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1. Introduction 
 

1.1 Cerda are instructed by Save West of Ifield (SWOI) to submit a hearing statement on their 

behalf in respect of matter 1, issue 2. 

 

We would like to raise concern about the strategic allocation policy for Land West of Ifield 

(WOI), reference HA2. Modifications will be required to the plan to address its "Soundness"  
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2.4 No, it has not. Paragraph 2.21 of the Statement of Community Involvement (SCI) states that 

“The Government expects councils to work collaboratively with other bodies to ensure that 

‘cross border’ issues are co-ordinated effectively and clearly reflect the policies of each of 

the councils affected.” SWOI commented at regulation 19 stage that there was an absence 

of Statements of Common Ground (SoCG) to address strategic issues. In time for the 

examination these have been updated but they do not demonstrate any collaborative 

working which have been effective in dealing with our concerns about infrastructure. 

 
2.5 Paragraph 1.8 of the SCI quote the NPPF that plans should “Be shaped by early, 

proportionate and effective engagement between plan-makers and communities, local 

organisations, businesses, infrastructure providers and operators and statutory 

consultees” and; “Be accessible through the use of digital tools to assist public 

involvement and policy presentation” 

 
2.6 Paragraph 1.9 states that the Council “will also explore ways to work closer with groups 

who are less involved in the process as it is important to capture the views of the whole 

community.” 

 
2.7 Many residents considered that HDC’s Regulation 19 consultation process, as set out in 

their formal notice2 was inaccessible and non-inclusive, particularly due to digital 

exclusion and ableism.  Residents found the online process extremely difficult to navigate 

for tech literate individuals, and even for some IT professionals, to the extent that many 

people reported on the SWOI Facebook page and via other means that they were finding it 

'too hard' and giving up.  There were options to submit via email or post, but these also 

required downloading and completing a registration form from the website. Citizens who 

had no access to the online registration form could obtain a paper form by collecting it in 

person from the HDC offices in Horsham, with apparently no option for the form to be 

posted out to those with restricted mobility (see Page 1 of HDC’s Formal Notice). 

 

 
2 Statement of Representations Procedure and Proposed Submission Document Availability 
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2.8 These issues also run contrary to paragraph 1.15 of the SCI “Recognising the needs of 

different groups in the community – we will communicate in methods that are relevant and 

accessible to all members of the community.” 

 
2.9 Paragraph 1.15 also states that the Council “will provide clear and up-to-date information 

on our consultation processes and ensure information is provided at the earliest 

opportunity to allow time to respond”. As can be seen from the table we provided to answer 

question one, the Council has not met their timetable or updated their LDS. 

 
2.10 Paragraph 1.15 also says that the Council “will ensure that all planning documents, 

background studies and responses to consultation (Summary of Representations) are 

available on our website.” There is a summary available, but we don’t consider it captures 

all of the points we raised in the regulation 19 consultation, for instance there is no 

reference to the concerns we raised that the location of a Secondary School in WOI, that 

the requirement was not justified, because it would not serve the Education needs of East 

of Crawley without resulting in negative congestion and air quality effects at peak travel 

times. 

 
2.11 Question 3: How has the Sustainability Appraisal (SA) informed the preparation of the Plan 

at each stage? 

 
2.12 The SA explains that the Council concluded that 10 large site options were appraised in 

more detail than smaller site options, but there is no explanation why they concluded that 

as many of the smaller sites would have been acceptable to align with the preferred SA 

spatial options. 

 
2.13 The SA included anomalies which favoured WOI over Horsham Golf and Fitness Club which 

we covered in our regulation 19 representations paragraph 4.13. A reappraisal based on 

correct information would have meant that the SA might have reached different 

conclusions which would have informed the Council of a different approach. 
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2.14 The information used in the SA is incorrect. Our review of the SA concluded that the 

outcomes did not reflect the aims and objectives of the plan. 

 
2.15 We expected to see changes to the plan as it progressed and as issues were identified. It is 

surprising that the SA still gives little consideration for the loss of the golf club and the likely 

impact it will have as a result of members travelling further to access alternative facilities, 

instead it states that the high growth option is positive because it can provide services and 

facilities, no account taken of any lost services or facilities. 

 
2.16 There has been little change in the strategy, nothing which would lead us to conclude that 

the SA has informed it, indeed the evidence which we have concerns about, such as site 

assessments have determined the path of the SA. 

 
2.17 We still don’t understand why the Council chose option 4 which included accepting 

additional growth to meet the unmet needs of neighbouring districts, when the Council 

cannot meet its own housing needs. The SA fails to give sufficient weight to the lack of cross 

boundary infrastructure provision and the harms which arise from developing WOI. 

 
2.18  Question 4: Does the SA assess all reasonable alternative spatial strategy options, levels 

of housing and employment need and options relating to other policies in the Plan?  Where 

it is considered that there are no reasonable alternatives, relating to all policies in the Plan 

is this clearly explained? 

 
2.19 What is lacking is evidence or information about how WOI will contribute to the population 

health and wellbeing of Horsham. The SA is built upon the evidence obtained in Horsham. 

The SA provides lots of information about Horsham house prices and housing needs, 

existing housing stock and type, the proportion of owner/occupier and that Horsham is in 

one of the least deprived areas of the Country. 

 
2.20 If you remove the district boundaries, spatially it is clear that WOI is an extension of Crawley 

and will rely on the infrastructure, services and facilities of Crawley, there will be no 
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relationship to Horsham and the allocation does not contribute to Horsham’s housing or 

employment needs. 

 
2.21 This is important because the SA has not adapted to changing circumstances. Since it was 

originally developed the Crawley Borough Local Plan 2024 has been adopted. The 

Inspector’s Report concluded that “the plan preparation process for Crawley has generated 

a very significant unmet housing need. At the time of Plan submission there was no clear 

mechanism or agreement as to how the unmet need could be accommodated.” 

 
2.22 The Inspector’s Report also stated that the “the positively prepared policy for an area of 

search for the Crawley Western Multi-Modal Link (CWMML).  This infrastructure is not 

technically required for the Plan’s growth but would support strategic growth in Horsham 

District” The Local Plan does not refer to the CWMML. Policy HA2 point 8 states that a 

transport strategy is to be provided as part of a masterplan, which includes extensions to 

the Crawley Fastway bus rapid transit network. The SA on page 176 does refer to the 

CWMML but the evidence underpinning whether the scheme would provide mitigation is 

not conclusive and the Horsham District Council Infrastructure Delivery Plan 2024 states 

that this element is critical to the Strategy, the indicative cost is unknown and won’t be 

completed until phase 2 of the development. The SA gives no consideration of the risks that 

this scheme will not be delivered and both the plan and the evidence we refer to are not 

aligned, even the references to the network are inconsistent. 

 
2.23 The SA does not take account of Crawley even though at least one of its allocation sites will 

be dependent on its infrastructure, services and facilities, and would provide a Secondary 

school for Crawley. The SA does not provide any clear understanding about the existing or 

future relationship of housing provision beyond Horsham. Crawley’s evidence base should 

underpin the allocation and be part of the SA. This omission means that WOI scored more 

favourably because the effects are not considered. 

 
2.24 Question 5: Is the SA adequate and have the legal requirements of the 2004 Act and the 

Town and Country Planning (Local Planning) (England) Regulations 2012 (2012 Regulations) 

been met? 
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2.25 As already explained, the effects and relationship of the allocation in WOI to Crawley are 

not fully covered by the SA and we would suggest that the one submitted does not appraise 

the full social or environmental effects of development here. There is nothing in the Local 

Plan or Evidence Base to show that, to the extent that habitat and biodiversity has been 

material to the plan-making, the choices made between strategic sites and the decision to 

allocate the WOI has been based on, or is supported by, any ecological survey data or 

analysis. None has been made public. Nor evidence of consultation with neighbouring 

authorities, local wildlife groups or local naturalists and communities.  The decision-

making and the scoring appear to be based on nothing more than a desk-top exercise using 

(very partial) records in the SxBRC and DEFRA’s Magic tool. 

 
2.26 In addition, in our representations we have extensively covered the issues that the plan fails 

to address with regard to the infrastructure required to sustain development at WOI, much 

of which raises cross boundary issues which have not been addressed. The SA has been 

undertaken without full consideration of these issues or evidence which supported 

Crawley’s Local Plan where relevant to WOI. The SA has failed to consider the recent 

Inspector’s Report for the Crawley Local Plan, the changing circumstances of the growing 

unmet housing need and critical need for housing infrastructure. 

 
2.27 The SA is not adequate and is not based on the right evidence to justify its 

recommendations. Because of this the SA has failed to appraise the sustainability of option 

4 and in particular WOI. 

 
2.28 Policy HA2 also refers to necessary transport improvements, yet the Infrastructure Delivery 

Plan expects highway infrastructure improvements to arrive with the 10,000 development. 

The Evidence Base and in particular the SA only addresses the 3,000 houses. The impacts 

of 10,000 houses should also be considered, and this was the view of HDC in response to 

HE’s 2020 EIA Scoping Request.  One of the arguments is the fact that House Copse SSSI 

would sit right in the centre of the 10,000-house development, with the CWMML  passing 
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within metres. The impacts on the SSSI and the surrounding network of ancient woodland 

and hedgerows would be significant, breaking important existing wider ecological 

networks.  While our Reg 19 response focuses on the impact of HA2, it also makes 

reference to the key impacts of the 10,000 home proposal with the CWMML.      

 
2.29 Question 6: Has the Habitats Regulations Assessment (HRA) been undertaken in 

accordance with the Conservation of Habitats and Species Regulations 2017? 

 
2.30 The Habitats Regulation Assessment Air Quality Addendum September 2024 identified that 

the plan will exceed the 1% critical level of ammonia threshold in relation to The Mens SAC 

during the plan period. The HRA therefore concludes that the plan would adversely affect a 

European site which is contrary  to paragraph 105 (4).  

2.31 We note the Natural England comments dated 13/09/24 which suggest that on the basis 

that the NPPF changes will instigate an immediate review and that the 1% target will be 

exceeded later in the plan period, they can work with HDC and CDC “to secure robust 

mitigation proposals prior to the threshold being breached.” 

 
2.32 Whilst a HRA has been undertaken, the plan-making authority cannot give effect to the land 

use plan if it was considered sound (we don’t think it can be) because the 1% threshold will 

be breached so it will adversely affect the integrity of the European site. Consequently, it 

would not be legally compliant to adopt the plan. 

 
2.33 Question 7: How has the Plan responded to potential adverse effects on the Mens Special 

Area of Conservation? Are any specific main modifications needed to the Plan to reflect the 

latest evidence? What is the latest agreed position with Natural England on this matter? 

 
2.34 As indicated above critical ammonia levels have not been addressed and the plan cannot 

be legally adopted unless a strategy is developed to reducing its effect on air quality, either 

through improvements to existing infrastructure or by removing housing allocations. 

 
2.35  Question 8: Does the Plan contribute to the mitigation, and adaptation to, climate change 

consistent with s19 of the Planning and Compulsory Purchase Act 2004 and paragraphs 
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152-158 of the NPPF? Does the Plan include policies in relation to the mitigation of and 

adaptation to climate change? Which Policies specifically? 

 
2.36 The allocation WOI is dependent on the infrastructure connections with Crawley, as well as 

its services and facilities. The absence of joint strategic planning means there are no 

policies to fully mitigate the effects of the allocation which is likely to lead to significant 

local traffic congestion contrary to section 19 of the Planning and Compulsory Purchase 

Act 2004 “Development plan documents must (taken as a whole) include policies designed 

to secure that the development and use of land in the local planning authority's area 

contribute to the mitigation of, and adaptation to, climate change.” 

 
2.37 HDC’s assessment and understanding of existing and potential biodiversity value across 

all Strategic Sites is inadequate and so the scoring and comparison of the sites in the SA is 

distorted – see discussion in our Reg 19 responses for Policies 17 and HA2 Biodiversity, and 

see comments from Sussex Wildlife Trust at Regulation 18 stage, “the plan should not be 

taken forward as the significant effects on biodiversity remain unquantified and poorly 

understood…”  which HDC have not actioned.   

 
2.38 The CWMML was considered to be required in Crawley’s plan to support growth in Horsham 

District but is not directly referred to in Horsham’s plan and the Infrastructure Delivery Plan 

defers the issue until “Phase 2 of the development” which we can only conclude will be 

part of a future plan. The allocation itself will displace a golf course from a currently 

sustainable location and require existing members to travel further (something which is 

given no weight in the SA). 

 
2.39 The SA scores WOI significantly more positively than other sites for biodiversity, on the 

assumption that the requirements and mitigations in HA2 will be much more effective than 

the requirements for other sites.  This assumption is itself based on a lack of evidence of 

the site, its biodiversity and the impact of the development. The scoring has been distorted 

because of a lack of data.   
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2.40 There is a disconnect between the policies and the allocations. The settlement hierarchy 

would have meant that WOI would not be an acceptable location for development, largely 

because of its effect on the environment and because of its location to services and 

facilities it would have relied upon in Crawley.  

 
2.41 The policies and proposals to address these issues in the plan do not offer the strategic 

improvements necessary and which might be expected from plan led development. The 

site-specific policies are all insular and only provide mitigation within the area under 

control by the developer. There are no strategic improvements outside of the site which 

would elevate the allocation beyond what might have come forward as a speculative 

development which would not have been acceptable with the settlement hierarchy policies 

of this development plan. 

 
2.42 Generally, the policies in Chapter 4, 5, 6 and 7 respond to climate change. Those in 

chapters 8, 9 and 10 do not go far enough and the Strategic Site Allocations include 

proposals for which there are no requirements which will mitigate the effects of the 

development or climate change. 

 
2.43 Question 9: Does the Equality Impact Assessment identify all relevant groups with 

protected characteristics? Have their needs been taken into account in preparing the Plan?   

 
2.44 Equality groups are set out in the Equality Act as nine ‘protected characteristics’. 

 
2.45 These equality groups are considered in the EIA. It is not clear how their needs are taken 

into account in developing this plan, in particular with regard to age. Those who might be 

unable to drive because of age or health would need to rely on public transport to access 

the same services and facilities as everyone else. WOI allocation policies do not include 

any cross-boundary infrastructure improvements, and so we do not believe that everyone 

who might live at this allocation would have the same access to services and facilities, 

indeed some may choose not to live here for these reasons.  
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2.46 Crawley produced a Census Bulletin based on the 2021 census data3 which reported that 

the largest decrease in car ownership was in Crawley and that “In proportional terms, car 

use for work travel was highest across rural areas with rural Horsham District recording the 

highest level at 63.9%.” The allocation WOI will not address the current high car usage in 

Horsham and will not deliver sustainable housing for those Crawley residents who do not 

drive, or need to drive. 

 

2.47 In addition, the loss of the golf course, which currently is sustainably located for existing 

Crawley residents, will likely mean that some with ‘protected characteristics’ will be unable 

to access an alternative facility. These issues are not fully recognised in the EIA.   

  

 
3 Travel to work and car or van ownership in West Sussex – Appendix 1 
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