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Executive Summary 

Purpose of this Report 

This report has been produced for the purpose of providing an initial overview of the water cycle, its constraints to 

development and requirements to meet European water quality targets in the Gatwick Sub-Region.  The study area 

(presented in Figure 2.1) includes Crawley Borough Council and parts of Mid Sussex District Council, Horsham 

District Council and Reigate and Banstead Borough Council, referred to as the sub-regional authorities.  Although 

parts of Tandridge District Council and Mole Valley District Council are within the Gatwick Sub-Region area, the 

bulk of their housing allocation is not within the study area and will subsequently have little influence on the water 

cycle within Crawley.   

The aim of the assessment is to provide strategic level advice on water infrastructure and environmental capacity to 

inform the Local Development Frameworks, Development Plan Documents and strategic site allocations for the 

four sub-regional authorities.  The sub-regional authorities are exploring four growth options to meet the housing 

requirement for growth ñaround Crawleyò.   

A Water Cycle Study is normally prepared in three stages: the Scoping Stage summarising the available 

information and identifying any information gaps that may require further study; the Outline Stage identifying the 

environmental and major infrastructure constraints and identifying any significant barriers to development; and the 

Detailed Stage investigating potential solutions to infrastructure barriers.  This report forms the Outline Stage Study 

in accordance with the Environment Agency Guidance.  The aims and objectives can be outlined as follows: 

 Take an integrated approach to management of the water environment; 

 Meet EU framework targets on water quality, determining whether environmental resources can cope 

with providing water and receiving wastewater to/from further development;  

 Determine whether the existing water and wastewater services infrastructure have sufficient capacity 

to support the potential development; 

 Determine whether environmental resources can cope with providing water and receiving wastewater 

to/from further development; 

 Ensure sustainable flood risk management over the long term is delivered through policies to protect 

future development from flooding; 

 Provide the evidence base for the Local Development Framework and Development Plan Documents.   

The study has involved working with the key stakeholders to establish the key constraints within the water cycle.  

The Steering Group comprises the four sub-regional authorities, South East Water, Southern Water, Sutton and 

East Surrey Water, Thames Water and the Environment Agency.  Data has been collated from these third party 
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organisations to inform the potential housing and employment growth numbers and to review environmental and 

infrastructure capacity.  The study is based on data that was made available between May and October 2010 on 

water infrastructure plans and projected growth scenarios up to 2031.  It has been recommended in this study that a 

Detailed Phase is undertaken and that regular correspondence between the utility providers, the Environment 

Agency and the Councils takes place to review and update both planning and water infrastructure and 

environmental data. 

Development Plans 

This assessment has reviewed the potential impact of growth on the water environment using regional growth 

targets from the South East Plan Regional Spatial Strategy, which set a target for housing provision across the 

Gatwick Sub-Region of 36,000 dwellings between 2006 and 2026, distributed as follows: 

 Crawley Borough  ï 7,500 dwellings; 

 Horsham District (part) ï 9,200 dwellings; 

 Mid Sussex District (part) ï 16,800 dwellings; 

 Reigate & Banstead Borough (part) ï 2,500 dwellings. 

During the course of this study the regional tier of planning policy framework was revoked by the new Coalition 

government and has since been re-instated. Not withstanding this, the indicative housing numbers used for the 

period to 2026 and 2031 may be subject to change in the future in light of the proposed localism bill.  It was 

confirmed during the study that the regional housing targets should still be used, for the purposes of this study, to 

assess environmental and infrastructure capacity. 

Four growth scenarios have been compiled for the study, in liaison with the sub-regional authorities, to reflect 

current uncertainty over the location of a strategic neighbourhood development of 2,500 homes in and around 

Crawley and the capacity of the potential strategic site options in Horsham District.  It should be noted that in the 

Crawley and Horsham context, greater certainty will be provided in later stages of the Councilsô Core Strategy 

Review process as the evidence base is compiled.  The strategic sites considered in this study use indicative 

housing capacities only, based in some cases on the remaining housing requirement to meet the revoked regional 

targets.   

Water Cycle Context 

The Gatwick Sub-Region lies within the catchments of the River Arun, River Ouse, River Mole, River Adur and 

River Medway (Figure 3.1).  The Rivers Arun, Ouse and Adur are located in the wider Southern River Basin 

District, as defined by the Environment Agency in preparing River Basin Management Plans for the Water 

Framework Directive (see below).  The Rivers Mole and Medway are located in the Thames River Basin District.   
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Water supply is provided by South East Water (to most of Mid Sussex), by Southern Water (Crawley, Horsham and 

a small area of Mid Sussex) and by Sutton and East Surrey Water (to Reigate and Banstead).  The supply areas are 

presented in Figure 3.3.  Public sewerage services are supplied to small areas of Horsham and Mid Sussex and all 

of Crawley and Reigate and Banstead by Thames Water.  Southern Water provides public sewerage services to 

most of Mid Sussex and the extent of Horsham that falls within the study area.  Figure 3.2 presents the indicative 

wastewater treatment works catchment areas in the study area. 

The Water Framework Directive is the leading legislation in Europe for matters relating to the water environment 

and is set within a River Basin District context.  It sets out a requirement to prevent deterioration of current water 

quality and overall status, and to achieve good ecological status in rivers, estuaries and coastal waters, together with 

good status of groundwater by at least 2027.  Currently the water quality in the study areaôs rivers is mostly 

classified as Moderate to Poor Status. 

Water Supply and Availability 

The study has used the water companies Business Plans and Water Resource Management Plans (WRMP) to 

review their investment plans over the growth period.  The WRMP for South East Water was being investigated at 

public inquiry during the production of this report.  This study is therefore based on their Draft WRMP.  The 

decision on the public inquiry was made at the end of this study, and therefore a review of the published plans 

should be undertaken in the detailed phase study. 

Using the latest available data, it has been identified that the three water supply companies have plans to secure 

supply based on the regional growth targets, through the planning period.  The plans to secure supply are dependant 

on demand management (customer side metering and water efficiency, leakage reduction etc) as well as resource 

development schemes.  In the case of the Sutton and East Surrey, the report is based on the Final WRMP as 

amended by Final Determination for the AMP5 period.  The funding available for the AMP5 period means that the 

companyôs resource development at Reservoir A has to be carried out in two phases.  The second phase, together 

with other proposed supply/demand balance activity in later AMP periods, will be subject to review at PR2014. 

An estimation of the increased demand in the study area over the growth period has been undertaken using different 

water efficiency levels in new and existing homes.  The results (Figure 5.1) suggest that the most efficient option 

whereby all new homes meet the water efficiency level 3/4 from the Code for Sustainable Homes could reduce the 

demand by approximately 4 Ml/d by the end of the period.  The study recommends that water efficiency is 

embedded in policy in the study area, to support the water companies demand management schemes which are used 

to support management of supply. 

Further information is required to establish whether the physical infrastructure to connect development to the 

available supply is needed.  Development within pre-existing developed sites can generally be connected to the 

mains network with limited delay.  It is advisable that the sub-regional authorities and developers confirm 

development plans with the water companies as soon as possible to ensure that connections can be made as 

required, particularly if there is widespread and/or large scale development planned simultaneously.   
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Water Quality and Wastewater Treatment 

The water quality of the rivers in the study area is generally Moderate Status, with Poor Status present on the River 

Adur.  Elevated nutrient levels contribute to the water quality issue in the area, with particular regard to 

phosphorous that can arise from agricultural sources as well as from sewage discharges.  There is potential for 

growth to increase pressure on meeting the WFD target of Good Status if growth levels exceed existing wastewater 

discharge consents.  Detailed modelling is required to assess the impacts of growth on effluent and on receiving 

water quality, which lies outside the scope of this study.  A high level assessment of quality constraints and future 

flow capacity has been undertaken. 

It has been determined that there is capacity at Horsham WwTW to accommodate the planned growth under all 

scenarios.  Although the River Arun is failing to meet Good Status, it has been advised that within the current flow 

consent, the quality of effluent will not deteriorate with the proposed growth levels, within the Best Available 

Technology (BAT) operating at the Horsham works.   

Thames Water has advised of a planned upgrade at Crawley WwTW during the AMP5 period to accommodate a 

population equivalent of 167,000 by 2021.  Assuming an occupancy rate of 2.4 and an existing PE of 148,600, this 

equates to 7,666 homes that could be accommodated at the works.  It has been assessed in this study that the 

potential growth levels from the development scenarios will be approximately 6,924 by 2021 and up to 7,970 by 

2026 (Scenarios 1 and 2) or 2031 (Scenario 3a and 3b), exceeding the number of homes that can be accommodated 

at the works by approximately 300.  The additional growth beyond the 167,000 population equivalent in the 

Crawley catchment is likely to require additional capacity to be provided at Crawley WwTW.   

It is advised that the continued discussions take place with Thames Water to monitor the impact of growth at the 

works, as they have advised of potential constraints post 2021, and because the growth levels assessed in this study 

are indicative only.  Furthermore, investigation into the potential for changes in occupancy rate and in water 

consumption and the potential to contribute to offsetting the additional growth in development in the Crawley 

catchment should be considered.  There are currently no environmental constraints, however there is the possibility 

that future standards might be tightened to contribute toward meeting WFD targets.  

Goddards Green WwTW will potentially reach the flow capacity during the growth period. An upgrade will be 

required to provide capacity for new development in excess of 2,600 new houses.  The WwTW is currently at BAT 

and cannot treat waste to higher BOD standards. Environmental constraints may require additional flows to be 

discharged at an alternative location agreed by the Environment Agency. 

Eden Vale WwTW may also require an increase in flow consent at the end of the planning period if the indicative 

growth levels occur in the area of East Grinstead that is served by this works.  Felbridge, Handcross and Horsted 

Keynes WwTWs are also forecast to potentially exceed their flow capacity during the growth period, based on 

potential housing numbers and locations.  The capacity for process treatment is dependent on the ability of the 

receiving watercourses to accept increased flows without affecting WFD targets.  These works are currently 

operating at BAT and additional work is required to determine if increased flows and loads can be accommodated. 
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The flow capacity issues at Crawley, Goddards Green and Felbridge WwTW (and also at Eden Vale, Handcross 

and Horsted Keynes) present constraints to the indicative levels of growth used in this study.  Further detailed 

modelling of the impact of growth on wastewater flow and on water quality is required to identify potential 

solutions.   

Large scale developments are also likely to require new sewerage infrastructure to convey waste flow to the 

treatment works.  No major constraints are identified, however, there is recognition that local infrastructure on site 

will be required to connect large sites to the nearest works, which developers will be required to fund. 

Flood Risk and Sustainable Drainage 

Level 1 Strategic Flood Risk Assessments (SFRAs) have been prepared for all four of the sub-regional authorities.  

Proposed development sites have been identified in areas of Flood Zone 1, the zone with the lowest probability of 

flooding, and therefore further assessment in Level 2 SFRAs were not considered necessary.  This study has 

summarised the findings of the Level 1 SFRAs in Section 3.4.3.  It has also been identified in this report that 

possible developments locations at West of Ifield, North East Sector, North Horsham, and North West of Burgess 

Hill should be aware of watercourses running through the proposed site boundaries and the associated flood risk 

close to the watercourse channels.  The potential for infiltration drainage techniques based on the underlying 

groundwater vulnerability in the study area has been assessed as low to medium. A review of the Environment 

Agencyôs Catchment Flood Management Plans and flood policies is also included in Table 3.4. 

Recommendations 

Summary of Outline WCS Recommendations 

Recommendation 1: Policy for water efficiency  

The DPDs should require developers of private homes to design new homes to meet the minimum water use standard in Level 3/4 of the 
Code for Sustainable Homes (105 l/p/d) or ensure any wider sustainable design policy or policies provided meets this standard for water use. 

The sub-regional authorities should consider a policy for non-household development making it mandatory for commercial buildings to be 
assessed by a BREEAM assessor, with the expectation that buildings meet Good standard for water consumption targets for the building 
type (industrial/commercial/office/retail/education etc). 

Recommendation 2: Water efficiency campaign 

It is recommended that in addition to policies for water efficiency in new buildings, the sub-regional authorities promote awareness in the 
communities of the need to save water, for example through hosting or co-sponsoring annual events to promote water conservation.  The 
sub-regional authorities may choose to lead by example by employing policies to minimise the unnecessary use of resources in its own 
buildings, vehicles and in all its activities. 

Recommendation 3: Consider policies for SuDS 

The WCS recommends that the DPDs include policies that promote sustainable drainage techniques (SuDS) that mimic natural drainage, 
rather than using traditional piped systems in all new developments.  Suggested wording is provided in Section 8.2.  The preferred hierarchy 
of managing surface water drainage from any development is through first infiltration measures, secondly attenuation and discharge to 
watercourses, and if these cannot be met, through discharge to surface water only sewers.  As part of suggested policies for SuDS it is 
suggested that a policy is adopted to ensure redeveloped brownfield sites disconnect any surface water drainage from the foul network.  
These issues should be assessed during the planning application (see Recommendation 4) 
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Summary of Outline WCS Recommendations 

Recommendation 4: Water sustainability and drainage assessment for all new developments of more than 10 dwellings 

It is suggested that the sub-regional authorities each consider a policy which makes it compulsory for all new developments for more than 10 
dwellings to submit a Water Sustainability and Drainage Assessment as part of their planning application.  This would enable developers to 
demonstrate: 

1. the development will meet the water consumption level 3/4 from the Code for Sustainable Homes for all residential developments 

2. non-residential developments should demonstrate that they have been assessed by a BREEAM assessor, with the expectation 
that buildings meet Good standard for water consumption targets for the building type 

3. for all developments SuDS have been incorporated to control surface water run-off 

4. for the redevelopment of brownfield sites, any surface water draining to the foul sewer network has been disconnected and is 
managed through SuDS 

5. a Flood Risk Assessment has been completed where required.  This should be approved by the Environment Agency and in line 
with the requirements of Planning Policy Statement 25 

6. the developer has contacted the sewerage provider to determine if capacity exists offsite for foul and surface water provision. 
Where capacity off site is not available, ensure that plans are in place for provision ahead of the developmentôs occupation  

7. the developer has contacted the water supply provider to determine if capacity exists offsite for water supply. Where capacity off 
site is not available, ensure that plans are in place for provision ahead of the developmentôs occupation 

Recommendation 5: Undertake Surface Water Management Plans 

Potential constraints to development exist in the sewerage network as well as wastewater treatment works flow capacity, especially in 
Horsham, Burgess Hill and Haywards Heath.  Sewerage providers consider SWMPs a valuable tool in alleviating network capacity issues, by 
addressing surface water management and reducing storm overflows into the combined sewer system. 

In line with CFMP recommendations, the Outline WCS recommends that SWMPs are considered for Horsham, Burgess Hill and Haywards 
Heath to determine where improvements in the drainage can be delivered.   

Recommendation 6: Detailed WCS 

It is recommended that a Detailed WCS is prepared in order to: 

- review the Final WRMP for South East Water and confirm plans can accommodate growth; 

- undertake water quality modelling to review impacts of growth on receiving waters and potential solutions for wastewater treatment within 
the Goddards Green, Eden Vale, Felbridge, Handscross and Horsted Keynes WwTW catchments, assessed in this Outline study as reaching 
flow capacity within the growth period; 

- undertake detailed modelling to assess requirements for upgrades at Crawley WwTW; 

- review supply and sewerage network capacity and solutions 

- prepare a Water Cycle Strategy for provision of infrastructure solutions to potential growth over the planned period; and 

- facilitate ongoing communication between Steering Group members 

Recommendation 7: Continue liaison with Steering Group 

The Outline WCS has identified potential constraints at Horsham and Crawley WwTW.  Although the planned housing trajectories can be 
accommodated at the works, any increase in growth in particular as a result of phasing could potentially erode current headroom in the flow 
consent.  Through monitoring growth rates and increased flows at the works, informed decisions can be made on future investment and 
planning permissions.  The Outline WCS provides a starting point to arrange regular updates between Steering Group members, for example 
through ongoing SWMPs/WCS update or through agreed meeting dates at suitable intervals. 
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Glossary 

AMP Asset Management Plan 

BOD Biological Oxygen Demand 

BREEAM Building Research Establishment Environmental Assessment Method 

CAMS Catchment Abstraction Management Strategy 

CLG Communities and Local Government 

CFMP Catchment Flood Management Plan 

CSH Code for Sustainable Homes 

CSO Combined Sewer Overflow 

Defra Department for Environment, Food and Rural Affairs 

DPD Development Plan Document 

Dry Year A term used in water resource planning for a year where demand for water is more than is usual in 
a typical ónormalô year 

DWF Dry Weather Flow 

EA Environment Agency 

EIA Environmental Impact Assessment 

GIS Geographical Information System 

GQA General Quality Assessment 

Headroom Spare hydraulic or flow capacity  

IUD Integrated Urban Drainage 

LDF Local Development Framework 

l/h/d Litres per household per day 

LPA Local Planning Authority 

Ml/d Megalitres per day 

PE Population Equivalent, unit per capita loading 

Peak Period A term used in water resource representing average daily demand during the hottest/driest point 
usually at the height of summer 

pcc Per capita consumption 

PPS25 Planning Policy Statement 25 

PR Periodic Review (for water companiesô investment plans) 

RBD River Basin District 

RBMP River Basin Management Plan 

RSS Regional Spatial Strategy 

SAC Special Area of Conservation 
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SFRA Strategic Flood Risk Assessment 

SPA Special Protection Area 

SPZ Source Protection Zone 

SES Sutton and East Surrey Water 

SEW South East Water 

SSSI Site of Special Scientific Interest 

SuDS Sustainable Drainage Systems 

SWMP Surface Water Management Plan 

SWS Southern Water Services 

TW Thames Water 

WCS Water Cycle Study 

WFD Water Framework Directive 

WRMP Water Resource Management Plan 

WRZ Water Resource Zone 

WwTW Wastewater Treatment Works 

UKCIP United Kingdom Climate Change Impacts Programme 

UKCP United Kingdom Climate Projections 
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1. Introduction 

1.1 Background and Aims 

A Water Cycle Study (WCS) is one of a number of strategic studies used by Local Planning Authorities as part of 

the evidence base for Local Development Frameworks, which set out the future growth plans.  This study is for the 

Gatwick Sub-Region which has been identified at a regional level as having a significant growth target for 

development in and around Crawley.  The study area includes Crawley Borough Council and parts of Mid Sussex 

District Council, Horsham District Council and Reigate and Banstead Borough Council.  Although parts of 

Tandridge District Council and Mole Valley District Council are within the Gatwick Sub-Region area, the bulk of 

their housing allocation is not within the study area and will subsequently have little influence on the water cycle 

within Crawley.  These two Councils have, therefore, opted out of inclusion within the study.   

The aim of a water cycle study is to: 

 Assess the capacity of current water infrastructure to accommodate required growth without adversely 

affecting the environment by considering: 

- The availability of water resources and the supply network;  

- The capacity of existing wastewater infrastructure and the drainage network; 

- The environmental capacity of receiving watercourses to receive wastewater; 

- The potential of development to increase flood risk; 

 Determine the potential impact of the proposed development in the context of requirements of 

environmental legislation including the Water Framework Directive, Habitats Directive and any other 

relevant water policy; 

 Identify the infrastructure necessary to achieve the proposed growth within the constraints of the 

environment and legislation; and 

 Develop a strategy for a phased approach to development that allows key growth targets to be met 

whilst providing sufficient time for the identified infrastructure to be adopted.   

The Environment Agency has issued a National Guidance document (http://publications.environment-

agency.gov.uk/pdf/GEHO0109BPFF-e-e.pdf) to ensure that water cycle studies are carried out in a consistent way.  

This guidance outlines the required approach for Scoping, Outline and Detailed phases of water cycle studies:   

 Scoping: The primary aim of the Scoping Phase is to collate and review existing information (e.g. 

previous studies and monitoring data) on the water environment within the study area, identifying 

development plans, and engaging with key stakeholders, including the Environment Agency, water 

http://publications.environment-agency.gov.uk/pdf/GEHO0109BPFF-e-e.pdf
http://publications.environment-agency.gov.uk/pdf/GEHO0109BPFF-e-e.pdf
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companies and drainage authorities to identify key issues that require consideration in the following 

stages of the work; 

 Outline: The primary aim of the Outline Phase is to identify potential environmental and water 

infrastructure constraints to development, providing an evidence base to support the delivery of 

Development Plan Documents (DPDs), such as Core Strategies, as well as identifying preferred sites 

for development. The study should identify areas of uncertainty that may require further detailed 

studies; 

 Detailed: The Detailed Phase aims to resolve any areas of uncertainty identified in the Outline Phase 

through further more detailed studies.  It identifies what water cycle management measures and 

infrastructure are needed, where and when they are needed, who is responsible for providing the 

systems, and by what deadline. This may involve an assessment of the costs and benefits of options. It 

also provides guidance to the local authorities to facilitate implementation and funding of the Strategy.   

A Scoping Study was completed in March 2010 by the four leading authorities within the Gatwick Sub-Region. 

The study collated a range of existing documents to review sub-regional and local planning policy, Water Resource 

Management Plans, position statements from water and sewerage providers and information from the Environment 

Agency relating to water quality and availability.  The gathered information has been used to inform the Councilsô 

position on the balance between the water environment and development pressure in the sub-region, and identified 

the need for an Outline Phase Study.  The findings from this Outline Study will be used as part of a robust evidence 

base to inform the Councilsô future policy approach, and will  help to determine the suitability, location and 

intensity of development.  It is also intended for the study to identify whether there is a requirement for a Detailed 

Study.   

1.2 The Water Cycle  

The water cycle describes the pathways and processes through which the water we use moves through the natural 

and built environment, as well as through the above and below ground infrastructure on which the domestic 

population and industry depend.  Figure 1.1 illustrates the traditional image of the water cycle showing how water 

enters a river catchment, how it runs through and over the land, before returning to the river system and ultimately 

returning to the sea.   
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Figure 1.1 Traditional View of the Water Cycle without Artificial Influence 
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Figure 1.2 Schematic of the Urban Water Cycle Based on Current Practice 

 

Combined sewers carry storm 
water and sewer water.  During 
heavy rainfall increased flows 
can exceed capacity and 
sewage is forced to overflow 
into streams and rivers through 
outfalls. 

Surface runoff from roads 
and other hard surfaces 
can exacerbate localised 
flooding and introduce 
pollutants in to streams 
and rivers. 

The floodplain absorbs excess 
water spilling from rivers during 
flood events. 

Waste water and foul effluent 
is collected, treated and 
removed from settlements.  
Treated effluent is usually 
discharged into the river 
system or to long sea outfalls 

Rainfall (and 
groundwater) is collected 
and treated to potable 
standard and pumped to 
homes and other non-
domestic properties. 

 

Source of background figure: Environment Agency website 

Figure 1.2 illustrates the added complexities within the urban water cycle (in schematic form) as a result of housing 

development and the infrastructure required to support it.  The main differences between the natural and the 

urbanized water cycle relate to the rate of surface runoff (and percolation in to the ground), and the streamflow.  In 

the urbanized cycle, water is captured and stored for use and this water only re-enters the river network once it has 

been used and then treated at wastewater treatment works.  The timing and quality of water entering the river 

network can be significantly different in the urban version of the cycle.   

The capacity of water infrastructure needs to be sized appropriately to ensure the sufficient supply of clean water to 

homes and industry, and to receive foul drainage, whilst preventing the discharge of polluted runoff and untreated 

foul drainage to protect the quality of the receiving water and any dependant habitats, whilst also reducing the risk 

of flooding. 
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1.3 Structure of the Report 

The report has been structured around the requirements of the Environment Agencyôs National Guidance and the 

needs of the four sub-regional authorities: 

 Chapter 2 summarises the planning context with regard to growth and water related infrastructure; 

 Chapter 3 presents an update to the baseline information on the water cycle, summarising the Scoping 

Study findings and updating where necessary with more recent information; 

 Chapter 4 sets out the existing constraints to growth in the study area from either the water 

environment or water related infrastructure; 

 In Chapter 5, capacity assessments are presented to review the potential constraints to growth under 

various scenarios, up to 2026, and to review the issues facing the strategic sites in the study area;   

 The impact of climate change on the potential development constraints is summarised in Chapter 6; 

 Chapter 7 presents the preferred approach to development based on the water cycle issues discussed in 

the previous chapters. Provisional planning trajectories for each of the four development scenarios are 

presented against potential constraints in a draft Development Strategy; 

 Chapter 8 summarises the Future Recommendations for the Councils in assessing the Water Cycle. 
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2. Context 

2.1 The Study Area 

The Gatwick Sub-Region includes the six local authority areas of Crawley Borough Council, Mid Sussex District 

Council, Horsham District Council, Reigate and Banstead Borough Council, Mole Valley District Council and 

Tandridge District Council.  As previously stated in Section 1.1, Mole Valley Council and Tandridge District 

Councilôs housing allocation is predominantly identified in the northern portion of their respective districts and will 

subsequently have little influence on the water cycle environment within the study area.  They have therefore opted 

out of being involved in the Gatwick Sub-Region WCS.  The study area boundary is presented in Figure 2.1 below 

and shows the excluded areas of these two Councils. 

Figure 2.1 Study Area 
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2.2 Planning Policy 

National and local planning policy currently sets out guidance and requirements for delivering sustainable 

development and therefore addresses, amongst other things: housing and employment growth and its distribution; 

water management and protection; infrastructure provision; and flood risk management. Following the recent 

change in Government, the regional tier of the planning policy framework was revoked, though has since been re-

instated following a High Court ruling stating that the revocation of the RSSôs was in fact illegal. The removal of 

the regional tier of planning remains a key objective for the Coalition Government, though it is anticipated that 

reinstated RSSôs will form part of the development plan for a minimum 12 month period until such time that they 

are formally revoked through legislation.  The following sections therefore outline the current relevant planning 

policy for the study area, with Section 2.2.2 discussing the recent regional changes in more detail. 

2.2.1 National Policy 

Government guidance is provided through a series of Planning Policy Statements (PPSs), the most relevant of 

which are summarised in the table below.   

Table 2.1 National Planning Policy 

PPS1 Delivering Sustainable Development and Supplement to PPS1: Planning and Climate Change 

PPS1 and its 2006 supplement set out how the planning system can deliver sustainable development by responding to climate change, 
including achieving zero carbon development and implementing the Code for Sustainable Homes. PPS1 requires Local Planning Authorities 
(LPAs) to prepare development plans which are in line with the principles for sustainable development and promote outcomes in which 
environmental, economic and social objectives are achieved together over time. This should be achieved using a spatial planning approach.   

Specifically, planning authorities should identify land suitable for meeting housing and other types of development, taking into account the need 
to provide essential infrastructure and avoid flood risk. PPS1 advises that local authorities should promote amongst other things: 

- the sustainable use of water resources; and  

- the use of sustainable drainage systems in the management of runoff.   

The supplement advises local authorities to take into account the capacity of existing and potential infrastructure including water supply, sewage 
and sewerage, to service future development sites in ways consistent with successfully adapting to likely changes in the local climate.   

PPS3 Housing 

PPS3 underpins the delivery of the Government's strategic housing policy objectives, where the goal is to ensure that everyone has the 
opportunity to live in a decent home, which they can afford, in a community where they want to live. Most future development within the Gatwick 
sub-region will be for housing.  PPS3 requires that ónew housing should be built on previously developed landô (PDL) before greenfield land, a 
requirement that PPS25 reiterates in its Exception Test. 
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Table 2.1 (continued) National Planning Policy 

PPS12 Creating Strong, Safe and Prosperous Communities through Local Spatial Planning 

PPS 12 was published in June 2008. The document outlines the nature of local spatial planning, setting out the key components of local spatial 
plans and how they should be prepared. It should be taken into account by LPAs in preparing Local Development Frameworks (LDFs) which 
include Development Plan Documents (DPDs) and other Local Development Documents (LDDs).   

With regard to infrastructure, PPS12 states that Core Strategies should be supported by evidence of what physical, social and green 
infrastructure is needed to enable the amount of development proposed for the area, taking account of its type and distribution. This evidence 
should cover who will provide the infrastructure and when it will be provided. The Core Strategy should draw on and in parallel influence any 
strategies and investment plans of the local authority and other organisations.   

This water cycle study forms part of the robust and credible evidence base which will underpin policies within the Authoritiesô Core 
Strategies and other relevant LDDs.   

PPS23 Planning and Pollution Control 

PPS23 advises that ñany consideration of the quality of land, air or water and potential impacts arising from development, possibly leading to 
impacts on health, is capable of being a material planning considerationò so that potential contamination can be identified at an early stage and 
mitigated through planning. 

PPS25 Development and Flood Risk 

PPS25 aims to ensure that flood risk is taken into account at all stages in the planning process in order to avoid inappropriate development in 
areas at risk of flooding. It also aims to ensure that new development does not increase the risk of flooding elsewhere.  Where, in exceptional 
circumstances, new development is necessary in such areas then the aim is to ensure development is safe, does not increase flood risk 
elsewhere and, where possible, reduces flood risk overall.   

This approach is supported in the Governmentôs Pitt review of the summer 2007 flooding, which reiterates the requirements of PPS25 to make 
clear that development within Flood Zone 2 and 3 should not be allowed to proceed unless there is clear proof that they are compatible 
developments for these zones. The review also outlines that LPAs should become responsible for ensuring localised flood risk is not worsened 
by development by directing development away from areas of flood risk through planning and development control.   

 

2.2.2 Regional Planning Policy  

Under the Planning and Compulsory Purchase Act 2004, Regional Spatial Strategies replaced Structure Plans as the 

strategic planning framework for regions in England.  The Regional Spatial Strategy (RSS) for the South East of 

England (known as the South East Plan) was adopted in May 2009 and provided a regional framework within 

which Local Planning Authorities have been required to prepare their Local Development Frameworks (LDFs) for 

the plan period to 2026.   

During the course of this study all Regional Spatial Strategies were revoked by the Secretary of State for 

Communities and Local Government in a letter to Chief Planning Officers dated 6th July 2010. This action was 

later challenged in the High Court by developer Cala Homes and it was concluded that the revocation of RSSôs was 

in fact illegal. All RSSôs have since been reinstated, however the new government has advised that the indicative 

housing numbers used for the period to 2026 and 2031 may be subject to change in the future in light of the 

proposed localism bill.  In the longer term the legal basis for Regional Strategies will be revoked through the 
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'Localism Bill', which is being introduced in the current parliamentary session (expected Winter 2010).  The key 

aim of this new bill places onus on local planning authorities to be responsible for determining the right level of 

local housing provision in their area without the influence of regional housing targets.   

The South East Plan (SEP) identified nine sub-regional centres, of which the Gatwick Sub-Region is one.  Of 

particular relevance was Policy GAT3, which set a target for housing provision across the Gatwick Sub-Region of 

36,000 dwellings between 2006 and 2026, distributed as follows: 

 Crawley Borough  ï 7,500 dwellings; 

 Horsham District (part) ï 9,200 dwellings; 

 Mid Sussex District (part) ï 16,800 dwellings; 

 Reigate & Banstead Borough (part) ï 2,500 dwellings. 

Each Council has been planning for the number of dwellings stated above as a minimum in the preparation of their 

Core Strategy Development Plan Documents (DPD) over the period to 2026.  In the case of Crawley Borough 

Council and Horsham District Council, which have adopted Core Strategies informed by the housing numbers of 

the now superseded West Sussex Structure Plan (2001) an on-going review of the adopted Core Strategies will 

consider this requirement for the plan period up to 2026.   

South East Plan Policy GAT3 stated that the majority of these required dwellings would need to be provided within 

or adjoining Crawley, and the other main towns in the main north/ south and east/ west transport corridors.  SEP 

policies also highlighted the provision of a new university campus at Crawley, the continued functioning of 

Gatwick Airport and the provision of employment floorspace in association with major development at identified 

strategic locations as key sub-regional objectives. 

The Secretary of State for Communities and Local Government does recognise that some authorities may wish to 

retain their existing housing targets as set out in the revoked Regional Strategies, whereas others may decide to 

review their housing targets.  As this change has occurred during this study, it should be noted that the latest 

available information from each of the Councils with regards to housing and employment targets has been used at 

the time of writing, and these targets may be subject to change.  The numbers used are set out for each Council in 

the following section. 

2.2.3 Local Planning Policy 

The WCS will help to identify opportunities and constraints for development, and provide evidence to inform the 

choice of preferred spatial options for the Core Strategies of the sub-regional authorities in relation to water issues.  

The Core Strategies will look to deliver the housing targets for the part of each authority that lies within the 

Gatwick Sub-Region.  It should be noted that Crawley Borough Council and Horsham District Council have 
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adopted Core Strategies, however both are in the process of reviewing them in light of emerging evidence, policy 

guidance and the most up-to-date housing figures
1
.   

In liaison with the sub-regional authorities, four growth scenarios have been compiled by Entec for the study area 

and these have been used in assessments detailed in this report.  The four growth scenarios have been developed to 

reflect current uncertainty over the location of strategic sites capable of accommodating comprehensive 

neighbourhood development of 2,500 homes in and around Crawley and the capacity of the potential strategic site 

options in Horsham District.  It should be noted that in the Crawley and Horsham context, this uncertainty is a 

reflection of the emerging nature of the Councilsô Core Strategy Reviews and greater certainty will be provided in 

later stages of the process as the evidence base is compiled.   

Growth Scenarios 

The strategic sites considered in this study are listed below in Table 2.2 and shown in Figures 2.2a and 2.2b.  

Housing capacities for each site are indicative only, based in some cases on the remaining housing requirement to 

meet the revoked regional targets.  In practise there may be negotiation between authorities as to the precise split of 

housing numbers between sites and across administrative boundaries (i.e. a proportion of any strategic development 

at Crabbet Park or West of Ifield would likely contribute to the Crawley figures). 

Table 2.2 Existing and Potential Strategic Sites across the Gatwick sub-region study area 

Local Authority Strategic Site Housing Capacity (no. of dwellings) 

Crawley Borough Council North East Sector 2500 

 Town Centre North 400 

 Leisure Centre Site, Haslett Avenue 784, 320 to be completed 

 Lucerne Drive 107 

 Ifield Community College 170 

 Thomas Bennett School 200 

 Dorsten Square, Bewbush 143 

 Haslett Avenue/Telford Place 100 

 West of Pegler Way (Southern Counties Site) 218 

                                                      

1
 For Crawley, the most up-to-date housing requirement is the Option 1 figure of 7,000 dwellings that was not contested at the South East 

Plan Examination in Public. It should be noted that the adopted Crawley Borough Core Strategy sets out an annual completion rate of 300 

dwellings per annum for the period 2001-16. For Horsham, the adopted Core Strategy, 2007 sets an annual completion rate of 620 homes per 

annum and this figure is supported up by the more recent Locally Generated Needs Study (2010). 
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Table 2.2 (continued) Existing and Potential Strategic Sites across the Gatwick sub-region study area 

Local Authority Strategic Site Housing Capacity (no. of dwellings) 

 Station Way (Crawley Station) 100 

 Land East of Tinsley Lane 150 

 Three Bridges Station 100 

Horsham District Council West of Bewbush* 2,500 

 West of Ifield* 2500  

 North Horsham 1725 under Scenarios 1 and 2 

2300 under Scenario 3a 

 Southwater 1725 under Scenarios 1 and 2 

2300 under Scenario 3b 

Mid Sussex District Council Land East of Gravelye Lane 528 

 Crabbet Park* 2,300  

 Land to North and Northwest Burgess Hill 3,800 

 Land West of East Grinstead 570 

 Land East of Burgess Hill 700 

Reigate and Banstead Borough Council Horley North East 710 

Horley North West 1,570 

 Horley 371 

   

* Sites draining to Crawley WwTW but not within Crawley Borough Council 
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Figure 2.2a Strategic Sites across the Study Area 
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Figure 2.2b Strategic Sites - Crawley 
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The four scenarios assessed in this study are based on the housing totals identified in Table 2.3, to be delivered 

between 2006 and 2026, taking into account existing completions, planning permissions and proposed sites.  All 

scenarios assume for existing Core Strategy allocations and the development of a new neighbourhood West of 

Bewbush of 2,500 homes.  These should not be taken as definite scenarios, but rather as a high level prediction of 

the most likely combination of potential site options to be brought forward through each of the sub-regional 

authorities Core Strategies, reflecting the likely capacities of those strategic sites to enable a strategic level 

assessment of the water cycle elements to be undertaken. 

The phasing of each scenario has been based on information provided by the sub-regional authorities. It should be 

noted that whilst the phasing of Scenario 2 used in this study shows development up to 2031, there is potential for 

development to be delivered sooner than the Scenario 2 phasing used in this study.  This is because if the North 

East Sector site does not come forward under Scenario 1, the Crabbet Park site might be delivered sooner which 

would result in different conclusions to the capacity assessments in this report.  

Table 2.3 Potential Growth Scenarios Assessed for this Study 

Strategic Housing Scenarios 

Scenario 1:  Strategic development for 2500 homes at Crawley is provided on the North East Sector site, contributing to Crawley 
Borough Councilôs housing contribution. No development is progressed at Crabbet Park or West of Ifield, and 3450 homes are 
provided between North Horsham and Southwater in Horsham District. 

 Crawley total ï 7200 

 Horsham total ï 9128 

 Mid Sussex total ï 13240 

 Reigate and Banstead total ï 3000 

 TOTAL - 32628 

Scenario 2:  Strategic development for 2500 homes at Crawley is provided on the Crabbet Park site in Mid Sussex, with 2300 homes 
contributing to the Mid Sussex housing requirement, and 200 homes provided from Crawley Borough Councilôs housing contribution. 
No development is progressed at NE Sector or West of Ifield, and 3450 homes are provided between North Horsham and Southwater 
in Horsham District. 

 Crawley total ï 4960 

 Horsham total ï 9128 

 Mid Sussex total ï 15740 

 Reigate and Banstead total ï 3000 

 TOTAL - 32628 

Scenario 3a:  Strategic development for 2500 homes at Crawley is provided on the West of Ifield site in Horsham District, with 1150 
homes contributing to Horshamôs housing requirement and 1350 additional homes provided from Crawley Borough Councilôs 
housing contribution. The North Horsham site is progressed with 2300 homes, and no development takes place at Southwater, NE 
Sector or Crabbet Park. 

 Crawley total ï 6110 

 Horsham total ï 9128 

 Mid Sussex total ï 13240 

 Reigate and Banstead total ï 3000 

 TOTAL - 31478 
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Table 2.3 (continued) Potential Growth Scenarios Assessed for this Study 

Strategic Housing Scenarios 

Scenario 3b:  Strategic development for 2500 homes at Crawley is provided on the West of Ifield site in Horsham District, with 1150 
homes contributing to Horshamôs housing requirement and 1350 additional homes provided from Crawley Borough Councilôs 
housing contribution. The Southwater site is progressed with 2300 homes, and no development takes place at North Horsham, NE 
Sector or Crabbet Park. 

 Crawley total ï 6110 

 Horsham total ï 9128 

 Mid Sussex total ï 13240 

 Reigate and Banstead total ï 3000 

 TOTAL - 31478 

 

In addition to planned housing, the study area will be subject to an increase in employment land over the growth 

period.  A recent Employment Land Review (2010) has been undertaken on a joint basis on behalf of Crawley 

Borough Council, Horsham District Council and Mid Sussex District Council, and the draft outputs of this work 

have been used to inform this study.  Data from the Scoping WCS and the Industrial Estates Monitor, March 2009 

have been used to inform the employment sites in Reigate and Banstead.  Table 2.4 presents the assumed increase 

in employment land that has been included in the studyôs assessment.  Reference is also made where appropriate to 

the impact of development at Gatwick airport on the water cycle. 

Table 2.4 Planned Employment Land 

District Office and Light Industry (inc General 
Industrial), m

2
 

Storage and 
Distribution, m

2
 

Total Floorspace, m
2
 

Horsham 36,563 9674 4,6237 

Crawley 97,903 8876 106,779 

Mid Sussex 26,790 1733 28,523 

Reigate and Banstead 127,200 115,000 242,200 

Total 288,456 135,283 423,739 

    

New Market Town 

Crawley Borough Council (CBC), Horsham District Council (HDC) and Mid Sussex District Council (MSDC) are 

in the process of considering the possibility of a new market town within the A23 corridor area.  The aim of the 

settlement will be to meet any remaining need for new housing and employment that cannot readily be 

accommodated within or adjoining existing settlements in the sub-region.  Therefore, led by HDC and in 



 

 

K:\Word\Local Development Framework\Water Cycle Study\Outline 

Report\27879rr037i2 Final Report.doc Page 17 
 

14 January 2011 

 

partnership with CBC and MSDC, feasibility work is being undertaken to investigate the requirement for a possible 

new market town in the Gatwick Sub-Region in parallel with the short listing of other possible strategic 

development locations in Horsham District.  

This WCS concentrates on the potential housing trajectories arising from the four development scenarios set out in 

Table 2.3 above.  After consideration of the impacts of development to 2026 on the water cycle and related 

infrastructure, a high-level commentary is provided on potential impacts and solutions for a new market town.  This 

is presented in Section 7.2. 

It is important that water resource and infrastructure issues are addressed and incorporated into the development of 

each Councilôs Core Strategy.  The WCS will form part of the robust evidence base supporting the sub-regional 

authorities respective LDFs, thereby assisting in delivering the growth with key partners in a timely and structured 

manner when bringing development forward, and also providing an integrated approach to the management of the 

water environment and the implications of proposed development locations in the study area.   

Figure 2.3 sets out how the water cycle study fits in with the local planning policy context.  The diagram shows 

how the Detailed Phase of the WCS can provide important information to other DPDs, such as the Infrastructure 

Strategy.  The most up to date information on infrastructure collated by the Councils was provided for use in this 

study, and the outputs of the Outline Stage will also assist in informing infrastructure planning. 

Figure 2.3 Planning Context of Water Cycle Studies  

 


