
Appendix 2 - Strategic Site Selection Paper 
 
 
Background 
 
The District Plan seeks to meet housing needs through the allocation of strategic 
sites and encouraging Neighbourhood Plans to allocate smaller scale non-strategic 
sites to meet local needs. 
 
In the context of the District Plan, a site of 500 units and above is considered a 
significant size to meet local housing needs, trigger the need for additional services 
(at a strategic level) and contribute towards meeting housing needs across the 
Housing Market Area. This is an approach that has been agreed by the Northern 
West Sussex Housing Market Area authorities (Mid Sussex, Crawley and Horsham 
Councils). 
 
Sites capable of delivering fewer than 500 units are for the Neighbourhood Plans to 
consider for potential allocation. However, should the District Council need to 
allocate further sites this will be done through a Site Allocations Development Plan 
Document. 
 
Site Selection 
 
The Strategic Housing Land Availability Assessment (SHLAA) has identified a 
number of strategic sites that have potential to deliver 500 units and above. Those 
that met at least two of the SHLAA site assessment criteria (suitability, availability 
and achievability) were then assessed through the Sustainability Appraisal. 
 
The assessment and a map showing the location of these sites is included in the 
Executive Summary of the Sustainability Appraisal at Appendix 6. The sites 
assessed are listed in Appendix 1a of this paper together with information about their 
deliverability.   
 
The first two sites on this list, Site A, land to the north and north east of Burgess Hill 
(the Northern Arc) and Site B, land east of Burgess Hill at Kings Way, are allocated 
in the emerging District Plan.  The Northern Arc is at pre-application stage with three 
planning applications expected shortly.  The site at Kings Way has planning 
permission and is under construction. 
 
In order to be able to meet the revised housing target of 800 dwellings per annum, it 
will be necessary to allocate a further strategic site, capable of delivering at least part 
of its capacity within the first five years to support a robust five year housing land 
supply.  Strategic sites generally take longer to get to delivery stage than smaller 
sites due to their complexity, infrastructure requirements and site construction 
preparation.  Therefore it is considered that, to be supported as an additional 
allocation in the District Plan, a site should be at least at pre-application stage, 
capable of some delivery within the first five years of the plan, with the negotiations 
on the development principles and accompanying infrastructure already well 
advanced. 
 



Of particular relevance to site selection is a consideration of the fundamental 
purpose of providing housing in the district in addition to the objectively assessed 
number for Mid Sussex, which is primarily to address the unmet housing needs of 
the housing market area; and the neighbouring authorities; as far as is consistent 
with the principles of sustainable development.   

The ‘Sustainability Assessment of Cross-Boundary Options for the Mid Sussex 
District Plan’ established that the two areas with unmet needs with the strongest 
migration and commuting links with Mid Sussex are Crawley (links with the whole of 
Mid Sussex) and Brighton & Hove (the southern part of Mid Sussex only).The study 
also assessed eleven broad locations for accommodating any unmet needs from 
neighbouring authorities, and found that locations around the three Mid Sussex 
towns and to the south of Crawley were the most sustainable.  Recent Inspector 
findings into the Crawley and Horsham Local Plans have confirmed that meeting 
Crawley’s unmet needs should be the priority for the Northern West Sussex Housing 
Market Area, which includes Mid Sussex. 

Shortlisted Sites 
 
There are only two sites in Appendix 1a that meet the deliverability and locational 
criteria above: 

• Site J) Land east of Northlands Brook and south of Scamps Hill (Lindfield) 
SHLAA ref: #483 

• Site M) Hardriding Farm, Brighton Road (Pease Pottage) SHLAA ref: #666 
 
 
Site J) Land east of Northlands Brook and south of Scamps Hill, Lindfield  
 
This site is located to the north east of Lindfield, to the east of a recently permitted 
site for 235 dwellings which is currently under construction.  The site was assessed 
in the SHLAA as available and achievable but was deemed unsuitable due to 
landscape impact.  This assessment was audited by Land Use Consultants in 
January 2015 as part of a review of the landscape and visual impacts of the SHLAA. 
LUC commented that, with the exception of two small pockets adjacent to the Lewes 
Road, the rest of the site has a “low suitability for development”. 
 
Pre-application proposals from the site promoter have attempted to take account of 
these landscape sensitivities, but in doing so they have reduced the scale of the 
development to 188 homes.  Regardless of the planning merits of these proposals, it 
is considered that this is no longer a strategic site and it would not therefore be 
appropriate for it to be allocated in the District Plan. 
 
It should be noted that the Lindfield and Lindfield Rural Neighbourhood Plan has 
recently passed examination and is due to go to referendum early 2016.  The Plan 
does not allocate this site.  If a planning application is submitted for this site, then it 
will be considered in the normal way against the current development plan.  
Otherwise any future allocation would depend on a review of the Neighbourhood 
Plan or inclusion in the Site Allocations Development Plan Document. 



Site M) Hardriding Farm, Brighton Road, Pease Pottage  
 
This site is located to the south of Crawley adjacent to the M23 and the Pease 
Pottage Service Station.   The site is within but close to the edge of the High Weald 
AONB, however the quality of the landscape and the potential visual impact of 
development across the site is variable.  On the western side of the site, adjacent to 
the service station and the motorway, the quality of the landscape is particularly poor 
and there is potential for development to enhance the quality of the area.   
 
The site was assessed in the SHLAA as available and achievable but was deemed 
unsuitable for strategic development due to its AONB location.  This assessment 
was audited by Land Use Consultants who commented that the site “could 
potentially accommodate a medium-high development yield”.  They go on to caveat 
that “any proposals would need to ensure that they would not have significant 
adverse effects on the AONB.   Siting of development in relation to the undulating 
landform and any key views would be an important consideration. Development of 
the highest quality which pays consideration to the surrounding landscape character 
would be vital, as well as an appropriate landscape design scheme with buffers to 
the surrounding ancient woodland”.  
 
Pre-application discussions have taken place for a development on the site.  This 
proposes 600 dwellings at a density of approximately 30 dwellings per hectare, a 
hospice with community café and a primary school.  Whilst this density is low 
compared to the 45 dwellings per hectare in the District Plan’s density policy DP24A, 
it is considered reasonable given the site’s AONB location and the consequent need 
to mitigate its landscape impact.  
 
In locational terms, the site’s proximity to Crawley is an advantage given the 
objective of addressing some of Crawley’s unmet housing needs.  It also has 
sustainability benefits given the good bus links into Crawley (every hour and a 10 
minute journey).  The service station opposite the site entrance includes a small 
convenience store which, whilst primarily a facility for motorists, provides an 
opportunity for meeting everyday needs.  The health and education provision 
proposed on the site improve its sustainability scores. 
 
On the negative side, the site’s AONB location requires the development to be 
considered in the light of paragraph 116 of the NPPF, which says that major 
development should only be permitted in the AONB in exceptional circumstances 
where it can be demonstrated that they are in the public interest.  Relevant 
considerations include: 

• The need for the development; 
• The scope for developing elsewhere outside the designated area; and 
• Any detrimental effect on the AONB characteristics and the extent to which 

this could be moderated. 
 

Other matters that weigh against the proposed development are that it has a poor 
relationship with the existing village of Pease Pottage and is separated from Crawley 
by the motorway.  Work is also being undertaken with West Sussex County Council 
and Highways England to ensure that access can be satisfactorily gained to the site 
without exacerbating current queuing for junction 11 of the M23.  It is thought likely at 



this stage that there are viable mitigation measures that could be put in place such 
as improved signalisation of the roundabout. 
 
With regard to the paragraph 116 tests for development in the AONB, the 
exceptional circumstances in this case are that: 

• There is a significant level of unmet need from neighbouring authorities and 
national policy in paragraph 182 of the NPPF is that this need should be met 
where it is reasonable to do so and consistent with achieving sustainable 
development.  Not meeting or contributing to meeting these needs would 
result in adverse social and economic impacts for those neighbouring 
authorities as set out in the Sustainability Assessment of Cross-Boundary 
Options for the Mid Sussex District Plan;   

• The primary purpose of providing additional housing above the OAN for Mid 
Sussex is to address the unmet needs of Crawley.  This can be best achieved 
by developing a strategic site adjacent to Crawley.  There is no other site 
outside of the AONB adjacent to Crawley that could deliver housing within five 
years (other than the site already committed west of Copthorne).  It should be 
noted that this locational advantage has resulted in other sites being permitted 
in the AONB close to Crawley, such as the Hemsleys Nursery Site in Pease 
Pottage (65 dwellings) and the Service Station itself; 

• As mentioned above, the quality of the western part of the site is currently 
poor and there is potential to enhance the appearance of this part of the 
AONB through sensitive development.  Care will need to be taken to protect 
views in and out of the site and take account of the High Weald AONB 
Management Plan objectives in the design of the development. 
 

The development of this site will undoubtedly cause harm and would not normally be 
considered acceptable.  However, given the significant unmet needs of Crawley and 
the site’s proximity to that town, on balance it is considered that the adverse impacts 
of allocating this site would not significantly and demonstrably outweigh the benefits, 
when assessed against the policies in the NPPF taken as a whole, and therefore it 
should be selected as an additional strategic site to be allocated in the District Plan.  



Appendix 1a 
 
Site Capacity Deliverability Good Medium 

Poor 
A) Land to the North of Burgess Hill 
(known as the ‘Northern Arc’) SHLAA ref: 
#493 

3,385  At pre-application stage, 
applications expected 
November 2015 

B) Land to the East of Burgess Hill (East 
of Kings Way) SHLAA ref: #233 

500  Permitted and under 
construction 

C) Land to the South of Burgess Hill 
(South of Folders Lane) SHLAA ref: #557 

1,000  No recent promotion (for 
whole site) 

D) Land to the West of Burgess Hill 
(West of Jane Murray Way) SHLAA ref: 
#740 

1,500 Promoted at District Plan 
publication stage but with no 
details 

E) Land to East/South of Crawley 
(Crabbet Park) SHLAA ref: #18 

2,300 No recent promotion 

F) New Market Town (Sayers Common 
area) SHLAA ref: #678 

10,000 
(5,000 in 
Mid 
Sussex) 

Promoted at District Plan 
publication stage but given 
the outcome of the Horsham 
examination, delivery within 
the first five years is unlikely 

G) Land North of Cuckfield Bypass 
(Cuckfield) SHLAA ref: #240 

500 No recent promotion 

H) Land adj. Great Harwood Farm (East 
Grinstead) SHLAA ref: #17 

600 No recent promotion and an 
appeal for 25 units on an 
adjacent site dismissed. 

I) Land north east of Lindfield (Lindfield) 
SHLAA ref: #498 

1,200 No recent promotion 

J) Land east of Northlands Brook and 
south of Scamps Hill (Lindfield) SHLAA 
ref: #483 

500 At pre-application stage but 
only being promoted for 188 
dwellings due to landscape 
constraints. 

K) Haywards Heath Golf Course 
(Haywards Heath) SHLAA ref: #503 

500 Some recent interest in 
promoting but no details 

L) Eastlands, Lewes Road (Scaynes Hill) 
SHLAA ref: #515 

630 No recent promotion 

M) Hardriding Farm, Brighton Road 
(Pease Pottage) SHLAA ref: #666 

500 At pre-application stage, 
application expected 
November 2015 

N) Land South of Pease Pottage (Pease 
Pottage) SHLAA ref: #603 

660 No recent promotion 

O) Land at Lower Tilgate (Pease 
Pottage) – approx. 1,750 dwellings. 
SHLAA ref: #243 

1,750 No recent promotion other 
than of site M, which is 
included within this site 

P) Broad Location North and East of 
Ansty SHLAA ref: #736 

2,000 Promoted at District Plan 
publication stage but with no 
details 

 
 


