, and street tree and other amenity planting shall be
submitted to and approved in writing by the LPA.

The plan shall include:

e Aims and Objectives

e A description of Landscape Components

e Management Prescriptions- incorporating measures identified in the
submitted Framework Biodiversity and Landscape Management
Plan, dated Dec 2009

e Details of maintenance operations and their timing

e Details of the Parties who will be responsible for maintaining
different areas of the site

It shall demonstrate full integration of landscape, biodiversity and
arboricultural considerations.

The areas of landscaping and open space shall thereafter be maintained
in accordance with the approved Landscape Management and
Maintenance Plan, unless any variation is approved in writing by the LPA.

20.Tree and Hedge Protection

Prior to the commencement of each phase of the development (as
show on the phasing plan numbered 1709-A-1128M) details of the tree
and hedge protection proposal shall be submitted to and approved in
writing by the LPA along with details of existing levels in the vicinity of
existing trees and hedges to ensure that the vertical alignment of no-
dig construction areas relate to surrounding finished levels. No-dig
construction techniques in the RPA of existing trees and hedges to be
retained must be carried out in accordance with BS5837 and the
methods set out in the Arboricultural Survey are adequately followed
through into the detail design stage to the satisfaction of the LPA.



21.

Will you may want to look at this in relation to what they have already
submitted.

Other than agreed as part of this planning application no trees, hedges
or shrubs on the site, shall be wilfully damaged or uprooted,
felled/removed, topped or lopped without the previous written consent
of the LPA until 5 years after completion of the development herby
permitted. Any trees, hedges or shrubs on the site, whether within the
tree protective areas or not, which die or become damaged during the
construction process shall be replaced with trees, hedging plants or
shrubs of a type, size and in positions agreed by the LPA.

22.Archaeology

The Developer shall arrange for an archaeological organisation or
appropriately qualified archaeologists to observe the excavations and
record archaeological evidence that may be uncovered as a result of
the development in accordance with a written scheme of investigation
which shall be submitted to and approved by the LPA prior to the
commencement of development.

23.Highway, Access and Rights of Way

No more than 200 dwellings shall be occupied on the development
unless and until drawings and specifications for the new A24 junction
arrangement serving the site to include a detailed construction
programme for these highway works has been submitted to and
approved in writing by the LPA.

24.Public Transport Provision and Green Travel Plan

Prior to the implementation of each phase of the development herby
approved on the attached Phasing Plan, the following details relating to
bus provision shall be submitted to and approved in writing by the LPA:

- Full design details of the width, alignment and construction of
the proposed bus access routes to serve each phase of the
development showing compliance with the vehicular access and
circulation parameter plan (Drawing number 1709-A-13020L);

- The location of bus stops and bus shelters to serve each phase
of the development;

- The design of the bus stops and shelters and timetable for
deliver

- The delivery of “Real Time Passenger Information” to be
provided as part of the Green Travel Plan for the development.

25.Prior to the occupation of any dwelling, a Green Travel Plan shall be

submitted for approval by the LPA setting out details of the proposed
sustainable transport initiatives.

26.Parking and Cycle Parking Facilities



Each phase of the development as shown on the phasing plan
numbered 1709-A-128-M shall not be commenced until plans have
been submitted indicating the location of car, motorcycle and cycle
parking spaces to serve each phase of the development in accordance
with the parking strategy as set out in the Transport Assessment. The
parking spaces shall be designed, laid out and constructed in
accordance with details to be submitted for approval to the LPA.

27.Construction Programme

Prior to the commencement of each phase of the development a
construction environmental management plan (CEMP) shall be
submitted to and approved in writing by the Local Planning Authority
and thereafter implemented and maintain throughout the construction
period. The CEMP shall include:

- Details of the design and location of the construction access;

- Details of proposed wheel washing facilities located adjacent the
construction site access;

- Details of an area for the storage of materials, parking for
construction traffic and an appropriate turning area has been
provided within the site clear of the public highway;

- Details of a routing agreement for the site construction traffic
and HGV traffic associated with the movement of bulk material
to and from the site;

- Details of means of suppressing dust during the construction
process to include the regime for dust deposition measurement
at the site boundaries;

- Measures for tree and hedgerow protection throughout the
development programme.

28.No work for the implementation of the development hereby permitted
shall be undertaken on the site except between the hours of 08.00 and
18.00 on Mondays to Fridays include and 08.00 hours and 13.00 hours
on Saturdays, and no work shall be undertaken on Sundays, Bank and
Public Holidays unless otherwise agreed in writing by the LPA.

29.No burning of materials shall take place on the site- Will has a better
condition to use

30.No external lighting or floodlighting in connection with the construction
process shall be installed without prior written approval of the LPA.
Any that is installed with the permission of the LPA shall be maintained
in accordance with the approved details.

31.Details of the service strategy and details of the underground services
at each phase.

NOTES TO APPLICANT

NOTES TO BE ADDED



8. REASONS

The proposal does not materially affect the amenities of neighbouring
occupiers or the character and visual amenities of the locality.

The proposed works to form the access would not affect the character and
amenity of the area or the convenience and safety of other highway users.

The proposal includes satisfactory provision for the parking, loading and
unloading of vehicles and would not impinge upon the safety and convenience
of other highway users.

The proposal is consistent with the provisions of the development plan.

Background Papers: DC/09/2138
Contact Officer: Hilary Coplestone



APPENDICES

1. Leaflet on consultation on traffic calming options

2. Consultation Responses



Consultation on proposed traffic management options
for Broadbridge Heath

This leaflet seeks your views on the choice of proposals for traffic management
on Billingshurst Road to limit the potential for rat running through the villages of
Broadbridge Heath and surrounding area. This consultation is part of the outline
planning application recently submitted for housing and community development
on land south of Broadbridge Heath by Countryside Properties Plc.

The current planning application, submitted in November 2009, continues the
consultation process with local stakeholders, including Horsham District Council
(HDC), West Sussex County Council (WSCC) and Broadbridge Heath Parish
Council. This led to the preparation of an adopted Masterplan for West Horsham
on which the subsequent planning application has been based.

The South Broadbridge Heath development comprises up to 963 new homes, a
new local centre including land for a new primary school, formal and informal
open space for recreation. It will also involve the construction of a new dual
carriageway link road, new access on to the A24 and other transport
Improvements. As part of the proposals, the existing A264 (the Broadbridge
Heath bypass) which runs to the south of the Broadbridge Heath Village will be
closed to traffic except for buses and cycles, connection for local traffic to the
new local centre will be provided for within the development layout. Instead, a
new dual carriageway will be constructed to connect the A264 Five Oaks Road
with a new two-level junction with the A24. This will provide a direct
connection and more capacity for both existing and new traffic. A traffic model
has been produced to understand the impact that the new dual carriageway
will have in the area and the new vehicle movements being generated by the
development.

This leaflet is to consult on proposals to manage traffic within Billingshurst Road
by making it quicker and more convenient for vehicles to use the new East-West
link and, as a consequence, limit the potential for rat-running through the villages
of Broadbridge Heath and Warnham.

A number of different traffic management schemes have been developed in
consultation with the stakeholders. All have the common aim to discourage rat
running through Billingshurst Road and the surrounding rural roads and to instead
use the new East-West dual carriageway for non-local traffic.

Option 1:

¢ Traditional traffic calming scheme

+ Gateway entrance to Billingshurst Road from the west.

¢ Priority give way entrance from the east

+ Traffic calming features along Billingshurst Road including:-

Raised surface junctions and speed cushions (exact location to be determined)
Option 2:

¢ Redesign of Five Oaks roundabout to a 3 arm roundabout

¢ Realignment of Billingshurst Road to join downgraded existing bypass
¢ Limited number of speed cushions along Billingshurst Road

+ Change priority at junction of Billingshurst Road and Shelley Drive
Option 3:

¢ Five Oaks roundabout replaced with a give way junction on the A281
¢ Realignment of Billingshurst Road to join downgraded existing bypass



¢ Limited number of speed cushions along Billingshurst Road
+ Change priority at junction of Billingshurst Road and Shelley Drive

OPTION 1

Advantages Disadvantages

¢ Least costly ¢ Numerous traffic calming measures for local traffic to negotiate
¢ Limited effectiveness in reducing traffic flows in Bailing Hill, Robin Hood Lane
and Strood Lane

¢ Easy access to Billingshurst Road from the west for through traffic

¢ Reduction in traffic flows on Billingshurst Road

¢ Improvements limited to Billingshurst Road

OPTION 2

Advantages Disadvantages

+ Minimal number of traffic calming measure for local traffic to negotiate

¢ Most Costly

¢ Reduction in traffic flows on Billingshurst Road

+ Moderately effective in reducing traffic flows in Bailing Hill, Robin Hood Lane
and Strood Lane

+ New “gateway” to Broadbridge Heath from the west

¢ Less attractive for potential rat running traffic from the west

OPTION 3

Advantages Disadvantages

¢ Minimal number of traffic calming measure for local traffic to negotiate

¢ Requires third party land

¢ Modest reduction in traffic flows on Billingshurst Road

¢ Requires additional speed management on A281 corridor

¢ New “gateway” to Broadbridge Heath from the west

¢ Less attractive for potential rat running traffic

from the south/west

+ Most effective in reducing traffic flows in Baling Hill, Robin Hood Lane and
Strood Lane

INFORMAL DROP IN EVENING

Broadbridge Heath Parish Council has arranged an informal drop-in evening for
the public on:

Tuesday 19th October

From 7.30pm to 9.30pm

At St. John's Church hall, Broadbridge Heath

This will be an informal drop-in session, where members of the parish council will
be on hand to explain and discuss the different traffic calming options as put
forward in this leaflet.

EXPRESS YOUR OPINION

This consultation period ends on Friday 29t of October so please tear off
this response sheet to Horsham District Council and post using the stamped
addressed envelope or to the address below.

Please indicate your preferred option by numbering each option in order of
preference (1 = most preferred and 3= least preferred)



Option 1

Option 2

Option 3

Emma Parkes

Strategic Planning
Horsham District Council
Park North,

North Street,

Horsham,

West Sussex RH12 1RL

With many thanks for taking the time to take part in this consultation.
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27/01/2011

BROADBRIDGE HEATH, HORSHAM - S106 PACKAGE

Rev A

Policy requirement

Item

Countryside Heads of Terms (£)

£ Notes
1 Highway Works Land West of Horsham Masterplan,
Supplementary Planning Document .
Adopted October 2008, West Sussex WSCC to provide a new grade separated
Structure Plan 2001-2016 Deposit Draft, A24 Grade Separate Junction £7,728,800 Junction on A24 providing principal mean
Policy DEV3 of access to the development. Junction
to be opened by 450th occupation.
Farthings Hill RAB £106,000 Contribution to be based on ‘cumulative

strategy' for both sides of A24.

Five Oaks Road RAB

CP to provide in lieu of contribution

Part of the dual carriageway constructiory

Old Guildford Road Traffic Management

A contribution will be made to WSCC on
the 600th occupation for traffic calming
measures in BBH

Rural Road Traffic Management

£625,000

A264/Five Oaks Road RAB

Tesco RAB Interim £75,000
Tesco RAB Final £40,000
CP will make a contribution by way of
Public Transport £429.487 subsidy to the bus operator via WSCC

between the development site and the
town centre

Dual Carriageway

CP to provide in lieu of contribution

CP will construct a link road between the]
new A24 junction and the A264 at Five
Oaks Road by the 450th occupation

Fire and Rescue

CP to provide in lieu of contribution

Fire Hydrants to be provided at locations]
within the site, by way of prior agreement
with WSCC

2 Formal Outdoor Sports

Horsham District Council Local
Development Framework to 2018,
Planning Obligations Supplemental
Planning Document June 2007, Core
Strategy Adopted Feb 2007

MUGAS x 2

Two MUGAs will be provided to an
agreed specification. Both to be
completed by 750th occupation

Commuted Maintenance Payment

Commuted maintenance sum to be paid

£94,500 -
MUGAS "’ on hand over to Local Authority
Sports Pitches To pe vprowded to an agreed specificatior
in line with outline planning consent
CP to provide pavilion facility to serve ag
Pavilion changing rooms, storage and social
facilities.
3 Children's Play Horsham District Council Local
Development Framework to 2018, To be provided by the completion of the
. — LEAP x 2 :
Planning Obligations Supplemental adjacent residential phase
Planning Document June 2007, Core
Strategy Adopted Feb 2007
. Commuted maintenance sum to be paid
£84,000 -
Commuted Maintenance Payment LEAP ) on hand over to Local Authority
4 Youth Facilities Horsham District Council Local
Development Framework to 2018, To be provided to an agreed specificatior]
N o Skate Park S .
Planning Obligations Supplemental in line with outline planning consent
Planning Document June 2007, Core
Strategy Adopted Feb 2007
Commuted Maintenance Payment Skate| Commuted maintenance sum to be paid
£42,000 -
Park on hand over to Local Authority
Kickabout Areas x 2 CP to provide a LEAFv’vam?I LAP to an
agreed specification
Commuted Maintenance Payment £42.000 Commuted maintenance sum to be paid
Kickabout Areas ' on hand over to Local Authority
5 Community Facilities ;and |West ::f Hv’J:rlsharn M;sterp\an; CP to provide a contribution towards a
upplementary Planning Documen Community Centre £450,000 community centre prior to the 200th

Adopted October 2008

occupation.

Doctors Surgery

CP to provide in lieu of contribution

CP to provide a doctors surgery
facilitating up to 5 GPs by the 600th
occupation (if sufficient demand exists)

Parish Office

CP to provide in lieu of contribution

A building or space within a building will
be provided for a Parish Office

6 Public Art

Horsham District Council Local
Development Framework to 2018,
Planning Obligations Supplemental
Planning Document June 2007, Core

Public Art

£150,000

Public Art to be incorporated into the
scheme by way of design

7 Open Space

Horsham District Council Local
Development Framework to 2018,
Planning Obligations Supplemental
Planning Document June 2007, Core

Leisure Centre Land

CP to provide in lieu of contribution

CP to provide up to 1ha of land for
expansion of Broadbridge Heath leisure
centre
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BROADBRIDGE HEATH, HORSHAM - S106 PACKAGE

Rev A

Policy requirement Item Countryside Heads of Terms (£)
Strategy Adopted Feb 2007 CP to provide a site for allotments at an
Allotments CP to provide in lieu of contribution agreed location prior to the 650th

occupation

Structural Landscaping

To be provided in line with outline
planning consent

Structural Landscaping Commuted
Maintenance Payment

£1,352,367

Contribution to be agreed in line with
schedule of rates

Landscaping scheme to Dual

CP to provide in lieu of contribution

Adopted October 2008

Carriageway
8 Education West Sussex Structure Plan 2001-2016
Deposit Draft, Policy DEV3 Secondary Education Contribution £2,683,284 CP will pay WSCC a contribution low‘a_rq
the provision of secondary school facilitie|
Primary Education Contribution £1,246,581 anqry school Sn? to be prowde‘d_ ’filong
with a contribution towards facilities
Sixth Form Contribution £450,000
" CP to provide space in neighbourhood centre in liey
Library I
of contribution
CP to provide space in neighbourhood centre in liey
Nursery o
of contribution
9 Recycling West Sussex Structure Plan 2001-2016
Deposit Draft, Policy DEV3
10 Sustainability Land West of Horsham Masterplan,
Supplementary Planning Document
Travel Plan
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