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 HDC’s Assessment of Buck Barn in Draft Local Plan Nuthurst Parish Council’s Comments 

Site Name:  Land at 
Buck Barn 

SHELAA Reference: SA716 In the 2019 SHELAA, HDC assessed this site as 
“red” or “not developable”. Nothing has 
changed to the site in the meantime to make 
it now suitable in 2020. 

Site area 180 hectares 443 acres. This a huge development on open 
countryside, and isolated from any 
settlement. Therefore, it is an unsustainable 
site where development should not normally 
take place. 

Site Description The site primarily comprises arable and pasture fields bounded by 
hedgerows and mature trees.  Some isolated mature trees are 
present within some of the fields.  The northern section of the site 
slopes down towards a mature belt of trees, which bisects the 
site. The southern boundary of the site adjoins the A272 east of 
the Buck Barn crossroads junction with the A24.  The western 
edge of the site adjoins the A24 at the southernmost extent of the 
site.  The remainder of the western boundary of the site is formed 
by roads that are more rural.  The Downs Link (a strategic 
recreation route between Guildford and Shoreham-by-Sea) 
adjoins the site to the east.  Although adjacent to the busy road 
network, the area is predominantly rural in character although 
there are some urban influences including power lines that run 
east to west through the site. 

Nowhere is there an acknowledgement that 
this is an isolated site not near any other 
settlement. As such, it is an unsustainable site 
where development should normally not 
occur, hence its red categorisation in the 
SHELAA. Furthermore, the description of the 
site is sketchy and selective. 
This is grade 3 agricultural land – “moderate 
to good quality” and should not be lost. 
This does not acknowledge that some trees 
are “veteran”, over 600 years old, and that 
are also several areas of “ancient 
woodlands”, plus a field of rare orchids.  
If this quadrant at the traffic- light crossroads 
is developed, it will make the other three 
quadrants vulnerable to future development. 



The character of the area would become 
totally urban, a large new town, in effect. 
The developer has proposed to place 
floodlights along the Downs link to facilitate 
cycling from the site to Christ’s Hospital 
station some six miles away. Consequently, 
there will be light pollution where there are 
currently dark skies. This will have very 
adverse consequences for wildlife. Cyclists 
would also make the Downs Link less safe for 
walkers, which is already a problem at 
weekends. Any development alongside the 
Downs Link would spoil the enjoyment of the 
many walkers, cyclists and horse-riders who 
currently use it as there would no longer be a 
sense of being in the countryside. The 
powerlines are very high voltage and there 
would be health risks to people living nearby. 
There are no other “urban influences”.  
There is no acknowledgement that a tributary 
of the River Adur flows through the site and 
floods. Tarmac and housing have the 
potential to make flooding worse. It is 
categorised as flood zone 3 where surveys 
must be completed before the planning stage. 
 

Summary of Proposal 
 
 
 
 

The site is proposed for a development of around 3,500 homes. The 
site promoter has indicated that the development could provide 
35% affordable housing and specific elderly care 

Here we have the developer’s promises which 
are not acknowledged as being outside of his 
gift. New schools are decided by WSCC. Any 
secondary school is likely to be in the much 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

provision.  Potential to deliver accommodation for 15 Gypsies and 
Traveller pitches has also been identified by this promoter. 

Promoters of this site have all indicated that land could be provided 
for a new primary and secondary school and the developers could 
build out the education facilities if required.  The site promoters 
would provide healthcare facilities and are a member of “Healthy 
New Towns Network,” an organisation committed to prioritising 
health and wellbeing. The site would also provide new community 
facilities, a retail centre and a family pub-restaurant. 

Both site promoters indicate that open space and sports pitches, 
including a cricket oval, would be provided, as well as 
enhancements to the Downs Link. 

The site contains a Local Wildlife Site and ancient woodland.  The 
site promoters have stated that they could provide biodiversity net 
gains, and that woodland and hedgerows would be retained 
wherever possible.  Further enhancements would be provided with 
upgrades to the watercourse to provide water meadows. 

Access to the site would be obtained from the A272 and the 
promoters have indicated that they would provide enhancements 
to the A24; including a potential flyover at the Buck Barn crossroads 
and a Park and Ride scheme with bus connections to Southwater, 
Christ’s Hospital railway station and Horsham. 

The promoter has indicated that Employment floorspace (B1, B2, 
B8 use class) could be provided but details in relation to this 
aspect of the scheme are limited. 

bigger settlement of Southwater. The local 
health Clinical Commissioning Group decide 
where doctors’ surgeries are located and 
approx. 7,000 people is too small to be a 
viable surgery these days. 
 
A full planning application should be put into 
the public domain so that residents in the 
District could properly evaluate the 
developer’s scheme. Promises such as these 
should not be relied upon.  
 
 
 
It is debatable how covering open countryside 
with roads, pavements, houses, pubs, shops 
etc.  could possibly lead to more insects, 
reptiles, animals and birds (a bio-diversity 
gain) 
The “wherever possible” is not adequate. 
 
The A24/A272 cross road is thought by many 
to function well. There are rarely any 
significant waits at the traffic lights. The 
developer’s promise of a flyover has already 
changed to an underpass. The traffic lights 
perform a useful service in creating gaps in 
the traffic flow thus allowing traffic wanting 
to join these roads further away, to do so 
safely. The park and ride is another promise 



 
 
 
 
 
 

 
 
Site suitability 

The promoter of the site has indicated that Electric Vehicle 
charging points would be provided and that all buildings would be 
built to a high standard following fabric-first approach, battery 
storage system / energy centre, and will aspire to zero-carbon and 
energy positive technology. No details are provided on renewable 
forms of energy on site. 

 

that is not within the developer’s gift, but a 
commercial decision, made by bus companies. 
 
Cowfold is an Air Quality Management Area 
because it has the worst air quality in the 
District, regularly exceeding the nitrogen 
dioxide emission limit in the Environment Act 
1995. Development of this isolated site would 
result in hugely increased traffic flows and 
pollution and would significantly worsen air 
quality in Cowfold.  
 
There is no mention of how the houses and 
other buildings will be heated. 

Site suitability Red/Amber/Green Rating SITE SUITABLILITY SHOULD HAVE BEEN 
COLOURED RED: Very negative impacts 
(impacts unlikely/unable to be mitigated) 
HDC’s rating colours mean what is in black 
below 

Landscape 
 

 Unfavourable, but mitigation possible. The 
LUC1 Report assesses this as “minor negative 
effect likely” and does not mention 
“mitigation possible”. HDC should have stated 
the possible mitigations so that it could be 
judged whether they are reasonable, or not. 
How can the urbanising effect of 3,500 houses 
and other buildings and roads be mitigated? 

 
1 Report by LUC for HDC: Interim Sustainability Appraisal of Growth Options for Horsham District Local Plan Regulation 18 Consultation: Chapter 4: Large site options for 
Horsham Local Plan Review 



Biodiversity 
 

 Neutral impact. The LUC Report assesses this 
as “Significant negative effect likely” which is 
significantly worse than HDC’s “neutral”. It is 
not believable that that a development of 
3,500 homes, pubs, schools, shops, roads, 
pavements, etc would have no effect on 
wildlife, especially as the site is so near Knepp 
Castle’s re-wilding project.  

Archaeological/cultural 
heritage 

 Unfavourable, but mitigation possible. The 
LUC Report assesses “Historic Environment” 
as “Significant negative effect likely” and 
again HDC has not provided examples of how 
the effect could be “mitigated”. There are 
some twenty one listed buildings either on the 
site or very nearby. HDC should have stated 
the possible mitigations so that it could be 
judged whether they are reasonable, or not. 
How can the urbanising effect of 3,500 houses 
and other buildings and roads be mitigated? 

Environmental quality 
 

 Unfavourable, but mitigation possible. The 
LUC report does not have a criterion 
“Environmental quality”. The nearest 
equivalents are “Soil quality” assessed as 
“significant negative effect likely” and “Air 
pollution” assessed as “mixed significant 
negative and minor positive effects likely” but 
does not mention that mitigation is possible. 
HDC should have stated the possible 
mitigations so that it could be judged whether 
they are reasonable, or not. 



Flood/drainage 
 

 Neutral. The LUC Report assesses this “Flood” 
as “minor negative effects”. This site contains 
a tributary of the River Adur and is in flood 
zone 3 where, according to HDC’s policy, 
there should be full surveys made before 
development is considered. The urbanisation 
of open land is very likely to exacerbate 
flooding. 

Climate/renewables 
Energy Efficiency 

 Neutral. The LUC Report assesses “Climate 
change” as “mixed significant negative and 
minor positive effects likely” which is 
significantly worse than HDC’s “neutral”. 
Removal of much woodland and hedges is 
likely to have an adverse effect on climate. 

Housing 
 

 Favourable impact. The LUC report assesses 
this as “significant positive effect likely” 
However for the present residents of Cowfold, 
Copsale and Southwater, there will be a 
reduction in their quality of life due to greater 
traffic flows, pollution, reduced services etc. 
How has this been balanced against new 
houses for more people? 

Education 
 

 Very positive impact. The LUC Report does 
not have a criterion “Education”. However, 
note that HDC’s assessment is based on the 
developer’s promises yet it is WSCC who 
decide where schools are built and not the 
developer. The larger population of 
Southwater will ensure that Southwater is 
chosen for a new secondary school. 



Health 
 

 Favourable impact.  The LUC report assesses 
this as “Mixed significant positive and minor 
negative effects likely” Again, it is the local 
health provider who decides where surgeries 
will be located and 7,000 patients is too small 
these days for a viable surgery. So it is likely 
that residents will have to travel some 
distance to a nearby town for a doctor’s 
surgery meaning a negative impact. 

Leisure, recreation & 
community facilities 

 Favourable impact. The LUC report does not 
have an equivalent criterion.   

Transport 
 

 Unfavourable, but mitigation possible LUC 
report assesses this as “mixed significant 
negative and minor positive effects”. 7,000 
residents’ cars plus delivery lorries to 
factories, shops, schools etc cannot be 
mitigated either on the “A” roads or the rural 
lanes. Air pollution is a big problem in 
Cowfold. 

Other infrastructure 
 

 Neutral, but what does this cover? Not in 
HDC’s glossary. The LUC report does not have 
an equivalent criterion. 

Economic impact 
 

 Unfavourable impact, but mitigation 
possible Surprisingly the LUC report 
“Economic growth” as “significant positive 
effect likely”.  But the shops, hairdressers, 
sports facilities etc in Southwater and 
Cowfold will be affected by the shops, sports 
etc proposed at Buck Barn. How can the effect 
be realistically addressed? Again, there are no 



examples of how mitigation can be achieved 
so they can be judged reasonable, or not. 

Retail 
 

 Neutral impact. The LUC report does not have 
an equivalent criterion. 

Site suitability 
Summary 

Overall, much of the site is free from key environmental 
constraints, although it is noted that some of the land is designated 
as ancient woodland.  The land contains some watercourses, 
although no land at risk from flooding is proposed for 
development. Should development take place in this location, it 
will be necessary to ensure that no further risks are generated 
because of the development either on or offsite. 

Although attractive, the landscape in the area has not been 
designated as being of landscape importance.  Nevertheless, it is 
recognised that a development of this scale will have significant 
changes on the settlement pattern and the wider rural character in 
this area.  The landscape contains some sensitive areas, particularly 
to the north.  The site is close to some listed buildings and the 
design of any development would need to take account of the 
setting of these buildings to minimise any potential harm to their 
setting.  The proposals do not intend to remove the power lines 
across the site that would have a landscape impact, and if the site 
were allocated, would lead to implications for the layout of any 
scheme. 

The site promoter has committed to providing biodiversity net 
gain, but further information is required to understand how this 
will be achieved.  The site is relatively close to Cowfold, with direct 
road access to this settlement from the proposed site via the 
A272.  The centre of Cowfold has been designated as an Air Quality 
Management Area due to poor air quality that has predominantly 

Where is the ecological and environmental 
survey to substantiate this statement that the 
site is “free from key environmental 
constraints”?  Part of the site is in flood risk 
zone 3. Where is the map that shows areas 
that flood and the location of the houses? 
Evidence rather than assertions should be 
presented to the public. 
 
 Page 12, para 3.7 of the Local Plan describes 
the site as “small fields bounded by thick 
hedgerows” that make the countryside “very 
attractive” The District is “home to an 
abundance of wildlife, some of which is noted 
for its importance international and/or 
nationally” Note that Knepp Castle Estate 
with its re-wilding project is a very short 
distance away and the urbanisation of this 
site is likely to have an adverse effect on this 
project.   
There are some 21 listed buildings on or near 
the site and their setting would be adversely 
affected. The powerlines are a health issue. 
Possible links to cancer and so the power lines 
should be buried however, expensive it would 
be.   



arisen because of high traffic volumes in this area.  There is 
potential for additional traffic generated by this proposal to have 
an adverse impact on the air quality of this area, which will need to 
be understood and mitigated. Measures such as electric vehicle 
charging have been proposed as potential mitigation in this 
respect. 

The site promoter has recognised the need to minimise climate 
impacts but although they are proposing to minimise energy use of 
the buildings and the provision of electric car charging points and 
provision for new vehicles provision of renewable energy 
technologies on site is not proposed. 

Although the site will provide additional retail and economic 
development, the details on how this would be provided are still 
emerging and at this stage, it is not clear whether one job per new 
home would be provided. 

It is clear that a strategic scale development has the potential to 
deliver a large proportion of the Council’s housing requirements 
and at this stage, it has been indicated that the level of affordable 
housing which can be provided would be around 35%, together 
with some specific elderly accommodation.  The potential to meet 
Gypsy and Traveller requirements has also been identified. 

The ability to provide land for a new primary and secondary schools 
has been identified and at this stage, there appears to be potential 
for the developer to build them if required. Further detail on the 
provision of new schools will be needed but to some extent, this 
will depend on feedback from WSCC. 

 
HDC expects a 10% net gain in biodiversity 
and achieving this is highly questionable given 
the proposal will urbanise what is currently 
open countryside. Also, households usually 
have cats and dogs to frighten wildlife away! 
Cowfold is the worst location in HDC for air 
pollution. Adding potentially 7,000 cars plus 
delivery lorries/vans will worsen the situation 
and note the nearness of Cowfold School to 
the A272. Air pollution is bad for children and 
those with respiratory illness (asthma etc). 
Any mitigation is a very long way off.  
Reducing global warming needs far more 
serious consideration. 
 
How can this scheme with a proposed couple 
of shops and a pub possibly provide 3,500 
new jobs without any proposal for a trading 
estate? The number of factories and other 
places of employment should have been 
included in the scheme. We are being asked 
to comment on a very incomplete proposal. 
There is much detail that has not been 
provided. 
 
This is repetitive though does acknowledge 
the decision lies with WSCC. Secondary school 
much more likely to be in Southwater because 
it has the larger population. 



The site promoter has indicated that some land could be provided 
for additional health care if required, together with community 
facilities and open space.  Further understanding of the capacity of 
existing facilities and if any contribution is necessary will therefore 
need to be obtained before securing any housing development on 
the site.  An additional health benefit on this site is the proposal to 
ensure that healthy lifestyles are incorporated into development 
from the outset. 

The site is relatively remote from existing settlements (8km from 
Horsham), and there is no railway station nearby.  It is however 
recognised that upgrades to the existing road network would be 
required and that there may be potential to provide cycling 
opportunities due to the proximity of the Downs Link, together 
with upgrades to bus services and a Park and Ride.  The precise 
nature of their delivery and the details as to how a Park and Ride 
would work and be effective in reducing car use has not been fully 
demonstrated.  The site will still generate traffic impacts on the 
wider road network, particularly in combination with other 
development and this will require further study in terms of the 
level of mitigation that may be required particularly along the A24 
and A272 corridors. 

Development in this location will generate additional retail 
demands – it is noted that some of this will be met on site but 
further understanding of the impact that this may have on other 
settlements in the surrounding area will be necessary. 

 
“If required” is a loaded phrase, especially as 
the CCG is unlikely to want a surgery for only 
some 7,000 people as it would not be viable. 
However, promises like this have very skewed 
the assessment of this site, making it appear 
a far better option than it actually is. 
 
 
  
 No mention of the 7,00O plus vehicles that 
could use the rural lanes (Bar Lane, Copsale 
Road, Broadwater Lane and Maplehurst 
Road) turning them into even worse “rat-
runs” and making Copsale, Maplehurst, 
Nuthurst and Monks Gate busier and less 
pleasant places to live. Mitigation is not 
practical for these rural roads. 
 
 
 
 
 
 
Shops on site could seriously affect the 
viability of shops in Cowfold and at Buck Barn 
petrol station. 

Deliverability The site is being promoted by a single developer and there are two 
current landowners with the land under option.  This is considered 
to minimise the risk of delivery in this location. It is not considered 

This is a small developer compared with Cala 
Homes, for instance. This developer has no 
history or experience of building as many as 



that the 3,500 homes proposed could be delivered in the Plan 
period - at the current time it is considered that a more realistic 
level of delivery is around 2,000 to 2,500 homes. At this stage, the 
promoter has stated that essential infrastructure would be 
delivered early.  

The site is however in relatively close proximity to Southwater 
which is subject to existing and ‘promoted’ expansion – thus 
cumulative impact may affect market absorption and delivery of 
housing in this area. 

200 to 260 homes per year. Its capacity and 
financial ability to build these number is 
untested and must be seriously questioned.  
 
 
 
The houses on this site may not sell because 
Southwater has far more facilities, including a 
large surgery, pubs and shops and is nearer to 
Horsham, its hospital, churches, cinemas and 
train station.  

 Viability At this stage, it is considered that there is potential for the 
development on this site to be viable.  However, further work is 
needed to understand the precise level of housing that could 
support the level of affordable housing and community facilities 
that are provided. 

Being a comparatively small developer means 
that it will find it harder to acquire the 
tradesmen needed (bricklayers, plasterers, 
joiners etc.) These trades are already in very 
short supply and larger developers will be 
better placed to secure the tradesmen and be 
able to absorb the inevitable higher wages. 
These factors will affect, and seriously 
question, the viability of development by 
Thakeham Homes.  

Development quality A clear vision for the site has been identified, based on Garden 
Community Design Principles and in accordance with the Healthy 
New Towns Network principles.  Having a single developer could 
limit the diversity in design resulting in a less ‘organically’ evolved 
settlement 

This proposal for a new town in the 
countryside has been rushed. Far more 
information is required from the developer 
so that the scheme can be adequately 
assessed. This HDC “assessment” is more like 
a list of what the developer says he will 
provide, rather than an in-depth and 
comprehensive analysis of the concept of a 
new town in this location. 



 


