
 

 

 

Mid Sussex District Council - 

Development Control 

 

    Reference: HA-2026-127558/01 

    Customer reference: DM/26/0577              

    27 March 2026 

                             Our ref: [goes here] 

                             Your ref: [goes here] 

                             Date: [goes here] 

 

 

Outline application (appearance, landscaping, layout and scale  reserved), for the 

demolition of existing buildings and erection of  up to 230 dwellings, a care home (use 

class c2) up to 70 beds, and  community facility, and associated infrastructure 

including new  access points off of Turners Hill Road, with associated spine road  and 

car and cycle parking, together with provision of open space,  play facilities, utilities 

infrastructure, surface water drainage  features, and associated works 

 

Land West Of Turners Hill Road And North Of Huntsland Including Hurst Farm 

Turners Hill Road Crawley Down West Sussex 

 

Dear Planning Officer, 

 

Thank you for contacting us.  

 

This is our response to your consultation DM/26/0577. 

 

Environment Agency position 

We have no objection to the proposed development as submitted, provided 

that the following conditions be attached to any planning permission granted.  

Contamination 

The previous use of these buildings/land may have left contamination which could 

impact on the proposed development or cause it to impact on the environment. An 

assessment into the past uses of buildings/land and any potential risks arising from 

the buildings/grounds for the proposed end use and wider environment should be 

carried out prior to the development works proposed. In particular investigations 

should take account of any oil/fuel storage tanks, septic tanks, drainage systems, 

and materials storage. Any identified risks should be fully evaluated, if necessary by 

intrusive investigations, and appropriately addressed prior to the commencement of 

the development. 

We consider that planning permission could be granted to the proposed 

development as submitted if the following planning conditions are included as set out 

below. Without these conditions, the proposed development on this site poses an 

unacceptable risk to the environment and we would object to the application. 



 

 

Condition – Contamination  

No development approved by this planning permission shall commence until a 

strategy to deal with the potential risks associated with any contamination of the site 

has been submitted to, and approved in writing by, the Local Planning Authority. This 

strategy will include the following components: 

1.  A preliminary risk assessment which has identified: 

• all previous uses; 

• potential contaminants associated with those uses; 

• a conceptual model of the site indicating sources, pathways and receptors; 

and 

• potentially unacceptable risks arising from contamination at the site. 

2.  A site investigation scheme, based on (1) to provide information for a detailed 

assessment of the risk to all receptors that may be affected, including those off site. 

3.  The results of the site investigation and the detailed risk assessment referred to in 

(2) and, based on these, an options appraisal and remediation strategy giving full 

details of the remediation measures required and how they are to be undertaken. 

4.  A verification plan providing details of the data that will be collected in order to 

demonstrate that the works set out in the remediation strategy in (3) are complete 

and identifying any requirements for longer-term monitoring of pollutant linkages, 

maintenance and arrangements for contingency action. 

Any changes to these components require the written consent of the local planning 

authority. The scheme shall be implemented as approved. 

Reason 

To ensure that the development does not contribute to, or is not put at unacceptable 

risk from, or adversely affected by, unacceptable levels of water pollution in line with 

paragraph 187 of the National Planning Policy Framework. 

Note 

We are satisfied that the submitted Preliminary Risk Assessment satisfies part 1 of 

the above condition. The PRA has recommended that further site investigation 

should be carried out (part 2 of above condition), with which we are in agreement. 

We now look forward to receiving and providing comment on this submitted site 

investigation. 



 

 

Condition - Remediation 

Prior to any part of the permitted development being occupied/brought into use, a 

verification report demonstrating the completion of works set out in the approved 

remediation strategy and the effectiveness of the remediation shall be submitted to, 

and approved in writing, by the local planning authority. The report shall include 

results of sampling and monitoring carried out in accordance with the approved 

verification plan to demonstrate that the site remediation criteria have been met. 

Reason 

To ensure that the site does not pose any further risk to human health or the water 

environment by demonstrating that the requirements of the approved verification 

plan have been met and that remediation of the site is complete. This is in line with 

paragraph 187 of the National Planning Policy Framework. 

 

Condition – Unidentified contamination 

If, during development, contamination not previously identified is found to be present 

at the site then no further development (unless otherwise agreed in writing with the 

Local Planning Authority) shall be carried out until a remediation strategy detailing 

how this contamination will be dealt with has been submitted to and approved in 

writing by the Local Planning Authority. The remediation strategy shall be 

implemented as approved. 

Reason 

To ensure that the development does not contribute to, or is not put at unacceptable 

risk from, or adversely affected by, unacceptable levels of water pollution from 

previously unidentified contamination sources at the development site in line with 

paragraph 187 of the National Planning Policy Framework. 

 

 

 

 

 



 

 

 

Surface Water 

Only clean uncontaminated water should drain to the surface water system. Roof 

drainage shall drain directly to the surface water system (entering after the pollution 

prevention measures). Appropriate pollution control methods (such as trapped 

gullies and interceptors) should be used for drainage from access roads and car 

parking areas to prevent hydrocarbons from entering the surface water system.  

There should be no discharge into land impacted by contamination or land previously 

identified as being contaminated. There should be no discharge to made ground. 

There must be no direct discharge to groundwater, a controlled water. 

 

Condition – Drainage 

No drainage systems for the infiltration of surface water drainage into the ground is 

permitted other than with the written consent of the Local Planning Authority. The 

development shall be carried out in accordance with the approved details. 

Reason 

To ensure that the development does not contribute to, or is not put at unacceptable 

risk from, or adversely affected by, unacceptable levels of water pollution caused by 

mobilised contaminants in line with paragraph 187 of the National Planning Policy 

Framework.  

 

Piling 

Piling can result in risks to groundwater quality by mobilising contamination when 

boring through different bedrock layers and creating preferential pathways. Thus it 

should be demonstrated that any proposed piling will not result in contamination of 

groundwater. If piling is proposed, a Piling Risk Assessment must be submitted, 

written in accordance with the following guidance: Piling and Penetrative Ground 

Improvement Methods on Land Affected by Contamination: Guidance on Pollution 

Prevention 

 

 

https://claire.co.uk/home/news/2083-piling-and-penetrative-ground-improvement-methods-on-land-affected-by-contamination-guidance-on-pollution-prevention
https://claire.co.uk/home/news/2083-piling-and-penetrative-ground-improvement-methods-on-land-affected-by-contamination-guidance-on-pollution-prevention
https://claire.co.uk/home/news/2083-piling-and-penetrative-ground-improvement-methods-on-land-affected-by-contamination-guidance-on-pollution-prevention


 

 

Condition - Piling  

Piling works or other penetrative foundation works may not commence until such 

time as a scheme has been submitted to, and approved in writing by, the Local 

Planning Authority. 

The scheme shall be based on the information submitted as part of the application 

and, where necessary, supported by: 

• Foundation Works Risk Assessment 

• A conceptual site model 

• Specification of the type, number and depth of proposed piles/ foundations/ 

dimensions of shaft/tunnel/ design of heating and cooling system 

• A detailed groundwater monitoring programme including a schedule for 

submission of interim and final monitoring reports 

• A contingency action plan including the list of potential mitigation measures 

that will be implemented, should unexpected changes in groundwater quality 

be noted as a result of decommissioning works. 

• Timing/phasing arrangements.  

 

The scheme shall be fully implemented and subsequently maintained, in accordance 

with the timing/phasing arrangements contained in the scheme, or any details as 

may subsequently be agreed, in writing, by the Local Planning Authority. 

Reason 

To ensure that the development does not contribute to, or is not put at unacceptable 

risk from, or adversely affected by, unacceptable levels of water pollution caused by 

mobilised contaminants in line with paragraph 187 of the National Planning Policy 

Framework.  

 

Advice to applicant 

Waste on Site 

Excavated materials that are recovered via a treatment operation can be re-used on-

site under the CL:AIRE Definition of Waste: Development Industry Code of Practice. 

This voluntary Code of Practice provides a framework for determining whether 

excavated material arising from site during remediation or land development works 

are waste.  



 

 

Developers should ensure that all contaminated materials are adequately 

characterised both chemically and physically, and that the permitting status of any 

proposed on-site operations are clear.  If in doubt, the Environment Agency should 

be contacted for advice at an early stage to avoid any delays.  

The Environment Agency recommends that developers should refer to:  

• CL:AIRE Definition of Waste: Code of Practice  

• EA Regulatory Position Statement 215: Treating small volumes of 

contaminated soil and groundwater. 

 

If you have any questions regarding our response, please contact 

John.Fanning@environment-agency.gov.uk. 

 

Yours sincerely, 

 

John Fanning  

Planning Advisor 

John.Fanning@environment-agency.gov.uk 

Romsey Depot, The Gables, Canal Walk, Romsey, Hampshire, SO51 7LP 

https://claire.co.uk/projects-and-initiatives/dow-cop
https://www.gov.uk/government/publications/land-contamination-pilot-trials-and-small-scale-remediation-schemes-rps-215/land-contamination-pilot-trials-and-small-scale-remediation-schemes-rps-215

