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Statement from Mrs Jacqueline Simmons (Resident).  

Regulation 19 references 1189185, 1191239,1191333,1191339 & 1191343 

7. Site allocations  

For each of sites DPSC1, DPSC2, DCSP3, DCSP4, DCSP5, DCSP6, DPSC7, DPA7 and DPA12 Whether the 
plan adequately lays the framework for the sustainable development of each site.  

Comments below concern the 5  Sayers Common sites, DCSP3, DCSP4, DCSP5, DCSP6, DPSC7.  

The Appendices referred to can be found at the end of the comments. 

(Please also see my Regulation 19 submissions regarding these matters). 

Four sites have submitted planning applications with up to date evidence not contained in the DP 2021-2039  
Evidence Libraries. They are loaded on the MSDC Planning Portal under references: 

DPSC4: Land at Chesapeke, Reeds Lane -  DM/25/1434                                                                                                               
DPSC5: Land at Coombe Farm, London Road - DM/25/2661                                                                                                      
DPSC6: Land to west of Kings Business Centre, Reeds Lane - DM/25/3067                                                                           
DPSC7: Land south of LVS Hassocks, London Road – DM/26/0238 

On their own the four sites DPSC4-DPSC7 are not sustainable. They do not supply any new infrastructure to 
obtain sustainability.  All new infrastructure is to be provided by site DPSC3. That site is therefore a single point 
of failure for sustainability for all of the sites in Sayers Common. 

The 5 sites are treated by MSDC as one Sustainable Community so the Matter’s questions have been answered 
as such, with reference made to a particular site where necessary. Although a Statement of Common Ground 
(SOCG) has been produced by the five sites it states in point 1.4 on page 2 “this SoCG  is not binding on any 
party”. It is noted that MSDC only loaded some documents concerning DPSC3 onto the examination website on 
12/02/2026, 16/02/2026 and 17/02/2026 so not allowing other parties time to scrutinise them before 
submission. 

a) How good urban design would be created, including good building design, legible layouts, attractive 
streets and open spaces, active frontages, the integration of sustainable transport and climate change 
mitigation  

Good design is sacrificed if the housing yield of a site is prioritised over it. All yields for sites DPSC3-7 have been 
overestimated leading to poor designs, layouts and integration of sustainable transport. 

To achieve good design the following issues would need to be addressed: 

1) DPSC3 - Its documents mention vision but have very little substance. Factual errors, such as portraying non-
existent footbridges over the A23, abound.  

They show poor knowledge and understanding of the site and surroundings being primarily drawn from desk 
based assessment.  Evidence has not been provided that good design and layout can be achieved. 

Its gross house yield of 2000 is too high for this rural site. Surface water flooding has been underestimated, 
flooding evidence (e.g. WSCC Highways) ignored. The land is a sump holding large amounts of water and 
annual rainfall has increased. Not enough mitigation land has been set aside for this. Plans show new houses 
and amenities in wet areas. House numbers not reduced in line with amount of building land available. Result 
is an overcrowded poor layout design for this rural site. 

Neighbourhood centre to be situated more than 10 minute walk from much of this site, DPSC5, DPSC6 and 
existing Sayers Common village. Lack of integration and connection with the existing village and its character. 
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Reasons given for the proposed disconnected housing estate to the south west of the site have no value. 
Evidence does not support the statement that this site unifies all the other sites into one sustainable 
community. It has not focused on that.  

Site is actually in Albourne not Sayers Common. No attempt made to provide a direct usable pedestrian/ cycle 
connection with the existing Albourne village to give it access to the site services. 

Surrounding PROWs are, unmade, overgrown and subject to flooding. Inaccessible for a lot of the year they 
restrict many residents to the site only for green spaces. Sustainable Travel corridor onto B2118 exits on a slope 
between a blind bend and summit. Confusion if the spine road though the development is for through traffic as 
well, or if Reeds Lane is to be closed to vehicle traffic. All ultimately affect the quality of design and layout. 

The above issues need addressing and resolution if a good workable design is to be achieved. More evidence is 
required from MSDC and the site developer to show that this can be done.  

2) DPSC4 – Gross house yield figure of 33 has had to be reduced to 27. The mitigations to address the 
previously known site constraint of flooding meant there would not be enough land on which 33 houses of a 
high enough design quality could be built. This principle house number reduction should be followed by the 
other sites as they are similarly affected. 

3) DPSC5 – Gross house yield of 210 too great for this countryside site at edge of rural village.The amount of 
land to mitigate constraints of flooding, Ancient Woodland, listed buildings and location by A23 has been 
underestimated. Less land is available for actually building on than assumed by MSDC but number of houses 
has not been reduced. This results in poor crowded design.  

Topography of land, sloping upwards from B2118, not taken into account. Tall buildings too prominent, houses 
located too close to noise source of A23 so need noise barriers. Underestimates the number of affordable 
houses it should be providing. No room for community facilities so replying on DPSC3 to do so. See also 
responses to points e) & f). 

Layout forces too many dwellings into the site compromising design quality. Reducing the number of dwellings 
would help resolve design issues. 

4) DPSC6 Gross house yield figure of 100 been reduced to 80. Due to the previously known site constraint of 
flooding. Amount of land able to be built on reduced by a third but number of houses only reduced by 20%. 
Results in a poorly designed crowded edge of village rural development. (See Appendix A p7) 

Due to lack of space priority of pedestrians over vehicles cannot be achieved. Primary routes surfaces in site 
shared by pedestrians and vehicles. Pedestrian/Cycle access to next door housing estate through a car park is 
not vehicle separated. No room for all required parking spaces.  

Gardens unworkable shapes, others separated from their properties. No open green spaces amongst houses. 
Children’s play area built on land prone to flooding. All due to lack of space. 

Too many dwellings on the site compromises design quality. Reducing the number of dwellings to 60-70 would 
help to resolve the design issues to make a high quality development. 

5) DPSC7 Housing density 210 high for such a rural site. Compromises on design, houses feel crowded and 
very regimented in order to fit them in. Lacks walkways across the site. Not enough land has been set aside to 
deal with flooding mitigations. Effects of the large amount of school traffic going through the site roadways 
have not been fully accounted for. 

Reducing the number of houses on site would produce a more workable and better design. 
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b) The implications for the wider transport network (including the impact on nearby communities) and 
how necessary mitigation measures would be delivered  

DPSC3–7 – much focus on, and evidence provided about, increased traffic from the sites affecting the A23. 
Little study made of the effect on the B2118 running through Sayers Common, Hurstpierpoint High Street or 
local rural roads. Access points for site DPSC3 have not been fully investigated and there is conflict with site 
DPSC5 over joint access point. More study needs to be done to establish issues and if mitigation can be 
delivered. 

c) The implications for the impact on, and provision of, social and community facilities (such as schools 
and health facilities) and how necessary new facilities would be funded and provided.  

Updates provided by WSCC and NHS, in their submission to the planning application, on impacts of  DPSC3-7, 
on education and health facilities caused by the sites.  

WSCC Section 106 response (Appendix B p8). In relation to education, section 1 point 1.1  advises “The 
Director for Children and Young People’s Services advises that it appears that at present 
primary/secondary/further secondary schools within the catchment area of the proposal currently would not 
have spare capacity and would not be able to accommodate the children generated by the assumed potential 
residential development from this proposal.” 

The mitigation is for DPSC3 to build new primary and secondary schools. Costs not been given but a financial 
contribution is requested from each site. Delivery not certain. A large new settlement was never envisaged in 
this part of the district so it not been included in long term financial planning. 

A study of new similar schools being built in the Burgess Hill  Northern Arc development (Policy DP9 in existing 
MSDC DP) gives some insight into current finances and delivery issues (Appendices C & D).  

Its new primary school was due in 2023 but building only just started. The secondary school (Bedelands 
Academy) was due in 2024 but building has not started. In August 2025 WSCC announced pausing the 
development of the school for up to two years because the “original projected level of demand for secondary 
school places in the local area has not materialised.” The cost for it have also increased from £57 million in 
2022 to £74 million in 2025.  

Mitigation has not been given for what happens to new pupils generated by DPSC3-7 if the DPSC3 schools are 
late or not delivered. If funds are then required from the developers to provide additional infrastructure at 
existing schools they cannot also be used to build the new schools. Neither are sustainable. More expert 
evidence and advice from WSCC is needed to give better clarity of position and sustainability. 

Situation with Health Facilities for sites DPS3-7 also not certain (Appendix E p30). NHS Sussex responses to 
DPSC4-7 Planning Applications in its Development proposal paragraph advises “NHS Sussex predicts that new 
residents will register with Mid Sussex Health Centre. The new homes are in the catchment area of this NHS 
practices. The GP practice is at capacity and services this fairly large rural area.” 

No new GP or health facilities proposed by DPSC3-7. NHS advise that either new health sites or additional 
infrastructure at existing sites is needed. No confirmation that the MSHC site in Hurstpierpoint can be 
expanded. Mitigation to deal with a lack of capacity has not been provided. Sustainability has not been shown. 
The NHS long term planning had been focussed on demand in Haywards Heath and Burgess Hill not at Sayers 
Common. More expert evidence is required from the NHS to give clarity to see if sustainability can be achieved. 

WSCC in (Appendix A p9 ) point 2.1 confirms libraries in Hurstpierpoint and Burgess Hill are at capacity and 
could not serve the DPSC3-7’s needs. The proposal for a Self-service library (Tier 7) in DPSC3 is untested as 
there are no such libraries in West Sussex (Appendix F). It would be housed in the community centre, whose 
ongoing funding and management has not been stated. Albourne Parish Council and existing communities lack 
resources to do this. New community may not be cohered enough to do so either.  
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Providing a list of new community facilities you wish a site to have without any firm idea if they could actually be 
funded, delivered, run and managed is unsustainable. More work is needed by both MSDC and developers to 
show that a long term workable future of such facilities is possible. 

d) The implications for access to retail and employment centres  

DPSC3 only site offering land for new retail and employment but that is very limited. Residents will continue to 
have to rely on accessing  retail and employment sites outside of the village. This will continue to be nearly 
always by car. Very little mitigation possible for remoteness of site from retail and employment centres. 

e) The effect on the appearance of the area including the character of the countryside, taking into 
account any mitigation measures  

DPSC3-7 would completely change the rural appearance and the character of Sayers Common and 
surrounding countryside. 

Site DPSC3 sits in the last area in Mid Sussex of open Low Weald landscapes, free from large scale urban 
development. Urban development has permanently broken the Low Weald pattern of settlement east of the 
A23. Land to the west of A23  is only remaining part of the Low Weald left in the District able to connect the 
High Weald and South Downs, through traditional Low Weald characteristic landscape, without encountering  
large urban development. The site would also complete an urban barrier running from the east to the west 
sides of the district. See maps in (Appendix G) 

Mitigation methods, planting trees etc, mask but do not unbreak the landscape or repair the damage caused. 
Once it is gone it cannot be replaced. That is the effect on the appearance of the landscape of the area by these 
developments.  

f) The protection of wildlife and biodiversity and opportunities for enhancement  

DPSC5 - surrounded by 3 areas of fragmented Ancient Woodland. West Sussex Local Nature Recovery Strategy 
(LNRS) has identified a large portion of the site land to be built on as being an ACIB (Areas that could become 
important for biodiversity). This would enhance and revitalise the three areas of Ancient Woodland reducing 
their fragmentation. See Map in (Appendix H) 

This biodiversity potential for the site has not been examined by MSDC in the site allocation process. The site 
plan requires building houses and hard landscaping over the important ACIB land identified. The potential for 
increasing biodiversity and resilience would be permanently lost. Just having a minimum 15m no build barrier 
to the woodland is not enough to mitigate this. 

With four other allocated sites in Sayers Common there is no issue of a lack of housing supply in the village. 
This site is not supplying any new essential infrastructure that the village either needs or requires. MSDC and 
the developer’s arguments that the need for housing in the village outweighs the biodiversity potential of this 
site and the protection of wildlife is not valid. The best use of land for this site is to be used for biodiversity not 
housing development. 

DPSC6 – degradation of this site took place in 2024-2025  which reduced its biodiversity prior to site BNG 
surveys. MSDC Planning Services aware of it at that time. 

g) The protection of heritage assets  

DPSC5 – has 3 Grade II listed buildings grouped together as a farmstead in a rural setting. It would reduce them 
to the status to just a cul-de-sac of three buildings in an Urban housing estate. Destroying the buildings setting 
is not the best use of land in this case. 

h) The funding and delivery of necessary infrastructure and other necessary mitigation measures  

Some matters already been covered under point c. 
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Foul water disposal Southern Water (SW) in planning application responses have confirmed capacity in the 
current foul sewage system for Sayers Common for DPSC4 & 5. For the remaining developments DPSC6 & 7 
(Appendix I p40) it states it  has “undertaken a capacity check of the impact that the additional foul sewerage 
flows from the proposed development will have on the existing public sewer network. This study indicates that 
these additional flows may lead to a minor increased risk of impact on the sewer network.” The much larger 
development of DPSC3 would therefore have a major impact. 

SW invested £1,025,000 in 2024 relining pipes and sealing manhole covers to deal with the current sewage 
flooding situation in Sayers Common (Appendix J). Future capacity issues would require improvements of 
much larger infrastructure. SW have not given a high level summary of what these would be. MSDC have 
proposed a site for a new water treatment works to the north east of Sayers Common but without any evidence 
that it would be suitable, deal with the issue, or how it would be funded. More modelling is required from SW to 
confirm how this would delay the timetable of house delivery. 

Bus services – Only site DPSC3 can improvement bus services. Proposed is a new irregular hourly bus service 
to Burgess Hill for their development, which they would have to subsidised. DPSC3 Residents would need to go 
to the B2118 to access the existing bus services. Improvements in services would need to be greater if there is 
to be any discernible increase in bus use as a result of DPSC3-7. 

None of the proposed or needed infrastructure has been costed, funding explained or confirmed so all is 
completely hypothetical and uncertain. It is a very high risk strategy when all infrastructure to make a site 
sustainable has to be built from scratch. The site is not close enough to any of the towns to be able to easily 
benefit from existing infrastructure instead. Mitigation has not been identified. More certainty is needed for 
DPSC3-7 to be considered a Sustainable Community.  

i) The position regarding the existing condition of the site and its deliverability 

Not enough investigation and evidence collection has been done regarding site DPSC3 so the existing condition 
of the site is not known. Its delivery is uncertain and therefore so is that of DPSC4-7 who are relying on it for 
sustainability. 

j) Whether the Council’s assumptions are realistic in respect of densities, start dates, number of 
suggested outlets and build out rates, and hence the delivery trajectory. 

As the above has shown they are not realistic. Housing densities have been overestimated. Start dates already 
behind schedule and unrealistic.  

Insufficient evidence and data has been collected by site DPSC3 to be able to address issues enough for a 
planning application to be submitted in the near future. Too many uncertainties regarding the financing and 
delivery of infrastructure mean that its built timetable cannot be met. As all of sites DPSC4-7 are relying on 
DPSC3 for their infrastructure and sustainability, any issues with DPSC3 would affect and delay them all. There 
is too much reliance on a single point of failure that has not been mitigated. 

Without resolution of issues the delivery trajectory cannot be met. 
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Appendix A - Site DPSC6 Site Layout and Aerial View of location (From Planning Application DM/25/3067) 
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Appendix B – WSCC 106 Consultation Response to DPSC5 Planning Application DM/25/2661 
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Appendix C  - WSCC public statement regarding the pause in 2025 in the building of Bedelands Academy 
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Appendix D – WSCC March 2024 Report on Additional Budget Allocation for Bedelands Acadeny 
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Appendix E – NHS Consultation Response to DPSC5 Planning Application DM/25/2661 
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Appendix F – WSCC 14/01/2025 response to FOI request concerning Tier 7 Self Service Libraries  

From: westsussex@infreemation.co.uk <westsussex@infreemation.co.uk>  

Sent: 14 January 2025 16:23 

Subject: [FOI/9117] Number of Tier 7 Self Service Libraries in West Sussex and their locations. 

Our Ref: FOI/9117 

On 13/01/2025 you made the following request for information, which has been dealt with in accordance with the 

provisions of the Freedom of Information Act 2000 

FOI Re: Tier 7 Self Service Libraries in West Sussex and their locations. 

We have now completed a search for the information which you requested and confirm that this Authority holds data 

relevant to your request. The Response to your request is as follows: 

We don’t yet have any Tier 7 libraries in West Sussex, although we are actively working with partners to bring the 

concept to life in areas where we have specific S106 developer contributions and no existing library provision. West 

Sussex Libraries are tiered from 1-7, with Tier 1 being our busiest town centre libraries and Tier 6 our smallest village 

libraries. The idea of a tier 7 is that it would be a small library offer that is reliant upon co-location with a partner 

service, such as a community centre and library volunteers. It will comprise of a selection of books and requested 

items, a public access computer and technology to enable self-service. Although we don’t have any Tier 7 libraries as 

yet, but we do have a tier 5 and 6 library that co-locate with established partners. Southwater Library is a small tier 6 

library located within the Parish Council building and Midhurst Library operates within The Grange Leisure Centre. 

Midhurst is staffed to follow tier 5 opening hours and on top of that it offers self-service only access for 60 hours a 

week, early mornings, evenings and Sundays when the Leisure centre is open. 

The information supplied to you continues to be protected by the Copyright, Designs and Patents Act 1988. You are 

free to use it for your own purposes, including any non-commercial research you are doing and for the purposes of 

news reporting. Any other reuse, for example commercial publication, would require the permission of the copyright 

holder. Most documents supplied by us will be copyright of West Sussex County Council. 

 

Information you receive which is not subject to WSCC continues to be protected by the copyright of the person, or 

organisation, from which the information originated. You must ensure that you gain their permission before 

reproducing any third party (non WSCC) information. 

 

If you have any queries about any of this information please contact me  by responding to this email. Please do not 

amend the Subject line. 

 

If you are unhappy with the way your request has been handled, you may wish to ask for a review of our decision  by 

responding to this email. Please do not amend the Subject line. 

 

If you are not content with the outcome of the internal review, you may apply directly to the Information 

Commissioner for a decision. Generally, the ICO cannot make a decision unless you have exhausted our internal 

review procedure. The Information Commissioner can be contacted at: 

www.ico.org.uk; or The Information Commissioner's Office, 

Wycliffe House, Water Lane, Wilmslow, Cheshire SK9 5AF. 

Please remember to quote the reference number above in any future communications. 

Yours sincerely,                                                                                                                                                                                                

Enquiries Team Librarian, West Sussex Library Service 

 

 

http://www.ico.org.uk/
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Screen shots of Map 1 Google Map Aerial View of southern part of MSDC with the A23 dividing the eastern 
Burgess Hill urbanised part of the  Low Weald from the still rural western part where Sayers Common is 
located.  Map 2  The MSDC area Boundary                          

Map 1 

 

Map 2 
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Appendix H - Screenshot From the Sussex Local Nature Recovery Strategy (LNRS) website of the Local 
Habitat Map for Sayers Common  
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Appendix I – Southern Water Consultation Response to DPSC7 Planning Application DM/26/0238 
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Appendix J – Southern Water Sayers Common Flood Mitigation Scheme Update Summer 2024 
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