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Executive Summary
1.

These representations are submitted on behalf of Mayfield Market Towns Limited (‘MMT’) to respond
to the Regulation 18 Draft Horsham District Local Plan 2019-2036 (‘HDLP’).

2.

MMT was formed by Peter Freeman CBE, co-founder of Argent, the developer behind the UKs largest
regeneration development located at King’s Cross in London. Peter assembled a team of development
experts to assist in the creation of the Mayfields New Town. The team is advised by a very wide range
of leading experts. In 2016 MMT decided to partner with Clarion Housing Group which is Britain’s largest
housing association to ensure the delivery of the affordable housing across the site. Clarion owns
125,000 homes and builds around 1,500 new homes each year. Clarion are also market leading
developers of zero and low carbon affordable housing. Other house builders will be invited to join and
help deliver Mayfields, but they will only be allowed to participate based on the track record of the
quality of the homes they build.

3.

Like the Kings Cross redevelopment, Peter’s vision for Mayfields is to set a new benchmark for the
quality of new settlement development. The principal defining features of the development are set out
below.

4.

▪

Sufficient Scale: Mayfields is a proposal for a new town. It is not intended to be a new village. The
risk with so many new settlement proposals is that they do not have the critical mass to support
key services and facilities. MMT’s investigations into critical thresholds suggests 7,000 is an
optimum size for a new settlement, with significant land given over for employment, schools,
sports and leisure provision, retail, health and other community use, together with generous
open space. MMT estimate that around 250-300 hectares of land is required. The Mayfields
proposal is unashamedly on the scale of a new town. No other proposal being considered by the
Council is of sufficient scale to support the level of facilities required for a sustainable new
community.

▪

Land Value Capture: The delivery of Mayfields is based on the principle of land value capture. The
Mayfields New Town proposal has been established by offering landowners a reasonable, rather
than an inflated uplift in their land value. MMT have devised a land value model, which will ensure
that a very significant proportion of the captured land value is made available to ensure the early
delivery of the social and physical infrastructure and affordable housing which makes a new
settlement a success.

▪

Mixed Community: To be successful a community must embrace all members of society. MMT
has specifically chosen to partner the delivery of Mayfields with Clarion Housing Group, which is
the UK’s largest housing association, with a very strong track record in management and longterm stewardship. Clarion will ensure delivery of all the affordable housing across the site at a
policy compliant level. But other forms of housing are also proposed including homes for firsttime buyers, plots for custom build housing and plots for self-build housing. Suitable and
appropriate accommodation for our increasingly ageing population also forms a key part of the
proposal.

These factors combine to enable MMT to provide a delivery guarantee. Affordable housing will be fully
policy compliant; employment and social and other infrastructure will be delivered alongside new
homes to create a balanced community from the start and all this will be funded from the captured land
value without calling on public expenditure. A planning application is in preparation, informed by
engagement with the Council through a PPA and close working with key stakeholders. This is not a
speculative proposal – MMT is committed for the long term – and ready to formalise its delivery
guarantee on allocation of the land.
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5.

In line with the vision for Mayfields, environmental and design quality are also of fundamental
importance. A team of the country’s leading architects and designers have developed a landscape led
masterplan which protects and celebrates the inherent characteristics of the site. Broad river corridors
form an essential feature of a green infrastructure strategy which accounts for 40% of the land, whilst
woodland is retained and supplemented by indigenous planting and the site’s two listed buildings are
retained with their settings protected so that they can play a central role in the creation of a distinctive
and characterful Wealden town.

6.

A large part of the current site features relatively low-quality agricultural land with limited ecological
value, whilst the site has no national or local landscape or ecological designations. MMT’s plans will
ensure a significant net gain in biodiversity.

7.

Sustainability is at the heart of the vision. Mayfields has easy access to three rail stations but, more
importantly, it is being designed to limit the need to travel and to provide for movement by sustainable
means where travel is necessary. The deliberate balance planned between housing and employment
and the inclusion of health, education and leisure facilities – including a secondary school - mean that
Mayfields can be significantly self-sufficient. A network of bus services will link Mayfields to rail stations
and other towns. Mayfields is planned to be carbon neutral.

8.

Planning a new town is inherently more sustainable than a smaller new settlement which cannot
support necessary facilities or an urban extension where satellite housing estates are planned on the
outside of towns, but away from town centres.

9.

MMT has commissioned all the necessary technical work to ensure deliverability. Detailed appendices
to these submissions demonstrate the sufficiency of all utilities, MMT’s plans for foul and surface water
drainage and explain how development would not be at risk from flooding, but would in fact improve
flood storage and reduce the current risks of downstream flooding.

10.

MMT has control of more than 1,000 acres of land through freehold acquisition or options and would
be pleased to explain the principles of its land ownership with the Council through the current PPA
discussions. MMT also commits to share details of its financial appraisal on an open book basis with the
Council in order to demonstrate the deliverability of Mayfields and the robustness of the delivery
guarantee set out in these submissions.

11.

Against this background, these submissions:

12.

▪

set out the scale of housing need facing the local plan – a scale which requires solutions of the
scale of Mayfields as part of a combination of measures, if national policy requirements are to be
met. The draft plan currently fails to recognise the obligations which the NPPF places on this plan
to address the full scale of the district’s housing needs and to make a meaningful contribution to
the chronic shortage of housing in the wider area;

▪

review how Mayfields has been “scored” by the Council in its Sustainability Appraisal and draft
Local Plan to demonstrate that an objective assessment would recognise the inherent
sustainability benefits of MMT’s vision for Mayfields compared with alternatives that cannot offer
the scale, delivery or sustainability benefits of Mayfields; and

▪

introduce a series of detailed technical appendices which support every aspect of these
submissions and demonstrate the deliverability of Mayfields as a new market town.

No other strategic alternative can offer these benefits and no other alternative can deliver on the scale
and with the confidence of Mayfields.
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1

Introduction

Purpose of Representations
1.1

These representations are submitted on behalf of Mayfield Market Towns Limited (‘MMT’) to respond
to the Regulation 18 Draft Horsham District Local Plan 2019-2036 (‘HDLP’).

1.2

Specifically these representations are submitted in support of MMT’s proposal for a new market town
in the south of the District on the A23 corridor between Brighton and Crawley in a belt which is outside
the South Downs National Park to the south, and the High Weald Area of Outstanding Natural Beauty
to the north. This proposed new market town is known as ‘Mayfields’.

Who is MMT?
1.3

MMT was formed by Peter Freeman, co-founder of Argent, the developer behind the UKs largest
regeneration development located at King’s Cross in London. King’s Cross is an 8 million square feet
development, worth £7billion, and delivering a mixed-used scheme set within a series of beautifully
landscaped public space across 67 acres of central London adjacent to King’s Cross and St Pancras
stations. Kings Cross is a community where 6,000 people will live, 5,000 study, 35,000 work and tens of
thousands visit every week to enjoy its public realm and leisure activities. Peter also developed
Brindleyplace, which is Birmingham’s modern business and entertainment district. It was the first
project to also bring new build residential back to the town centre. Argent is also progressing the new
quarter at Brent Cross in London with 7,000 homes, schools and employment. Peter assembled a team
of development experts to assist in the creation of the Mayfields New Town. The team is advised by a
very wide range of leading experts. Peter was awarded a CBE for services to Housing and Communities
in the 2020 New Year Honours List.

1.4

In 2016 MMT decided to partner with Clarion Housing Group which is Britain’s largest housing
association to ensure the delivery of the affordable housing across the site. Clarion owns 125,000 homes
and builds around 1,500 new homes each year. Clarion are also market leaders of zero and low carbon
affordable housing, for example through their award winning Graylingwell Park development in
Chichester, a Joint Venture with Linden Homes. Clarion have also developed one of the largest
affordable housing schemes to obtain “Passivhaus” certification at Passive Close, Rainham in Essex.
Clarion are also expanding their delivery of market housing after being encouraged by the Government
to expand into the private sector to widen choice in the housing market. Clarion now form 50% of MMT.

1.5

Clarion is also committed to the delivery of exemplary new mixed-use settlements, alongside delivering
good customer service and to significantly improving properties each year.

1.6

Clarion’s market housing arm is called Latimer Developments Limited (‘Latimer’). Latimer is a
development company delivering and marketing homes for private sale. It also leads on land
acquisition. Latimer plays a key role in contributing to Clarion’s social purpose activities. Latimer shares
the same ambition: to make housing better across the country. It provides scale and ambition, as well
as the partnership required to unlock the biggest opportunities.

1.7

In addition, the charitable foundation, Clarion Futures, will invest £150 million over ten years to deliver
one of the largest social investment programmes in the country. This will provide support to tens of
thousands of people. Clarion Futures’ mission is to provide people with the tools and support they need
to transform their lives and communities for the better and has set some very ambitious targets,
including:
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▪

To support 4,000 people a year into work

▪

To provide 250 apprenticeship opportunities every year

▪

To make a positive difference to the lives of 15,000 young people

▪

To support 3,000 residents with budgeting and money management

▪

To deliver social impact worth £1 billion over the next decade

1.8

Other house builders will be invited to join Mayfields. But they will only be allowed to participate based
on the track record of the quality of the homes they build. There will be a significant emphasis on high
end house builders who properly understand the Government’s new emphasis on design and beauty.
In line with Government policy, land will be made available to small and medium sized local builders,
who focus on the delivery of high-quality new homes.

1.9

MMT is firmly committed to offering a wide range of house types and tenures. Suitable areas of the
Mayfields will be designated as locations for both self-build and custom build new housing. A care and
retirement village will also form part of the proposal.

1.10 The company structure of MMT Ltd is as follows. It is a private company made up of Peter Freeman and
his fellow development partners in partnership with the Clarion Housing Group (‘Clarion’) who, as noted
above, own 50% of MMT. In total MMT has eight directors who collectively offer an unrivalled track
record in designing, developing, financing and managing large mixed-use schemes and creating their
landscape setting.
1.11 Like the Kings Cross redevelopment, Peter’s vision for Mayfields is to set a new benchmark for the
quality of new settlement development. The defining features of the development are set out below.

Mayfields New Town - 10 Defining Features
1.

Sufficient Scale: Mayfields is a proposal for a new town. It is not intended to be a new village. The risk
with so many new settlement proposals is that they do not have the critical mass to support key services
and facilities. Many new villages and garden village proposals make the claim for their “sustainable” or
green credentials. But it is important to look at the detail of a proposal and the evidence supporting it.
It should be born in mind that at least 5,000 new homes are needed to support a new secondary school.
A community of a lesser scale, which exports all its secondary age children outside of the settlement for
their education each day, cannot be said to be sustainable settlement. The same applies to employment.
Even with the rise of home working, the provision of large-scale employment premises should also be a
feature of any new settlement for the same reasons. There are also well-known challenges facing the
retail sector. Therefore, for a new settlement to be a genuine success, it must achieve a critical mass.
MMT’s investigations into critical thresholds suggests 7,000 is an optimum size for a new settlement,
with significant land given over for employment, schools, sports and leisure provision, retail, health and
other community use. Together with generous open space, MMT estimate that around 250-300
hectares of land is required. MMT has over 400 hectares purchased or under option and is continuing
discussion with other landowners to ensure that ownership boundaries do not inhibit the most
sustainable form of development. The Mayfields proposal is for a new town of this scale. It is
unashamedly on the scale of a new town. No other proposal being considered by the Council is of
sufficient scale to support the level of facilities required for a sustainable new community.

2.

Land Value Capture: Mayfields is based on the principle of land value capture. The Mayfields New Town
proposal has been established by offering landowners a reasonable, rather than an inflated uplift in
their land value. This is because inflated land values severely undermine the ability to deliver social and
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physical infrastructure. If too much of the uplift in land value goes to the landowner, then the
housebuilders end up paying very high prices for the land. This will force the housebuilders to resist
providing physical and social infrastructure. This is counter-intuitive to making a successful place
because social and physical infrastructure such as new schools and sports facilities can greatly assist in
the sale of new homes and are essential to sustainable place making. All too often housebuilders are
forced into paring back on infrastructure, services or affordable housing by the price of the land.
Working with Lord Matthew Taylor, who has long been an exponent of the land capture approach, MMT
have devised a land value model, which will ensure that a very significant proportion of the land value
is made available to deliver the infrastructure which makes a new settlement a success. MMT’s land
options are all based on this approach.
3.

Mixed Community: To be successful a community must embrace all members of society. That means
ensuring everyone can live in the new community, including key workers like teachers, nurses, those in
the emergency services, care workers, and others such as shop staff, school administration staff,
cleaners etc. Houses prices in the area often make that impossible. The only way to achieve this is to
bring forward a proposal which embraces all types and tenures of housing. Crucial to this is the delivery
of affordable housing. Many large-scale proposals fail to deliver meaningful affordable housing because
of a combination of inflated land values and other infrastructure costs. Mayfields land value capture
model overcomes this. But in addition, MMT has specifically chosen to partner the delivery of Mayfields
with Clarion Housing Group, which is the UK’s largest housing association. Clarion will ensure delivery
of all the affordable housing across the site at a policy compliant level. But other forms of housing are
also proposed including homes for first-time buyers, plots for custom build housing and plots for selfbuild housing. The elderly population are a vital and much valued section of our society, whose
accommodation needs are often overlooked. Suitable and appropriate accommodation for our
increasingly aging population should form a key part of any proposal. The Mayfield proposal will deliver
a dedicated care village, with facilities ranging from care homes, and dedicated dementia care facilities
to Extra Care and sheltered accommodation.

4.

Schools: the proposal will deliver 5 nurseries, 3 primary schools, 1 secondary school (a through school
with a sixth form) and a special educational needs (SEN) school. Schools are often the heart of any
community. They do not just meet the needs of pupils, they provide buildings and facilities which
become the focus for significant community activity and cohesion. School sports pitches, (especially
high use artificial pitches) at secondary school level are widely used local community sports clubs,
children teams and more casual work or social groups. Sports halls and other school buildings are
frequently used outside of school hours for community meetings ranging from parents and toddler
groups to the University of the Third Age (UA3). Having new schools, especially a new secondary school,
within a new settlement ensures there are large scale facilities around which a myriad of social and
sports groups will form and bind, to significantly strengthen the social fabric of Mayfield New Town.

5.

Employment: Embedded within the landscape and street scene of Mayfields, there will be a variety of
buildings that together provide 40,000 square metres of employment space aimed at a wide diversity
of occupiers. MMT’s research has revealed a plethora of smaller business already located on the site
and in the wider area. There is a thriving start-up culture in the area, but with little by way of larger scale
premises or modern office space, albeit there are some notable exceptions such as the presence of a
large new employment centre build at Albourne for an aviation company. Being located close to the
A23 between Crawley and Brighton, and in close proximity to the Gatwick Diamond, Mayfields is welllocated to provide employment on this scale. To kick start the location MMT will commit to building of
a significant proportion of this 40,000 sqm of employment space in line with the first 1,000 new homes.
Schools are also major employers in local communities, as are retail facilities, care facilities and health
care provision, all of which add the ability of a new town to meet employment needs locally and to
provide jobs alongside housing as the town grows.
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6.

Health Care: modern health provision is changing. Traditional GPs surgeries are being replaced by multiservice health centres, which allow for a range of medical services to be provided in one location. The
scale of the Mayfields proposal lends itself perfectly to the provision of this type of facility, which can
incorporate not only multi-practice GPs surgeries but also district nurses, operating rooms for minor
surgery, together with other services such as dentistry, osteopathy, chiropractors and chiropody.

7.

Retail: 14,200 square metres of retail space, including a supermarket. There are many challenges facing
the retail sector at the moment. To ensure a new community can deliver retail facilities it needs to be
of an appropriate scale. This is important because it would be unrealistic to assume a new settlement,
even a new town, will retain all of its expenditure in the settlement. But with around 15,000 residents
Mayfields is of a scale to ensure a good retail offer which can sustain many of the community’s needs.

8.

Stewardship: From looking at other examples it is clear to MMT that for a new community to be
successful it needs long term stewardship. From the outset, MMT will provide the co-ordination and
administrative support to ensure Mayfields functions as an integrated community. MMT will take a
holistic view of attracting a diverse range of employers to offer a broad choice of employment and a
rich provision of local services.

9.

Community Development Trust: Alongside MMT’s corporate stewardship, MMT will encourage the early
creation of a Community Development Trust to be set up and then run by all members of the
community, including not just residents, but also employers, employees, teachers, retailers and those
in charge of other community uses such as faith buildings and community groups. Funded and working
alongside MMT, the Trust would allow the community more direct control over the ownership and
control of its own community, and allow for democratic decision making about the use of communal
and shared facilities. Caring for the social infrastructure of the evolving community in this way is every
bit as important as developing the necessary physical facilities – but it can only meaningfully be achieved
in a community which is large enough to sustain those facilities.

10.

Non-carbon Movement: Much is made by all new developers of travel by non-car modes. But the reality
is that many people are wedded to their car because of the inevitable convenience it brings. The best
and most effective way to limit movement and seek to reduce carbon based movement is to create a
community which provides most of the employment, services and facilities required by residents.
Mayfields is designed to provide for the majority of the needs of its residents all of whom will be able
to access facilities by walking or cycling. To the extent they are necessary, longer distance journeys
would be facilitated by use of bus services, running through the heart of the new town on routes which
are within 400m of every home, employment premises, school, shop and community facility. These
would be operating by a fleet of electric vehicles. Rail travel makes up only a small proportion of daily
trips, but Burgess Hill, Wivelsfield and Hassocks train stations will all be accessible from Mayfields via
active travel corridors, bus services or demand responsive transport. Accessibility in this way to wellestablished main line stations is preferable to reliance on unrealistic assumptions about the creation of
new stations.
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2

Mayfields and its Suitability for Housing-led Development

Proposals by MMT
Background
2.1

The potential for a new settlement in Horsham / Mid Sussex to meet future needs is not a new concept.
It has previously been acknowledged as a potential solution to meet housing needs, including within:
▪

the GL Hearn New Market Town Study (2010) commissioned by the authorities of Crawley, Mid
Sussex and Horsham;

▪

earlier iterations of the Local Strategic Statement and the evidence base that supports these; and

▪

the Sussex Coast HMA Housing Study (Duty to Cooperate) (May 2013).

2.2

Reflecting this, the current local plan for Horsham (para. 3.25 of the HDPF) highlights that in the longer
term “an innovative solution such as a step change to an existing settlement, or a new settlement within
our District may need to be considered.”

2.3

In particular, the Hickstead and Sayers Common area, which was identified by the GL Hearn New Market
Town Study (2010) as the least constrained location for a potential new settlement, continues to be the
most appropriate location in Horsham / Mid Sussex for a new settlement to be located. This area was
carefully selected because it is relatively unconstrained.

2.4

Much of Horsham District is constrained by the High Weald AONB and the South Downs National Park.
As a result, the central band between the AONB and the National Park is the area with greatest
development potential. It is evident (as confirmed by the GL Hearn New Market Towns Study) that, in
particular, the area to the west of Sayers Common is one of the least constrained areas in Horsham/Mid
Sussex districts.

2.5

The area has very few constraints, as was acknowledged by the previous Local Plan Inspector. The
existing constraints (low to medium landscape capacity and some limited areas within Flood Zone 3) do
not inhibit the sustainable development of a new settlement in this location. Indeed, no evidence has
been published to demonstrate that a new settlement in this location is not deliverable or that there
are any environmental, landscape or infrastructure constraints that cannot be overcome through the
type of careful design and close joint working with stakeholders that MMT has been undertaking.

2.6

When considering the specific Mayfields proposal in 2015, the Horsham Local Plan Inspector concluded 1
that:
“Much of the area of search for the proposed new town is pleasant low‐lying pastureland, but it could
not be said to possess special scenic quality. The land does not fall within any environmental designation
and there is no evidence that any protected wildlife habitats need be affected. Despite the anecdotal
evidence of local residents, there appears to be no concern from the EA that surface water flooding could
not be managed through a SDS. No other overriding physical constraints have been raised.”

2.7

Instead, a new settlement in this location provides a sustainable solution that:
▪

1

Is not constrained by already stretched community and physical infrastructure.

Paragraph 85, Inspector’s Report to Horsham Council (8 October 2015)
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▪

Will not result in towns losing their identity or the open space around existing towns and villages,
which very many people value so highly.

▪

Will fund and deliver sustainable and planned infrastructure in line with development, including
community facilities and physical infrastructure.

▪

Will have its own high-quality character and identity.

▪

Will not adversely affect (and will even protect and enhance) the area’s best and most important
environmental assets.

▪

Will positively respond to the economy of Horsham, and the wider sub-region through the
provision of high-quality employment accommodation that benefits from the economic strength
of the Gatwick to Brighton corridor and which will be initially cross subsidised by the residential
accommodation until a critical mass is established in order to ensure that Mayfields develops as
a balanced, sustainable community.

▪

Will provide significant housing in the short, medium and long-term providing the Council with a
long term supply of housing in a part of the District which is not already subject to significant
housing development, so that a strong rate of housing delivery can be assured.

The Proposed Development
2.8

The overarching vision for Mayfields is to deliver a new market town between Henfield and the A23,
carefully set within the existing landscape, drawing on the Site’s landscape assets, the River Adur,
woodland and mature trees to provide an attractive setting for the town.

2.9

Development will reflect the characteristics of the Sussex Weald and is designed to promote and sustain
the health and well-being of a vibrant new community. There will be a mix of housing tenures, types of
dwellings and employment; residents and visitors will be able to live and work in a green and wellconnected place, where the countryside is always close and walking and cycling will be actively
encouraged over the use of cars. The plan, the variety and the quality of the place will achieve a
sustainable balance between homes, schools, shops, work and leisure to provide a complete way of life.
A numerical parity between employment numbers and houses and subsidised and prioritised houses
for workers will create a functioning market town with a high degree of self-containment. There will be
a traditional market town centre with work, retail, leisure and civic uses, augmented by local centres for
day to day necessities and facilities. Community stewardship and the management of public land and
facilities will support and maintain the quality of life of all residents.

2.10 Reflecting this, at this stage, it is envisaged that the proposals will include the following:
▪

Up to 7,000 residential units, including affordable homes (C2 / C3)

▪

Up to 15,200 square metres of retail floorspace (A1-A4)

▪

Up to 42,000 square metres of office / financial services (A2 / B1)

▪

Up to 5,600 square metres of light and general industrial facilities / storage or distribution (B2 /
B8)

▪

Hotel (C1)

▪

Lido (D2)

▪

Venue / entertainment area (D2)

▪

Up to 300 square metres of social service facilities (D1)
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▪

A health centre and surgery facilities (D1)

▪

3no. primary schools, 1no. secondary school – through school with sixth form and provision for
one separate special education needs (SEND), and 5no. nurseries (D1)

▪

3no. faith / community halls (D1)

▪

Vehicular accesses off B2117 Wheatsheaf Road and Wineham Lane

▪

Sustainable drainage system

▪

Associated earthworks, parking, open space, play areas, sports facilities, landscaping and related
infrastructure, including a wastewater treatment facility

2.11 This list is not exhaustive and the masterplan for the new settlement will evolve. However, MMT is
committed to create a diverse, balanced community.

The Suitability of Mayfields for Development
Deliverability & Viability
2.12 The Mayfields proposal has been subject to a continuous high-level viability appraisal. This has taken
full account of the cost of the required early delivery of the transportation, utility and social
infrastructure improvements proposed. Land and sales agents and surveyors have contributed advice
on the scale and value of the development, taking into account the scale of affordable housing required.
The appraisal takes full account of the design quality and sustainability standards set by MMT. The
development is fully financeable, viable and deliverable at no cost to the public purse.
2.13 This is made possible by the judicious acquisition of land at fair but affordable prices, so that the land
value uplift generated by a future planning consent has been captured so that it can be invested in the
delivery of upfront physical and social infrastructure of value to the new and existing community.
2.14 MMT believes that this is not only an exemplary model but one which is unlikely to be replicated by
other strategic options in Horsham District. MMT would be pleased to share details of its approach with
HDC and to negotiate and agree a comprehensive Section 106 agreement before the land is allocated
in the HDLP so that the benefits are fully identified at that stage. The agreement will then be ready for
signature on the grant of planning permission.
2.15 In order to demonstrate commitment and to guarantee the early delivery of housing, MMT has been in
pre-application discussions with HDC since early 2019 and is preparing a planning application to run
alongside the preparation of the HDLP. Not only has the preparation of the planning application
(through consultation with the relevant statutory consultees) demonstrated that there are no
constraints to delivery, the early securing of consent will minimise the lead in time for housing and other
infrastructure, meaning that they can commence delivery in the early stages of the Plan period, making
a positive contribution to housing delivery from the outset. It is expected that a planning application
will be ready to submit in 2020 and Clarion is already in place to undertake the first phase of
development.
2.16 MMT has a strong commitment to up-front and properly phased investment in infrastructure delivery
and creating the sense of place. The anticipated model for delivery will be different from the traditional
housebuilder approach in terms of this up-front investment.
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Delivery of Housing and Other Development
2.17 The scale of development being promoted by MMT means that a broad mix of housing type and tenure
can be provided to suit a range of needs and affordability options. This mix will be achieved through a
masterplanned approach that creates a number of town and local hubs or centres across the
development. The range of locations allows for lower density as well as higher density elements – for
example as part of the new town centre.
2.18 Up to 7,000 homes are currently proposed as part of the new settlement, however due to the
landownership options of MMT in the wider area, there is the potential for this to increase in the longer
term. Within the Plan period, it is anticipated that 4,900 homes will be delivered, which represents a
substantial contribution to the pressing housing needs of the District and wider area. This is based on
realistic absorption rates and a start on site in 2022. Details of housing delivery are provided at
Document 1.
2.19 MMT is committed to the delivery of new homes and Clarion is committed developing a minimum of
150 homes per year of various tenures through its affordable programme, private sales through Latimer
and build to Rent / PRS delivery with partners. Clarion has a track record of successful joint ventures
with a range of housebuilders / developers. Such joint ventures have include with the Vistry Group
(formally Bovis/Linden) for 1,500 homes at Sherford, 1,000 homes in Northampton and 1,000 at
Graylingwell, together with similar joint ventures with Countryside properties (3,000 new homes at
Ebbsfleet Garden village) and with Crest Homes and the Hadley Property Group.
2.20 MMT’s model for land acquisition at controlled price levels enables the new market town to comply
with affordable housing policies where traditional delivery options locally have failed. In addition,
Clarion, which forms part of MMT, is also able to access long term borrowing at low rates.
2.21 Mayfields does not have the type of underlying viability issue that often affects new housing
developments on the edge of towns as the land does not currently have hope value without a major
new, free-standing settlement being allocated. This has enabled MMT to assemble 1,018 acres of land
of which about 515 acres is at fixed prices and the balance is paid by reference to an Equalisation
Agreement across all the land needed for the development. The land where fixed prices have been
agreed is typically priced at £50-60,000 per acre including farmhouses, equivalent to £30-40,000 per
acre once the value of existing homes is deducted. Where options are based on a percentage of Open
Market Value MMT have not accepted a minimum price above £150,000 per acre and the average
minimum price is £100,000 per acre.
2.22 While most of the land assembly is under option arrangements, MMT have already purchased six parcels
of land including 157 acres and three homes outright at close to Current Use Value. MMT plan to
continue negotiating with landowners to increase the land controlled under option or direct ownership.
The land controlled is more than sufficient for the first phases of development and the scale of land
control creates some flexibility for the final scheme to be settled. If Mayfields is identified as a
sustainable solution to meeting housing needs through the development plan process, it would be
sensible for the Council also to assist in its delivery. MMT would be pleased to share details of its land
ownership with the Council as part of the pre-application process. Further information on MMT’s
approach to land value together with an independent assessment of MMT’s approach is attached at
Document 2.
2.23 The housing stock to be provided will include housing specifically aimed at generation rent, families and
the ageing population of Horsham and the surrounding area. The development will also reflect national
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and local planning policy in respect of housing types and tenure. This will include the local planning
policy requirement for at least 35% affordable housing. This will include affordable starter homes,
shared ownership, discounted, private and social-rented homes, with homes for families, the elderly,
disabled those in need of care, single people, and those seeking self-build, custom build.
2.24 35% affordable housing equates to some 2,450 affordable homes (based on delivering c. 7,000 homes
within Mayfields, with 4,900 homes being delivered within the Plan period) in an area that has a severe
shortage of affordable homes. As reflected by the practice of Clarion elsewhere, through working with
HDC, the affordable housing will assist in taking people off the Council’s housing waiting list.
2.25 In terms of tenure, reflecting the requirements of the HDPF, it is proposed that the overall housing
tenure target will be 70% of the total as Social / Affordable rented properties and 30% as Intermediate
/ shared ownership properties. However, the tenure split will be determined in light of up-to-date
information, particularly on local need and supply. Such flexibility, particularly in the later phases of
development, is important to ensure that local needs are met.
Flooding
2.26 Approximately 88% of the area within the site boundary is located within Flood Zone 1 (land that is least
susceptible to flooding) and 12% is within Flood Zone 2, 8% of this 12% is also within Flood Zone 3 (after
making an allowance for climate change).
2.27 Whilst there are areas within the site boundary that are in Flood Zone 2 and 3, associated with the three
watercourses that cross the Site, all built development will be located outside of the floodplains in Flood
Zone 1. Whilst some have expressed concern that the area is liable to flooding, MMT’s proposals use
the river corridors as a major amenity, reserving development for areas not liable to flood and investing
in drainage systems, water course enhancements and flood storage areas which will mean that there is
no risk of on-site flooding and that the risk of downstream flooding will be significantly reduced.
2.28 Further information on flood and water issues prepared by Create Consulting Engineers Limited is
contained at Document 3. This analysis, which draws upon the findings of the Strategic Flood Risk
Assessment prepared by HDC, demonstrates that flooding does not provide a constraint to the
development of Mayfields.
Transport
2.29 Detailed consideration of the suitability and deliverability of Mayfields from a transport perspective has
been undertaken.
2.30 A comprehensive mobility strategy has been developed for the site which focuses on mobility at the
heart of the development. It prioritises mobility in the policy compliant method of virtual and active
travel mobility first, followed by shared travel and then single occupancy car travel.
2.31 A Mobility Hub will be located in a ‘shop front’ placed amongst other town centre uses, including the
‘work hub’ allowing for short lived or daily ‘working from home’. This is where the Community Concierge
team will operate from. They will provide the following services:
1)

Bespoke advice on all things mobility

2)

A community café
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3)

A Mechanics Court providing tools, space and advice for the DIY fixing and maintenance of bikes

4)

A micro consolidation centre, for parcel drop off and onward delivery either by personal pick up,
or by ground drone, cargo bike, or other future technologies that provide last mile of travel in an
efficient manner

5)

Bike hire, electric bike hire, cargo bike hire and electric scooter hire

6)

The IT platform for car-pooling (individuals providing lifts)

7)

The administration of car sharing (where the vehicle is not owned by the individual)

8)

A focus for shuttles, autonomous or otherwise

9)

A fixed point for demand responsive public transport.

10)

A public transport node for fixed route buses

11)

Organising walks and rides, and a focal point for the leisure active travel routes around and
beyond the site

2.32 There are significant transport advantages of meeting future needs through a large-scale new
settlement, most especially a new town, including most obviously the high-level self-containment by
providing a mix of uses. A robust Transport Strategy has been developed with sustainable movement
at the forefront and this has been reflected by the masterplanning proposals being progressed.
2.33 The proposed masterplan includes a new southern access road, connecting the B2116 in two locations.
A network of primary and secondary access roads is also proposed. The primary routes will connect
B2116 at two locations in the south with Wineham Lane on the northern eastern boundary of the site.
The secondary access roads connect to the proposed southern access and primary access roads in
various locations across the site.
2.34 Active travel corridors will be developed between the site and the Downs Link (via Henfield) in the west
and to Hassocks station via Hurstpierpoint to the east.
2.35 Mayfields will be supported by a comprehensive package of highway improvement works that have
been identified, developed and refined using the Paramics microsimulation traffic model built for the
area.
2.36 Improvements align with the objectives set out in the Air Quality Management Area (AQMA) Actions
Plans for Cowfold to the north west of the site and Stonepound to the east. Proposed improvements to
the A272 through Cowfold help address the air quality issues identified.
2.37 Mitigation schemes developed include junction improvements at the A272 and A23 junction, the A272
as it routes through Cowfold and the junction of the B2135 and High Street in Partridge Green. The
junction of the A281 and B2116 Wheatsheaf Road to the west of the site is to be upgraded to provide a
roundabout.

Representations to Horsham Local Plan | Mayfields Market Town Limited | March 2020

13

2.38 Multimodal improvements at Hassocks station including further upgrades to cycle parking,
enhancements to the existing community cycle hub, bus interchange facilities and integration with the
proposed Demand Responsive bus services are proposed.
2.39 A comprehensive package of public transport services will be provided. This would include a
combination of localised rerouting of existing services and development of new services to key
employment areas such as Gatwick Airport and Crawley. A high frequency bus route (up to every 15
minutes) will operate between the site and Burgess Hill.
2.40 Engagement has been undertaken with WSCC and local bus operators including Stagecoach who
currently operate route 17 between Horsham and Brighton as well as Metrobus who operate the
majority of services in and around Burgess Hill. These discussions have identified the approach to the
public transport provision that will be developed and refined as the proposals develop. Localised
rerouting of route 17 to the town centre and mobility hub has been identified. Alterations to route 100
connecting Mayfields with Burgess Hill are also proposed. Opportunities for new routes have been
discussed with a focus on links to Gatwick airport.
2.41 Arriva Click has provided a detailed and costed proposal for the delivery of a demand responsive bus
service connecting Henfield and villages with Mayfields, Hassocks and Burgess Hill. The proposal
includes sufficient buses for a typical 10-minute wait between calling and receiving the ride, with a
maximum wait time of 20 minutes. An alternative operator, PickMeUp which is operated by Go Ahead
group has also been approached and discussions are ongoing regarding detailed operational proposals.
2.42 Transport infrastructure comprising the mobility hub, access roads, on-site foot and cycle connections
as well as the off-site highway improvements and active travel connections will be funded by the
development. Discussions with WSCC as the new highway infrastructure and mitigation schemes are
developed will include the most appropriate delivery mechanisms for the various infrastructure whether
it be by Section 38, Section 278 or Section 106 contribution with consideration for other schemes
coming forward.
2.43 Infrastructure provision and delivery will be provided in line with the phasing of the development. The
onsite mobility hub, active travel corridors and initial bus services would be provided early on in the
development within the first phase.
2.44 Further details of are provided within the technical note prepared by Vectos (Document 4).
Landscape
2.45 The Site is identified to be within an area that has been selected as being relatively unconstrained by
landscape, heritage or nature conservation designations – this was previously acknowledged by the
Local Plan Inspector for the current HDPF.
2.46 Critically, the site falls outside the South Downs National Park and High Weald AONB. It is not subject
to any local or national landscape designation.
2.47 Mitigation measures to minimise and reduce any potential landscape impacts are embedded within the
design of the development, with the existing landscape character and features being treated as an asset
of the development to be preserved, enhanced and celebrated, rather than a constraint. The effect will
be a new market town of exceptional character. The design principle of the masterplan is to utilise the
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existing road pattern, woods and streams to create a specific Mayfields. This means that the identity
and the wayfaring are embedded in the landscape, creating an immediate place.
2.48 In considering how development could come forward, particular regard has been given to the
conservation of the identified natural landscape features or components; the pattern of historic and
current land cover, the pattern and distribution of existing settlements and built form, taking reference
from historic mapping; the characteristics of key views; and the landscape character.
2.49 The key landscape assets, such as rivers and wetlands, woodland and vegetation, the Sussex Prairies
Gardens, and public footpaths and bridleways, have been identified, and form the basis of the landscape
framework, or Green Infrastructure Framework, within which the development has been distributed;
such that the Mayfields development reflects the key characteristics of the existing landscape and its
visual context, and that it complements the natural beauty, local distinctiveness and sense of place, and
can be successfully assimilated into its immediate and wide context.
2.50 These measures, that is the retention and enhancement of existing features within the development,
along with the consideration of building layout, massing and height and arrangement of open spaces
and new structural planting, are termed 'Primary Mitigation'. Effective Primary Mitigation strategies
avoid or reduce adverse effects, in particular landscape effects, by ensuring the key principles of the
design of the development are sympathetic to the existing landscape context.
2.51 HDC has published the ‘Horsham District Landscape Capacity Assessment’ (‘LCA’) (February 2020). The
overarching objection of the Study is two-fold – to provide a consistent assessment of the landscape
capacity of the land to accommodate housing and employment land; and to identify where new
development could best be accommodated without unacceptable adverse landscape and visual impact.
2.52 In terms of the landscape areas that cover Mayfields, the LCA identifies the capacity to range from no /
low to moderate for large scale housing or employment. However, in reviewing the supporting
commentaries on Landscape Character Sensitivities, Visual Sensitivity, Landscape Value and Landscape
Capacity, and following the guidance that detailed landscape and visual issues would need to be
addressed to overcome sensitivities in a site allocation or development context, the Site presents the
opportunity. Through the combination of Landscape Strategies appropriate for the specific Local
Landscape Character Areas, and a considered and sensitive approach to development, in terms of siting
layout, scale and character, to accommodate the Mayfields Market Town, a masterplan has been
developed which is sensitive to the landscape and visual issues identified for each Local Landscape
Character Area. The masterplan draws on the existing assets and attributes of the Site and its sense of
place, and without unacceptable landscape and visual effects.
2.53 It is therefore considered that there are no over-riding Landscape and Visual issues to prevent Mayfields
coming forward as a Strategic Housing/Employment Allocation.
2.54 Further information is provided within the technical note prepared by Barton Willmore, which is
contained at Document 5.
2.55 In addition, a dark skies appraisal has been undertaken, the findings of which are contained at Document
6.

Representations to Horsham Local Plan | Mayfields Market Town Limited | March 2020

15

Ecology
2.56 A comprehensive suite of ecological survey work has been undertaken for the Site by Aspect Ecology on
behalf of MMT. This has included a desktop survey and Phase 1 habitat survey (completed), together
with Phase 2 botanical and faunal surveys for woodland and grassland habitats, bats, Badger, Dormouse,
Water Vole, Otter, breeding birds, reptiles and Great Crested Newt.
2.57 This work demonstrates that the majority of the Site is formed by arable farmland and species-poor
grassland of low ecological value not considered to form important ecological features. The results of
the completed survey work have allowed the identification of the most valuable ecological habitats and
potential areas for faunal species. This has informed the development layout and now form the basis
of the proposed Green Infrastructure Framework that Mayfields is committed to providing.
2.58 The Site is relatively unconstrained. There are no statutory or non-statutory nature conservation
designations located within or adjacent to the Site. Indeed, the Site is well separated from any such
designations, with the closet statutory designation being Tottington Wood Local Nature Reserve (‘LNR’)
located 4.1 kilometres to the south-west, whilst the closest Site of Special Scientific Interest (‘SSSI’)
notified for its ecology interest is Wolstonbury Hill SSSI located 5km to the south-east of the Site. No
European designations are located within 15km of the Site, the closest being Castle Hill Special Area of
Conservation (SAC) 16km to the south-east and Arun Valley SAC, Special Protection Area (SPA) and
Ramsar 16km to the west. The nearest non-statutory designation is Henfield Common Site of Nature
Conservation Importance (SNCI) located 1.1km to the south-west. As such, it is highly unlikely that any
nature conservation designations will be impacted under the proposals. Details of the ecological
designations and their proximity to the Site are contained at Document 7.
2.59 The Site does contain two small areas of Ancient Semi-Natural Woodland shown on the Natural England
Ancient Woodland Inventory, namely Spinning Wood in the north (1.24ha), and Blackstone Gate Wood
in the south (1.59ha) (see plan at Document 8). However, given the small size of these woodlands, they
can be fully retained under the scheme together with an appropriate buffer from built development, in
accordance with the Natural England and Forestry Commission guidance2. The proposed masterplan for
Mayfields retains these woodlands within wide corridors of open space, allowing for their enhancement
through sensitive ecological management and improved connectivity with new woodland planting and
hedgerow creation – a position confirmed with HDC’s Tree Officer as part of ongoing pre-application
discussions.
2.60 A review of the Woodland Trust Ancient Tree Inventory does not identify any veteran trees within the
Site, although 3no. veteran trees have been identified based on MMT’s own arboricultural surveys.
These will be retained and provided with buffer zones of semi-natural habitat in accordance with the
Natural England and Forestry Commission guidance ‘Ancient woodland, ancient trees and veteran trees:
protecting them from development’ November 2018. As such, there will be no adverse impacts on
veteran trees.
2.61 The only priority habitat type indicated3 is Deciduous Woodland. However, based on a review of
historical aerial photography and habitat surveys at the Site, many of these areas comprise plantation
woodland planted within the last 20 years. No orchards are present within the Site.
2.62 Overall, the Site is free from significant ecological constraint. Habitats of an elevated value are limited
and include woodlands, scattered trees, hedgerows, watercourses and ponds, all of which are to be
2
3

‘Ancient woodland, ancient trees and veteran trees: protecting them from development’ (November 2018)
As identified by the MAGIC database
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retained as part of the Green Infrastructure Framework. In addition, specific mitigation and licensing
strategies for individual species will be implemented as part of a Construction Environmental
Management Plan in order to minimise effects on protected species during construction works.
2.63 Given that the Site is currently dominated by habitats of little ecological value (including intensively
farmed arable and species-poor grassland pasture) with relatively limited areas of more diverse habitat
types, there are substantial opportunities for net biodiversity gain under the proposals, to be delivered
through onsite habitat creation and enhancement.
2.64 Approximately 40% of masterplan is proposed as green infrastructure.
2.65 Under the proposed Green Infrastructure Framework, existing habitats of value including woodlands,
ponds and watercourse corridors are retained within open space, allowing for enhancement through
ongoing management, whilst large areas of natural greenspace, parks and amenity space are proposed,
allowing for the creation of significant areas of new high quality wildlife habitats including woodland
planting, wildflower meadows and wetlands. Wildlife habitats can also be incorporated within built
development areas, including measures such as street tree planting, ecological design of drainage
features, use of wildlife friendly species within ornamental planting and provision of faunal habitat
features such as bat and bird boxes and bee bricks. Together, these measures would create a strong
green infrastructure network across the Site, increasing the quality and quantum of habitat areas and
enhancing connectivity for wildlife.
2.66 To quantify the potential net biodiversity gain that could be achieved under the proposals, a preliminary
Biodiversity Impact Assessment has been undertaken, using the Environment Bank Biodiversity Impact
Calculator (v1.4 July 2016) (see attached extract from the calculator contained at Document 9). This has
been based on the existing habitats as recorded by the Phase 1 habitat survey, with proposed habitats
based on readily available areas for habitat creation/enhancement under the Landscape Space Types
strategy.
2.67 The assessment results in a net biodiversity gain of 95.51 units, equivalent to a 10.6% gain. This matches
the 10% net gain advocated by the Defra Net Gain Consultation Proposals (December 2018), and given
the size of the Site, would represent a significant net gain in a district context.
2.68 The proposed development offers substantial opportunities for enhancement to ecosystem services
such as the creation of more diverse habitat types benefitting pollinating invertebrates, provision of
SUDS and new wetland habitats improving water quality and woodland management to provide a
sustainable fuel source.
2.69 In the longer term, new habitat creation and ongoing management within open space areas, to be
secured by a Landscape and Biodiversity Strategy, will maintain and enhance faunal habitats.
2.70 The proposals for biodiversity enhancements will be set out under a Landscape and Biodiversity
Management Strategy, submitted as part of the proposed scheme. This can be secured via planning
condition or Section 106 agreement, with detailed management plans to be produced for each phase
as part of Reserved Matters. It is proposed that a Community Development Trust is established to
manage areas of open space within the site in the long-term, securing the ongoing management of
biodiversity enhancements and allowing for community involvement.
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2.71 Overall, there are no ecological constraints preventing the development of the Site. Instead, the
proposals will lead to substantial positive ecological impact because large scale ecological rich areas will
be created replacing ecological poor agricultural land and grassland. These enhancements represent
further environmental benefits, which accord with both adopted and emerging local planning policy.
Infrastructure / Services
2.72 MMT is committed to delivering Mayfields without public subsidy. As previously highlighted, MMT
commenced pre-application discussions with HDC in early 2019 and has been consulting the statutory
infrastructure and service authorities since that time. These discussions build on those undertaken since
2013.
2.73 There are no natural, physical or other constraint that will prevent the infrastructure required for
Mayfields coming forward and being provided in a timely manner.
2.74 The supporting infrastructure is to be provided with a comprehensive new infrastructure network,
which will use the latest digital technology. It is also proposed that the new town integrate as many new
SMART infrastructure systems as possible. The integration of SMART infrastructure systems is easier to
incorporate into a new settlement over an urban extension, due to all of the infrastructure networks
being new.
2.75 Further details on the infrastructure / services to be provided within the technical note prepared by
Create Consulting Engineers Limited contained at Document 10.
Air Quality
2.76 Air quality in the vicinity of the development site is generally excellent.
2.77 The nearest AQMA is Cowfold approximately 5km from the site and was declared due to exceedance of
NO2 from traffic emissions.
2.78 Air Quality has been a major consideration within the development of the masterplan both within the
Site to adequately address emissions associated with traffic through the introduction of travel planning
and measures which will actively seek to reduced traffic emissions by placing greater reliance on electric
travel through the introduction of measures within the development to create the environment for
residents to use electric vehicles as part of the development place making.
2.79 Outwith the development every effort is being made to minimise the effect of additional traffic and
associated emissions on the wider highway network, noting particularly the air quality management
area at Cowfold and the intervention scheme planned which will widely seek to reduce the current poor
air quality in the AQMA. These intervention measures are intended to improve the current air quality
through highway measures and general management of traffic from the development, with the
expectation that the development will not increase emission levels above the current recorded AQMA
levels.
Implications for Social Infrastructure
2.80 It is recognised that social infrastructure will be required as a fundamental component of the new
market town. MMT plans to provide high quality new facilities integrated with the growth of the new
community. The provision of ‘on-site’ infrastructure releases the pressure on existing facilities, many of
which across the District are under sized or under resourced.
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Education
2.81 The Mayfields development will generate demand for new nursery, primary, secondary and special
needs education provision. Rather than adding pressure on existing facilities, however, new schools will
be provided as part of the new market town.
2.82 Using the WSCC education contributions model it is estimated that demand for new primary / secondary
school provision arising from the homes proposed within the development would equate to:
▪

6 Form Entry (‘FE’) to 8FE of primary level education. This will be achieved in 3no. 2FE schools,
which could be expanded to three FE if the level of demand reached the upper level of 8FE in
total.

▪

6FE to 8FE of secondary level education and 4FE of sixth form. This would be delivered as one
6FE-8FE secondary school (with sixth form).

2.83 The proposals include one secondary school as part of an all “through school” (i.e. primary, secondary
and sixth form) and 2no. additional primary schools. Each primary school is assumed to be 2FE, resulting
in a total of 6FE of primary school provision delivered across the development (with the understanding
that two of these schools may need to be expanded to 3FE in the future).
2.84 WSCC has published guidance4 on planning for new school provision. This states that new primary
schools should ideally be either 2FE or 3FE aligning with Mayfields education proposals. The locations
of schools should encourage patterns of sustainable and active transport. Primary schools should be
accessible within reasonable walking distances to pupils (in urban areas). The masterplan proposals
being advance by MMT have placed the primary schools within key locations that encourage active and
sustainable transport patterns. Furthermore, MMT is committed to provide an early temporary primary
school to meet the initial demands of the development. This will commence after the completion of 50
residential units and completed before the completion of 250 units (i.e. the first phase of development).
Over time the temporary primary school will be used for an alternative use once the development of a
permanent school is delivered.
2.85 This guidance states that secondary schools should be between 6FE and 10FE (accommodating between
600 and 1,500 pupils) – which is in line with the proposed new secondary school as part of the
masterplan. WSCC supports a range of sixth forms, which reflect individual schools and the areas they
serve. Consultation with WSCC and HDC officers have confirmed that a sixth form delivered as part of
an all through school would be supported.
2.86 The benefit of a new settlement of this scale is that it can sustain a new secondary school, which would
form a fundamental anchor for the community at the same time as preventing the need for large
numbers of daily trips to schools elsewhere.
2.87 The proposals have been informed by WSCC guidance. In terms of the secondary school being
proposed, some 10.1 hectares of land has been identified for its delivery. This represents the upper
end of area guidelines for secondary schools5. MMT is committed through the S106 Heads of Terms
through the early stages in the implementation programme.

4

‘Planning School Places (2019)’
Building Bulletin 103 (for mainstream education) identifies a plot area requirement (Gross Area) of between 63,000-79,040 square
metres for 6FE (3FE Sixth Form) and between 81,000-101,720 square metres for 8FE (4FE Sixth Form)
5
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2.88 In addition, engagement between MMT and stakeholders has identified that WSCC and HDC need to
plan for a 60 place Special Education Needs and Disabilities (‘SEND’) school. Officers have indicated that
a size of approximately 1.6 - 1.7 ha would be required for these types of schools.
2.89 Whilst the need for this type of school would not be directly related to the demand generated by the
new homes delivered as part of the Mayfield, proposal. Provision for a new SEN school is committed as
part of the Mayfields development to assist in meeting this wider strategic need. Sufficient land exists
and Mayfields provides an ideal opportunity with the ability for co-location with the all through school
and the range of sports facilities that would be available.
Health
2.90 New on-site health provision will be provided rather than placing strain on existing resourcing. The way
in which the NHS is delivering new healthcare facilities and care is changing. New facilities tend to be
larger multi service facilities that bring together a range of services for the community. However, this
model of provision is constantly evolving and changing, and it is difficult for the Clinical Commissioning
Group (‘CCG’) to plan their future provision on the same long-term timescales required for planning
strategic development sites such as this.
2.91 The scale of the Mayfields proposal lends itself perfectly to the provision of this type of facility, which
can incorporate not only multi-practice GPs surgeries but also district nurses, operating rooms for minor
surgery, together with other services such as dentistry, osteopathy, chiropractors and chiropody. The
masterplan is sufficiently flexible to meet evolving requirements.
2.92 Engagement with the CCG will continue throughout the planning and delivery phase to ensure that the
proposals can adapt and respond to healthcare requirements.
2.93 In the event that the CCG does not wish to provide a facility within the proposed scheme it is intended
that an alternative private facility will be provided to give certainty and ensure access to on site health
provision is available within the new market town.
Sustainability
2.94 HDC has declared a climate emergency, with an increased emphasis to deliver best environmental
practice and work towards a net zero carbon target. MMT is committed to a proactive approach to
mitigating and adapting to climate change and achieving carbon neutral development.
2.95 Mayfields will be designed to the highest energy and sustainability standards. A key objective in the
design of the Development will be to maximise the viable reductions in total energy demand and carbon
dioxide emissions resulting from the construction and operational processes.
2.96 Mayfields will adopt an ambitious fabric first construction approach to achieve significant reductions in
primary energy demand, together with reliance on on-site low carbon technologies to meet the
necessary requirements at the time of construction which are likely to be geared towards zero carbon.
2.97 The scheme will include the following design features:
▪

Passive solar design – buildings orientation, geometry and fabric to maximise the use of heat and
light from the sun and to limit the risk of overheating in buildings;

▪

Very high building fabric standard, including high levels of insulation and low air permeability;
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▪

Natural or demand-controlled ventilation, where feasible, and mechanical ventilation with heat
recovery and summer bypass extracting the heat from purged air in order to warm the incoming
air in the winter months reducing energy needed for heating the spaces;

▪

Heating, cooling and lighting systems with high efficiency and excellent controls;

▪

Energy display devices encouraging occupants to reduce their energy use;

▪

On-site energy generation – renewable energy sources considered for the Development will
include photovoltaic panels, heat pumps (air and ground source; individual and community
systems) and combined heat and power (CHP) where consistent provision of hot water is needed
(e.g. leisure centres, hotels with spa facilities);

▪

Electric vehicles charging points, both domestic provision and rapid charge public points; and

▪

Energy storage facilities. Including commercial scale battery storage and the introduction of
domestic scale storage as battery technology improves

2.98 MMT is committed to delivering a highly sustainable and exemplar new settlement and given its scale
there is the opportunity to provide large scale community heating and energy schemes, which are
significant drivers in the move to low carbon electricity.
2.99 MMT’s commitment to sustainability builds on recent developments by Clarion (who represent 50% of
MMT) who have a longstanding commitment to reducing the impact of newly built homes, with carbon
emissions being one of the most important factors.
2.100 Clarion has delivered several low and zero carbon developments in Southern England. This has included
the award winning Graylingwell Park, a Joint Venture with Linden Homes, which is a zero carbon
development. In Rainham, Essex, Clarion has Passive Close, which is one of the largest affordable
housing schemes to obtain ‘Passivhaus’ certification.
2.101 Clarion is also currently developing a number of schemes with zero or low carbon targets. Clarion’s
principles are changing to remove fossil fuels from their new homes, futureproofing them for the clean,
green zero carbon future. Clarion is currently reviewing two major schemes in South West London to
adjust the design to meet zero carbon requirements. The schemes are mixed (apartments and houses)
and are of circa 800 and 200 units respectively.
2.102 These schemes will be test beds to develop Clarion’s zero carbon standards in a cost-effective manner.
Clarion is also exploring thermal performance testing to enable Clarion to be confident that their new
homes perform as intended. This approach will be implemented
Agricultural Land
2.103 The Site falls into the low (<20% area 'best and most versatile') category, and so is in the lowest category
meaning this is the land least likely to comprise 'best and most versatile' quality – as identified by DEFRA
('Predictive BMV Land Assessment').
2.104 An Agricultural Land Classification Survey is in the process of being prepared, which will confirm the
agricultural land quality of the Site. This will follow best practice, including that outlined by Natural
England. This will be provided to HDC once complete.
Other Matters
2.105 No other potential constraints have been identified.
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2.106 An archaeological desk-based assessment and built heritage statement have been undertaken for the
Site. These raise no issue to the Site’s development potential and suggest that there is nothing
surprising about the nature of the heritage assets for a site of this size. Indeed, there are unsurprisingly
few heritage assess for a large area of rural England on this scale. For example, there are 2no. Grade II
listed buildings within the Site. The setting of these buildings has been fully considered in preparing the
proposed development layout and design new buildings, and do not provide a constraint to
development. Instead, they provide an opportunity to be incorporated within the scheme to help create
a sense of identity and place.

Planning Merits
2.107 A range of significant planning benefits would accrue from the allocation and development of Mayfields.
In the context of the three dimensions of sustainable development set out in the NPPF (para. 8), these
benefits will include:
▪

Social: The Site has the capacity to delivery c. 7,000 homes within Horsham District, including
4,900 homes during the Plan period, which will make an important contribution to meeting the
very substantial housing need in West Sussex. The location of Mayfields in the south of the
District means that it is best placed of all the strategic sites to assist in meeting some of the
substantial unmet needs of neighbouring authorities. The south east of Horsham district (where
Mayfields is located) overlaps with the housing market area of the Sussex coast authorities. Its
location would also complement existing committed housing development in the north and west
of the District, adding to the potential to achieve strong build out rates.
The scale of development proposed means that a broad mix and size of units can be incorporated,
including 2,450 affordable homes for which there is a pressing need in Horsham District and the
sub-region.
The proposals include substantial new infrastructure, including a variety of new schools, shops
and community facilities, all of which will be readily accessible to the community and provided at
no public cost. Many housing schemes promise community benefits but are only able to deliver
on a small scale or make financial contributions to existing projects. Mayfields would see
community infrastructure – schools, roads, medical facilities, community services, shops etc. –
being delivered in full, on a large scale.

▪

Economic: The proposed development will deliver new housing on a substantial scale, making a
significant contribution to meeting the needs of the District and the wider area – including
affordable housing needs. Employers in Horsham and West Sussex are finding it hard to recruit
and retain staff because of a lack of good quality affordable housing stock. Lack of homes is
hampering expansion of and growth of the sub-region and a new market town would notably
help the labour market.
Providing more homes in this area, in particular with leading schools, and good community
facilities, means new employees are more likely to want to live here, in turn attracting employers.
Mayfields occupies a strong commercial location and the quality of the mixed-use new
community will provide an attractive home for new businesses of a range of sizes.
Achieving a balanced is a key MMT objective – so much so that early employment provision will
be subsidised to enable it to become more established. Whilst it is never possible to precisely
match jobs and employees, the provision of 7,000 jobs and 7,000 homes will provide the basis for
a highly sustainable community.

▪

Environmental: the broad location of Mayfields has previously been acknowledged by both HDC
and the previous Local Plan Inspector as being free from constraints. It falls outside both the High
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Weald AONB and the South Downs National Park. Furthermore, the careful approach to retaining
and enhancing the Site’s key natural assets, including its woodlands and river corridors, together
with its listed buildings, all of which will be celebrated in the new market town. These will be
combined to provide the town with a distinctive, high quality local character rooted in the Sussex
Weald.
2.108 There are multiple tangible social, economic and environmental benefits associated with the proposals
by MMT.
2.109 Overall, the proposed allocation of Mayfields as a strategic site provides an appropriate and sustainable
opportunity to deliver a balanced approach to housing and other infrastructure provision in the south
of the District that can meet housing and economic needs both in the District and the wider sub-region.
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3

Planning Policy Context

3.1

This section sets out the key relevant planning policy for the necessary approach of the draft HDLP.

National Planning Policy
The NPPF
3.2

A revised National Planning Policy Framework (NPPF) was published in July 2018, and subsequently
updated on the 19th February 2019 and most recently on the 19th June 2019. The NPPF is a fundamental
material planning consideration in the Plan making and decision-taking processes.

3.3

In particular, the NPPF sets expectations for design quality, sustainability and environmental sensitivity
but all within the context of the clear policy requirement that the development needs of an area must
be planned for and met.

3.4

Paragraph 11 is clear in stating that plans should as a minimum, provide for the objectively assessed
needs for housing and other uses of an area, as well as any needs that cannot be met within
neighbouring areas. This is unless the adverse impacts of doing so would “significantly and
demonstrably” outweigh the benefits, when assessed against the policies in the Framework taken as a
whole.

3.5

Linked to this, Paragraph 23 notes that:
“Strategic policies should provide a clear strategy for bringing sufficient land forward, and at a sufficient
rate, to address objectively assessed needs over the plan period, in line with the presumption in favour
of sustainable development. This should include planning for and allocating sufficient sites to deliver the
strategic priorities of the area”

3.6

In addition, one of the tests of soundness (para. 35) when considering Local Plans relates to the need
for Plans to be positively prepared and that:
“…providing a strategy which, as a minimum, seeks to meet the area’s objectively assessed needs, and
is informed by agreements from other authorities, so that unmet need from neighbouring areas is
accommodated where it is practical to do so and consistent with achieving sustainable development.”

3.7

It is also recognised in Chapter 5 (‘Delivering a sufficient supply of homes’) of the NPPF that to support
the Government’s objective of significantly boosting the supply of homes, it is important that a sufficient
amount and variety of land can come forward where it is needed. This includes needs that cannot be
met within neighbouring areas (para. 60).

3.8

Paragraph 65 provides that strategic policies should establish a housing requirement figure for their
whole area that shows the extent to which their identified need (and any needs that cannot be met
within neighbouring areas) can be met over the plan period.

3.9

In seeking to boost the supply of homes, Paragraph 72 recognises that:
“The supply of large numbers of new homes can often be best achieved through planning for larger scale
development, such as new settlements or significant extensions to existing villages and towns, provided
they are well located and designed, and supported by the necessary infrastructure and facilities.”
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3.10 The NPPF requires plans to be positively prepared and Paragraph 80 expects significant weight to be
given to the need to support economic growth and productivity, taking into account both local business
needs and wider opportunities for development. The NPPF (para. 81) expects barriers to economic
investment to be removed (such as the inadequate infrastructure, services or housing)
3.11 These factors are particularly important if the Government’s objectives for economic growth are to be
achieved – especially in areas with identified economic potential such as the Gatwick Diamond and the
Coast to Capital economic area.
3.12 This national policy background sets an important agenda for the new Local Plan.

Local Planning Policy Context
3.13 In the context of national planning policy, it is relevant to consider the terms of the existing Local Plan.
3.14 Local planning policy is currently contained within the Horsham District Planning Framework (‘HDPF’),
which was adopted in November 2015.
3.15 The HDPF outlines a commitment to a review of the plan, which will commence within the first three
years from its adoption. Specifically, Paragraph 3.27 of the HDPF states that:
“The purposes of the review will take into account any updated housing needs requirement together with
a review of the process for housing delivery, including Neighbourhood Development Plans.”
3.16 The approach of the current HDPF reflects the findings of the Local Plan Inspector6, who recommended
an early review of the Local Plan in order to review the housing requirement and to identify the areas
for new housing development needed towards the end of the Plan period (para. 15).
3.17 Related to this, the Local Plan Inspector (para. 52) noted that:
“If the review identifies significantly increased requirements, it is possible that the option of developing
a new settlement may need to be considered in more depth.”
3.18 The Local Plan Inspector also acknowledged the need for co-operation and joint working with the
neighbouring authorities to address the needs of the wider area. Specifically, stating (para. 53) that:
“A joint approach involving all the relevant Councils is required on a cooperative basis to fully address
the OANs of at the very least the three Council areas in one overall SHMA and possibly to include
consideration of other updated needs outside the SHMA, including those of the coastal area authorities
and possibly London. It is appropriate for this Plan to proceed on that basis, provided that there is a firm
commitment from the Council to play its part in addressing the needs of the wider area as part of an
early review of the HDPF…” (our emphasis)
3.19 The HDPF, and the previous Local Plan Inspector, recognised the need to consider strategic options if
the scale of housing needs is to be addressed. Indeed, when previously considering the potential of a
new settlement in the District to meet housing needs, the Local Plan Inspector dismissed opposition to

6

Report to Horsham District Council dated 8th October 2015
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the removal of the reference to a new settlement to be considered as a potential housing option in the
future. Instead, the Inspector concluded (para. 88) that:
“…I think it would be premature to rule out in principle any potential for a new settlement to meet future
needs.”
3.20 The Inspector (para. 88) also went on to state that:
“…a ‘market town’ option, or some similar form of a new settlement to meet some of the housing needs
arising in the Sussex coastal areas may be an option to be reconsidered.”
3.21 The scale of unmet needs in the sub-region, which is becoming crystallised through the adoption and
preparation of local plans, means that the need for a new settlement as an obvious sustainable solution
is becoming clearer and more pressing. As is recognised in the emerging HDLP, the scale of housing
required remains significant and increasing.
3.22 It is in this context that the review of the Local Plan must be progressed.
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4

Housing Requirements and Supply

Housing Needs for the District
4.1

As outlined in Section 2, the NPPF is clear in that local planning authorities should, through their Local
Plan, meet objectively assessed needs unless any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits. This must be the basis on which the HDLP is prepared.

4.2

The Vision set out in the draft HDLP is for:
“A place where people from all backgrounds can choose to live and work, with access to high quality
jobs, services and facilities that are close to home, in a low carbon economy and high quality natural
environment.”

4.3

Linked to this, the draft HDLP (para. 3.12) states that, in terms of housing this means:
“New housing is delivered, it provides homes which local people can afford and meets the needs of
families, young people and older residents alike, that is supported by community facilities and services
to create vibrant places and communities.”

4.4

The draft HDLP (para. 6.14) identifies that the objectively assessed ‘local housing need’ for the District
is 965 homes per year. This figure has been derived from using Central Government’s standard
methodology for calculating housing needs.

4.5

This housing requirement represents a significant uplift from the previous requirement (as set out in
the HDPF) of 650 homes per year, and that currently being planned for by adopted local policy (800
homes per year)7. Whilst HDC has performed relatively strongly in recent years in terms of delivery
against the HDPF, the scale of housing need identified over the Plan period to 2036 is significant and
requires a step change in delivery and approach, particularly if the needs of neighbouring authorities
are to be properly taken into account – as required by national policy.

4.6

In considering this figure, it is important to note that this only represents the ‘starting point’. The PPG8
states that:
“The government is committed to ensuring that more homes are built and supports ambitious authorities
who want to plan for growth. The standard method for assessing local housing need provides a minimum
starting point in determining the number of homes needed in an area. It does not attempt to predict the
impact that future government policies, changing economic circumstances or other factors might have
on demographic behaviour. Therefore, there will be circumstances where it is appropriate to consider
whether actual housing need is higher than the standard method indicates.” (our emphasis)

Housing Needs of Neighbouring Authorities
4.7

7
8

The NPPF requirement is that (as a minimum) plans should provide for objectively assessed needs for
housing and other development as well as any needs that cannot be met in the neighbouring areas
(para. 35). It is therefore also necessary to consider the wider needs of neighbouring authorities.

Policy 15 of the Horsham District Planning Framework (November 2015)
Paragraph: 010 Reference ID: 2a-010-20190220
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4.8

The draft HDLP (para. 3.6) recognises that Horsham District falls within two housing market areas –
North West Sussex, which includes Crawley and Mid Sussex; and the Sussex coast. The latter housing
market area is identified to include the south coast authorities of Worthing; Adur; and Brighton & Hove.
Importantly, Mayfields falls within both housing marketing areas.

4.9

In addition to the two housing market areas, Paragraph 3.6 acknowledges that there are also
“population flows between the District and south London Boroughs.”
Northern West Sussex Housing Market Area

4.10 In terms of the unmet needs of Crawley, Crawley Borough Council (‘CBC’) is further advanced in the
preparation of its new Local Plan (the Crawley Borough Local Plan 2020-35) that was recently subject to
Regulation 19 consultation, which ended on the 2nd March 2020. The emerging Crawley Borough Local
Plan makes provision for the development of a minimum of 5,355 homes in the Borough over the Plan
period. This represents less than half (47%) of the identified housing needs for the Borough. This means
that there will remain an unmet need of some 5,925 homes over the Plan period (c. 395 homes per
year). In seeking to address this unmet need, draft Strategic Policy H1 of the emerging Crawley Borough
Local Plan identifies that CBC will work closely with its neighbouring authorities, particularly those which
form the Northern West Sussex Housing Market Area, in exploring opportunities and resolving
infrastructure and environmental constraints in order to meet this need in sustainable locations.
Likewise, the draft HDLP (para. 6.7) states that:
“The precise amount of unmet need will need to be confirmed through the Examination of the Crawley
Local Plan but is potentially around 400 homes per year. However, this Council will continue to work
with the authorities in the North West Sussex Housing Market Area through the Duty to Co-operate
process to determine how this challenge can best be met.
4.11 Given the constrained nature of Crawley, there is a clear and urgent onus on neighbouring authorities,
particularly within the Northern West Sussex Housing Market Area, to seek to meet the unmet needs
where it is reasonable to do so.
4.12 With regard to Mid Sussex District Council (‘MSDC’), the local planning authority is not as far advanced
in preparing its new local plan given that the current adopted plan (‘Mid Sussex District Plan 2014-2031’)
was only adopted in March 2018. However, Policy DP4 of the Mid Sussex District Plan does require that
MSDC review the District Plan, starting in 2021, with submissions to the Secretary of State in 2023. That
requirement derives from the acceptance at the Local Plan Examination that not enough was being done
to address the substantial unmet needs of neighbouring south coast authorities. A main modification
to the Plan was introduced (Policy DP5 as set out in the adopted Local Plan) specifically to provide a
commitment to working proactively with addressing the need for housing across the housing market
areas (Northern West Sussex and the Sussex Coast) with a commitment to an early review in 2023. In
considering this specific matter, the Local Plan Inspector’s Report9 for the adopted Mid Sussex
concluded (para. 28, Inspector’s Report) that:
“This [Policy DP5] indicates that the Council will work with all other neighbouring local authorities on an
ongoing basis, under the DtC, to address the objectively assessed need for housing across the HMAs. It
prioritises the Northern West Sussex HMA, as this is established as the primary HMA, but it also indicates
that the Council will work with the Gatwick Diamond and the West Sussex and Greater Brighton Strategic
Planning Board to address unmet housing need in the sub-region. This approach aims to ensure that sites
9

March 2018
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are considered and planned for in a timely manner and tested through the plan review process, which
will commence in 2021.”
4.13 Since the Local Plan Inspector’s Report for the Mid Sussex District Plan, however, there has been no
public acknowledgement that the necessary arrangements for meeting the substantial needs of the subregion are being addressed. The Local Plan Inspector placed substantial weight on the Local Strategic
Statement 3 (‘LSS3’), to be prepared by the Coastal West Sussex and Greater Brighton Strategic Board 10,
as a mechanism to address housing needs in the sub-region.
4.14 Linked to this, LSS3 is specifically referred to within the MSDP as a mechanism to address unmet housing
needs in the region (page 33). This states that:
“The Council is a participant in the Coastal West Sussex and Greater Brighton Strategic Planning Board
which is addressing the issue of unmet needs in the coastal area through the Local Strategic Statement
(LSS3). The Council will participate in that process.”
4.15 In practice, no progress has been made on preparing LSS3 in the past two years, and no programme has
been publicly announced. It is also understood that some authorities have withdrawn from the process
and / or are not actively engaging in the process. The process is neither funded nor active. It is evident
that the substantial unmet needs of the wider area, which remain, are not currently being addressed
through collaborative working. The MSDP was found sound on the false assumption that there was a
mechanism in place for defining how unmet needs should be shared and addressed across districts.
Going forward, local plans cannot hide behind the same assumption.
4.16 It is the local plan process (including this local plan) that must address these issues if it is to meet the
requirements of national policy.
4.17 In preparing its new local plan, MSDC will have a very substantial housing need to meet. The latest
housing needs figure based on Central Government’s standard methodology for Mid Sussex is 1,102
homes per year. This represents a notable increase on the housing requirement of the District identified
within the Mid Sussex District Plan of 876 homes per year – an increase of more than 25%.
4.18 This anticipated increase in Mid Sussex’s own housing needs will significantly affect the ability to meet
its own needs and the contribution that MSDC can make to unmet need – currently the Mid Sussex
District Plan makes a limited contribution to other unmet need of just 88 homes per year. Given the
growing need, there will therefore be a greater requirement for Horsham District to play its full part.
Sussex Coast Authorities
4.19 In considering the Sussex coast housing market area, the draft HDLP (para. 3.6) states that this area:
“…extends northwards and includes the south eastern corner of Horsham District. There are therefore
population flows in and out of the District from these two areas…”
4.20 The draft HDLP identifies that there is overlap between Horsham District and the Sussex Coast housing
market area. Paragraph 6.8 identifies that this housing market area extends northwards into the
southern part of Mid Sussex District, and covers the settlements of Steyning, Upper Beeding and

10

Identified to comprise the local authorities of: HDC alongside Mid Sussex; Chichester; South Downs National Park; Arun; Worthing;
Adur; Brighton & Hove; and Lewes
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Henfield in the south east of Horsham District. As set out above, the housing market area includes the
location of Mayfields, which is ideally placed to make a contribution to meeting housing needs.
4.21 In terms of unmet needs of neighbouring authorities, Paragraph 6.8 of the draft HDLP recognises that:
The settlements on the south coast have identified that they have unmet housing needs as they are
constrained by the coast to the south and the South Downs National Park to the north. Whilst the precise
level of unmet need is still the subject of Duty to Co-operate discussions, the evidence suggests that there
is an overall unmet housing need of around 2,000 homes per year in the wider Coastal Area. It should be
noted that nearly all of this need arises from the seaside towns, which are some distance from the
southern boundary of Horsham District and separated from most of Horsham District by the South Downs
National Park. Nevertheless, opportunities for helping to meet the unmet housing need arising from
neighbouring districts and boroughs to the south will need to be considered.” (our emphasis)
4.22 Paragraph 6.9 identifies that, after allowing for the needs from Crawley, and authorities in Surrey and
south London Boroughs, who have also advised an unmet need, the estimated unmet housing needs
across the different authority areas comes to around 3,000 homes per year. This is in addition to the
minimum local housing need for Horsham District of 965 homes per year.
4.23 It is in this context the needs of neighbouring authorities must be considered and, whilst the unmet
needs of neighbouring authorities have been well-documented for a number of years, they have never
been adequately addressed. The scale of unmet need is one of the largest anywhere in the country and
it points to the failure of the authorities collectively to accept the clear requirements of national policy.
This time around, the HDLP cannot be found sound unless it engages fully and meaningfully with the
duties imposed on it by the NPPF to accommodate the documented unmet needs up to the point where
the adverse effects of doing so significantly outweigh the benefits. In other words, there is a policy
presumption that the needs will be met.
4.24 The draft HDLP (para. 6.6) suggests that there has been a long history of joint working with neighbouring
authorities to ensure that the housing needs in the housing market area are met. However, to date the
substantial and well documented unmet needs of the sub-region, including housing needs of the Sussex
coast authorities, have not been appropriately or meaningfully addressed by any authority. As set out
above, the former LSS3 process is inactive and cannot be relied upon.
4.25 Whilst there is a recognition of the issue in the draft HDLP (at para. 6.8), no clear approach or mechanism
is provided. MMT will consistently argue that this Local Plan exercise will be flawed unless it genuinely
attempts from the outset to accept the requirement to plan to meet the full scale of the unmet needs
on its border up to the point that the tests of the NPPF are met.
Unmet Need from London
4.26 As referenced above, unmet need from London has been an issue for some time now, with no formal
mechanism in place on how to address it. Such a mechanism is now one step closer, following the
Secretary of State’s (‘SoS’) letter to the London Mayor on 13 March 2020.
4.27 In this letter, the SoS is very clear regarding unmet need, and the responsibility of the wider South East
in meeting this need. Under the ‘Future Housing Delivery’ section of the letter, the SoS comments as
follows:
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“I would like you to commit to maximising delivery in London, including through taking proactive steps
to surpass the housing requirement in your Plan. This must include:
-

Producing and delivering a new strategy with authorities in the wider South East to offset unmet
housing need in a joined-up way.”

4.28 Horsham District has strong links to London in respect of commuting and migration. As one of the South
East authorities, unmet need from London will inevitably be passed down to authorities such as
Horsham.
4.29 Following examination, the ‘Intend to Publish’ London Plan (December 2019) confirms a revised housing
requirement of 52,287 homes per year. This revised requirement is 13,700 homes per year short of the
SM minimum (66,000 homes per year) and 42,000 homes per year short of uncapped ‘actual’ SM need.
4.30 This equates to minimum unmet need of 137,000 homes over 10 years, or up to 420,000 homes over
10 years based on uncapped need. Horsham District will not be excluded from the local authorities who
will need to deliver some of this unmet need, and as the SoS’s recent letter confirms, their engagement
with the London Mayor on this issue is expected sooner rather than later.

House Sizes, Types and Affordability
4.31 In addition, to the overall housing requirement, there is an ambition within the draft HDLP to positively
deliver more affordable housing in the District.
4.32 The draft HDLP (para. 6.11) acknowledges that the District has unaffordable house prices and identifies
a multiplier of around 14 times between average house prices and average annual earnings in 2018.
The cost of private renting is also unaffordable to a significant proportion of the local population. These
market indicators are extreme, and they are linked to the chronic shortage and serial under provision
of homes in the area. By way of comparison, the equivalent multiplier in Crawley is 9.111.
4.33 As a result, the draft HDLP acknowledges that the high cost of housing in the District is a ‘significant
barrier’ to younger people and families being able to work and live in the District. The draft HDLP goes
on to note that there is a clear need for a range of different types of affordable housing, together with
a need to ensure that the types of homes that come forward are a mix of sizes and include smaller
dwellings.
4.34 In terms of affordability, the evidence prepared by HDC as part of the draft HDLP (the Northern West
Sussex Strategic Housing Market Assessment (‘SHMA’), November 2019) identifies (para. 1.12) states
that there is:
“…a significant level of need for affordable housing influenced by households’ inability to afford market
housing and the current stock of affordable housing.”
4.35 In this context, the SHMA identifies a net need of 503 affordable homes per year in Horsham (20192039). Even if affordable housing was delivered at a policy compliant rate of 35% in all new
development, annual housebuilding in Horsham District would need to exceed 1,400 homes per year,
before any account is taken of unmet needs from neighbouring authorities.

11

Northern West Sussex Strategic Housing Market Assessment, November 2019
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4.36 In practice, the need is significantly greater. Reference to the latest Annual Monitoring Report (‘AMR’)
identifies average gross affordable provision of 27% since 2011/12. A continuation of this level of
delivery would require overall housing need of 1,863 homes per year, highlighting the affordable need
problem. However, this is based on a gross figure. Live tables from MHCLG show stock to have increased
by only 13% on average. This net delivery would require overall housing provision of 3,869 homes per
year to meet the SHMA’s affordable need. In addition, the Council appear to take no account of loss of
affordable housing stock through Right to Buy losses.
4.37 The level of completions has not met the current HPDF requirements to provide affordable homes at
around 240 units per year and is far short of the real scale of local need. Every year of under provision
comes at a real human cost and each year of under provision adds to the burden on the new Local Plan
to meaningfully address the needs of the District’s own population, and the unmet need of its
neighbours. A significant factor in this underdeliver is the fact that, despite the promotors of North
Horsham agreeing to 35% of affordable housing at the local plan stage, they have since shown that they
can only provide 18% affordable housing at the planning application stage. The Mayfields proposal
fundamentally differs from North Horsham given MMT’s model for land value capture and its 50%
ownership by Clarion, who are committed and able to deliver 35% affordable housing.
4.38 Clarion is committed to deliver affordable housing at the level of 35% (by units) of the development.
Clarion has an impressive track record of developing and creating high quality new affordable homes
and, in an area where there is such a clear shortage of affordable homes, the Mayfields proposal will
make a very substantial contribution to short, medium and long term housing needs.
4.39 The commitment to provide 35% affordable housing also enables Mayfields to deliver a substantial rate
of new homes completions, even in times of economic difficulty. In times of strength, the affordable
housing commitment and Clarion’s role would complement market demand and boost housing delivery
beyond levels that would be delivered by a ‘normal’ hosing delivery model.

Proposed Approach of HDC to Meeting Housing Needs
4.40 Strategic Policy 14 of the draft HDLP identifies three options for overall housing growth as part of the
preparation of the Local Plan. These are identified as follows:

12

13

▪

1,000 homes per year: This would meet the minimum local housing need as determined using
the Government’s standard formula. This would fully address the housing need in Horsham
District, together with the 5% buffer that is required to provide flexibility but would not provide
any additional housing towards the unmet housing needs of Crawley and the Coastal Sussex area.
This option equates to 17,000 homes and 35.3 hectares of employment land over the Plan
period12.

▪

1,200 homes per year: This would meet the local housing need and 5% buffer. It would also
provide around 200 homes each year to help meet the unmet housing needs of Crawley in
particular, and a small element in the Coastal Sussex area. This equates to 20,400 homes and
43.4 hectares of employment land over the Plan period13.

▪

1,400 homes per year: This would meet the local housing need and 5% buffer and provide around
400 homes each year to help meet the unmet housing needs of Crawley and the Coastal Sussex

Interim Sustainability Appraisal of Growth Options for Horsham District Local Plan (Non-Technical Summary)
Ibid
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area. This equates to 23,800 homes and 50.7 hectares of employment land over the Plan
period14.
4.41 It is not clear to MMT why the options are limited to these. The identified scale of need is significantly
greater, and the new Local Plan would be flawed from the start if it artificially restricted the range to be
considered without undertaking the wider exercise required by the NPPF.
4.42 The draft HDLP suggests the level of housing need is a ‘significant challenge’ (para. 6.16) and that, even
on the range of need being considered, it will be necessary to identify a number of housing sites rather
than just one strategic site. Paragraph 6.17 identifies that:
“This will include a mix of very large strategic sites together with smaller sites.”
4.43 In this respect, the draft HDLP identifies a number of sources of housing sites under Strategic Policy 14
as follows:
a.

Homes that are already permitted or agreed for release, including previously allocated strategic
sites at Land North of Horsham (2,750) and Land West of Southwater (600), Land at Kilnwood
Vale (2,500) and Land South of Billingshurst (150);

b.

Housing completions (which will be known at the time the Local Plan is submitted);

c.

Allocation of large Strategic Sites that provide 800 homes or more

d.

Smaller Scale allocations to be allocated in this Local Plan or in Neighbourhood Plans and

e.

Windfall units, including 10% provision on land less than 1ha.

4.44 These growth options are subsequently assessed within the Sustainability Appraisal underpinning the
draft HDLP.
4.45 The growth options explored, however, are artificially limited by the self-imposed cap of 1,400 homes
per annum on the top of the range. No evidence has been provided as to how this substantial residual
unmet need will be addressed and no justification has been provided why higher housing options have
not been considered. Instead, the Interim Sustainability Appraisal of Growth Options for Horsham
District Local Plan Regulation 18 Consultation (para. 3.3) simply states that:
“In general, providing a higher level of growth over the plan period would require a higher amount of
greenfield land take, which could have a range of environmental impacts. The delivery of a higher
amount of growth could also place more development in closer proximity to sensitive environmental
receptors, higher value landscapes and heritage assets. It is also expected that an approach which
includes a higher amount of development would significantly increase the number of private vehicles
journeys being made regularly, which is likely be to the detriment of air quality and the District’s
contribution to climate change.”
4.46 This is a wholly inadequate response to the requirements of the NPPF. This type of generalised assertion
does not meet the requirements on the Council to ‘demonstrate’ that adverse effects would arise that
would demonstrably outweigh the significant benefits of actually meeting the scale of housing
requirement that has been documented. The three spatial strategy options tested represents a failure

14

Ibid
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to consider a sufficient range of alternatives and cannot provide a basis from which to draw robust
policy compliant conclusions.

Representations to Horsham Local Plan | Mayfields Market Town Limited | March 2020

34

5

HDC’s Sustainability Appraisal

5.1

The draft HDLP has been the subject of an Interim Sustainability Appraisal of Growth Options (‘SA’)
prepared by LUC on behalf of HDC. This SA assesses a number of growth options in respect of the
following:

5.2

▪

The overall spatial strategy options for growth in the District

▪

How much housing and employment growth should be accommodated in the District within the
Plan period

▪

The large-scale site options that are being considered for allocation in the Local Plan

▪

The small-scale site options that are being considered for allocation in the Local Plan

▪

Scenarios for how the overall spatial strategy, quantum of growth, large-scale and small-scale site
options might combine to form an overall strategy for growth for the District within the plan
period and beyond

These options have been assessed against the following SA Framework objectives using a colour coded
assessment of impacts:
▪

SA Objective 1: To provide affordable, sustainable and decent housing to meet local needs

▪

SA Objective 2: To maintain and improve access to centres of services and facilities including
health centres and education

▪

SA Objective 3: To encourage social inclusion, strengthen community cohesion and a respect for
diversity

▪

SA Objective 4: To support the creation of safe communities in which levels of crime, anti-social
behaviour and disorder and the fear of crime are reduced

▪

SA Objective 5: To improve public health and wellbeing and reduce health inequalities

▪

SA Objective 6: To conserve, enhance, restore and connect wildlife, habitats, species and/or sites
of biodiversity or geological interest

▪

SA Objective 7: To conserve and enhance the character and distinctiveness of the district’s
landscape and townscapes, maintaining and strengthening local distinctiveness and sense of
place

▪

SA Objective 8: To conserve and/or enhance the qualities, fabric, setting and accessibility of the
District’s historic environment

▪

SA Objective 9: To make efficient use of the District’s land resources through the re-use of
previously developed land and conserve its soils

▪

SA Objective 10: To conserve natural resources, including mineral resources in the District

▪

SA Objective 11: To achieve sustainable water resource management and promote the quality of
the District’s waters

▪

SA Objective 12: To manage and reduce the risk of flooding

▪

SA Objective 13: To reduce congestion and the need to travel by private vehicle in the District

▪

SA Objective 14: To limit air pollution in the District and ensure lasting improvements in air quality

▪

SA Objective 15: To minimise the District’s contribution to climate change and adapt to
unavoidable climate change
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▪

SA Objective 16: To facilitate a sustainable and growing economy

▪

SA Objective 17: To deliver, maintain and enhance access to diverse employment opportunities,
to meet both current and future needs in the District

5.3

Whilst there is fundamental difficulty in undertaking an assessment of the different ways to distribute
planned growth without first assessing the level of development that can be provided, the SA does
consider both the option of a new settlement in assessing how development should be distributed and
specifically Mayfields as a potential strategic site allocation. MMT’s comments on the SA are set out
below, without prejudice to its case that the starting point is unsound.

5.4

The consideration of a new settlement is welcomed. Likewise, the formal assessment of strategic sites,
including Mayfields. However, in reviewing the SA undertaken in support of the draft HDLP, MMT has
a number of serious concerns with the approach undertaken, including the scoring of the various
options. MMT outlines these concerns below.

The Overall Spatial Strategy Options for Growth in the District
5.5

In terms of the distribution of development, the SA identifies the following six overall strategy options
that have been tested against the objectives:
▪

Option 1: Existing settlement hierarchy strategy – Focus growth in and around the key settlement
of Horsham, and allow for growth in the rest of the District in accordance with the identified
settlement hierarchy

▪

Option 2: Proportionate growth strategy – Growth is apportioned to all settlements in a more
dispersed distribution in a way that is proportionate to the existing number of household /
populations

▪

Option 3: New garden towns – Strategic scale growth (90%) is delivered as new garden towns,
with a small remainder (10% of total) delivered at small sites in accordance with localism
principles

▪

Option 4: New urban extensions – as per Option 3 but with the vast majority of growth focused
at new urban extensions

▪

Option 5: Employment strategy – Focus growth in Horsham District at locations expected to see
significant employment growth (which could include employment growth close to the District
boundary to respond to the areas which are of economic importance outside of Horsham)

▪

Option 6: Sustainable transport strategy – Growth focused at settlements in the existing hierarchy
(for the District) with existing rail links, access to high frequency bus services and to a lesser extent
where there is good access onto the primary road network (i.e. the A24, A29, A281, A283 and
A264).

5.6

In considering the options identified, the SA concludes that there are limited differences between each,
although it does suggest that those options that focus development in accordance with the existing
settlement hierarchy (Option 1 and Option 4) tend to perform better against the sustainability
objectives. However, the SA does acknowledge the merits of other options, including the new
settlements options. Those merits of course would be even more apparent if the full scale of housing
need properly informed the exercise.

5.7

Overall, the SA does not provide a recommendation and acknowledges that the results should be
treated with a considerable degree of caution and correctly recognises that the actual effects will
depend on the scale, nature and location of development.
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5.8

The SA falsely considers an option of focusing development within a new settlement as an alternative
to other options, rather than forming part of an overall strategy. Again, properly informed by the true
scale of the housing requirement, the SA would need to be restructured to recognise the importance of
combining options.

5.9

In principle, new settlements of sufficient scale can be planned to achieve high levels of social, economic
and environmental sustainability. They contrast in this fundamental respect from smaller scale new
“villages” which necessarily rely on travel to other locations for the needs of their residents or continued
urban extensions which, by definition, place new housing remote from the town centre and tend to rely
on the use of stretched services which were designed for a smaller population. It is a matter of concern,
however, that this self-evident truth is not apparent in the way in which the sustainability appraisal has
scored or differentiated between new settlement options.

How much housing and employment growth should be accommodated in the District within the Plan
period?
5.10 The SA identifies the following growth options:
▪

Option 1: 1,000 homes per year (low growth)

▪

Option 2: 1,200 homes per year (medium growth)

▪

Option 3: 1,400 homes per year (higher growth)

5.11 For the reasons outlined within Section 3, it is not clear why the options that have been tested are
limited and why an artificial cap of 1,400 homes per year has been identified as the highest option
tested. Such an approach represents a significant flaw in the SA underpinning the draft HDLP. As
explained in the previous section of these submissions, the starting point is a much greater scale of need
and the NPPF requires that this is only moderated if the council can demonstrate that the benefits of
meeting that need are significantly outweighed by the adverse effects of doing so. Without that
assessment the draft Plan is being prepared on an unsound basis.
5.12 In reviewing the three housing growth options that have been tested, and the scoring system used for
each, it is also evident that there is a high degree of subjectivity involved in determining the impacts
and an unbalanced approach to the scoring of options (see further below).
5.13 It is also evident that the approach undertaken is a crude assessment, which does not take account of
the potential for any mitigation. Neither has sufficient regard been had to the known characteristics of
each option.
5.14 MMT challenges the scoring of the options.
5.15 In any event, the question of sustainability can only properly be addressed by first starting with an
objective capacity assessment for the District. Such an assessment should be the starting point for the
development of options to be tested.

Appraising the large-scale site options that are being considered for allocation in the Local Plan
5.16 The SA assessed each short-listed strategic site (including Mayfields) against the sustainability
objectives, together with the Ashington Cluster site given the high amount of development that could
be provided in this location.
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5.17 In reviewing the approach of the SA, MMT would challenge the scoring of Mayfields against the
sustainability objectives. Given these concerns, MMT’s own assessment of Mayfields as a potential
strategic allocation is summarised below. This has been informed by the additional evidence provided
at Section 2 of these representations and within the supporting technical notes provided.
Reassessment of Mayfields as a Potential Strategic Site Allocation
SA Objective 1: To provide affordable, sustainable and decent housing to meet local needs
5.18 The SA scores Mayfields as likely having a significant positive effect against this objective (++).
5.19 Whilst MMT agrees with this score, MMT has structured its land deals to ensure that it can viably deliver
the fully policy compliant scale of affordable and specialist housing, including gypsy and traveller
accommodation. Clarion’s role provides clarity and confidence in this respect and MMT is willing to
demonstrate its commitment through an open book appraisal. It is not evident that other options can
commit with the same degree of assurance.
5.20 It is also evident that all the other strategic sites assessed (excluding Land at West of Billingshurst and
the Ashington Cluster) are identified to have a significant positive effect against this sustainability
objective. However, in reviewing the appraisal questions against this objective15, a number of the other
strategic sites would not provide the same quantum and mix of housing as Mayfields and nor are they
able to contribute to meeting wider needs of the sub-region.
5.21 An important factor not apparently taken into account in the scoring, is the ability of the strategic
options to generate a high level of housing delivery from an early date. Mayfields has a number of
significant advantages in this respect, including:
▪

Clarion is both promoting Mayfields but also committed to delivering its first phase and (as a 50%
partner in MMT) and committed to deliver into the long term. This is not just a speculative
promotion to be sold on to an unknown housebuilder – Clarion is in place now to start building
as soon as planning permission is in place and MMT’s planning application is well advanced as a
result of its detailed PPA engagement with the Council;

▪

MMT’s commitment to 35% affordable housing (by unit) provides a delivery stream that is
independent of and additional to market cycles;

▪

Mayfields is located in the east of the district, whereas all committed housing allocations are
concentrated in the west where they overlap and compete in the same market, thereby
supressing total delivery rates. By opening up a new location for development, Mayfields can tap
into a more diverse demand and deliver at a faster rate than ‘alternatives’ located close to existing
allocations.

SA Objective 2: To maintain and improve access to centres of services and facilities including health
centres and education
5.22 This is a confused objective which sets a requirement based on the ability to reach existing centres selfevidently favouring suburban extensions to existing centres. Yet it ignores the ability to deliver access
to newly proposed services and facilities. In practice it would be better to focus on ensuring access to a
full range of services and facilities, whether they are existing or newly provided. Distance to services is
important as urban extensions tend to rely upon expanding existing services which means they are often
beyond easy walking distance.

15

Table 1.1, Interim Sustainability Appraisal of Growth Options for Horsham District Local Plan Regulation 18 Consultation
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5.23 The SA scores Mayfields against this objective as likely to have a mixed (significant positive and minor
negative) effect with some uncertainty in respect of some of the effects (++/-?).
5.24 MMT understands that community services are integral to a new settlement being a sustainable and
attractive place to live and visit. Mayfields will be designed with a main town centre and separate
neighbourhood hubs will be provided to include an appropriate range of services. The overall level of
provision will be such that it will meet the needs of residents without being detrimental to services in
adjoining areas, such as in Henfield. In other words, Mayfields is of a scale that it can be planned with
this specific objective firmly at the centre of its objectives.
5.25 Likewise, a full range of education facilities are an integral part of Mayfields and its sustainability. The
scale of Mayfields and the fact that it is planned as a new development provides the advantage of being
able to bring forward a range of new education opportunities scaled and designed to meet the needs
of the new and existing community in the local area, reducing travel distance and car use. Mayfields
will provide 5no. nurseries, 3no. primary schools, 1no. secondary school (developed as a through school
to ensure a sixth form) and, potentially, an educational facility linked to Plumpton College. It is envisaged
that schools will work together in the new settlement, supporting each other and facilitating an easy
and natural transition for pupils as they move on from primary to secondary. The schools will also
support the whole community, opening up their facilities for community use. The provision of new
school facilities (which will also include SEND provision) represents a substantial benefit associated with
the delivery of Mayfields. A secondary school in particular comes with significant buildings, assembly
halls, sports halls and both real and artificial sports pitches and playing areas, which will be used
extensively by local community and sports groups. Alternative developments of a smaller scale or on
the edges of towns cannot be designed in the same way.
5.26 The proposals by MMT for Mayfields would be designed from the outset with quality and sustainability
in mind. As part of this there is a commitment to developing a community that has high quality facilities
to meet its needs delivered and managed by the community through a Community Development Trust.
Health provision is part of this approach, and purpose designed and scaled facilities are proposed to be
delivered as an integral part of the Mayfields development.
5.27 Mayfields should perform very well against this objective and the score should be revised to a significant
positive effect (++).
5.28 Such an approach is more appropriate than that identified for other sites, including Land West of Ifield
and Land West of Southwater, where the level of services and facilities to be provided are in fact less
than those to be provided by Mayfields. There is no basis for Mayfields to score less favourably given
the substantial new facilities that will be provided for the community.
SA Objective 3: To encourage social inclusion, strengthen community cohesion and a respect for diversity
5.29 The SA scores Mayfields as having negligible effect (0).
5.30 The justification for this set out in the SA is that as Mayfields is on a greenfield site and not within a
socially deprived area and it is not expected to contribute to the vitality and viability of town and village
centres. Again, that is not a fair assessment of the proposal. Mayfields has been designed with this
objective firmly at the forefront – both in the range and accessibility of facilities provided but also in the
way in which they are run through a Community Development Trust.
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5.31 The assessment of Mayfields contained within the SA ignores the other areas of relevance outlined
under this criterion within the SA16. This includes providing facilities that are used by existing and new
residents and in meeting the needs of specific groups in the District (including the needs of a growing
and ageing population). In this respect, the substantial range of facilities to be provided at Mayfields
will be accessible for both existing and new residents and the Mayfields proposal will provide housing
for all groups, including for the growing older population of Horsham District and the wider sub-region.
5.32 The delivery of substantial new housing at Mayfields is identified to generate a significant amount of
retail expenditure (c. £103 million per annum). A substantial quantum of the ‘on site’ retail expenditure
generated by Mayfields will be used to meet day to day shopping requirements, whilst the scale of
facilities is deliberately designed not to meet all retail demand, recognising that residents should be able
to support existing and future retail facilities elsewhere for less frequent shopping needs. This will result
in strengthened centres at Horsham and Henfield, together with Burgess Hill within the neighbouring
authority of Mid Sussex.
5.33 Given all the above, Mayfields should be rescored as having a likely significant positive effect (++) against
this sustainability objective.
SA Objective 4: To support the creation of safe communities in which levels of crime, anti-social behaviour
and disorder and the fear of crime are reduced
5.34 The SA scores Mayfields as having uncertain negligible effect (0?).
5.35 The justification for this set out in the SA is that the potential of the Site to minimise the incidences of
and fear of crime is likely to be contingent upon detailed design, a consideration which is not known at
this stage. Given the clear and consistent commitment of MMT to high quality design and social
infrastructure and given the fact that the Council will ultimately have to approve MMT’s detailed
proposals, it is not clear why the SA should assume that this exercise may be unsuccessful.
5.36 MMT can confirm that Mayfields will be designed to ensure that it is being planned in accordance with
best practice design principles that assist with crime prevention, for example ensuring a high level of
both active and passive surveillance. It is also expected that there will be a high level of civic pride
associated with living in a new high quality environment from the beginning where community
‘ownership’ are likely to be higher than in the other forms of development, such as urban extensions.
This sense would be reinforced through the existence and role of the Community Development Trust.
5.37 Given all the above MMT consider that Mayfields should be rescored as having at least a likely positive
impact (+) against this sustainability objective.
SA Objective 5: To improve public health and wellbeing and reduce health inequalities
5.38 The SA scores Mayfields as having significant positive and minor negative impact (++/-?).
5.39 In seeking to justify this score the SA highlights that the nearest health centre is not within walking
distance of the settlement. However, the SA does recognise that Mayfields is within walking distance
of two outdoor sports pitches and there are 20 hectares of open access land that could be used for
recreational purposes.

16
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5.40 As well as the existing opportunities, the SA does acknowledge that Mayfield will provide a sports hub,
open space and active travel corridors. Linear parks will also be provided to encourage walking, and the
short distances to travel to the primary schools will also include walking. The masterplan prepared for
Mayfields demonstrates a five-minute walking distance for all residential development to green and
blue infrastructure – the scheme is being designed with health and wellbeing as a central tenet. In that
knowledge, Mayfields proposal should be re-scored as having a significant positive impact (++) against
this sustainability appraisal.
SA Objective 6: To conserve, enhance, restore and connect wildlife, habitats, species and/or sites of
biodiversity or geological interest
5.41 The initial area of search for a new settlement (where Mayfields is located) was selected because it is
relatively unconstrained in terms of wildlife and habitats.
5.42 However, the SA scores Mayfields as having a significant negative effect (--?) in relation to this objective.
This is difficult to understand. There are no statutory or non-statutory nature conservation designations
located within or adjacent to the Site.
5.43 A similar assessment contained within the draft HDLP scores Mayfields as having a ‘neutral’ impact in
terms of biodiversity17.
5.44 No robust justification has been provided why the assessment within draft HDLP should differ so
substantially from that contained within the SA. The main reasoning for reaching this position outlined
within the SA relates to the south of the site being within two Impact Risk Zones for national
designations, and there being areas of ancient woodland within the site boundaries as well as multiple
areas of deciduous woodland priority habitat in the north. This ‘gross’ assessment takes no account of
the reality that MMT’s proposals are being designed to conserve the best features on existing site and
to celebrate them within the new market town.
5.45 The substantial ecological survey work undertaken to date by MMT demonstrates that the majority of
the Site is formed by arable farmland and species-poor grassland of low ecological value which are not
considered to form important ecological features. The Site is also unconstrained in terms of protected
habitats.
5.46 The two small areas of Ancient Semi-Natural Woodland within the site are limited and the proposed
masterplan for Mayfields retains these woodlands within wide corridors of open space, allowing for
enhancement through sensitive ecological management and improved connectivity with new woodland
planting and hedgerow creation.
5.47 Overall, the Site is free from significant ecologic constraint. Habitats of an elevated value are limited
and will be retained as part of the Green Infrastructure Framework. There are substantial opportunities
for net biodiversity gain under the proposals, to be delivered through onsite habitat creation and
enhancement. MMT is committed to a 10% enhancement, and this represents a notable positive.
5.48 In light of the above, a revised score of Mayfields having a likely possible positive impact (+?) would be
appropriate, subject to the final scheme layout and securing the mitigation and improvements proposed
(which matters fall within the Council’s control).

17

Page 90 of the HDLP
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SA Objective 7: To conserve and enhance the character and distinctiveness of the district’s landscape and
townscapes, maintaining and strengthening local distinctiveness and sense of place
5.49 The SA scores Mayfields as having a significant negative impact (--?), although there is acknowledged to
be some uncertainty as the design of new development may present opportunities to mitigate impacts
relating to the character and quality of the landscape.
5.50 In assessing the proposal against areas of relevance for this criterion18, it is evident that Mayfields is
located away from the High Weald Area of Outstanding Natural Beauty (‘AONB’) and the South Downs
National Park. Furthermore, like the neighbouring settlement of Henfield, it is envisaged that Mayfields
will be embedded into the Sussex landscape. Large linear green corridors provide green connectivity to
the wider landscape and within the site and provide substantial visual containment to development
parcels and further embedding development into the landscape.
5.51 The design principles for Mayfields also mean that the development will protect and enhance the
natural environmental assets that exist (including parks and green spaces; common land and woodland).
The Mayfields development will deliver over three times the Green Infrastructure specified by space
standards ensuring capacity for additional facilities if required in the future.
5.52 In this context, whilst successful execution of the vision for Mayfields would yield positive outcomes,
MMT accepts that it may be appropriate at this stage to score Mayfields as having the potential for only
a minor positive effect (+?) subject, however to the final design of the new development. The landscape
approach undertaken in respect of Mayfields, which has seen contributions from a number of architects
and designers, has been developed in close discussions with Officers at HDC and has meant that any
impact, including in respect of the National Park, can be mitigated in the approach taken in the
masterplan. Further details of this are provided within Section 2 of this submission and in Document 5,
which contains a careful analysis of the Mayfields proposals against the council’s landscape character
assessment and demonstrates how the new town is being planned to respect and build upon local
landscape character.
SA Objective 8: To conserve and/or enhance the qualities, fabric, setting and accessibility of the District’s
historic environment
5.53 This objective seeks to conserve and enhance the District’s designated and non-designated heritage
assets and provide opportunities for improvements in their conservation, management and
enhancement, whilst promoting their accessibility for residents and visitors.
5.54 Despite the size of Mayfields, there are just 2no. listed buildings within the Site. These will be retained
as part of any development. The masterplanning approach allows for existing assets and their setting
to be protected and for existing assets to become valued as keys to high quality placemaking.
5.55 MMT does not accept the findings of the SA in identifying that Mayfields will have a significant negative
impact (--?) against this sustainability objective. Instead, MMT considers that Mayfields should be
scored as having at worst a neutral impact (0) against this objective and indeed given the level of care
demonstrated through the evolving masterplan design via pre-application discussions with Officers at
HDC, it should be given a positive rating.
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SA Objective 9: To make efficient use of the District’s land resources through the re-use of previously
developed land and conserve its soils
5.56 The SA scores Mayfields as having an expected significant negative effect (--?) against this sustainability
objective.
5.57 The indicators of this objective focus on the use of previously developed land, density, the remediation
of contaminated land and minimise the use of the best and most versatile land to development.
5.58 Mayfields, and other strategic sites, would use considerable land and the vast majority of it would be
greenfield land. However, the broad area where Mayfields is located has previously been specifically
chosen because of the absence of environmental constraints. This was previously reflected in the GL
Hearn: New Market Town Study (2010) undertaken by HDC together with the neighbouring authorities.
5.59 The Site is predominantly grade 3 agricultural land, limited by heavy impermeable clays and mainly used
for pasture. Development in the area envisaged for a new market town would not use the best and most
productive agricultural land. It is also notable that there is a substantial existing brownfield land within
the site. A plan showing the existing areas of brownfield land is contained at Document 11. Despite the
limited constraints, the score of the SA (--?) is not changed.
5.60 The scale of housing requirement compared with the lack of previously developed land in the district
means that the SA should be realistic in its recognition that currently undeveloped land will need to be
allocated.
SA Objective 10: To conserve natural resources, including mineral resources in the District
5.61 The SA identifies Mayfields as having a likely significant negative effect (--?) against this sustainability
objective.
5.62 The Site is within a 'brick clay' minerals safeguarding area, within the Weald Clay area. The West Sussex
Joint Minerals Local Plan indicates Weald Clay Formation extends across the central and northern areas
of West Sussex with an identified safeguarding area (including 250m buffer) in excess of 60,000
hectares. The Site covers an area of approximately 338.5 hectares in plan area, less than 1% of the
mineral safeguarding area.
5.63 The depth of suitable brick clay beneath the Site will be fully investigated. However, based on the
information provided by the local quarry, it would not be economically viable to exploit the Weald Clay
beneath the Site. Therefore, MMT does not believe that this is in reality a constraint to development.
5.64 In terms of waste management new development will score positively against this objective given that
recycling facilities can be provided in new developments and modern construction techniques that seek
to use reclaimed and recycled materials in construction where possible.
5.65 In terms of performance against the indicators themselves a new settlement is considered likely to have
some positive effects. Therefore, Mayfields should be rescored. Indeed, in light of the above the very
worst that it could be scored is a small possible negative impact against this sustainability objective (-?).
The significance of the impact is minor, and this is not a constraint that should weigh significantly in any
overall assessment.
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SA Objective 11: To achieve sustainable water resource management and promote the quality of the
District’s waters
5.66 The SA scores Mayfields as having negligible effect (0) against this sustainability objective.
5.67 The indicated questions relating to this objective include whether the development will improve the
water quality of the District’s rivers; lead to inappropriate development in Source Protection Zones;
whether there is sufficient wastewater treatment capacity; sufficient water resource available for new
development; and whether development supports recycling of water resources. There is no need to
score Mayfields negatively for any of these criteria.
5.68 Mayfields will be designed to incorporate sustainable construction techniques and would perform
strongly in terms of incorporating water efficiency measures and per capita consumption of water. A
new wastewater treatment works will be provided and the ability for a dedicated grey water supply
system will embedded. This will include blue roofs on commercial buildings, greywater recycling, and
micro rainwater harvesting on individual houses and plots.
5.69 The Site is not located in a Source Protection Zone. Appropriate drainage, including SuDS, will however
be incorporated into the scheme in order to provide the necessary pollution control SuDS in accordance
with relevant guidance19. Any risk of potential adverse impacts on water quality during both the
construction and operational phases will be mitigated against by a series of measures which will be
outlined within a Construction Management Plan.
5.70 Against this background Mayfields should be rescored as (+?) against this objective, i.e. a positive impact
on the sustainability objective.
SA Objective 12: To manage and reduce the risk of flooding
5.71 The SA identifies Mayfields as having a minor negative effect against this sustainability objective (-).
5.72 This objective seeks to ensure that development does not take place in areas of flood risk, or where it
may cause flooding elsewhere, and promotes the use of natural flood management schemes.
5.73 Approximately 88% of the area within the site boundary is located within Flood Zone 1 and 12% is within
Flood Zone 2, 8% of this is also within Flood Zone 3 (after making an allowance for climate change).
5.74 Whilst there are areas within the site boundary that are in Flood Zone 2 and 3, associated with the three
watercourses that cross the Site, all built development will be located outside of the floodplains in Flood
Zone 1. Instead, Mayfields will use the river corridors as a major amenity, within country parks most of
which will be useable for over 95% of the time. It will firmly restrict build development for areas not
liable to flood and investing in drainage systems, water course enhancements and flood storage areas
which will mean that there is no risk of on-site flooding and that the risk of downstream flooding will be
significantly reduced.
5.75 The Mayfields proposal provides the opportunity to manage and control surface water runoff from a
large part of the catchment using more formal drainage methods and storage than at present which
could reduce flooding to surrounding land and properties.

19

Including SuDS manual (CIRIA C753, 2015)000
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5.76 MMT has already improved local flooding issues by contributing to the Parish Council programme of
ditch maintenance and clearance.
5.77 On this basis, Mayfields should be rescored as having some positive impact (+) against this sustainability
objective. The Mayfields development will not be liable to flooding and the proposals will improve
downstream flood risks within the local area – a notable positive.
SA Objective 13: To reduce congestion and the need to travel by private vehicle in the District
5.78 The SA identifies Mayfields as having a mixed (minor positive and significant negative) effect against this
sustainability objective (--/+?).
5.79 The key issues relating to this objective include supporting accessibility to public transport provision;
the maintenance and enhancement of networks for active travel and where the development is in close
proximity to local centres, services, key facilities and key employment areas and / or public transport
nodes.
5.80 In considering Mayfields against this objective, the SA raises concern that the Site is not in close
proximity to a railway station, within close proximity to existing cycle routes or bus stops and the scale
of development has the potential to result in a substantial increase in the number of journeys in the
area, with the potential of encourage out-commuting.
5.81 However, such an assessment is too superficial and fails to recognise the two key features of Mayfield
New Town. Firstly, the scale of the proposal. On the scale proposed there are significant sustainability
benefits that can be created by a large-scale new settlement that would not be achieved through the
delivery of small developments that do not provide the same level of facilities. Secondly, MMT’s land
use capture will ensure delivery of the mix of uses and social infrastructure that will mean Mayfields
scores well against this objective.
5.82 Mayfields will be a new community of sufficient scale to deliver a significant mix of uses including
employment, leisure, schools and retail, which will limit the need to leave the settlement. Sustainable
transport will be at the heart of Mayfields. The diverse range of land uses provides the opportunity for
high levels of internalisation, primarily by active travel modes such as walking and cycling. The
masterplan prioritises and focusses on that local movement by active travel with pleasant, active and
desirable routes through well-designed environments. Mayfields is being designed to ‘live local’.
Journeys further afield would be served by a strong network of active travel, bus services and responsive
travel demand.
5.83 The underlying approach underpinning the masterplan is to reduce the need to travel elsewhere,
through the mix and location of uses being proposed. The balance of jobs and homes and facilities in
close proximity will encourage walking, cycling. Document 4 addresses this issue directly and explains
how the scale and design of Mayfields will facilitate a significant degree of internalisation – a strong
community where the need to travel elsewhere is reduced. Through detailed pre-application discussion
with West Sussex County Council (‘WSCC’) it has been recognised that Mayfields can achieve a minimum
40% internalisation within the new market town and that 60% could be achieved.
5.84 In terms of the concern raised by the lack of railway station serving Mayfields, there is real need to
properly understand both the proximity to a railway station and the difficulties of proposals which
propose a new railway station, simply on the basis of proximity to an existing rail line. The percentage
trips made by rail is very small. Rail travel, unlike car travel is often linear with few options for lateral
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movement and few stations are ideally located for people’s final destination. Parking is also a major
constraint on rail travel. It is important therefore not to place undue emphasis on proximity to an
existing rail station unless it is very close. A railway station is not in itself an indicator of sustainability.
Instead, such provision will encourage out commuting and a dispersal of the community. Rail is not a
symbol of sustainability for new communities. Railway stations by definition allow for longer distance
travel or out commuting, neither of which are generally helpful in that respect for the local economy or
social cohesion. Furthermore, the propensity to travel by rail is influenced strongly by the level of rail
service offered at a particular station rather than proximity to the rail station (within reason of course).
MMT will have good accessibility to rail stations that have a relatively high level of rail service. This will
be enhanced further as the Brighton Main Line capacity enhancements are brought forward by Network
Rail over the coming years. Therefore, in terms of opportunity to travel by rail to more regional
destinations, connectivity is good and the ready availability of rail services within a short distance is
generally higher from Mayfields than from the remainder of Horsham district.
5.85 Further details of the accessibility of Mayfields is provided in Section 2 and within the technical note
prepared by Vectos.
5.86 As for new stations, they are notoriously difficult to establish for a range of reasons. MMT has
commissioned work to look at the restrictions and limitation of new railway stations. This is contained
at Document 12.
5.87 Against this background Mayfields should be rescored as having a mixed significant positive and minor
negative effect (++/-?) against this sustainability objective. Such a score is in line with that identified by
the SA for other strategic sites, including Land West of Southwater, although Mayfields has greater
potential for self-containment.
SA Objective 14: To limit air pollution in the District and ensure lasting improvements in air quality
5.88 Mayfields is identified by the SA to lead to a mixed (significant negative and minor positive) (--/+?)
against this sustainability objective, although the supporting text when assessing Mayfields against this
objective (Appendix B of the SA) does refer to Mayfields as having a significant positive and significant
negative effect.
5.89 The key areas relating to this objective include minimising and mitigating against the effects of poor air
quality; promoting more sustainable modes of transport; minimising increasing traffic in Air Quality
Management Areas (‘AQMA’) and facilitating the take up of low / zero emission vehicles.
5.90 Mayfields will be a highly sustainable new settlement, of scale which will deliver most day to day services
and facilities as well as a very significant quantum of employment so as to maximise the internalisation
of many trips. As such it would not be substantially reliant on the private car. Air Quality will be a major
consideration within the development of the masterplan both within the site to address emissions
associated with traffic through the introduction of travel planning and measures which will actively seek
to reduced traffic emissions by placing greater reliance on electric travel through measures for residents
to use electric vehicles and slow modes. Electric vehicle charging will be fully integrated into the site in
accordance with the latest recommendations from WSSC.
5.91 Whilst background air quality levels are generally excellent and unlikely to exceed the threshold level
for intervention, soft measures to improve air quality will be promoted as part of the development, as
too will be measures to minimise increases in traffic through the AQMA at Cowfold.
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5.92 Further details of the proposals to limit air pollution and promote sustainable modes of transport are
contained at Section 2 and within the supporting technical notes.
5.93 MMT believes that Mayfields should score more favourably against this objective and it is considered to
have a mixed (minor positive and minor negative) effect (+/-?). Transport proposals associated with
Mayfields have the potential to reduce through traffic through other settlements.
SA Objective 15: To minimise the District’s contribution to climate change and adapt to unavoidable
climate change
5.94 The SA scores Mayfields as having a mixed (significant positive and significant negative effect) (++/--?)
against this objective.
5.95 In considering the SA’s assessment of Mayfields, it is evident that substantial weight is being given to
there being no railway station and as having the potential to increase the number of car journeys,
resulting in an increase in carbon emissions.
5.96 For the reasons outlined elsewhere, the lack of railway station does not mean that there will be an
increase in traffic generation. Few people use the train for work or other activities. Instead, the critical
mass of Mayfields means that a mix of uses can be provide all of which will be accessible by a variety of
modes of transport, including by foot, cycle and public transport. As such, Mayfields has the potential
to substantially reduce car emissions compared with alternatives, by reducing both the car journey
length and the number of trips undertaken. Mayfields will be significantly more sustainable than a
commuter dormitory based on a rail station.
5.97 The key issues around this objective relate to promoting energy efficient design; encouragement of
energy from renewable sources; and the promotion of locally and sustainably sourced, and recycled
materials in construction. Against these factors, Mayfields will score particularly well. Indeed, in order
to ensure Mayfields will meet the future sustainability requirements that will be required of a new
market town, MMT will incorporate a wide range of energy generation, building fabric and sustainability
measures. These will all be provided as part of MMT’s commitment to deliver a carbon neutral
development.
5.98 A new market town is considered to provide the best opportunity to address the causes of climate
change in delivering new housing when compared to alternatives such as urban extensions. This is
because a new settlement can be designed from the outset to address the causes of climate change
through its layout, materials and electricity generation and economies of scale.
5.99 The delivery of a new settlement provides the opportunity to deliver a development designed to the
highest energy and sustainability standards. A key objective in the design of Mayfields will be to
maximise the viable reductions in total energy demand and CO2 emissions resulting from standard
construction and operational processes.
5.100 Mayfields will adopt an ambitious fabric first approach to achieve significant reductions in primary
energy demand.
5.101 As such Mayfields, given its scale, would perform strongly against this objective, and should be re-scored
as having a (significant positive) (++) effect against this sustainability objective.
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SA Objective 16: To facilitate a sustainable and growing economy
5.102 The SA identifies Mayfields with a significant positive impact (++/?) in relation to this objective. The
uncertainty raised by the SA relates to the alleged relative remoteness of the site, which is suggested
may limit its potential to support the District’s economy.
5.103 Mayfields is considered to score very well against the indicators relevant to this objective given that a
substantial amount of mixed commercial floorspace will be provided in a location with strong economic
potential. This will lead to spin off benefits of attracting new businesses to the District. Indeed, a key
finding of the Northern West Sussex Economic Growth Assessment Update (‘EGA’), prepared on behalf
of the authorities of Crawley, Horsham and Mid Sussex is that over the past two decades the rate of job
growth in Horsham has been far below that in the South East or the UK as a whole. Indeed, since 2011,
the number of “B-class” jobs actually decreased in Horsham, and since 2013, income from business
rates has remained static.
5.104 The EGA also highlights that there is significant scope to enhance the quality of offer associated with
Horsham’s office market, and to support the District to strengthen its office-based economy following
a 23% loss of office space in Horsham town (since 2013) as a result of Permitted Development Right
conversions of offices to residential.
5.105 In this context, Mayfields will help widen Horsham’s offer to companies and thus accelerate job growth
and enhance the non-domestic rateable base. Mayfields’ location close to the Gatwick to Brighton
corridor is a strong advantage, as is the ability to plan a high quality integrated living and working
environment of the kind now favoured by modern businesses, compared to the historic segregation of
employment from housing and services.
5.106 In line with the key issues associated within this objective, Mayfields will provide for a range of
businesses, including for start-up businesses and flexible working practices, supporting the prosperity
and diversification of the District and supporting the wider economy of the Gatwick Diamond. Further
details of the employment benefits are provided within the technical note contained at Document 13,
which evidences the quality of planning which has been undertaken to ensure that Mayfields can
develop from the start as a mixed housing and employment location. A range of initiatives are proposed
which build upon the inherent strength of the location to secure economic benefits for Mayfields but
also for the district.
5.107 In addition, Mayfields will deliver much needed housing, including considerable affordable housing, in
an area where there is a pressing need, which is having an adverse impact on the local economy.
5.108 Overall, the proposals by MMT will have a significant positive effect against this sustainability objective
and should be rescored as having a significant positive impact (++).
SA Objective 17: To deliver, maintain and enhance access to diverse employment opportunities, to meet
both current and future needs in the District
5.109 As is the case under SA Objective 16, Mayfields will score strongly against this objective. It will provide
accessible employment opportunities and provides opportunities for young people and job seekers and
the opportunity for diversification of business – the key issues identified by this objective.
5.110 Despite this, the SA scores Mayfields poorly, being identified as having a mixed (minor positive and
significant negative) effect (--/+?).
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5.111 Again, in scoring Mayfields the SA places significant weight on the site not being in close proximity to a
railway station, cycle route or bus stop. The lack of railway station should not undermine the positive
impact of the significant benefits of the employment opportunities to be provided or the fact that bus
services provide a much more useful public transport network than rail. This provision, coupled with
the substantial improvements in accessibility that will be provided, means that employment will be
accessible to all, including the new resident population, with its wide social demographic profile.
5.112 The SA also notes that the Site is not located within close proximity of any key employment area and it
is not within walking distance of an existing town centre. As such the SA suggests that employment
opportunities, particularly in the earlier stages of development, may be limited for new residents. That
analysis exhibits an unfair assessment of new settlements, which cannot be within walking distance of
an existing town centre but which (properly planned) can secure significant employment opportunities
from the outset and can integrate those opportunities within the fabric of the town.
5.113 Employment accommodation will be provided in the early stages of development, cross subsidised by
the residential accommodation until a critical mass is established in order to ensure that Mayfields
develops as a balanced, sustainable community. There are also existing significant employers within the
Site and local area that are looking to expand, including at the business parks off Reeds Lane and
Henfield Road. These demonstrate the potential of the location and, together with the employment
opportunities provided by Mayfields would make this a key employment area.
5.114 Against this background, a revised score of Mayfields having a significant positive impact (++) should be
identified against this objective.
Overall Conclusion of the Assessment of Mayfields as Strategic Allocation
5.115 Notwithstanding our serious concern that the SA fails to set out all reasonable alternatives on housing
need, and does not recognise the scale of housing to be planned for, the table overleaf summarises
MMT’s revised assessment of Mayfields. This is compared to the SA’s assessment.
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Sustainability Objective
1

2

3

4

5

6

7

8

9

SA

++

++/-?

0

0?

++/-?

--?

--?

--?

--?

MMT

++

++

++

+

++

+?

+?

0

--?

Sustainability Objective
10

11

12

13

14

15

16

17

SA

--?

0

-

--/+?

--/+?

++/--?

++?

--/+?

MMT

-?

+?

+

++/-?

+/-?

++

++

++

Key to Symbols used in the SA:
++
++/+
+/- or ++/---/+

Significant positive effect likely
Mixed significant positive and minor negative
Minor positive effect likely
Mixed minor or significant effects likely
Minor negative effect likely
Mixed significant negative and minor positive effects likely

--

Significant negative effect likely

0

Negligible effect likely

?

Likely effect uncertain

5.116 Key conclusions:
▪

No robust justification has been provided for scoring Mayfields option poorly against a number
of strategic objectives

▪

The re-assessment demonstrates that Mayfields should score much more positively against 16 of
the 17 strategic objectives. As such Mayfields is identified to have a positive impact against 14 of
the objectives.

5.117 The rescoring would place Mayfields well ahead of other ‘alternatives’, which is not surprising given the
inherent sustainability benefits of planning a new market town on a sufficient scale.

Scenarios for how the overall spatial strategy, quantum of growth, large-scale and small-scale site
options might combine to form an overall strategy for growth for the District within the plan period
and beyond
5.118 Drawing upon the six overall strategy options, the appraisal of the three quanta of growth, and the
appraisal of large-scale and small-scale sites, the SA considers nine more spatially specific growth
scenarios that could be included within the HDLP. These are identified as follows:
▪

Scenario 1: lower growth settlement hierarchy / urban extensions (total new homes: 8,050) - This
scenario accommodates a lower level of growth. It includes all settlement extensions that are
immediately adjacent to settlements with good prospect of integration with the host settlement.
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There is a small amount of small settlement growth allowed for. This option, whilst low growth,
would broadly follow the settlement hierarchy approach.
▪

Scenario 2: lower growth new settlement option (total new homes: 8,050) - This scenario
accommodates a lower level of growth, it includes all three of the new settlement proposals but
assumes a slower delivery hence no more than 2,000 homes would be delivered on any one site
within the Plan period. It allows for a medium level of growth from smaller sites at settlements
within the settlement hierarchy.

▪

Scenarios 3a, 3b and 3c: medium growth new settlement plus settlement hierarchy (total new
homes: 11,700) – These three scenarios accommodate a medium level of growth. They all include
all settlement extensions that are immediately adjacent to settlements with good prospect of
integration with the host settlement. The respective options include one new settlement - either
North East of Henfield (Mayfield), Adversane or Buck Barn. Each respective scenario includes
some additional growth from small site allocations in line with the settlement hierarchy.

▪

Scenario 4: medium growth new settlements and small sites only (total new homes: 11,700) –
This scenario accommodates a medium level of growth. It includes all three of the new settlement
proposals but does not include any major settlement extensions. However, it necessitates a high
level of growth from smaller sites at settlements within the settlement hierarchy.

▪

Scenario 5: medium growth urban extension and small sites option (total new homes: 11,700 –
this scenario accommodates a medium level of growth. It includes all settlement extensions that
are immediately adjacent to settlements with good prospect of integration with the host
settlement. It also includes new settlements or 'satellite' settlements (i.e. are close to but not
directly connected to the host settlement). There is a high amount of small settlement growth
allowed for which provides growth across a number of other settlements within the settlement
hierarchy.

▪

Scenario 6: higher growth urban extension and new settlements (total new homes: 17,100) – This
scenario accommodates a high level of growth. It includes all three of the new settlement
proposals, and all the major settlement extensions. It does not require any allocations of smaller
sites, i.e. 100% of growth is from sites of at least 400 homes.

▪

Scenario 7: higher growth urban extension and small sites (total new homes: 15,100) – This
scenario accommodates a high level of growth. It includes all settlement extensions that are
immediately adjacent to settlements with good prospect of integration with the host settlement.
It also includes new settlements or 'satellite' settlements (i.e. are close to but not directly
connected to the host settlement). It does not include any new standalone settlements. It also
relies on very significant delivery from small sites - well beyond the capacity of sites assessed as
potentially suitable for allocation by officers but could theoretically be achieved by bringing back
in sites submitted to the SHELAA that are currently considered Not Currently Developable.

5.119 Again, the SA does not provide any formal recommendations in respect of the most appropriate
scenario, instead it identifies a number of issues (both positive and negative) around each.
5.120 Nevertheless, for reasons outlined above when considering the other options tested within the SA, the
consideration of the potential overall strategy would need to be assessed based on a properly informed
housing requirement. Instead, the assessment has been based on a failure to identify the appropriate
level of housing to be delivered. Little weight can be given to the findings of the SA until this is properly
assessed.

Representations to Horsham Local Plan | Mayfields Market Town Limited | March 2020

51

6

Further Consideration of Mayfields by HDC

6.1

Building upon the work undertaken within the SA, in preparing the draft HDLP and identifying
opportunities to meet the housing needs, HDC has shortlisted nine strategic sites, including Mayfields.
The draft HDLP also provides a further assessment of the strategic sites.

6.2

For each strategic site identified, HDC has applied a ‘traffic light’ scoring system, ranging from very
negative impacts that are unlikely / unable to be mitigated to very positive impacts, together with
providing supporting commentary. A summary of the scoring of each strategic site by HDC is contained
at Document 14 and a plan showing the location of these sites is contained at Document 15.

6.3

Our concerns with the approach undertaken within the SA have been provided within Section 5 of this
report. In reviewing the assessment undertaken of Mayfields within the draft HDLP, whilst less analysis
is provided in assessing the strategic sites against the relevant criteria, MMT has some significant
reservations with the scoring of Mayfields as one of the strategic sites. This includes the lack of
consistency in the approach being applied compared with the SA and when comparing between other
strategic sites. In addition, the assessment undertaken with the draft HDLP fails to fully appreciate what
is being proposed. These principal concerns are identified as follows together with a revised scoring:
▪

Landscape – Mayfields is identified to have an unfavourable impact within the scope for
mitigating the impact on the landscape. This mitigation provides the opportunity to minimise the
effects of the proposal on Mayfields and lead to a positive impact through the protection and
enhancement of the natural environment assets. As previously highlighted, there is clear
potential for Mayfields to yield positive outcomes within an area that has been identified by the
previous Local Plan Inspector as comprising pleasant low‐lying pastureland, but not possessing
any special scenic quality and not falling within any environmental designation. When
considering the effects on the landscape, the assessment contained within the draft HDLP
identifies that other strategic sites will have a neutral impact – despite there being no identified
difference in landscape characteristics. As such there is no justification for the draft HDLP to
score Mayfields unfavourably and no recognition of the quality of Mayfields’ landscape led
masterplan. Given this, and for the reasons outlined in more detail earlier in these submissions,
Mayfields should score more favourably against this criterion.

▪

Biodiversity – Mayfields is identified by the draft HDLP to have a ‘neutral’ impact in terms of
biodiversity. This is despite MMT’s commitment to biodiversity net gains and to protecting
ancient woodland and hedgerows within the site. By way of comparison, where similar measures
are proposed at other strategic sites, such developments are identified by the draft HDLP to have
a ‘favourable’ impact on biodiversity. No robust reasoning is provided to support an inconsistent
approach being adopted for Mayfields. Indeed, Mayfields will deliver biodiversity gains on site
and existing key habitats and ancient woodland would be protected. In this context, and for the
reasons outlined elsewhere, Mayfields should score more favourably against this criterion.

▪

Education – MMT is committed to delivering a wide variety of education facilities, including early
years, new primary and secondary schools together with SEND provision. A potential link to
Plumpton College is also being actively sought. This level of education provision is the same or
greater than that being provided by other strategic sites, particularly as MMT is committing to
fund and guarantee the delivery of the schools, not just contribute. Despite this, whilst Mayfields
is identified to have a ‘favourable’ impact on education, whereas competing strategic sites are
identified to have a ‘very positive’ impact against this criterion. This is not a fair assessment.
Mayfields should be scored a ‘very positive’ impact for education.

Representations to Horsham Local Plan | Mayfields Market Town Limited | March 2020

52

▪

Leisure / recreation and community facilities – Mayfields is identified to have a ‘neutral’ impact.
This is despite the overall vision and masterplan for the new settlement including a number of
leisure, recreation and community facilities all of which will be delivered within early phases of
the development, meaning that the new population will be supported from the beginning with a
range of bespoke facilities. By way of comparison, a number of other strategic sites are given a
‘favourable’ impact against this criterion, whilst promoting fewer facilities and not committing to
their delivery. Accordingly, the scoring of Mayfields should be revised upwards to a ‘favourable’
impact.

▪

Environmental Quality – Mayfields is identified to have an unfavourable impact but with the scope
for mitigation. Little analysis has been provided within the draft HDLP to explain the scoring. A
number of other strategic sites are identified to have a neutral impact. In terms of what is meant
by environmental quality, the draft HDLP (paras. 7.1 to 7.2) identifies that environmental quality
includes air and water quality. In terms of air quality, as previously identified, this will be a major
consideration within the development of the masterplan both within the site to reduce the need
to travel and to address emissions associated with traffic through the introduction of travel
planning and measures which will actively seek to reduced traffic emissions by placing greater
reliance on electric travel through measures for residents to use electric vehicles and slow modes.
Electric vehicle charging will be fully integrated into the development. In terms of water quality,
any risk of potential adverse impacts on water quality during both the construction and
operational phases will be mitigated against by a series of measures Mayfields and there is no
basis for a negative score.
▪

Flooding / Drainage – Mayfields is identified to have a ‘neutral’ impact against this criterion. The
bulk of the Site (88%) is identified to fall within Flood Zone 1 and development will only take place
within this area. Wide river corridors will create and important amenity, whilst flood storage and
watercourse improvements will reduce the risk of downstream flooding– this represents a
notable positive and Mayfields should score more favourably against this criterion.

▪

Health – Mayfields is identified to have a ‘favourable’ impact against this criterion. Whilst this is
welcomed, the positive impact of Mayfields has been significantly understated, given Mayfields
is a new community on an appropriate scale which can deliver a new purpose-build large scale
medical centre supporting a wide range of new services and facilities. When considering the
same or lesser health provision to that proposed by Mayfields at other short-listed strategic sites,
the draft HDLP identifies that such locations will have a ‘very positive’ impact. In fact, Mayfields’
scale and delivery commitments warrant a better score.

▪

Transport – Mayfields is identified to have an ‘unfavourable impact’ against this criterion, but
with scope for mitigation to reduce these impacts. The concerns raised within the draft HDLP’s
assessment appear to relate to the lack of railway station and the pressure of additional traffic
on existing rural roads. As previously noted, access to rail travel or proposal for a new station
need to be examined carefully to avoid inappropriate assumptions. Mayfields has good access to
rail stations but, more importantly, sustainable transport will be at the heart of Mayfields and
the wide mix of uses provided will limit the need to leave the settlement and provide the
opportunity for high levels of internalisation, primarily by active travel modes such as walking and
cycling. Mayfields should be scored much more favourably against this criterion.

▪

Economic Impact – Mayfields is identified to achieve a ‘neutral’ impact against this criterion. The
failure to score Mayfields more positively is entirely unjustified and at odds with the assessment
within the SA, which identifies Mayfields as having a significant positive impact in terms of
economic growth. Mayfields should score very well against this criterion given its favourable
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location and the commitment to embed high quality employment facilities within a truly mixeduse community.
▪

6.4

Retail – Mayfields is identified to achieve ‘neutral’ impact against this criterion. However, it
should again be scored much more favourably. Mayfields will deliver substantial new housing,
which is identified to generate a significant amount of retail expenditure, a large proportion of
which will be available to support existing and future retail facilities elsewhere. This will include
strengthening the centres of Horsham and Henfield, together with Burgess Hill within the
neighbouring authority of Mid Sussex.

Against this background, set out below is a re-assessment of the scoring of Mayfields compared with
the scores in the draft HDLP:

Archaeology /
Landscape

Biodiversity

Cultural
Heritage

Climate /
Environmental

Flooding /

Renewables /

Quality

Drainage

Energy

Housing

Efficiency

MMT
HDC

Education

Health

Leisure /
Recreation

Transport

Other

Economic

Infrastructure

Impact

Retail

MMT
HDC

Key
Very Positive Impacts
Favourable Impacts
Neutral Impacts
Unfavourable Impacts (where there is potential for mitigation)
Very Negative Impacts (impacts unlikely / unable to be mitigated)

6.5

By reviewing the additional assessment undertaken within the draft HDLP, it is evident that Mayfields
has been poorly scored against a number of criteria without robust justification. There are also
identified inconsistencies with the assessment undertaken within the SA.

6.6

The re-assessment undertaken by MMT demonstrates that Mayfields should score more positively
against 12 of the criteria. As such, Mayfields is identified to core positively against 10 of the identified
criteria.

6.7

Again, this should not be surprising. Mayfields’ relative lack of environmental constraints together with
its advantages of scale, location and its commitment to deliver a high quality, sustainable mixed-use
community should mean that it outscores smaller scale proposals which cannot provide such
advantages.
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DOCUMENT 1
DETAILS OF EXPECTED HOUSING DELIVERY OF MAYFIELDS

Mar-20 Housing Delivery

Year

2022

Housing Completions

2023

2024

2025

2026

start on site

50
50

150
200

250
450

300
750

350
1,100

350
1,450

400
1,850

400
2,250

450
2,700

450
3,150

400
3,550

450
4,000

500
4,500

400
4,900

375
5,275

375
5,650

350
6,000

350
6,350

350
6,700

300
7,000

2.45

123

490

1,103

1,838

2,695

3,553

4,533

5,513

6,615

7,718

8,698

9,800

11,025

12,005

12,924

13,843

14,700

15,558

16,415

17,150

cumulative
Total Population

cumulative

2027

2028

2029

2030

2031

2032

2033

2034

2035

2036

2037

2038

2039

2040

2041

2042

Delivery Partnerseach year
Clarion Affordable
Latimer
Third party house builder
Third party house builder
Third party SME house builder
Third party house builder
Third party specialist house builder
Sheltered elderly housing
PRS
Total

35%

18
33

50
-

53
40
33
25

150
-

88
45
40
35
25
18

250
-

105
45
45
40
25
30
10

123
40
45
45
25
40
33

123
40
45
45
25
40
33

140
50
50
45
30
50
35

140
50
50
45
30
50
35

158
55
50
45
30
50
35
28

158
55
50
45
30
50
35
28

140
50
50
45
30
50
35

158
55
50
45
30
50
35

175
55
50
45
30
50
35

140
45
50
40
25
40
0

300
-

350
-

350
-

400
-

400
-

450
-

450
-

400
-

28
450
-

60
500
-

60
400
-

131
45
50
40
25
40
14
30

131
45
50
40
25
40
24
20

123
45
50
40
25
40
28

123
40
50
40
25
40
33

123
40
50
40
25
40
33

105
40
50
40
25
40

375
0 -

375
0

350
-

350
-

350
-

300
-

DOCUMENT 2
MMT’S APPROACH TO LAND VALUE

I am Nigel Jones, FRICS, of Chesters Commercial.

1.

I have over 40 years experience as a Chartered Surveyor. I qualified as a
Chartered Surveyor in 1980 having been awarded an Honours Degree in
Estate Management at the University of Reading in 1977. I became a Fellow of
the RICS in 1990.

2.

I specialise in valuation issues relating to strategic development land, site
disposal/assembly and viability. I regularly receive appointments throughout the
UK from the President of the RICS as an Arbitrator or Independent Expert on
complex development land issues including viability and Section 106
negotiations. I also regularly act as an Expert Witness on significant negligence
claims in development land matters. I have in the past also acted as an
assessor on viability matters and land value for the Planning Inspectorate in
respect of local plan examinations. I also acted as the expert witness on land
value for the University of Reading in the seminal appeal case on land value
under the NPPF at a site known as The Manor, Shinfield in Wokingham
Borough.

3.

I am presently a member of the RICS Panel on Financial Viability in Planning.

4.

I have been instructed by Mayfields Market Towns Ltd (“MMT”) in respect of the
issue of land value. More specifically, I have been asked to comment on the
effect of land value on the provision of infrastructure for major new housing
proposals and on the approach taken by MMT for the land under its control in
Horsham District in West Sussex.

5.

Land has a different value to different people depending on the purpose for
which it is required. Land which is being used for agricultural use has a much
lower value, typically around £10,000 an acre , compared with land used for

building new houses, which might be as much as £1,000,000 an acre.
Sometimes those two extremes conflate and the value of land increases where
there is an expectation or hope that land in agricultural use will be required for
housing.

6.

The value of land for housing is driven in the first instance by the sales value of
the houses which are proposed. In some parts of the country, such as Horsham
, sales values are very high. This drives up the price of land , and as a
consequence the expectation of landowners.

7.

As the expectation of landowners in respect of land value is often high,
landowners are often dismayed at the costs of section 106 obligations or
Community Infrastructure Levy payments which depress the value of their land.
This can often lead to landowners being reluctant to offer their land for sale or
problems when negotiating over the value of land.

8.

When land does transact between a landowner and a housebuilder, the price
the housebuilder has negotiated for the land will often lead the housebuilder to
look for savings to be made on section 106 contributions. This occurs most
often with the affordable housing provision. It also affects the willingness of the
housebuilder to fund infrastructure such as the new schools or other facilities
and services.

9.

In my experience, this is especially true for large scale housing proposals,
where there are often significant costs associated with the provision of large
scale infrastructure or the need to bring in new utilities. That is why the
affordable housing provision on many large sites is often far below policy or the
initial expectations of the Local Planning Authority .

10.

I would typically expect land values in and around Horsham to be in the region
of £500,000 - £750,000 per net developable acre.

11.

I understand that the policy compliant level of affordable housing proposed in
the emerging Horsham Local Plan is 35%, split 70% social rented and 30%
intermediate housing.

12.

I have looked at how the land acquisition agreements entered into by MMT
have been structured. These are very unusual, certainly for high value areas
like Horsham. Some of the land acquisition will take place at prices which are
fixed below £50,000 per gross acre. At these levels , the landowner is still
getting an uplift in their land value over and above agricultural value . These
prices however , mean that there will be very little financial constraint on the
housebuilders in terms of delivering 35% affordable housing or other
infrastructure requirements such as new schools and community facilities.

13.

MMT also have some agreements in place which are based on paying the
landowner a percentage of Open Market Value. I understand that in all cases
the percentage is never higher than 80% and the minimum prices have been
plus or minus £100,000 per gross acre depending on the particular
circumstances and if there any buildings included in the land purchase. Whilst
these agreements obviously deliver a higher land value for some, they are still
far below the level at which I would anticipate they would have a negative
impact on the delivery of 35% affordable housing and the infrastructure which
MMT are proposing.

14.

The structure which has been put in place for the acquisition of land at the
values stated above means that the MMT proposal is extremely strongly
positioned to deliver the affordable housing, infrastructure and other benefits
which are being offered, from a viability perspective.

29 March 2019
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MAYFIELDS
FLOOD RISK AND WATER ISSUES
1.0

INTRODUCTION

1.1

The document builds on our previous technical submissions and is intended to provide
additional information in relation to general Flood Risk, Surface Water Drainage and general
water issues. The note comments on the implications of the recently published Catchment
Flood Management Plan and the Horsham District Council Strategic Flood Risk Assessment.
The format and headings of this document relate to the previous questions asked by Horsham
District Council as a part of the June 2019 SHEELA submission.

2.0

FLUVIAL FLOODING
EA Catchment Flood Management Plan CFMP

2.1

Our development site is in theUpper Adur sub-area as defined by the Environment Agency’s
Catchment Flood Management Plan (CFMP). This confirms that there is currently a relatively
low risk of river flooding from the Adur in this sub-area. Flood defences extend from the south
of the sub-area to Shermanbury on the Adur East Branch. River flooding is predicted to get
worse in the future, however the increase in flood risk in this sub-area is predicted to be
relatively small, due to the land rising relatively steeper away from the floodplain. LAMBS
have suggested that the CFMP states that this area only has a low risk of flood risk due to a
low number of properties. The number of properties is not the determining factor, it is the
topography of the land, the scale, size and flow of the rivers.

2.2

Approximately 88% of the area within the site boundary is located within Flood Zone 1 and
12% is within Flood Zone 2, 8% of this is also within Flood Zone 3 (with an allowance for climate
change). Whilst there are areas within the site boundary that are in Flood Zone 2 and 3,
associated with the three watercourses that cross the site, all built development including
Sustainable Drainage System SuDS features will be located outside of the high and medium
risk floodplains in Flood Zone 1 as shown in Table 2.1 and Figure 2.1, for which the
Environment Agency (EA) do not predict any depth of flooding. This also includes providing an
additional allowance for climate change to ensure the development remains safe in the future.
This involves an inclusion of the most conservative 105% (upper end) within the flood
modelling as per the EA’s guidelines5 for the south eastern river basin based on 100 year river
flood design life for the development.
Amount of Units in each Flood Zone
Flood Zone 1

7,000

Flood Zone 2

0

Flood Zone 3

0

Table 2.1: Amount of units located in each of the EA’s fluvial flood zones
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Figure 2.1: EA 1 in 100 year return period plus 105% Climate Change Fluvial Flood Extent
Horsham District Council Strategic Flood Risk Assessment 2020
2.3

The Horsham Strategic Flood Risk Assessment (SFRA) published by the District Council in
January 2020 provides a high-level overview on flooding in the Horsham district with no
specific new datasets regarding flood risks than those in the previous version, which we have
already considered. The SFRA presents information associated with fluvial, surface water,
groundwater, sewers and artificial sources. The information obtained and reviewed for these
forms of flooding stems from existing nationally/locally available datasets which have already
been used in the development of the proposed site layout for the Mayfields scheme. The
SFRA also provides guidance on the requirements for Flood Risk Assessments in the planning
district, which will be taken into account, as required, for the production of the Flood Risk
Assessment for the scheme.
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2.4

The SFRA also provides specific policy guidance (Policy 6) relating to the Adur catchment. This
requires that the Catchment Flood Management Plan for the upper Adur catchment stores
water and manages runoff in locations that provide overall flood risk reduction or
environmental benefits. Essentially this policy is aiming to reduce flood risk downstream in
urban areas such as Steyning, Upper Beeding and Shoreham as summarised in the SFRA. As
the site falls within the Upper Adur area Policy 6 therefore applies to the
development. Mayfields will look to actively store water within the upper catchment through
a number of measures which will be developed as the design of the scheme progresses and
will particularly consider natural flood management approaches.

3.0

TIDAL FLOODING

3.1

The Nominal Tidal Limit (NTL) has now been confirmed to be at the weir near Shermanbury
Church which is approximately 0.6km downstream of the site and therefore does not
effectively influence the flood risk characteristics around Mayfields. In part this is due to two
tidal protection weirs located just above the West Adur confluence and another near
Shermanbury Church that helps reduce the impact of tidal flooding.

3.2

The effects of climate change on the tidal limit is being tested as a part of a hydraulic
modelling exercise, which will model the proposed development drainage and its interaction
with the watercourses as part of an integrated catchment model. Any increase in the tidal
limit as a result of climate change will be analysed within the model which will ensure that the
development will remain unaffected by any future changes in the tidal limit. This will include
modelling the surface and foul water drainage outfalls to demonstrate that these can outfall
effectively and that there is no increase in flood risk as a result.

4.0

SURFACE WATER FLOODING

4.1

The Site is largely at very low risk of surface water flooding, however, there are some surface
water flow paths within the site extent which are typically restricted to existing land drainage
and river corridors. A detailed masterplan surface water model has been developed with an
allowance for climate change (40% in peak rainfall intensity) in line with EA requirements
(Figure 4.1 shows the more extreme 1 in 1,000 year return period flooding).

4.2

Any surface water flow paths affected by the development of the site have been incorporated
in the masterplan design generally through retaining and integrating the existing streams and
ditches. These identified corridors of surface water flood flow will be fully integrated into the
masterplan through the use of sustainable drainage systems helping to direct these flow
through the naturalised open spaces. The aim will be to limit the number of streams or ditches
that need diverting. In the limited number of cases where this might be required, while the
diversion will be designed to remove any negative hydraulic impacts, it will also be making use
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of natural flood management measures to retain water, as well as providing ecological
enhancements. To further enhance the level of flood protection provided to the new
properties bordering flood flow corridors, buffer strips will be provided, which will form
naturalised dry pathways though the development.
4.3

Areas of localised flooding have occurred in the past across the proposed area for the
development due to poorly maintained culverts, water courses and inadequate field drainage.
One of the major advantages of bringing forward this development is the ability to deal with
the majority of these local flooding issues by effectively introducing a range of sustainable
drainage and natural flood management techniques which will better manage the surface
water runoff from the Site.

4.4

The development plots, roads, and open space layouts will also be designed to provide flow
routing to handle rainfall events in exceedance of the drainage design capacity (i.e. up to the
100 year return period design storm with an allowance for climate change), which will ensure
surcharged flows are directed towards the sustainable drainage system based on attenuation
basins.
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Figure 4.1: Modelled 1 in 1,000 year return period Surface Water Flood Event

5.0

GROUNDWATER FLOODING

5.1

Whilst perched groundwater may be present in parts of the Site, groundwater monitoring
undertaken through the winter period found water levels did not appear above ground level.
The Site is therefore considered to be at minimal risk from actual groundwater flooding.
Further monitoring will also be undertaken during the development planning stage to help
inform the construction process and the design of any buried structures or equipment.
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5.2

The masterplan has been designed to ensure that all of the development is located outside of
the key low lying areas within the flood plains to ensure that groundwater flooding poses
minimal risk to the development.

6.0

SURFACE WATER DRAINAGE

6.1

A pro-active approach to SuDs has been explored throughout the development of the
masterplan. There is sufficient space to retain the 1 in 100 year surface water plus climate
change event, with additional allowance for future urban development (10% urban creep) in
line with County Council guidelines. Due to the impermeable nature of the underlying soils
these have been designed as attenuation basins as a worst case, it is unlikely that traditional
soakage will work, however, there will be scope to introduce other forms of more integrated
SUDs attenuation methods which will also provide additional forms of quality treatment to
the water reducing contamination and silt build ups.

6.2

The attenuation ponds will be designed as a mix of wet and dry wetland ponds. The dry ponds
will have shallow 1:3 to 1:5 slopes to ensure they are fully integrated into the landscape, for
people to utilise as green space in times of fair weather. The wet ponds will provide attractive
wetland spaces for both residents and wildlife.

6.3

A variety of other sustainable drainage techniques will be used throughout the scheme
including swales, crate storage, green roofs, living roofs, and permeable paving which will
ensure that both the quantity and rate of discharge of surface water from the proposed
development are controlled.

6.4

Rainwater harvesting will also be explored on both small scale, i.e. individual properties, and
on a much larger scale as a part of the wastewater strategy for the development which
includes a new Water Recycling Centre (WRC) located in the northern part of the
development. This will provide opportunities to strive towards water neutrality and will
significantly reduce potable water demand.

6.5

To ensure pollution is managed from the run off from the Site adequate pollution control
measures and SuDS trains, in line with best practice and the CIRIA SuDS manual, will be
incorporated across the scheme. This will provide a significant benefit over the existing
agricultural land use scenario which allows pesticides and herbicides to pollute the
watercourses.
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7.0

BLUESPACE STRATEGY

7.1

The river corridors will be enhanced within the landscape, introducing features such as
boardwalks and pedestrian bridges, in various areas to enable safe and useable access, along
with the retention of many of the existing naturalised areas with reeds, ponds and meandering
channels. Water related leisure uses to be introduced along the corridors, providing fishing
platforms and quay headings for canoeing/rowing along the larger River Adur.

7.2

A number of the rivers, have former controls/sluice gates which have fallen into disrepair.
Wineham Bridge Weir for example is 1 of 12 priority sites listed for appraisal and
improvements in the Adur Restoration of Physical Habitats (ARPHA) strategy, as the structure
creates a barrier to coarse and migratory fish passage. In partnership with the Environment
Agency, it is proposed that this and other similar structures will either be removed or
upgraded to incorporate a fish pass and reduce flow rates. The importance of fish movements
and general marine wildlife will be considered and a detailed aquatic management plan,
developed to support the overall blue space strategy. This will look at ways to remove
blockages which have previously prevented fish movement upstream.

7.3

The attenuation ponds will be designed as a mix of wet and dry wetland ponds and will be
integrated into the overall open space and development parcels. Where the feature is being
designed as a permanent wet pond, a management regime will be introduced to deal with low
rainfall periods, ensuring a base quality of water is maintained. The dry attenuation ponds will
be designed into the overall landscape, with gradual sloping embankments and earth
mounding creating attractive features in the landscape.

8.0

FOUL INFRASTRUCTURE

8.1

There are only small pockets of existing foul drainage within the proposed development area
with the majority of the existing dwellings either being served by small sewage treatment
works at Wineham or having private septic tank facilities. The nearest significant sewage
treatment works is to the south west of the site and serves Henfield. Discussions with
Southern Water have indicated that up to 700 additional dwellings can be accommodated at
the Henfield works and a further could be served with improvements. It is therefore intended
that the foul water from the first phase of the development will be drained by a new pumping
station and rising main to the existing works at Henfield. The existing site network, where
connections are proposed, will be upgraded in liaison with Southern Water to ensure suitable
capacity is available.

8.2

All subsequent phases of the site will be drained to a new WRC which will be located in the
north east of the development adjacent to the River Adur. The new works will be a Plantwork
Systems Ltd NUTREM technology specifically to achieve levels of nutrient removal from
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wastewater and a good quality effluent. The NUTREM system is a low odour plant and
produces considerably less sludge than other forms of treatment and can be designed to look
similar to an agricultural facility. The final discharge from the new wrc will be attenuated in
buried storage tanks and then discharged in a controlled manner into the adjoining
watercourse. The rate of discharge will be agreed with the EA and will be set at rate which
will not put any downstream properties or land at risk of flooding.
8.3

Each of the development areas will be provided with a new foul water sewer system, which
will eventually connect to the new WRC, with capacity being built into the scheme to enable
some of the existing dwellings in the area to connect and to allow a number of the smaller
older works to be decommissioned. Therefore, use of a modern treatment works combined
with removal of older polluting work should mean that the foul discharge from the
development will meet the consents set by the EA. A number of pumping stations will be
provided within the various development areas and these will be integrated into the design
of the overall scheme, to minimise visual intrusion. The new system will be offered for
adoption as a public sewer system.

9.0

WATER SUPPLY

9.1

Southern Water expects to maintain a sufficient and secure supply of water for the future
through implementation of a number of water resource schemes. Southern have stated that
a suitable supply can be provided to the development.

9.2

It is proposed that water conservation measures will be included in the scheme in order to
minimise the daily potable water consumption. Measures may include grey water recycling,
low flush toilets, and rainwater recycling. The scheme is aiming to achieve a very low daily
use per person of potable water and grey water recycling will be incorporated both at the
micro and macro level throughout the development.

10.0

MAINTAINING SAFE ACCESS TO THE DEVELOPMENT

10.1

Ensuring the residents and end users of this new development are safe from flooding is an
integral part of the scheme. Some of the key mitigation measures include positioning
development in areas of low risk, ensuring safe dry access and egress for all dwellings, and
providing sufficient space to retain the 1 in 100 year river flood plus climate change event on
site.

10.2

A series of other mitigation measures will be utilised within the development to ensure the
Site remains safe from all sources of flooding in the future.
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10.3

In addition to ensuring that all key items of service infrastructure and built form are clear of
the proposed floodplain areas, a number of new highway schemes are also being provided as
part of this development, which will include the provision of a new link road to the B2118,
which will be designed clear of flooding and which will ultimately provide a high quality flood
free link into the development area from the A23.

10.4

In addition there will be a series of highway improvements to the west of the site towards
Henfield and these will also help to ensure that there is a flood free access for all modes in
this directions as well. Other improvements will also include looking at some of the existing
bridge crossings within the development area to see if they can be lifted to avoid being closed
during flood events.

11.0

BENEFITS DOWNSTREAM/OFF-SITE IMPACT

11.1

Sustainable drainage systems based on the use of surface water attenuation will be included
to ensure the risk of flooding to the surrounding area is minimised during the design 1 in 100
year surface water flood plus climate change event. The flows will be restricted to the
equivalent 1 in 1 year greenfield runoff rate for all impermeable areas, which will be an
improvement on the current uncontrolled natural discharge rate. This will not only help to
reduce the rate of runoff into the watercourses, but more importantly will enable the flows
to be controlled so that they can be released when the main peak storm flows have passed.

11.2

The hydraulic impact of any road crossings or new infrastructure to service the development
built within the flood plain will be assessed during their design to ensure they do not increase
flood risk. This will include measures to ensure that both flood flow and flood volume of the
main watercourse is not impeded.

11.3

Additionally, another major benefit of bringing forward a scheme of this size in this location is
the ability to explore natural flood management opportunities across the site. Given the flashy
nature of the clay catchment it provides us with an opportunity to use the development in a
positive manner to hold back water on site to improve flooding downstream within features
which will be developed as the design of the scheme progresses. Natural flood storage
measure will be incorporated as part of the Bluespace Strategy of the development.

Note By:

Jessica Jordan, BSc (Hons), MSc, MCIWEM

Checked By:

Chris Downs, BEng, MEng, CEng, MICE, MCIWEM

Approved By: Jonathan Cage, BEng (Hons), MSc, CEng, MICE, MCIHT
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Mayfields Market Town
Horsham Local Plan Representations – Transport & Highways
March 2020
151656/N79

Introduction
1.

Vectos has been retained by Mayfield Market Towns Limited (MMT) to provide advice on
transport and highways in relation to a proposed new settlement referred to as Mayfields
Market Town (MMT) located in the Horsham District of West Sussex.

2.

This site is located to the west of the existing settlement of Sayers Common and Albourne, to
the east of Henfield and to the south of Cowfold.

3.

The geographical extent of the site is shown in Figure 1 and the site is shown in a local
context in Figure 2.

4.

This note considers the key concerns raised as part of the local plan process. These include
the following topics:
•

Proximity to a railway station;

•

Development traffic generation;

•

Site sustainability; and

•

Site self-sufficiency.

Proximity to a Railway Station
5.

The site benefits from proximity to railway stations located on the Brighton Main Line (BML),
connecting London with Brighton.

6.

The location of these railway stations provide a useful component of a suite of public
transport facilities which will also comprise enhanced conventional bus routes, a demand
responsive bus element and, following appropriate technology and legislative advancement,
autonomous vehicles routing internally within the site and to local transport nodes including
railway stations.

7.

Access to rail with respect to MMT is useful but does not provide a panacea in terms of
accessibility. The ethos of MMT will be on local living. Rail stations by definition allow for
longer distance travel or out commuting, neither of which are generally helpful in that
respect for the local economy or social cohesion.

8.

Furthermore, the propensity to travel by rail is influenced strongly by the level of rail service
offered at a particular station rather than proximity to the rail station (within reason of
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course). MMT will have good accessibility to rail stations that have a relatively high level of
rail service. This will be enhanced further as BML capacity enhancements are brought
forward by Network Rail over the coming years. Therefore, in terms of opportunity to travel
by rail to more regional destinations, connectivity is good.
9.

Looking at the access arrangement to local stations in greater detail, MMT is located in close
proximity to Burgess Hill (7.5km), Wivelsfield (8.5km) and Hassocks (7.2km) railway stations,
which are all to the east of the development. Their locations in proximity to the development
are shown in Figure 3.

10.

All three railway stations are located on the BML, which is operated by Southern and
Thameslink. The BML operates between London Victoria and Brighton via Gatwick Airport
and East Croydon whilst Mainline West operates between London Victoria and
Southampton/Portsmouth.

11.

All of these stations provide regular direct services to Gatwick Airport, Luton Airport,
London, Brighton, Eastbourne, Cambridge and Bedford. With one change, the accessibility of
the rest of the UK is vast.
Burgess Hill Train Station

12.

Burgess Hill Station is located within the centre of Burgess Hill. The station is approximately
7.5km to the east of the MMT site. There are approximately 13 services an hour from
Burgess Hill travelling to several key strategic locations across England. This equates to a
train every 4 – 5 minutes. These services connect with major train stations from where other
key locations across the UK can be reached.
Wivelsfield Train Station

13.

Similarly, Wivelsfield Station is also located within Burgess Hill. However, it is located to the
north of Burgess Hill Station to the north east of Burgess Hill. The station is approximately
8.5km to the east of MMT. There are approximately 9 trains per hour from Wivelsfield
travelling to key destinations such as London Victoria, Brighton, Eastbourne and Bedford.
This equates to approximately a train every 6-7 minutes.
Hassocks Train Station

14.

Hassocks Station is located south of Burgess Hill, approximately 7.2km from the centre of the
site, accessed via the B2116. There are approximately 7 trains per hour from Hassocks
Station travelling to similar location as the trains operating from Burgess Hill. This equates to
approximately one train every 8-9 minutes.
Station Accessibility

15.

All stations are within reach by cycle and by shared travel, subject to the creation of
appropriate routes and facilities, which the development will deliver.
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16.

With the implementation of the development these connections would be improved through
the provision of active travel corridors and the additional private and public shared travel
systems, as well as on Demand Responsive (DR) transport.

17.

A high-quality shuttle service is proposed to route between Mayfields Town Centre and
Hassocks Train Station from the first phase of the development. The proposed journey times
for the proposed shuttle bus from the Mayfields Town Centre to Hassocks Train Station are
presented in Table 1. It should be noted that this is based on current traffic conditions and
there is the potential for improvements with appropriate bus priority measures
implemented.
Table 1: Journey Times – Mayfields Town Centre - Hassocks Train Stations
AM Peak Hour

Station
Hassocks Train
Station

PM Peak Hour

Inbound

Outbound

Inbound

Outbound

29.1 Minutes

14.2 Minutes

28.6 Minutes

14.4 Minutes

Rail Mode Share
18.

To understand the role that rail plays, a review of rail mode share has been undertaken using
2011 Census and the National Travel Survey (NTS). Whilst the 2011 Census provides a mode
share for journeys to work, this does not provide a complete picture as it only accounts for
work commuter trips, a proportion of overall trips. The NTS has been used to set out the
percentage of trips undertaken by rail for other journey purposes.

19.

The mode share for Journey to Work for three areas has been provided as follows based on
2011 Census, with the Middle Super Output Area (MSOA) included for reference:
•

MMT – based on Horsham 011 and Horsham 014 which provides a rail mode
share of 5%;

•

Burgess Hill – based on Mid Sussex 012, Mid Sussex 013, Mid Sussex 014 and
Mid Sussex 015 which provides a rail mode share of 13%;

•

Pulborough – based on Horsham 012, Horsham 013 and Horsham 014 which
provides a rail mode share of 7%.

20.

The NTS which is undertaken to collect information on how, why and where people travel
provides the percentage of trips undertaken for different purposes across a typical day.

21.

Within the July 2018 update the results showed that during the AM (07:00 – 10:00) and PM
(16:00 – 19:00) peak periods, 32% and 29% of trips are associated with commuting and
business purposes.

22.

Furthermore, the NTS data set 0409a covers the average number of trips by purpose and
main mode for England by year. A review of this has been undertaken to understand the
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percentage of trips undertaken by rail depending on the type of trip being made using the
2018 dataset (most recently available). This is provided in Table 2.
Table 2 – NTS 0409a – Journey Purpose and Rail Mode Share: England (2018)
Journey Purpose
Commuting
Business
Education / escort education
Shopping
Other escort
Personal business
Leisure
Other including just walk
All purposes

Rail Mode Share
7%
6%
1%
1%
0%
1%
2%
0%
2%

23.

Reviewing the figures shown in Table 2 highlight that Commuting and Business combined
total 13%. Comparison to the percentages from the 2011 Census show that this aligns with
the Journey to Work rail mode share for Burgess Hill (13%), while these are higher than the
‘MMT’ and ‘Pulborough’ mode shares for rail previously set out.

24.

Whilst the percentages shown in Table 2 are national averages, given the similarity with the
Census data for Burgess Hill, it is a reasonable assumption that the mode share for the other
journey purposes be representative.

25.

Combining all journey purposes together provides a rail mode share of 2% which is a very
low proportion.

26.

It should be noted one of the key masterplanning aims of MMT is the build a new settlement
where people want to live and work, without a disproportionate commuter population to
London, Brighton or Gatwick/Crawley. Therefore, it is unlikely a high percentage of the
residents will be commuting via train but with the implementation of improved bus services,
cycle routes and DR transport, future residents of MMT will have access to a greater number
of train services at a higher frequency and serving more and key locations throughout the UK
when compared to the other areas of Horsham District.

27.

The proportion of overall movement undertaken by rail, even where there is a rail station
within the same town, is low at 2% on average and therefore is not the main determinant for
accessibility.
Rail Strategy

28.

Considering the points made above a rail strategy has been proposed for MMT. It is
summarised as:
•

Access to rail from the site will be facilitated by a combination of the development of
active travel corridors between the site, Burgess Hill and Hassocks Stations;
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•

Both conventional and DR bus services will provide connectivity with local stations
through:
•

Provision of a high-quality shuttle bus service operating between Mayfields Town
Centre and Hassocks Train Station at a minimum frequency of every 20 minutes in
the AM and PM peak periods;

•

Potential extension to Route 33 which serves Hassocks Train Station to the site;

•

Including Hassocks Train Stations within a proposed DR transport network in the
early phases of the development.

29.

Further considerations are being given to:
•

Contributions towards further cycle parking including a mixture of both short and long
stay parking (including for electric cycles);

•

Improved bus interchange facilities and information provision as well as facilities for the
DR minibuses.

Trip Generation
30.

A detailed methodology for the assessment of trip generation/attraction and trip assignment
has been undertaken which included extensive engagement and discussion with WSCC as the
highway authority. This has been based on data such as the TRICS database, 2011 Census
data (most recently available), and information from the National Travel Survey (NTS).

31.

The trip attraction used for the purpose of this assessment is based on limited reductions in
single car occupancy mode share expected as a result of the new characteristics for mobility
that the master planning, infrastructure and management that the scheme provides. It does
not take into account the behavioural aspects of people’s choice making. Ignoring this it
overestimates traffic demand. This is a satisfactory as long as the judgements made about
effect and mitigation are cognisant of this and made in this context.

32.

Several groups opposed to the development of the site have contested the trip generation
and assignment methodology that has been used. However, an iterative process has been
undertaken with WSCC whereby a Trip generation Working Paper and Trip Distribution Note
have been submitted to WSCC for review. WSCC provided comments on the Working Paper
and Distribution Note. The methodology has been updated several times to reflect the
comments of the highway authority and to refine the methods to ensure a realistic approach
to traffic forecasting and trip internalisation has been achieved.

33.

The forecast vehicle movements have been used within a Paramics Model which has been
built to understand the impact of the development on the surrounding road network. The
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model has identified a series of junctions requiring mitigation to accommodate the
development.
34.

The Paramics Model has been subject to extensive scrutiny and auditing by WSCC and their
consultant WSP as well as Highways England and their consultants Atkins. WSCC has now
signed off the base model.

35.

The Paramics Model has been used to test the mitigation schemes to ensure the designs
provide sufficient mitigation. The mitigation schemes have been discussed and reviewed
with the highway authority and will continue to be as these are refined.

36.

A group opposed to the development of the site, LAMBS (Locals Against Mayfields Building
Sprawl) has produced a Transport Report questioning the methodology. They claim that
there is an unacceptable impact on several local junctions and that increased accident on the
surrounding road network will occur. The approach they have used to come to this
conclusion is very simplistic and has not considered the site self-sufficiency. They have not
carried out detailed highways capacity assessment or modelling to provide supporting
evidence to state that the impact on the surrounding road network will be unacceptable.

37.

It is therefore felt the methodology proposed on behalf of MMT is robust and provides
justifiable evidence as to why the impact of the development is acceptable and where it has
been shown to be unacceptable mitigation schemes have been proposed to mitigate the
impact of the development.

Site Sustainability
38.

The masterplanning for the site will create an environment where accessibility to day to day
services and other facilities is easy and a choice of transport modes is available. This will
enable residents and employees to choose the more socially inclusive and sustainable
methods of travel thereby encouraging a more sustainable way of life. The design of the
masterplan is such that this can happen from close to first occupation, when habits start to
form.
Masterplanning

39.

In terms of creating a sustainable community there are three facets that need to be
considered in detail below as follows:
•

Design – Sustainable transport is proposed to be at the heart of the development
through the provision of a mixed used community. The inclusion of high-speed internet,
more community-based working could contribute to less demand and reliance on the
wider transport network;

•

Choice – Creating choice is a fundamental feature in encouraging people to make use of
sustainable transport modes;
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•

Management – Development of a comprehensive Travel Plan which is effective and
creates the management tools to enable sustainable travel behaviour.

40.

The masterplan for MMT is designed to provide vibrant, active and healthy communities
built around green routes, cycleways and public parks for recreation, leisure and health.

41.

By including walking and cycling as a priority at the design stage the site will be developed so
that it is accessible and safe for all abilities. This aligns with Public Health England’s advice1
on supporting healthier lifestyles through the course of life, e.g. choosing to walk or cycle
rather than drive.

42.

The masterplan includes provision of key services such as medical hubs, education and retail
within central locations creating neighbourhood centres. This reduces the need to travel
externally from MMT thus supporting choice of a sustainable mode to make the short
journey.

43.

Further to the masterplan the sites’ sustainable transport strategy is based on the following
concepts:
•

Flexible Working –MMT will provide dedicated co working and close to home working
accommodation which will allow future residents to be able to work flexibility and
reduce their need to travel externally. This will be supported by superfast broadband
which will provide increased opportunity for residents to work remotely (if employed
offsite);

•

Active Travel – a number of active travel corridors have been developed between the
proposed development and local destinations including to Henfield and the Downs Link
(NCN 223) to west and to Burgess Hill via Sayers Common to the east. These links will
facilitate a range of active travel modes and travel between the proposed development
and local employment, education and leisure facilities as well as providing onward
connections to the national rail network, at Hassocks, Burgess Hill and Wivelsfield
stations. These routes have been audited and developed by Sustrans and build upon the
existing network of Public Rights of Way across the proposed development and
surrounding area.

•

Mobility Hub – comprises a dedicated building located within the town centre in a
prominent location. It will include clear signing and wayfinding signs to increase
visibility. The Mobility Hub will provide a combination of cycle storage for bike share
bicycles, electric bicycles, conventional cycle and cargo bikes, accommodation for last

1

Public Health England 2019 Guidance Health matters: Prevention – a life course approach.
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mile freight delivery, café space and bus stops. It will include the IT platform for the
private and shared travel and includes the provision of DIY bike maintenance.
•

Demand Responsive Transport (DRT) – The demand responsive bus network
encompasses a wider area than traditional buses can serve as it is flexible and not fixed
to a particular route. Passengers are grouped together using software that
counterbalances the customer experience against aggregation of rides. ArrivaClick has
provided an initial scope for the MMT development. The mixed-use nature would result
in demand across the day which is considered essential for getting DRT to a commercial
level.

Internal Self Sufficiency
44.

Another important aspect of developing a new community is ensuring there is an
appropriate mix of development to encourage the internalisation of trips. To clarify an
internal trip is classed as a trip which originates and ends within the development site i.e.
from home to the local shop or the proposed town centre.

45.

There will be an approximate balance between residents of working age and jobs. The
developers of MMT are promoting a ratio of 1 job to every dwelling i.e. 7,000 jobs and 7,000
homes on site. This will greatly assist in strong self-containment of trips within MMT. This
has been conservatively included for traffic impact and modelling purposes at approximately
33% during the peak periods. It is considered that a higher level of internalisation will occur,
particularly outside of the peak hours where the purpose of trips will be more skewed
towards recreation, leisure and personal business. WSCC have agreed that a development
scenario should be also tested with a 60% level of internalisation as a sensitivity.

46.

This point, on internal self-sufficiency, has been emphasised throughout the sustainable
transport strategy and master planning process.

47.

We have undertaken research into a sample of towns of similar size and the containment of
employment trips. Level of internalisation for employment trips has historically varied from
14% to 40% with an average 26%. The proportion depends on a number of factors but clearly
of key importance will be the quantum of employment space and the match between the
working population and the jobs available which as described above has been and should
continue be considered carefully.

48.

In addition to employment trips, education trips represent approximately 30% – 40% of trips
in the morning peak and therefore it should be possible for the majority of these to be
contained within the site with the provision of education facilities.
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Summary and Conclusions
49.

This note has considered the key concerns raised as part of the local plan process including;
proximity to a railway station; development traffic generation; site sustainability; and site
self-sufficiency. The note has concluded the following:
•

The proportion of overall movement undertaken by rail, even where there is a rail
station within the same town, is low at 2% on average and therefore rail is not the main
determinant for accessibility;

•

The methodology used for traffic generation and assignment has been devised with the
highway authority and a detailed highways capacity impact assessment has been
undertaken using this information. A realistic and proportionate mitigation package for
the local highway network has been developed and is continuing to be refined;

•

The masterplan has been developed at a local scale to encourage walking and cycling
and discourage the reliance of private vehicle movements. A network of active travel
corridors connects the sites residential parcels to the town centres and external
transport interchanges; and

•

Finally, the quantum and mixture of land uses of the development has been considered
carefully to encourage self-sufficiency of the development to ensure there are not
unacceptable impact of the surrounding transport network.
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DOCUMENT 5
TECHNICAL NOTE ON LANDSCAPE MATTERS PREPARED BY BARTON WILLMORE

MAYFIELDS MARKET TOWN
Horsham District Landscape Capacity 2020
1.1

HDC has published the ‘Horsham District Landscape Capacity Assessment’ (‘LCA’) (February 2020). The
assessment is broken down into two stages.

1.2

The first stage considers the capacity of landscape around and between the main town of Horsham, small
towns or large villages, or new settlements. This includes areas proposed to the planning authority for large
scale development for both housing and employment development. These areas have been split into ten broad
geographic zones, with Mayfields identified within Zone 8.

1.3

The second stage of the Assessment examines the capacity of the landscape around existing medium or smaller
villages to accommodate medium and small-scale housing development.

1.4

The overarching objective of the Assessment is two-fold – to provide a consistent assessment of the landscape
capacity of the land to accommodate housing and employment land; and to identify where new development
could best be accommodated without unacceptable adverse landscape and visual impact.

1.5

Each of the ten Zones have been subdivided into Local Landscape Character Areas, which are ‘distinctive units
that reflect more localised variations in character based upon distinctive combinations of characteristics which
may include field and settlement pattern, landform, extent of woodland, visual characteristics, and the
relationship to existing settlement boundaries. The boundaries of the Local Landscape Character Areas have
been defined by features such as field boundaries, roads and ridgelines.

1.6

The varying landscape capacity of each Local Landscape Character Area within a Zone has been defined.

1.7

To determine the landscape capacity for each area, the Assessment follows generally accepted methodologies,
defining the Overall Landscape Sensitivity based on the combination of Landscape Character Sensitivity and
Visual Sensitivity; and Landscape Capacity based on the combination of Overall Landscape Sensitivity and
Landscape Value.

1.8

The Assessment notes that it only addresses landscape capacity and ‘ultimately the overall suitability of a site
for development will depend on a range of other considerations including access and infrastructure constraints,
to other environmental considerations including flood risk, ecology, heritage and archaeology and air quality.’
(Paragraph 1.7)

1.9

The Assessment acknowledges that the levels of landscape sensitivity and capacity are ‘generalised statement
across each area’, and are indicative, noting that further analysis and a more detailed assessment of the area
would be carried out in relation to specific applications to determine the actual capacity of the site.

1.10 It also importantly notes that the assessment:
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‘provide[s] a pointer to the detailed landscape and visual issues that would be
need to be addressed in a site allocation or development context’ (Paragraph
1.8)
1.11 It is also noted that not only should the definitions of Landscape Capacity, as set out in Table 6, be referred to,
but also the specific supporting text regarding capacity provided for each Local Landscape Character Area.
1.12 Therefore, it is apparent that there is the opportunity for a site to address the key landscape and visual
sensitivities to enable development to be successfully accommodated within an area with reduced landscape
and visual effects.
Summary of Capacity Assessment for Zone 8: Mayfields: Parcels 73 – 78

1.13 Zone 8: Mayfields has been sub-divided into six local landscape character areas:
•
•
•
•
•
•

Local Landscape Character Area 73 Cutlers Brook and surrounds,
Local Landscape Character Area 74: Land South of Cutlers Brook,
Local Landscape Character Area 75: Land North of Cutlers Brook,
Local Landscape Character Area 76: Land West of Wineham Lane/Henfield Road,
Local Landscape Character Area 77: Land North of Wheatsheaf Road, and
Local Landscape Character Area 78: Land South of the River Arun.

1.14 The Local Landscape Character Areas, and the associated Landscape Capacity have been overlaid on the
illustrative masterplan, based
1.15 The following is a summary of the Landscape Capacity for each Local Landscape Character Area, and the key
sensitivities to address to enable development to be successfully accommodated within each area, with
reduced, and no unacceptable landscape and visual effects.
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Area

Landscape
Capacity
Area 73: Cutlers Brook and Surrounds
1: Medium Scale Housing
2: Large Scale Housing
3: Large Scale Employment

Low - Moderate
No / Low
No / Low

Issues to Address

•
•
•
•
•
•

Reduce visual sensitivity of area
Address Blackstone Lane visual sensitivity
Views to South Downs
Proximity of Ancient Woodland
Address Amenity of PRoWs (PRoW 2534)
Attractive riverside characteristics and
relationship with South Downs result in no
or very limited capacity
• Retention of features and qualities sensitive
to development
• Careful siting to avoid unacceptable visual
effects

Landscape and Visual Strategy
Local Landscape Character Area 73 falls within the Horsham District P2 Upper Adur Valley Landscape
Character Area
The Culters Brook (a tributary of the River Adur) river valley landscape would be retained free from
development; conserved and enhanced, as part of the wider proposed landscape framework and
Green Infrastructure Framework for the Mayfields Market Town; with extensive open green space
located along and adjoining the river corridor, and with additional / supplementary hedgerow, tree
and woodland planting to reinforce and reflect the existing landscape pattern.
Proposed development would be limited to the northern part of Local Landscape Character Area 73,
with the southern boundary of the Site reinforced with tree and hedgerow planting to create a robust
edge to the Mayfields Market Town, and the remaining fields to south in Area 73 would be retained
undeveloped, and open. Ancient Woodland to the north of Area 73 would be retained and protected
by appropriate landscape buffers.
The existing PRoW (PRoW 2534) running north-south through Area 73 would be accommodated in a
broad green corridor, conserving the amenity of the PRoWs and the views to the south towards the
South Downs.
Proposals would respond to the Planning and Land Management Guidelines with regard to the wider
P2: Upper Adur Valley Landscape Character Area, in that they would:
•
Conserve the open character of the floodplain , along the Cutlers Brook.
•
Conserve the small valley floor pastures.
•
Conserve and restore hedgerows on valleysides.
•
Conserve streamside vegetation.
•
Promote natural floodplain management.
•
Avoid the introduction of unsympathetic flood defences and engineered changes to the river
course.
Limiting development to the northern part of Area 73 would reduce visual sensitivity of area , and
development would be set back from Blackstone Lane. A southern access road would be set within a
broad corridor, forming a linear park with large trees and open spaces , with pedestrian and cycle
routes separate from the road for safe sustainable travel .
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Development would be sited to avoid unacceptable visual impact, and views out to the South Downs
would be maintained from the southern boundary across the retained open southern fields, and along
the north-south orientated PRoW 2534 and proposed streets within the development through the
design and orientation of open spaces and roads along north/south axis to channel views to the
south, over intervening land towards the South Downs.
The landscape features and qualities highly sensitive to development , such as attractive riverside
characteristics and relationship with South Downs would therefore be maintained.
Therefore, whilst the Landscape Capacity of Area 73 is defined as No /Low, for both Large Scale
Housing and Employment, development could be accommodated within Area 73, adopting appropriate
mitigation as set out in the above Landscape Strategies, retaining the key attributes that contribute
to its value, and without unacceptable landscape and visual effects.
NOTE: The Southern Approach, at the junction with the proposed South Access Road and Wineham
Lane has been addressed in more detail , in response to HDC comments, in the Landscape Strategy
Document (Pages 86-87)
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Area 74: Land south of Cutlers Brook
1: Medium Scale Housing
2: Large Scale Housing
3: Large Scale Employment

Low - Moderate
Low - Moderate
No / Low

•
•
•
•
•
•
•

Reduce visibility with wider countryside
Reduce visual sensitivity
Address Amenity of PRoWs
Views to South Downs
Proximity to Henfield
Proximity to Blackstone
Intervisibility and coalescence

Landscape and Visual Strategy
Local Landscape Character Area 74 falls within the Horsham District P2 Upper Adur Valley Landscape
Character Area.
A broad swathe of open green space adjoining, and to the south of, Culters Brook (a tributary of the
River Adur) river valley landscape would be retained free from development; conserved and
enhanced, as part of the wider proposed landscape framework and Green Infrastructure Framework
for the Mayfields Market Town. Broad corridors of green open space, orientated north-south
extending south from Cutlers Brook, are proposed, to allow views out to the south, towards the South
Downs.
Proposed development would be set back from the south-eastern and south-western parts of Local
Landscape Character Area 74, with areas either excluded from the Site or proposed as open space,
allotments and woodland planting, as part of the wider landscape and Green Infrastructure
Framework for Mayfields Market Town.
The existing PRoWs (PRoWs 2535 and 2536) running north-south through Area 74 would be
accommodated in the north-south broad green corridors, conserving the amenity of the PRoWs and
views to the south towards the South Downs.
The proposals would therefore contribute to the Planning and Land Management Guidelines with
regard to the wider P2: Upper Adur Valley Landscape Character Area, in that they would :
•
Conserve the open character of the floodplain, along the Cutlers Brook.
•
Conserve the small valley floor pastures.
•
Conserve and restore hedgerows on valleysides.
•
Conserve streamside vegetation.
Limiting development to mainly the northern part of Area 74 would reduce visual sensitivity of area,
and development would be set back from Blackstone to the south-east, and set back from Henfield in
the south-west, no further south west than Woodhouse Farm, maintaining a swathe of permanently
open land between the south-western edge of the proposed Mayfields Market Town and Henfield,
preventing coalescence and retaining the distinct and separate identities of the two settlements .
Development would be largely set back from the southern boundary of the Site ; and would sensitively
sited to reduce visibility with wider countryside and to reduce visual sensitivity.
Views out to the South Downs would be maintained from the southern boundary across the retained
open southern fields, and along the north-south orientated green corridors and PRoWs 2535 and
PRoW 2536, and proposed streets within the development , through the design and orientation of
open spaces and roads along north/south axis to channel views to the south, would maintain views
over intervening land towards the South Downs.
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A swathe of permanent open land would be maintained to the south-east, between the Site and
Blackstone, and to the south-west, between the Site and Henfield, such that there would be very
limited intervisibility, and no physical or perceived coalescence between the Site and these
settlements.
Therefore, whilst the Landscape Capacity of Area 74 is defined as Low/Moderate for Large Scale
Housing, and No/Low for Large Scale Employment, development could be successfully accommodated
within Area 74, adopting appropriate mitigation as set out in the above Landscape Strategies,
creating a landscape framework to enhance the attributes that contribute to its value, and without
unacceptable landscape and visual effects.
NOTE: The approach to retaining views south from the proposed development out to the South
Downs, and the approach to screening and filtering the southern parcels of development from the
South Downs have been addressed in more detail, in response to HDC comments, in the Landscape
Strategy Document (Pages 88-89).
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Area 75: Land North of Cutlers Brook
1: Medium Scale Housing
2: Large Scale Housing
3: Large Scale Employment

Low -Moderate
No / Low
No / Low

• Mostly visual exposed
• Southern/eastern parts more enclosed and less
visually sensitive
• Address Amenity of PRoWs (PRoW 2534)
• Views to South Downs
• Able to absorb a limited amount of well-placed
development mindful of South Downs views and
openness
• Employment development more conspicuous

Landscape and Visual Strategy
Local Landscape Character Area 75 falls largely within the Horsham District J3 Cowfold and
Shermanbury Farmlands Landscape Character Area , with the very southern extent falling within the
P2 Upper Adur Valley Landscape Character Area , insofar as it relates to the Culters Brook river valley
to the south.
It is noted that this is a visually exposed area , particularly to the north and west of the area, with the
south-eastern part being more enclosed and less visually sensitive to change; however, this is
relative, and is a consequence of the slightly elevated flat topography, being located to the north of
the shallow river valley of C utlers Brook; the larger field pattern; and the more limited field boundary
vegetation and lack of woodland cover, reducing the higher level visual enclosure provided elsewhere
on the Site.
Conversely, as this is part of the J3 Cowfold and Shermanbury Farmlands Landscape Character Area ,
comprising larger arable fields, and a localised area with more open character, the flatter landform,
and lack of strong field pattern and landscape features results in Local Landscape Character Area 75
being suitable to accommodate development with limited effects o n landscape features, with the
opportunity to create a landscape structure within which to locate built form.
Proposed development within Area 75 would be set between the retained and enhanced landscape
feature of the Cutlers Brook river valley to the south, and a connected corridor of existing green
space (Prairie Gardens) and woodland (Blackland Copse), and proposed Green Space created by
Mayfields Common, Mayfields Town Park to the north, setting it within a robust wider landscape
framework for the Mayfields Market Town.
A southern access road would run through Area 75, and would be set within a broad corridor, forming
a linear park with large trees and open spaces ; creating a well-defined substantial landscape feature,
which would supplement the wider landscape framework within which to accommodate proposed built
form. The proposed streets within the development, through the design and orientation of open
spaces and roads along north/south axis, would channel views to the south towards the South Downs.
PRoW 2534, running from Blackstone north along the south-eastern edge of Area 75 would be
retained within a broad green corridor, supplemented with tree and hedge planting, and open space
related uses, again to contribute to an enhanced landscape framework , and retain views south, to the
South Downs.
Development would therefore be accommodated in Area 75, being well-placed within an enhanced
landscape framework, where the existing landscape framework is limited. The layout of development
would be carefully considered to maintain key views out to the south, and to the South Downs
escarpment.
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Therefore, whilst the Landscape Capacity of Area 75 is defined as No/Low/ for Large Scale Housing
and Employment, the larger arable fields, the localised more open character, the flatter landform, and
lack of strong field pattern and landscape features results in Area 75 being suitable to accommodate
development with limited effects on landscape features, with the opportunity to create a landscape
structure within which to locate built form , where there is currently a limited landscape framework .
Development could be successfully accommodated within Area 75, adopting appropriate mitigation as
set out in the above Landscape Strategies, creating a landscape framework to contribute to its value,
and without unacceptable landscape and visual effects.
NOTE: The approach to proposed southern access road has been addressed in more detail in the
Landscape Strategy Document (Pages 74-77).
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Area 76: Land West of Wineham Lane/Henfield Road
1: Medium Scale Housing
Moderate
• Visual enclosure, particularly southern and western
2: Large Scale Housing
Moderate
parts
3: Large Scale Employment
Moderate
• Wineham Lane more open and sensitive
• Sussex Prairie Gardens
• Capacity provided it respects field pattern and
retains enclosed nature
• Avoid appearance urban intrusion and sprawl
Landscape and Visual Strategy
Local Landscape Character Area 76 falls largely within the Horsham District J3 Cowfold and
Shermanbury Farmlands Landscape Character Area, with the very northern extent falling within the
P2 Upper Adur Valley Landscape Character Area, insofar as it relates to a tributary of the Adur River
valley to the north.
The Sussex Prairie Gardens, an existing popular destination within the Site, would be retained, along
with adjacent Blackland Copse. These have informed the siting of a green hear t to the centre of the
proposed Mayfields Market Town, relating to the proposed Blackland Common and Town Park to the
west; and connecting with proposed green corridors, based on existing landscape features such as
Sake Ride corridor and Blackland Farm Fishing Ponds; retained existing woodland, including Ancient
Woodland at Spinning Wood; and proposed green corridors, such as a linear park extending to the
north-east. Open space and sports provision would be located between the Sake Ride corridor and
the proposed linear park.
The majority of Area 76 adjoining Wineham Lane is not included within the Site, and therefore much
of the character of Wineham Lane would remain unchanged.
Furthermore, with the provision of a southern access road through the Site, there is the opportunity to
reduce traffic along Wheatsheaf Lane, which combined with roadside planting would enhance the rural
character of the Wheatsheaf Lane.
Parcels of proposed built form would be set within the existing landscape framework created by the
existing field pattern and proposed landscape framework, to maintain the enclosed nature if the Area
76, and to avoid the appearance of urban intrusion.
The Landscape Capacity of Area 76 is defined as Moderate for both Large Scale Housing and
Employment. As set out in the above Landscape Strategies, the development would be set within and
benefit from the retained and enhanced landscape features that contribute to the wider landscape
framework, and contribute to creating a development with a strong sense of place drawing from the
existing characteristics of the locality , enhancing value, and without unacceptable landscape and
visual effects.
Note: The improvements to Wheatsheaf Lane has been addressed in more detail in the Landscape
Strategy Document (Pages 78-79).
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Area 77
1: Medium Scale Housing
2: Large Scale Housing
3: Large Scale Employment

Moderate
Low - Moderate
Low - Moderate

•
•
•
•
•
•

Partial enclosure
Partially exposed from Wheatsheaf Road
Views to South Downs
Long views to wooded character to north
Openness of the area to the east
Considered to be able to accommodate some form
of development

Landscape and Visual Strategy
Local Landscape Character Area 77 falls within the Horsham District J3 Cowfold and Shermanbury
Farmlands Landscape Character Area.
Much of Area 77 would retained as open space, either as part of the recreational and amenity open
space; or as part as sports pitches associated with a proposed secondary school (in addition to the
sport pitch provision required for the development in accordance with the Reg 18 Local Plan) located
within this flatter landscape within the Site,
The proposed Blackland Common is located in the vicinity of the former Blackland Common, drawing
on the historic references within the landscape ; and combined with the co-location of a Town Park,
and the close proximity of the Prairie Gardens, provides a substantial are of accessible green space
creating a green heart for Mayfields Market Town. The design of the Town Park and proposed
development to the south of Wheatsheaf Lane would allow for vistas to the South Downs, to maintain
views to the South Downs and reinforce the sense of place for Mayfields Market Town.
The proposed Blackland Common and Town Park would front onto Wheatshe af Road, which with the
retained existing trees along the northern side of Wheatsheaf Lane would create an attractive
character to Wheatsheaf Lane. Furthermore, with the provision of a southern access road through
the Site, there is the opportunity to reduce traffic along Wheatsheaf Lane, which combined with
roadside planting would enhance the rural character of the Wheatsheaf Lane.
The proposals for Mayfields Market Town allow for the undergrounding of overhead electricity
transmission lines; and the removal of these detracting features, along the associated pylons would
provide a benefit to Area 77, and the wider landscape.
The Landscape Capacity of Area 77 is defined as Low - Moderate for both Large Scale Housing and
Employment. As set out in the above Landscape Strategies, the development would be set within and
benefit from the retained and enhanced landscape features that contribute to the wider landscape
framework, in particular the creation of a substantial Common and Town Park at the heart of the
development, and contribute to creating a development with a strong sense of place drawing from
the existing characteristics of the locality, enhancing value, and without unacceptable landscape and
visual effects.
Note: The improvements to Wheatsheaf Lane has been addressed in more detail in the Landscape
Strategy Document (Pages 78-79).
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Area 78
1: Medium Scale Housing
2: Large Scale Housing
3: Large Scale Employment

Moderate
Moderate
Low - Moderate

•
•
•
•
•
•

Sensitivity to change along floodplain
Partially enclosed landscape
Views to South Downs
Riverside and floodplain views
Address amenity of PRoWs
Some development could be accommodated in more
enclosed fields
• Sensitive areas not to be developed

Landscape and Visual Strategy
Local Landscape Character Area 78 falls within the Horsham District P2 Upper Adur Valley Landscape
Character Area, associated with the River Adur on the northern boundary of the Site, and a tributary
to the south, with land further south extending into the J3 Cowfold and Shermanbury Farmlands
Landscape Character Area, where land rises slightly to the south, out of the river valley landscape.
The River Adur, its tributary, and the associated river valley landscape s, would be retained free from
development, allowing for broad river valley landscape corridors east -west through Local Landscape
Area 78. These river valley landscapes would be conserved and enhanced, as part of the wide r
proposed landscape framework and Green Infrastructure Framework for the Mayfields Market Town;
providing extensive open green space located along and adjoining the river corridor s, and with
additional / supplementary hedgerow, tree and woodland planting to reinforce and reflect the existing
landscape pattern. These broad landscape corridors would retain riverside and flood plain views , and
these sensitive river valley landscapes, and their associated flood plain areas , would not be
developed.
Proposed development would be located on relatively flat and visually enclosed land between the
River Adur and its tributary to the south, and to south of the tributary. Development would be set
within the strong landscape framework created by the retained and enhanced river valley corridors,
and the broad landscape corridor to the south of Area 78, created by the retention and enhancement
of Sake Ride, the associated linear park, and adjoining open space and recreation provision.
The existing PRoWs running through Area 78, that is PRoW 2391 running east from Wineham Lane ,
connecting with PRoW 2391 turning north, and then running west along the course of the River Adur;
and PRoW 2392 running south from PRoW 2391 to the tributary to the south, then running east along
the watercourse, would be retained within the broad landscape corridors retained along the
watercourses, and within a north-south green corridor between the two watercourses, retaining and
enhancing the amenity of the PRoWs.
Several key north-south corridors, such as along PRoW 2391 and PRoW 2392 would be created to
maintain and allow views to the south, to the South Downs. The layout of the development would
also take into account the requirement to retain some views out to the South Downs, through the
design and orientation of open spaces and roads along north/south axis to channel views to the
south, the South Downs, these would also provide an important sense of place for the development.
Proposals would respond to the Planning and Land Management Guidelines with regard to the wider
P2: Upper Adur Valley Landscape Character Area, in that they would:
•
Conserve the open character of the floodplain, along the River Adur and its tributaries.
•
Conserve the small valley floor pastures , associated with the river valleys.
•
Conserve and restore hedgerows on valleysides.
•
Conserve streamside vegetation.
•
Promote natural floodplain management.
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•

Avoid the introduction of unsympathetic flood defences and engineered changes to the river
course.

Locating development within the enclosed land between the watercourses would successfully
assimilate development within the wider landscape framework with limited landscape and visual
effects. The river valley landscapes would be retained and enhanced, which along with some
retained view to the South Downs, would provide a distinctive landscape setting and sense of place
for Mayfields Market Town.
The Landscape Capacity of Area 78 is defined as Moderate for both Large Scale Housing and Low –
Moderate for Large Scale Employment. As set out in the above Landscape Strategies, the
development would be set within and benefit from the retained and enhanced landscape features that
contribute to the wider landscape framework, in particular the retained and enhanced river valley
landscapes, contributing to creating a development with a strong sense of place drawing from the
existing characteristics of the localit y and without unacceptable landscape and visual effects.
Note: The Northern Approach into Area 78, off Wineham Lane, has been addressed in more detail in
the Landscape Strategy Document (Pages 84-85).

Summary and Conclusions

1.16 The Landscape Capacity Assessment for Zone 8: Mayfields, including Local Landscape Character Areas 73 - 78,
ranges from No/Low to Moderate Capacity for Large Scale Housing or Employment.
1.17 However, in reviewing the supporting commentaries on Landscape Character Sensitivities, Visual Sensitivity,
Landscape Value and Landscape Capacity, and following the guidance that detailed landscape and visual issues
would need to be addressed to overcome sensitivities in a site allocation or development context, the Site
presents the opportunity, through the combination of Landscape Strategies appropriate for the specific Local
Landscape Character Areas, and a considered and sensitive approach to development, in terms of siting layout,
scale and character, to accommodate the Mayfields Market Town, addressing all of the landscape and visual
issues identified for each Local Landscape Character Area, drawing on the existing assets and attributes of the
Site and its sense of place, and without unacceptable landscape and visual effects.
1.18 It is therefore considered that there are no over-riding Landscape and Visual issues to prevent Zone 8:
Mayfields coming forward as a Strategic Housing/Employment Allocation.
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TECHNICAL NOTE ON INFRASTRUCTURE AND SERVICES PREPARED BY CREATE
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MAYFIELDS MARKET TOWN
INFRASTRUCTURE AND SERVICES UPDATE
INTRODUCTION
The following provides a brief update on work in relation to services and infrastructure which has
been completed or is in progress since the last submission made to Horsham District Council as part
of the June 2019 SHEELA submission.

WASTE WATER – SOUTHERN WATER
Further correspondence with Southern Water (SW) confirmed that the current headroom at
Henfield WRC is 700 homes. SW stated that the full build out of 7,000 dwellings would result in a
significant tightening of the existing permit conditions on a no detriment basis.
Assuming that the water demand was likely to be 350 l/property/day which includes an allowance
for infiltration and assuming 75 l/property /day of water reuse, then it is likely that SW can meet the
future permit conditions using conventional technology.
A meeting has been held with Severn Trent Infrastructure Services Ltd acting as a NAV to discuss the
provision of a new WRC on site. A formal quotation was received for the delivery of these new
works, to be located in the northwest area of the site, discharging into the River Adur.
To deliver a new WRC, a 12 month planning programme has been allowed with a further 12 months
construction and commissioning period.
A meeting has now been confirmed with SW for 10am Friday 3rd April 2020 to discuss the
development and to agree an alternative way forward with the incumbent sewerage undertaker.

WATER SUPPLY – SOUTHERN WATER
Southern Water have previously advised that if the Mayfields development is permitted then a
suitable water supply will be provided to serve the development. The cost of this new supply will be
based on SW standard zonal charges.
We are awaiting a Level 2 capacity check for water supply from SW to confirm that the position has
not changed which will also provide an updated budget cost.

ELECTRICITY – UKPN
A series of updated quotations have been received from UKPN with respect to providing electricity
for the overall development. UKPN have initially proposed that Phase 1 of the site, up to 5MVA, will
be supplied from the primary substation at Cowfold. Following further discussions with UKPN it has
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INFRASTRUCTURE AND SERVICES UPDATE
been agreed that a phased supply can also be provided from Bolney Grid, which would result in a
series of efficiencies in both the cost of future phases and the diversion of the 132 kv.
It is intended that ducting will be laid from Bolney Grid to the north of the site to provide for the
132 kv underground diversion along with the main supply for the development which will be
reinforced by a series of phased upgrades each of 20MVA, which will provide a feed for the overall
development.
Figure 1 below shows the proposed route of the ducts in relation to the proposed overhead
diversion.

Figure 1 – Proposed Overhead Diversion of Ducts

GAS – SGN
SGN have confirmed that a suitable gas supply can be provided to the development and a budget
cost estimate has been provided for both the residential and commercial aspects. Due to the UK
Government’s announcements about decarbonising the network, demand for gas is likely to drop
significantly. This quote is therefore open to review and it is anticipated that the cost of a gas supply
to the development will significantly reduce.
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BROADBAND/COMMUNICATIONS
As part of the development proposals, a new ultra-fast fibre broadband network will be installed.
This will involve working with a number of partners including BT Openreach, Vodafone for
Commercial Supplies and City Fibre.
The current proposal from Openreach is that all developments over 30 houses will be provided with
fibre to the premises (FTTP) free of developer charge, this includes all the cabling onsite and the offsite cabling to the exchange. There are no charges associated for Openreach infrastructure – with
the exception of moving/removing our current installed network.
The exchange which will feed the Mayfields development will be from Henfield. The network will be
built out from there to the development, increasing any cabling or hardware required to fulfil the
requirements.
In addition, a new free to access public Wi-Fi network will be installed across the development
providing access to the network. This will facilitate the introduction of the SMART transport, energy,
and water networks which are intended to be provided as part of the new town scheme.
The introduction of the new fibre network will also enable the rollout of a 5G network across the
proposed development area, mini hubs/transmitters will be integrated around the new town centre
and public buildings, enabling a high quality mobile service to be available. Discussions are ongoing
with operators, however the intention is that the network will be a multi-operator compliant system.
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DOCUMENT 12
NOTE ON THE DELIVERY OF NEW RAILWAY STATIONS

Mayfields Development: Rail Note
1

Background

Need for Rail to Serve New Development
The demand for new housing in Britain has rarely been so strong, and with larger schemes there is
often discussion around new railway stations. In these respects, Horsham DC in Sussex is no different
from many others. In recent years, several large developments have either occurred in the district
(e.g. Broadbridge Heath, West of Horsham), are underway (e.g. Kilnwood Vale, West of Ifield) or are
proposed (e.g. Horsham North (Roffey)). All three areas have been considered for new stations, and
the latter two included firm proposals for stations within their development proposals (as noted in
West Sussex CC documentation as long ago as 2015). But in all cases these have yet to come to fruition.

Current Context of Rail Development
Britain’s railways are, however, under pressure, both financially and physically. The franchising regime
has led to instances of companies bidding for revenue and cost plans that have proved not to be
achievable – quite often, not because of the actions taken or not taken by train operators. Network
Rail, as infrastructure manager, has been struggling to implement improvements (such as line
upgrades and electrification) whilst maintaining and renewing its existing assets; delayed investment
means delayed income and a challenge for the franchisee. NR’s difficulties are partly driven by
shortages in skilled labour, with big projects such as Crossrail and HS2 using up significant resources.
The Department for Transport and everyone else in the railway industry therefore has to be realistic
in what the railway can deliver. This is a specific strategic concern in a context of increasing
environmental awareness, where society wants to transfer traffic from road to rail, but where a 1%
transfer from road typically generates 10% more rail demand.
Against this background, national politicians have nevertheless been promoting new and re-opened
railways, not least the “Reversing Beeching” programme suggested by the then Secretary of State for
Transport, Chris Grayling, in 2017, and re-launched by Prime Minister Boris Johnson in 2019. This is
generating tens of applications for small- and medium-scale rail developments, some of which are
actively supported by local authorities and have been the subject of campaigns for decades. As even
admitted by pro-rail group Railfuture, one therefore has to acknowledge that new stations promoted
by a single developer to support a specific new developer are well down the list of potential railway
priorities.
It is therefore essential that, in this competitive environment, physical proposals for new rail stations
satisfy all the relevant criteria, or whether rail use can be encouraged by other, more subtle, means.
We therefore set out below something of a checklist for the requirements of a new station

2

Requirements for a New Station

Proposals for new stations have to be considered carefully, as the considerations are complicated and
there are a range of factors that need to be taken into account. A degree of caution needs to be applied
to avoid unrealistic assumptions about the implementability of new stations.
Perhaps the first factor to be examined is the expected number of rail trips per day. There is no ‘hard
and fast’ rule about this, because different railway lines have different existing levels of demand:
adding 100 trips per day to a rural branch line would generally be welcomed, whereas adding such a
number to a main line would not contribute any income of consequence, so would not be worth
considering. Elsewhere (for instance in the South East), any proposal with fewer than 1000 trips per
day are unlikely to find favour; note that, even at a rail commuting mode share of 10% (a relatively
high rate), one would only expect 500 daily return trips (i.e. 1000 trips in total) from 5000
economically-active residents, typical of a development of 10,000 people. We note that neither of the
developments at Kilnwood Vale nor Horsham North are expected to have this many residents.
However, the number of trips is not just a function of the population of a development, but also the
likely trip patterns of those people. Unfortunately, the rail network in Britain is limited in extent, unlike
the road network which (across the majority of England, at least) is effectively comprehensive. If the
only railway in an area runs North – South, but there is major demand in an East – West axis, then the
railway will not be able to serve it.
As noted above, the second factor to be considered is the ability of the existing train service to cope
with the proposed extra demand. The key question is whether or not there is sufficient space in the
existing trains or not. If crowding would occur as a result of the new traffic, could trains be lengthened
to address this issue – and, if they can, should this be the responsibility of the developer, the train
company or the Government?
A third, and related, issue is whether, if extra trains would be required to carry the extra demand,
these could be fitted into the timetable reliably. The railway system in Britain has roughly doubled its
number of passengers in the last 25 years, without adding significantly to the extent of the network
or, indeed, even on the number of tracks on existing routes. The travelling public is well-aware that
train service performance is not as good as it should be, for which a key reason is that even minor
delays are now causing major repercussions to many other services. Adding yet more trains will make
matters worse.
The fourth issue is that, from the railway’s point of view, the addition of an extra station with extra
demand will negatively impact upon passengers currently being carried. Depending upon the speed
of the train, making an additional station stop on a train will typically add between 3 and 6 minutes to
the schedule – a delay to all the passengers on the train who do not wish to board or alight there. Such
delays will lead to a reduction in existing patronage. Even a small reduction in an existing large number
can outweigh the demand and revenue benefits from a new small station. Furthermore, if journey
times rise, the number of resources (trainsets, traincrew, depot facilities etc.) will also have to rise, if
the ‘turnround’ time at the ends of the line falls below what is necessary to ensure good performance.
As a consequence, outside densely-populated inner-city areas, stations are normally only viable at
spacings over several miles.

Sadly, the costs of construction on the railway are unfortunately high, driven by a combination of the
need for new infrastructure to meet modern standards (including providing for mobility-impaired
passengers), and the need to work on and around railway lines which need to continue operating
throughout the vast majority of the project duration. Although developers usually take account of the
physical constraints of specific locations, detailed railway infrastructure issues also need to be taken
into account – moving signals is particularly expensive, for instance (where possible – signals need to
be broadly evenly-spaced, but it is unrealistic to land up with a new signal half-way along the platform
of a new station).
Lastly, stations need cleaning, maintenance and potentially staffing, as well as driving overheads
upwards (for instance, to cover the setting of fares to/from that station). These costs need to be
subtracted from the revenues gained from the new station.
As a result of all that, it is often better if ways can be found to funnel extra demand through existing
stations, since this limits all the station-based costs and minimises abstraction to through passengers.
Measures to achieve this can include opening new entrances to enhance the immediate catchment
area, or providing other improvements to access (such as cycle lanes to address housing 1-2 miles
away, or providing dedicated bus links to/from specific developments (whether commercial or
residential).
RC/PROJECTS\CH1128\MAYFIELDS\MAYFIELDS DEVT RAIL NOTE v3.DOC
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SUMMARY: EMPLOYMENT: THE MAYFIELDS WAY
The nature of work, the types and locations of workplaces, and the way we work are changing. We are
designing Mayfields in response to those changes. To deliver the priorities of Horsham District Council, the
Gatwick Diamond, and Coast to Capital Local Enterprise Partnership (LEP), we will attract entrepreneurs and
companies to provide 5,000 new jobs and 2,000 service jobs. Many of these 5,000 new jobs will not otherwise
be available in Horsham. Our aim is that at least 50% of the people who live in Mayfields will work in the town.
THE CHANGING NATURE OF WORK
Fundamental changes are happening in the UK economy, in how we work, and in the types of workplaces that
we need. The explosive growth of the ‘knowledge economy’ is driving these changes along with the rapid,
ubiquitous spread of affordable digital technology. In 1997, the UK had more manufacturing jobs than office
economy jobs: 4.2m compared to 3.9m. Today, the position is reversed with 2.7m jobs in manufacturing and
6.3m office economy jobs. Over the next two decades, further significant changes in the structure of the UK
economy are likely; Mayfields will harness these changes.
MAYFIELDS, HORSHAM: WONDERFUL ADDITION TO THE GATWICK DIAMOND
Many communities in the Gatwick Diamond are in danger of becoming dormitories. The cost of housing is so
high that it is necessary to commute elsewhere to earn enough to afford to live in the area. Mayfields will be
different - a community for living and working - a new jewel in the Gatwick Diamond. A place where people
can enjoy a healthier lifestyle and save money by avoiding commuting.
THE WEST SUSSEX MARKET AND MAYFIELDS
Mayfields will be part of the office market which includes both Crawley and Brighton. Currently, over three
quarters of the available space is in Crawley. There is a chronic shortage of Grade A accommodation. Only
one building in the entire area is under construction. Whilst several large business parks are planned, there
is little evidence that developers looking at office buildings in isolation are prepared to build speculatively. In
contrast, Mayfields intends to build steadily in advance of demand because we take the holistic view that
delivering jobs is essential to place-making and marketing homes. Our assessment of the market gives us
confidence that we can achieve our employment targets.
ECONOMIC DEVELOPMENT: “THE MAYFIELDS WAY”
To build a true community from the outset, with 50% of the people who live in Mayfields working in the town,
our economic development programme comprises eight main elements - “the Mayfields Way.”
1. Priority in the Allocation of Affordable Housing
Mayfields will agree criteria for the allocation of affordable housing with Horsham Council. Mayfields would
like to give priority in the allocation affordable housing (over 2000 homes) to key workers earning low and
moderate incomes with companies starting up and relocating to the town and in the public sector. In itself,
this will attract employers, and their workforce, to Mayfields.
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2. Affordable Commercial Rents
Mayfields will offer new Grade A offices, workshops and retail space at a discount by comparison with that
offered by other developers in the Gatwick Diamond. This will attract employers looking for excellent working
conditions for their staff but at affordable rents.
3. Mayfields Central and the Makers Court
To meet the growing demand for shared, flexible, co-working spaces we will work with partners to develop
Mayfields Central for office-based entrepreneurs. The Office Group, a leading UK provider of co-working
space, has expressed interest in Mayfields. We will also develop the Makers Court for skilled crafts people
who want a shared location where they can design, make and sell their products.
4. Offices for Small and Medium Sized Enterprises and Larger Technology Companies
To cater for the needs of small and medium sized enterprises (SMEs) and larger technology companies,
Mayfields will provide new, high quality offices in both the town centre and on campus locations around the
Common. We intend to build offices on a speculative basis with a pool of around 40,000 sq. ft. of
accommodation always readily available.
5.

The Town Centre: Shops, the Market Hall, the Inn, Pubs, Restaurants, the Lido

Traditional food and specialist shops, branches of multiple retailers, pubs and restaurants, health and other
public services, the Inn at Mayfields, and the Market Hall will be in our town centre. These will serve people
working in the town, other residents, and their visitors. On the Common, our Lido will symbolize our focus on
wellbeing; a modern interpretation of a traditional spa town.
6. The Village Hubs
Our two village hubs will each accommodate further local convenience shops, a pub, small offices, and
workshops for a wide range of light industrial/distribution activities such as car mechanics, click and collect
facilities, and 3D manufacturing centres. Some of these will be flexible “hybrid” buildings.
7. Working from Home
In 2011, some 15% of people in Horsham worked from home; since then, this has been increasing and will
continue to do so. Some analysts are suggesting that by 2030, around 25% of the workforce will be working
exclusively or primarily from home. We are taking a more cautious view and are planning that in Mayfields in
2025, some 20% of the jobs will be home-based jobs. Some dwellings will be specifically designed as livework units, mainly in the town centre and in the village hubs.
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8. Skills and Training
To meet the needs of young people seeking to work in the construction industry, and the needs of the
companies building in Mayfields and elsewhere in Horsham, we will establish the Mayfields Construction
Training Academy. We are also are in discussions with Plumpton College to support a new learning centre
in Mayfields. Subject to feasibility studies, this may include a new vineyard.
HOW MAYFIELDS MEETS HORSHAM’S HOUSING AND EMPLOYMENT SITE SUITABILITY CRITERIA APPENDIX A: ECONOMIC CONSIDERATIONS
The National Planning Policy Framework (NPPF, para 80) requires that proposals must support economic
growth and productivity and support industrial strategies and other economic investment plans. Mayfields
is being designed to meet the ambitions set out in the Horsham District Economic Development Strategy,
specifically the needs to accommodate growing small and medium sized enterprises (SMEs), increase the
supply of business floorspace (and boost the non-domestic rate base) and to make it possible for more people
to live and work in the district.
Mayfields will prove attractive to the companies in the sectors identified in the Coast to Capital’s strategic
economic plan, Gatwick 360. Moreover, in offering priority in the allocation of affordable housing to companies
moving to Mayfields, maintaining a supply of speculative commercial floorspace, and offering this space at
affordable rents, Mayfields will make Horsham more attractive to knowledge based companies.
The NPPF (paras 83 & 84) also requires that proposals must ensure that businesses in rural areas can thrive
whilst not leading to unacceptable impacts on rural roads and the countryside. Mayfields will provide
expansion opportunities for rural businesses in West Sussex and, as set out in our Design and Access
Statement, will not lead to unacceptable impacts on nearby roads serving or the countryside.
With reference to Horsham’s more specific economic criteria, Mayfields will increase, not lead to any loss, in
the District’s employment land supply. By according priority access to affordable housing to those working
in Mayfields, we will provide opportunities, on site, for incoming residents. We envisage that some 50% of the
people who work in Mayfields will live in Mayfields (and vice versa). This means that the remaining 50% of
the jobs in Mayfields will be available to local residents. Given that Horsham is already home to a wide mix
of skilled and less skilled people (who often commute out of the district) local residents will be well placed to
take up the new jobs created in Mayfields.
Mayfields has carefully assessed the changes in the structure of the UK economy, the implications for the
way we are working, and how best to cater for these changes. Our proposals for co-working space at
Mayfields Central, at Mayfields Makers Court, and for homeworking will meet the new requirements of the
knowledge economy. Furthermore, retailers in Horsham district will be facing the same challenges as retailers
elsewhere. We envisage that our new residents will boost the number of people seeking to shop in Henfield
and other town centres as well as use the new shops being built in Mayfields.
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1. THE CHANGING NATURE OF WORK
There are fundamental changes happening in the UK economy, in the way we work, and in the types of
workplaces that we need. It is difficult to overstate the scale of change that is currently taking place, as
traditional industry structures, supply chains, customers, and even the way goods are delivered all evolve
rapidly. Of course, change brings uncertainty, which creates challenges and opportunities in planning a
new settlement that will take many years to complete. We commissioned Ramidus Consulting to assess
these changes and their report is available separately as Appendix 2.

TOWARDS A KNOWLEDGE ECONOMY
The explosive growth of the ‘knowledge economy’ is driving fundamental changes in the UK economy.
This is manifest in expanding professional services, creative, digital and scientific activities across the
UK. In 1997, the UK had more manufacturing jobs than office economy jobs: 4.2m compared to 3.9m.
Today, the position is reversed with 2.7m jobs in manufacturing and 6.3m office economy jobs.
Figure 1.1 From Making Things to Selling Services
(source:ONS (2018) Jobs02: Workforce Jobs by Industry)
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Perhaps more than anything else, it is the rapid, ubiquitous spread of affordable and mobile technology
that has changed the world of work. One outcome has been the explosion of small and medium sized
enterprises (SMEs), particularly small independent businesses. Now, SMEs make up 99% of all UK
businesses and around 60% of private sector jobs. The mix of jobs is changing as well. For example,
over the 20 years to 2017, the number of jobs in pension funding/life insurance/financial leasing in London
declined by 83%. Over the same period, jobs in programming/wireless communications/computer
consultancy increased by 292%.1 Furthermore, the accelerating rate of innovation will drive further
changes. The World Economic Forum recently concluded that innovations in artificial intelligence, 3-D
printing, machine learning, robotics, nano-technology, genetics and biotechnology “will cause widespread
disruption not only to business models but also to labour markets.” 2
A 2016 survey of office workers found that workers are “overwhelmingly turning their back on the standard
9-5 office life with 72% agreeing that it’s not relevant for the 21st century.” The survey found that 79% of
people rate work-life balance as more important than salary.3 Avoiding long commutes and working
nearer home will become an increasing priority, particularly when both parents are working. These trends
will have direct impacts on how we are designing Mayfields – as a place for living and working. And, we
see great creative opportunities to accommodate modern, knowledge-based businesses – of all sizes –
in a variety of space configurations and types of property.

CO-WORKING, SERVICED, MANAGED: FLEXIBILITY FOR ALL
The corporate office environment is rapidly evolving in response to economic and technological pressures
on businesses. The traditional ‘corporate island’ is yielding to models capable of continuously adapting
to changing market conditions. This is achieved through flatter, leaner and more agile workstyles that are
more mobile and which depend upon a high level of connectivity. The office is increasingly seen as

1

Greater London Authority (GLA) Economics (2018) More Detailed Job Series, July 2018 Update
World Economic Forum (2016) The Future of Jobs
3
TeamViewer (2016) The End of Nine to Five: The Changing Nature of the Workplace
2
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enabling people to collaborate in settings in which individuals and groups can work in more dynamic
ways. The office is becoming less a place to go to work on prescribed tasks and more somewhere to
interact with colleagues. Moreover, more people spend more time working outside of their “normal” base
office. (A recent study suggested that over 40% of employed Americans spend at least some time
working outside the office – with clients, at home, or as digital nomads.4)
Figure 1.2 Drivers of Change and Property Products (source: Ramidus)

Consequently, the amount of space required, the nature of buildings, workplace design, and workplace
management are all evolving quickly. Owners are likely to need to design and mange buildings not only
as multi-let spaces, but also as multi-use spaces. Office buildings will become ‘less generic’ and less
single purpose, and will instead have to provide choice and flexibility for the individual and the firm.
Occupiers now plan over very short time horizons and technology is revolutionising how and where work
is done. Occupiers now require flexibility, with workplaces that respond to change. This means that they
need flexibility in their accommodation – both physical and contractual. The business park model of the
past is not a model for the future. The provision of corporate space at Mayfields will need to meet these

4

Chokshi,Niraj, (2017) Out of the Office: More People Are Working Remotely, Survey Finds, New York
Times, 15 February, 2017
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shifting requirements head-on, not only in terms of key design parameters (configuration, sub-divisibility,
depth and so on), but also in terms of the management offer. Clearly, in creating a new community like
Mayfields, there is a one-off opportunity to respond to these emerging dynamics. Flexible space offers
opportunities to those who wish to live and work locally and prove attractive to established businesses.
The flexible space market is rapidly growing and this looks set to continue. Across the UK, there is now
around 5.5m sq. m. of flexible space in around 3,000 centres. According to recent research from JLL,
upwards of 30% of all commercial office space in the UK might be consumed as “flexible space” by 2030.
(This is a global trend; WeWork, a leading international co-working provider, will soon have 649 locations
in 113 cities from China to Chile, Poland to Peru.5) However, co-working is not a distinct offer but as part
of a spectrum of flexible space in a building or buildings with a larger critical mass.
Figure 1.3 A Continuum of Flexible Space Provision (source: Ramidus)

The continuum is defined by both the length of occupier and the scale of commitment:
•

Club Membership offers high quality, intensively serviced space for occasional use often
associated with a hotel, leisure or institution for a fixed monthly fee combining the costs for a desk,
services and support.

5

Lea, Greg (2019) The world is my office: why I chose to become a digital nomad worker, The
Guardian, 11 May 2019
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•

Start-up, incubators and accelerators are available for new, or young firms normally with the
provision of mentoring, advice and business support. Occupiers are encouraged to enter into
formal growth programmes funded by public bodies. Over the past three decades, these have
been established by local authorities, development agencies, universities, local enterprise
companies and social enterprises.

•

Co-working spaces encourage interaction and collaboration; they involve the sharing of
workspace typically, but not-exclusively, by self-employed people, very small firms, and start-ups.
Sometimes, large organisations use co-working spaces for project teams and ad-hoc
requirements. Co-working spaces bring like-mind people together and sometimes lead to the
development of new work communities. It is the combination of individual independence and
group sharing that makes co-working so attractive. Private developers are establishing co-working
schemes in London, Brighton, Crawley and elsewhere in the UK.

•

Serviced and managed offices form the largest component of the flexible space market. These
offer “easy-in, easy-out” terms for fully fitted out, cabled and furnished premises. Normally, access
to high speed broadband, other telecoms, and security are provided with occupiers benefitting
from purchasing these services on a shared basis. These have been an established component
of the property market in most UK cities but the demand, and supply, of such spaces has been
growing rapidly in recent years.

•

Managed maker spaces are for craft and other manufacturing users who need specialist
equipment or support services. Often, they are clusters of discrete units with shared services.

While only arriving in London in 2014, WeWork has grown to be London’s largest private sector occupier
with over two million sq. ft. of accommodation. It has been focusing on offering co-working space to startups and businesses with under ten employees. It is also signing up “enterprise customers,” providing
“whole occupancy solutions” to corporate customers. (In the US, WeWork offers accommodation to large
corporates including the Bank of America, HSBC, Microsoft and Salesforce.)
The Office Group (TOG) another leading UK provider of co-working office space, has already expressed
interest in establishing a co-working facility in Mayfields. The Group already has 47 buildings, 41 of which
are in London. They advise we are seeing a “significant behavioral change in how people are working.
As a consequence, we are seeing real demand for quality work environments, that are design led, offer
flexibility and community and are much closer to where people are living, We see this as being combined
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with working in TOG buildings in more central locations, particularly in London…..Ultimately, a business
hub in Mayfields will result in a higher quality of work and life balance….”

TOG would be “highly

interested” in opening up to 15,000 sq. ft. in Mayfields. Depending on demand, this would be the first
phase. A letter from the Chief Executive of TOG setting out their interest is attached as Appendix 1.
The demand for flexible workspace is not limited to the demand for office-based activities. As part of the
wider changes in the economy, we have seen a rapid growth in firms that provide their local economies
with a plethora of service based activities, -- ‘servicing the services’ -- involving three generic building
types: hybrid buildings, maker spaces and urban logistics. The design, prototyping, production and
marketing of both goods and services are now taking place in ever more rapid cycles. Artisanal
workshops, digital start-ups or fast-growing SMEs need physical production as well as ‘office space’.
Such activities require hybrid space that can be adapted to accommodate different uses. The construction
of mezzanines, sub-division of space and enhanced specification are typical.

Our plans for Mayfields

aim to meet the full range of demand for flexible workspaces.

WORKING AT HOME AND LIVE-WORK SPACES
It is now widely thought that over 4m people in the UK work from home in one form or another. This
includes around 2.8 million home-based businesses in the UK; this was an increase of some 40% since
2000.6 About five years ago, it was estimated that one in ten homes host at least one business and that
home-based businesses represent over 50% of the total number of SMEs.7 Around 30% of the homebased businesses were in the South East with a further 17% in London. More broadly, some suggest that
one-third of the UK workforce works from home at least once a week or are sometimes at home during
the working week.

This includes some self-employed and those employed to work at home using

teleworking, and those on job-sharing contracts, flexi-time, and compressed hours contracts.

6
7

Vonage (2018) The Step Ups: Unlocking the UK’s Home Business Potential
Enterprise Nation (2014) Home Business Survey
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The Horsham District Economic Profile published by the Council in December 2018 reported that the
2011 Census showed that 14.5% of Horsham District residents in employment worked from home. This
included both home-based businesses and “telecommuters” employed by a company based elsewhere.
Home based entrepreneurs and employees include those in a wide range of information, communications
and technology (ICT) companies, professional services and financial services. Home based working
includes entrepreneurs marketing goods through on-line portals who use third parties (around the world)
to manufacture and deliver directly to customers. It will also include skilled tradesmen and those providing
personal, maintenance, and cleaning services. This data may, or may not, have included those working
in the “informal” or cash economy. Robust data on the proportion of people working from home (full or
most of the time) is scarce but there is general agreement that home or remote working has been steadily
increasing in the UK since 2011. Thus, the Horsham District Economic Profile suggests that many homebased businesses have growth potential and it is likely that the total number of home based businesses
will have increased since 2011.8 Taking all this into account, we anticipate that some 20% of the people
working in Mayfields will be working from home either as entrepreneurs or as remote workers.
Many, perhaps most, of those living in Mayfields and working from home will live in a conventionally
designed house. However, we envisage that demand for live-work units will increase. These are defined
as “accommodation that combines both living and working spaces with workspace as a permanent part
of the accommodation.” Four types of provision have emerged: “live-within” has a workspace and a living
area which overlap; “live-above” has the workplace below the residential quarters; “live-behind” has the
workplace in front of the residential space; and “live-in-front” is normally a conventional single family
home with the workplace behind. We are exploring the potential demand for the different types of livework units and will prepare more detailed proposals in due course.

8

Horsham District Council (J. Chalkley) (2018) Horsham District Economic Profile
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2. MAYFIELDS, HORSHAM: A WONDERFUL
ADDITION TO THE GATWICK DIAMOND
Horsham Council has made a strong commitment to the economic development of the district. At the
heart of the Coast to Capital LEP area, and the Gatwick Diamond, Horsham’s offer is also key to
delivering the economic development priorities for these broader areas.

Horsham District Council
Horsham now offers an excellent quality of life, a skilled workforce, high educational attainments, and
good rates of new business start-ups and survival. Over 27% businesses are knowledge based, much
higher than the national average. In 2017, there were around 7,200 businesses in Horsham providing
just under 50,000 jobs. Day visitors spent circa £88.4 million in the District supporting some 2,200 jobs.
Mayfields will make Horsham even more attractive to entrepreneurs in knowledge based and many
sectors.
The Horsham District Economic Strategy9 sets out a pro-active approach to supporting entrepreneurs,
the expansion of home-grown businesses and attracting inward investment. The District Council is
concerned that income from business rates for the District have remained static since 2013. Looking at
the trend of changes in business rateable value, which is a measure of relative economic growth,
Horsham District is ranked 288 out of the 353 local authorities in England. Horsham is the worst
performing authority in West Sussex. Mayfields will contribute directly to boosting income from business
rates in Horsham.
In preparing their strategy, the Council identified two pressing issues. First, there is a limited supply of
space to accommodate business growth. This is due to a modest increase in demand, the loss of existing

9

Horsham District Council (accessed March 2019), Horsham District Economic Strategy

Page | 12

EMPLOYMENT: THE MAYFIELDS WAY

stock to residential and other uses, and the lack of new developments coming forward. To retain and
increase the income from business rates it will be necessary to provide new commercial sites and
premises, enabling existing business to expand. The second pressing issue is the ongoing rise in outcommuting risks making Horsham more of a dormitory town. To be able to afford to live in Horsham,
many residents commute to higher paid jobs in London, Gatwick, Croydon or elsewhere outside the
District.
The Council knows it must create a strong basis for growth and has set five priorities: attract inward
investment; promote enterprise growth; develop skills for the future; improve digital infrastructure; and
promote the district’s distinctive offer to investors and visitors. Mayfields is being designed to help
achieve these priorities.

The Coast to Capital Local Enterprise Partnership
Horsham is at the centre of the Coast to Capital Local Enterprise Partnership Area with its historically
strong economy (7th largest/out of 38 LEPs). In Gatwick 360: The Coast to Capital Strategic Economic
Plan, the LEP shows that productivity across the area peaked in 1999 and has been in decline since
then. The area is overly reliant on London to provide more highly paid jobs for residents; wages are on
average a third higher in London than locally. This places severe pressure on transport infrastructure.
Moreover, the higher wages brought into the area raise living costs making it less affordable for those
who work locally. House price affordability is up to twice as high as the national average. Businesses in
the area are not growing. The growth rate of small and medium sized businesses in the Coast to Capital
area is 10% lower than the businesses in the best performing LEP area. In part this is because many
businesses do not have the space to grow. An estimated 15% of business space has been lost to
residential conversions. 10

10

Coast to Capital Local Enterprise Partnership (2018), Gatwick 360, Horsham: Coast to Capital LEP
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In their local economic strategy, the LEP identifies those sectors which will be the foundation for economic
growth. Horsham is stronger in more of these sectors than most other districts in the LEP area. These
include: medical technology: computer software, programming and publishing; insurance and financial
services; telecommunications; the visitor economy; horticulture and food manufacturing; computer and
consumer electronics; and communications and navigation equipment. Mayfields is being designed to
attract more investment in these and other sectors. Furthermore, Mayfields will provide opportunities for
growing companies in the creative industries, including those in Brighton.

A Gatwick Diamond Priority: Working Where People Live
Horsham is also at the centre of the Gatwick Diamond. Companies in this area account for almost 10%
of the gross value added (GVA) of the South East. Here, productivity has been increasing faster than
nationally. Also, the Diamond has a higher share of Knowledge Intensive Business Services (KIBS) than
Britain as a whole. (In recent years the rate of KIBS growth has been higher nationally.)11 In 2016, the
Airport contributed £5.3 billion to the UK economy sustaining 85,000 jobs; this impact is concentrated in
the Diamond. Prospects for further growth, and additional economic impact, are excellent.12
Some 44% of Horsham residents commuted out of the district to work in 2011 (most recent data).13 A
study by the Centre for Cities14 showed that more than one in three Gatwick Diamond residents were
commuting to work outside of the Diamond. London is the most common workplace destination. For those
working in London, housing in the Diamond is relatively affordable and attracting young families from
London, who then commute back. Thus, to reduce the pressure on housing costs across the Diamond,
it is essential to provide communities where people can live and work. Mayfields will do that.

11

Bessis, H. and Bailly, A. (2017) The Economic Geography of the Gatwick Diamond, London: Centre
for Cities
12
Oxford Economics (2017) The Economic Impact of Gatwick Airport, London: Oxford Economics
13
Horsham District Council (J Chalkley) (2018) Horsham District Economic Profle
14
Bessis, H., Bailly, A. (2017) Economic Geography of the Gatwick Diamond, London, Centre for Cities
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Poundbury: Scale of Employment and Where Employees Live
We wanted to check whether there is some experience from elsewhere that would help us to plan
Mayfields. We were particularly interested in whether our goals of 7,000 jobs and 50% of the people living
in Mayfields working in the town were achievable. We thought Poundbury’s experience – promoted by
the Duchy of Cornwall – might be of value given that it is being developed as a traditionally designed new
settlement. Economists at Dorset County Council published a Poundbury Economic Impact Assessment
for the Duchy of Cornwall in June 2018. 15 Then, some 1,400 homes had been completed for a population
of 4,500; just under three-fifths were of working age, some 2,750 people. The rest of the population were
of retirement age (25% of the total) or children. At that time, more than 2,300 people were employed in
businesses located in Poundbury both full and part time. They estimated that this equated to some 1,900
full time equivalent jobs in around 200 businesses and over half of these jobs were “new” to Dorset.
County economists also estimated that some 300 people were employed in construction.
This study did not include any data on where the people who worked in Poundbury lived. To address this
we did a short telephone survey of 1 in 4 of the businesses located in Poundbury. The respondents were
self-selecting. Our data shows that 22% of those working in Poundbury live in Poundbury and a further
33% live within a 15-minute commute. Given that Poundbury is within Dorchester’s ring road, is more of
a town extension (and less a standalone new community) and is smaller than Mayfields, it is sensible for
employers in Poundbury to recruit from a wider area.
This data on Poundbury does give us further confidence that our target of 7000 jobs is achievable for
Mayfields given the prosperity of the South East economy. We are also confident that we will achieve
our goal that 50% of the people that live in Mayfields will work in the town as all the homes in Mayfields
will be within a 15 minute walk or cycle journey to all of the jobs.

15

Gray, Anne (2018) Poundbury Economic Impact Assessment for the Duchy of Cornwall, Dorset
County Council, Dorchester
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3. THE
WEST
MAYFIELDS

SUSSEX

MARKET

AND

In preparing our proposals, we asked Savills to assess the market for offices in Mayfields, and the
surrounding areas, most notably Horsham, Crawley and Brighton. They considered the amount, size and
quality of vacant space, the development pipeline, an overview of potential occupier demand and how
our proposals would fit in this market. We also asked Savills to consider our retail proposals.
Figure 3.1 Surrounding Occupational Market Area in Relation to Mayfields (Source: Savills)

Existing Supply and Proposed Development Pipeline
In April 2019, only 809,000 sq. ft. of offices were available across the entire market and 76% of this space
was in Crawley. Moreover, there was only a limited supply of Grade A space with only 328,000 sq. ft. of
the total available and some 43% of this was in one building, again in Crawley. In Horsham, only 25,000
sq. ft. of space was available. Only one building in the entire market area was under construction,
providing some 33,000 sq. ft. in Brighton and scheduled for completion in 2020.
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Looking at the pipeline of new offices, Savills found that there are 12 potential business parks in the
market area (Figure 3.2). Although allocated in local plans, some of these sites do not yet have planning
permission. With possibly two exceptions, developers advise it is likely they will only develop a new
building in these locations when an occupier has “pre-let” the proposed offices. They will not be developed
on a speculative basis. These schemes may be suitable for larger companies, who are prepared to wait
around two years between making the decision to move and when they can gain occupation. However,
the need for a pre-let before construction makes these schemes less suitable for smaller companies.
Figure 3.2 Potential Business Parks within the Market Area (source: Savills)

ADDRESS

SIZE & USE

POTENTIAL

PRE-LET OR SPECULATIVE

PLANNING POSITION

JOB
CREATION

Horley Business
Park, Horley

B1a Office Park. Potential for
1.65m sq.ft Net Development
on 70 acres
B1c& B8 up to
200,000 sq.ft
B1c/B8
Industrial/warehouse
development of 170,000
sq.ft on 7 acres
B1a/B8 Office park of
500,000 sq.ft

Up to 16,300

In Deposit Plan ;EIP October
2018 Potential on site in 2021

Likely to be limited speculative
development with larger buildings
being pre-let

Up to 400

Planning
Consent
Granted
Application being prepared.
Likely timing 2020

Likely to be pre-lets only

Likely to be pre-let only

Novatis Site, Horsham

Mixed use 16 acre site,
potential for B1A Office/R&D
250,000 sq ft

Up to 3,000

The Hub Burgess Hill

37 acres B8/B1c scheme.
Potential for up to 500,000 sq
ft
Being promoted by Council
and
local
developers.
Potential for 500,000 sq ft.
17 Acres – potential for up to
400,000 sq ft

Up to 1,000

Resolution
to
Grant
consent, at S106 stage.
Likely 2020
No
Planning Owners
currently
at
Master
Planning stage. Potential
2020/1
Planning
consent
for
437,000 sq.ft, in addition to
40,000 sq.ft Pre-letD toPD

Potential for 300,000

Up to 800

Junct 10
M23
Copthorne
North
Gatwick
Gateway, Horley

North Horsham
Park Horsham

Business

Burgess Hill Science Park
Land
at
Northlands
Hickstead, West Sussex
Nowhurst Business Park
Broadbridge
Heath
Horsham
Billinghurst
Business
Park
Shoreham Airport

Up to 350

Up to 5,000

up

to

Likely to be pre-let only.

Pre-lets only

Up to 2,000

None. Being promoted

Likely to be pre-lets only

Up to 600

Extent planning for open
market pfor new units.
Resolution
granted
for
330,000 sq.ft

TBC

sq.ft on 16 acres B8
Potential for
240,000 sq ft

Pre-lets only

Up to 300

Potential for up to 270,000 sq ft 2500

Planning shortly
submitted
Planning

to

submitted

be

Likely to be pre-let ready
during 2019
TBC

and TBC

awaiting decision.
Edward Street Quarter Brighton 160,000 sq ft B1 offices
Residential
Retail/Food/Beverage
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September 2018
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Thus, Savills are in no doubt that it will be desirable, and necessary to develop new offices in Mayfields
on a speculative basis; we agree. This will strengthen and widen Horsham’s offer to companies already
in the area seeking to expand and new companies considering moving to the area. Savills advise that
there are two ideal sizes for new office buildings in Mayfields: circa 30,000-50,000 sq. ft. divisible down
to 4,000-5,000 sq. ft.; and circa 10,000-20,000 sq. ft. divisible down to 2,500 sq. ft. Savills also advises
that there is a move away from car-borne out of town office space to in-town space where staff can enjoy
other amenities and access their workplace without relying on a car. Mayfields will provide this. Car
parking, frequent bus links and improved cycle links to nearby rail stations will be provided by Mayfields.
Offices will be developed in line with the build-up of homes and amenities.

Overview of Occupier Demand
Savills advise there have been good levels of occupier demand in the market area. Over the past decade,
take up has averaged 346,000 sq. ft. per annum although recently it has been lower.
Figure 3.3 Mayfields Market Area Take-Up (source: Savills from Co-star)
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Overall, there have been seven deals in the market area over 100,000 sq. ft. since 2008. The vast majority
of demand was from small and medium sized enterprises. Over the past five years, some 65% of the
deals have been in the 5,000-9,999 sq. ft. size band. (See Figure 3.4) The average size of deal was
around 12,000 sq. ft. over the past three years. Since 2014, Brighton and Crawley have accounted for
most lettings in the area with only one deal above 5,000 sq. ft. which was not in these two markets.
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Supply in the other markets in the area has been limited and so take up has been restricted as well. (See
Figure 3.5) RSA, however, have recently renewed their lease in Horsham.
Figure 3.4 Mayfields Market Area Take-Up by Size Band 2014-2018 (source: Savills from Co-star)
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Figure 3.5 Mayfields Market Area Take-up by Town 2014-2018 (source: Savills from Co-star)
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Crawley has consistently offered good levels of stock and this has attracted more demand. Virgin and
Electa have each recently leased over 100,000 sq. ft. of accommodation. Crawley’s proximity to Gatwick
Airport has attracted many employers in aviation (eg the Civil Aviation Authority) and travel (eg TUI), and
others in manufacturing and engineering (eg Thales, Varian). Many services professional firms (eg
Deloitte and KPMG) have offices in Crawley.
Brighton is the second largest market and predominantly appeals to financial services companies along
with creative and technology occupiers. American Express occupy 361,000 sq. ft. in Brighton and are
the largest private sector employer. A cluster of creative, media and digital gaming companies is
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emerging with Brighton starting to be known as “Silicon Beach.” Lloyds Bank named Brighton as the
“UK’s start up capital” in 2018 with the highest proportion of creative SMEs relative to the size of the
sector. The Brighton market caters predominantly for small and medium sized enterprises; since 2014,
the 1,000-4,999 sq. ft. band accounted for 80% of deals recorded. However, there is a chronic, and now
very severe, shortage of Grade A space. This is likely to continue, at least in the short term.
Both Crawley and Brighton now offer a ready supply of co-working space on flexible terms.

Demand from Footloose Occupiers
Savills advise that if new Grade A offices and industrial space were provided for potential occupiers in
advance of demand (on a speculative basis) Mayfields will offer the potential to attract footloose
occupiers. This demand will include expanding companies already located within the area proposed for
Mayfields or nearby, companies elsewhere in the Gatwick Diamond, and companies from further afield.
We have identified at least 51 companies already located in, or very close to, the Mayfields site. In
addition, we have identified another 86 companies on a further six sites within five miles of Mayfields.
Some of these sites are purpose built industrial estates and others are redeveloped farm buildings. Most
of these companies employ fewer than 10 people and a few employ between 10 and 50 people.
Anecdotal evidence indicates that most of these companies are prospering; some may need room for
expansion that will not be available on their existing sites. Mayfields is ideally placed to meet their needs.
Looking more widely at the Mayfields market area, some companies are moving between towns due to
shortages of floorspace. For example, in recent years, Keysource and Permasense both moved from
Horsham to Crawley.

Also, Legal and General closed their Surrey campus and moved these jobs to

their site in Brighton. With our commitment to develop space in advance of demand, we will reduce the
risk that companies already in Horsham and elsewhere in the area will move away due to shortages of
new offices. From further afield, there is evidence that companies from elsewhere have been moving into
the towns in the Mayfields market area. The most notable example of a large-scale relocation was Nestle
who moved from Croydon to Crawley. Thales consolidated their UK operations to Crawley closing
facilities across the UK.
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How Mayfields Could Strengthen Horsham’s Supply of Offices
Mayfields will make Horsham more attractive to footloose occupiers. By building a new community offering both homes and space for jobs in advance of demand - we will complement provision elsewhere.
Savills’ assessment of the market in recent years gives us confidence that our employment targets for
Mayfields can be achieved. Our approach will attract companies to Mayfields who otherwise would not
be considering the Diamond; this will increase the “size of the cake.” As below, we will do this by:
•

according priority in the allocation of affordable housing to low and moderate income employees of
companies moving to Mayfields (subject to the agreement of Horsham Council);

•

offering commercial space at more affordable rents than new elsewhere in the Gatwick Diamond;

•

developing Mayfields Central and the Makers Court for entrepreneurs seeking shared spaces; and

•

developing a pipeline of 40,000 sq. ft. of speculative Grade A accommodation available “off the peg.”

Retail in Mayfields
As in Section 4 below, we estimate that we need some 130,000 sq. ft. (12,000 sq.m.) of retail,
restaurant and pub accommodation in the town centre and a further 17,000 sq. ft. (1,600 sq. m.) in
each of the two village centres. We asked Savills to advise on whether our retail proposals are
appropriate and to do so, they considered Mayfields position in West Sussex and compared Mayfields
with several “benchmark” towns. Savills advised that in Mayfields there was scope for developing
provision for supermarkets, convenience, and services and some comparative goods floorspace in line
with population growth. We envisage that Mayfields will offer less floorspace than calculations of retail
expenditure generated by the new populations justifies or in the benchmark towns (defined by
population size and character) that Savills identified. This is because we envisage that the new
residents of Mayfields will wish to do some of their shopping in Henfield; Mayfields will increase the
number of customers for Henfield’s retailers.
Also, in the early years, we will need to provide flexible floorspace in the town centre which can be used
for a variety of activities and respond to changes in shopping behavior and retailer requirements.
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4. THE MAYFIELDS WAY: OUR PROPOSALS
As a smart, sustainable market town, Mayfields will be an ideal location for families and companies
seeking a better work-life balance.
will work in the town.

We envisage that at least 50% of the people who live in Mayfields

To achieve this - and build a true community from the outset - our economic

development programme comprises eight main elements. Together, these comprise “the Mayfields Way.”

1. Priority in the Allocation of Affordable Housing
Mayfields will agree criteria for the allocation of affordable housing with Horsham Council. Mayfields
would like to give priority in allocating some of the social and affordable housing (over 2000 homes) to
workers earning low and moderate incomes with companies starting up or relocating to the town and to
key workers in the public sector. We suggest that according priority in the allocation of affordable housing
will, in itself, attract private employers with their workforces, and public sector employees to settle in
Mayfields.

2. Affordable Commercial Rents
Mayfields will offer new Grade A offices, workshops, and retail space at a discount by comparison with
that offered by other developers in the Gatwick Diamond. In light of the importance of ensuring that
employment and population growth are aligned, Mayfields is using a proportion of the increase in land
value arising from the development of the town as a whole to reduce the rents for commercial space.

3. Mayfields Central and the Makers Court
To meet the growing demand for shared, flexible, co-working spaces we will work with partners to develop
Mayfields Central for office-based entrepreneurs. The Office Group, a leading UK provider of co-working
space has already expressed interest in Mayfields (See Appendix 1.) We will also develop the Mayfields
Makers Court for skilled artisans and others who wish to work in a shared location where they can
design, make and sell their products.
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4. Offices for Small and Medium Sized Enterprises and Larger
Technology Companies
To cater for the needs of small and medium sized enterprises (SMEs) and larger technology companies,
Mayfields will provide new, high quality, offices in both the town centre and on campus locations around
the Common. We intend to build offices on a speculative basis with a pipeline of around 40,000 sq. ft.
(3,700 sq. m.) of accommodation always readily available.

5. The Town Centre: Shops, the Market Hall, Pubs and
Restaurants, the Lido
Traditional food, other specialist shops, and branches of national multiple retailers will be the heart of
our town centre. These will serve people working in the town, other residents, and their visitors. Even
though retailing in the UK is undergoing a massive transformation, we are confident that we will be able
to attract independent shopkeepers, and key national retailers to Mayfields. Shops will include a butcher,
baker, (but not a candlestick maker) fishmongers, a greengrocer, chemists, a wide range of fashion
shops, a travel agent, hardware store and a small general supermarket. These are the types of shops
now found in historic market towns similar in size to Mayfields. We anticipate that it is likely that most
Mayfields residents will do some of their shopping in Henfield and other nearby towns.
Also, at an early stage, we will construct the Market Hall (a pannier market) on the town square. This
will provide market facilities for the use of Sussex based farmers and makers. It will also include the
Mobility Hub (managing shared bikes, demand responsive services etc.), the offices for the Heritage
Trust/Town Centre Events Manager, the Information Centre, and public toilets. The town square will also
accommodate outdoor market space. In parallel, we will work with development partners and to construct
the first café/restaurant, pub, the Inn at Mayfields, and the Mayfields Lido nearby. Together, these
will symbolise our focus on wellbeing; Mayfields will be a modern interpretation of a traditional spa town.
The success of our town centre will depend on offering a mix of uses – not just shopping – to create a
vibrant, active place – which will, in turn, increase footfall to support retailers. Our plans for the town
centre are designed to achieve this.
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6. Two Village Hubs
Our two village hubs will each accommodate further local convenience shops, a pub, small offices, and
workshops for services/light industrial/distribution activities. Some of these will be flexible “hybrid”
buildings suitable for a wide range of uses.

Figure 4.1 Examples of Uses in Workshops in Village Hubs (source: Ramidus)
Art production and sale

Furniture & equipment

Audio-visual equipment

Graphic design

Building materials & services

ICT infrastructure

Business services

Import & export

Charity collection depot

Interior design

Clothing and fashion

Mail management

Computers & peripherals

Maintenance contracting

Craftwork

Packaging supplies

Data services

Photography

E-commerce

Printing

Electrical services

Publishing

Engineering

Recording equipment repair

Event management

Retail & wholesale sales

Film & sound recording

Security

Food and drink production

Software support

7. Working from Home
We are planning on the basis that some 20% of the jobs in Mayfields will be home-based; (for comparison,
in 2011 in Horsham as a whole, some 15% worked from home. In Mayfields, some dwellings will be
specifically designed as live-work units mainly in the town centre, and in the village hubs, but most homebased jobs will be in “normal” dwellings. Some of these will be in a wide range of “knowledge industries”
and “digital nomads;” many others will be more conventional businesses trading on-line, skilled
tradesman, and those providing personal, cleaning and maintenance services.
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8. Skills and Training
To meet the needs of young people seeking to work in the construction industry, and the needs of the
companies building in Mayfields and elsewhere in Horsham, we will establish the Mayfields
Construction Academy.

This will be a purpose-built facility in partnership with housebuilders and a

training provider. The Royal Institute of Chartered Surveyors advises that more people are leaving the
construction industry than joining it, threatening productivity and growth. In this way, Mayfields will play
an important role in helping to meet the industry-wide skills challenge. Apprentices will gain on-the-job
experience alongside classroom and on-line studies allowing students to earn as they learn. We
envisage that the Academy will operate for at least a decade. As Mayfields nears completion, we will
explore whether there is an ongoing need for the Academy; if not, the buildings will become part of the
stock of business space.
We are also are in discussions with Plumpton College to establish a new centre in Mayfields. Plumpton
provides both full-time and part-time land-based courses. These include further education Foundation
Degrees and a Bachelor of Science degree in association with the Royal Agricultural University. Subject
to feasibility studies, this centre may also include a new vineyard.

Schedule of Employment Provision
Mayfields Market Town is seeking to provide at least 7000 jobs in the town. It is not possible to predict,
with certainty, the mix of the companies who will move to Mayfields, the employment densities, or indeed
the number of people of working from home. Thus, the schedule below shows provision for some 7,500
jobs including for “incidental employment” scattered throughout the town. The following schedule shows
the mix of jobs/floorspace used as the starting point for preparing the master plan:
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Schedule of Employment Provision
Jobs

TOWN CENTRE, THE COMMON, MAKERS COURT
Offices (B1) in Town Centre and on Common
2,900
Mayfields Central: Co-working space
600
Retail/Restaurant/Pub
450
Mayfields Makers Court
600
Mayfields Panier Market
100
Lido/Spa/Hotel/Leisure
100
Garage/Showroom
30
Health/Social Services
50
Secondary School
200
Primary School
30
Police/Fire
40
Nursing Care Home for Elderly
40
Faith Centre/Culture/Community
30
TOTAL TOWN CENTRE
5,170
EACH VILLLAGE CENTRE
Primary School
Residential Scheme for Elderly
Retail/Restaurant/Pub
Offices B1
Workshops B2
TOTAL EACH VILLAGE CENTRE
TOTAL TWO VILLAGE CENTRES
HOME BASED JOBS
“INCIDENTAL EMPLOYMENT LOCATIONS”
TOTAL TOTAL

30
15
50
160
45
300

Floorspace (sq.m.)

32,000
6,000
12,000
6,000
2,700
300

1,600
1,800
800

600
1,400

in homes

330
7,500

The Master Plan
Most of the employment uses will be concentrated in the town centre, in the village hubs and on sites
around the Common. Figure 4.2 illustrates the principal locations for employment. Our phasing proposals
for Mayfields are presented separately. These show how we intend to make circa 40,000 sq. ft. of B1
accommodation always available on a speculative basis. In preparing these proposals, we envisage that
we will normally be making serviced land available in advance of demand so that we can respond quickly
to the interests of potential occupiers. In part, this reflects the need to invest in basic infrastructure in the
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most economic manner. This also reflects the need to provide a wide range of development sites in order
to attract companies to move to Mayfields. Our aim will be to align the rate of new housing development
with the rate of employment growth but, from time to time, job growth may be faster than housing growth,
or vice versa. Also, we will plan for the possibility that employment densities will be lower in the master
plan and will make provision for Reserve Sites which could be used or employment, housing, or other
uses.

Construction Employment
Our schedule above shows our planned provision for the 7500 jobs in Mayfields but excludes estimates
of construction employment. Based on the data from Poundbury study, we estimate that an average of
up to 300 people may be working on the construction of Mayfields each year. There are four reasons for
not including these jobs in the schedule. First, even though the construction of Mayfields will last for ten
years or more, these construction jobs are still “temporary” and the schedule aims to paint an “end state”
equilibrium position. Second, Mayfields will be encouraging professional services firms (architects, civil
engineers, etc.) to establish offices in the town, to recruit staff, and then to work for clients elsewhere in
the region and beyond; these jobs are accounted for in the job estimates for B-1 space. Third, many of
the skilled/semi-skilled operatives building Mayfields will be self-employed (and recorded as working from
home.) Finally, those who are on the payrolls of construction companies are normally recorded as
working at the headquarters of the company not on the site.
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How Mayfields Meets Housing and Employment Site Suitability
Criteria (SHELAA) Appendix A: Economic Considerations
The National Planning Policy Framework (NPPF, para 80) requires that proposals must support
economic growth and local industrial strategies and other economic investment plans. Mayfields is
being designed to meet the ambitions set out in the Horsham District Economic Development Strategy.
This means that Mayfields: will accommodate growing SMEs; increase the supply of business space (and
boost the non-domestic rate base); and enable more people to live and work in the district. Mayfields
will prove attractive to the companies in the sectors identified in the Coast to Capital’s strategic economic
plan, Gatwick 360.

Moreover, by offering priority access to affordable housing to employees of

companies moving to Mayfields, building a supply of speculative commercial space, and offering this at
affordable rents, Mayfields will make Horsham more attractive to knowledge based companies.
The NPPF (paras 83 & 84) also requires that proposals must ensure that businesses in rural areas can
thrive whilst not leading to unacceptable impacts on rural roads and the countryside. Mayfields is being
designed to provide expansion opportunities for rural businesses already in West Sussex and, as in our
Design and Access Statement, will not lead to unacceptable impacts on the roads or the countryside.
With reference to Horsham’s more specific criteria, Mayfields will increase, not lead to any loss, in the
District’s employment land supply. By according priority in the allocation of affordable housing to those
working in Mayfields will provide opportunities, on site, for incoming residents. We envisage that some
50% of the people who work in Mayfields will live in Mayfields. This means that the remaining 50% of the
jobs in Mayfields will be available to local residents. As Horsham is already home to a wide mix of skilled
and less skilled people, residents will be able to take up the new jobs created in Mayfields. We have
assessed the changes in the structure of the UK economy, the implications for the way we are
working, and how to cater for these changes. Our proposals for co-working space at Mayfields
Central, at Mayfields Makers Court, and for homeworking will meet these needs. Furthermore, retailers
in Horsham district will be facing the same challenges as elsewhere. We envisage that Mayfields’ new
residents will boost the catchments for existing centres as well as use the new shops being built as the
population of the town increases.
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APPENDIX 1:
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DOCUMENT 14
SUMMARY OF HORSHAM DISTRICT COUNCIL’S CONSIDERATION OF POTENTIAL
STRATEGIC SITES

DOCUMENT 15
PLAN SHOWING BROAD LOCATION OF STRATEGIC SITES

N

KEY

SITES
Strategic site

01 Land at Adversane, West Chiltingon

05 Land West of Crawley, Rusper

02 Land East of Billingshurst (Little Daux)

06 Land at Kingsfold, Warnham (North West Horsham)

03 Land West of Billingshurst (Newbridge Park)

07 Land at Rookwood, Horsham

04 Land at Buck Barn, West Grinstead (Weald Cross)

08 Land West of Southwater, Southwater
09 Land at Henfield
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