
 

Northern Arc Questions & Answers 
 
Questions from our virtual drop-in on 27 January 2021 at 6:30pm and Facebook comments up until this date  
have been included. 
 
Masterplan, design, sustainability and governance 
 

1. Are you able to reassure us that crime reduction will be taken seriously in the designing of the 
Northern Arc? 

 
For Homes England, creating a community where people feel safe and secure has been a key 
objective from the outset. The masterplan for the site established an overarching principle of 
ensuring that streets, public realm and open spaces are well overlooked and designed to feel safe and 
secure. This principle has since been developed in more detail in the Northern Arc Design Guide which 
was informed by industry best practice guidance, creating streets and public spaces which are well 
used and feel safe; ensuring good wayfinding so people can find their way around easily, and creating 
plans for neighbourhoods that clearly distinguish between public and private space. Each of these 
principles is intended to promote community safety. Sussex Police (Local Policing Support Team) were 
consulted by Mid Sussex District Council on the Outline Planning Application and the Designing Out 
Crime Officer had “no major concerns with the proposals”.  
 

2. Will you be building the small cramped developments? Where there is no real parking for visitors 
and the site is so cramped criminals can easily disappear out of site? 
 
For concerns about crime, please see the answer to question one. Regarding planning and design, 
when developers are chosen by Homes England, they are appointed based on criteria Homes England 
sets, and inherit documents they must adhere to. This includes the Northern Arc Design Guide which 
sets out the key urban design and place-making principles that will be required in each phase of 
development. The Design Guide includes guidance on housing layout to ensure that new homes and 
neighbourhoods are attractive, safe and easy to find your way around. The principles in the Design 
Guide are complemented by the Building for Life Standard and the National Design Guide. These are 
national standards for design quality in new housing developments, and each phase of the project will 
be expected to secure the Built for Life Accreditation under the scheme. 
 

3. Please clarify whether the Northern Arc will contain 3000 or 3500 homes. 
 
The Northern Arc will deliver up to 3,500 new homes. The Outline Planning Consent allows for 
approximately 3,040 new homes. Separately, Freeks Farm has full planning consent for development 
underway there for 460 new homes. 

 
4. Has all the land in the Northern Arc already been allocated to specific developers, or could a co-

housing project put in a bid for a plot? 
 
No, the plots at the Northern Arc are being allocated in phases and there will be different size plots 
coming forward over the next 13 years which developers can bid for. Homes England is aware of the 
impact that the current economic climate is having on small and medium enterprises such as co-
housing projects and is keen to make the bidding and tendering processes more accessible for them. 
We are currently preparing a new process which will help to facilitate access, and we will provide 
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more information on our website and Facebook page when the details are available later in the 
spring. 

 
Healthcare, education and amenities 
 

5. When will the schools and the healthcare facilities be built? 
Homes England are planning for a sustainable community at the Northern Arc, providing 
infrastructure and community facilities as required. The eastern primary school, expected to open in 
2023, will be two-form entry with provision for early years and children with special education needs. 
The primary school at the centre of the Northern Arc is planned to be developed later in the scheme, 
when we will have more detail about its provision.  
 
The new secondary school will be developed by West Sussex County Council, with Homes England 
providing land for the school and making a significant financial contribution towards the cost of the 
facility and towards local off-site sixth form provision. West Sussex County Council are currently 
finalising their programme for the new secondary school which is targeted to open in September 
2024.   
 
Homes England is working with the Horsham and Mid Sussex Clinical Commissioning Group (CCG) on 
healthcare plans. The CCGs are groups of doctors in the NHS who are responsible for planning and 
designing local health services. The Horsham and Mid Sussex CCG is responsible for planning 
healthcare strategies for Burgess Hill and the surrounding area, and they will decide which of two 
possible options best fits their plans – a brand new surgery or significant contribution to existing 
practices in the area. Homes England will then provide the kind of healthcare provision that the CCG 
requests. The amount of money that Homes England contributes will be the same whether it’s for 
new facilities or the expansion of existing ones. 
 

6. Please advise on the plan for community medical care for the inhabitants of the Northern Arc 
estate. 
 
Please see the answer to question 5.  
 

7. When is construction of the new secondary school due to begin/be completed? 
 
Please see the answer to question 5. 
 

8. What is the time scale for the construction of the secondary school at the NE part of the Arc? 
 
Please see the answer to question 5. 
 

9. What provision will there be for early years learning? 
 
Please see the answer to question 5.  
 

10. With Family Centres being closed, will there be provision for early years learning and care? 
 
Please see answer to question 5. 
 

11. Will we really have two primary schools, or will you move an existing school from existing site to 
N/Ark site? 
 
The two primary schools and one secondary school to be built at the Northern Arc will be brand new 
schools, not a relocation of any existing schools.  
 

12. Are they building new infrastructure like sewerage, water, schools, doctors and dentist surgeries or 
are they just going to use existing infrastructure which is already overloaded? 
 



Please see the answer to question 5 for information about school and healthcare provision.  Homes 
England will also be providing all the necessary drainage and utilities infrastructure for the Northern 
Arc, making sure it is available at the right time for the development. 

 
13. Will there be any leisure facilities, including a running track and will there be a nature trail? 

 
The Northern Arc will see three neighbourhood parks created for the enjoyment of existing and new 
residents of Burgess Hill. Each of the parks has a distinct identity to reflect the character of the local 
area in which it is located. The parks will form part of the community facilities for the Northern Arc, 
located close to other amenities such as schools and shops. The diverse range of facilities at the parks 
will include allotments, a community orchard, play areas for young children, a Multi-Use Games Area 
and cycle parking. All the parks will be designed to settle into the existing mature landscape of the 
Northern Arc, diversifying the range of tree species present, safeguarding habitats and continuing 
wildlife corridors, and providing targeted habitat creation for protected species. The first park to be 
constructed will be the Eastern Neighbourhood Park, with plans for a developer to be appointed in 
Spring 2021. At sensitive areas of habitat such as the extension to Bedelands nature reserve and the 
areas of ancient woodland, public access will be provided which is sympathetic to the needs of the 
area, allowing local enjoyment of the natural spaces while minimising the risk of disturbance to 
wildlife. With regard to sport facilities, a Centre for Outdoor Sport will be located at the western 
section of the Northern Arc. It will include approximately 9 hectares of outdoor sports pitches, as well 
as supporting facilities to complement existing provision at the nearby Triangle Leisure Centre. 

 
14. Will the kids playground ever be replaced? 

 
Countryside Properties expect to complete the construction of the new play area off Maple Drive in 
February (2021). The opening of the play area to the public will be subject to an assessment of the 
COVID-19 transmission risk by their in-house health and safety team, as well as any other restrictions 
which may be in place at the time. 
 

Ecology 
 

15. Why are the trees being cut down on Issacs lane? 
 
The Eastern Bridge and Link Road will join Freeks Lane to Isaacs Lane at the east of the Northern Arc 
site. The primary purpose of the road is to provide access for the future housing development sites 
within the eastern part of Northern Arc development, as well as the Eastern Neighbourhood Centre, 
and secondary school site. Eventually along with the western link road and future central sections of 
road, the Eastern Bridge and link road will form a continuous link road through the entire Northern 
Arc Development.  
 
The junction with Issacs Lane has been designed to ensure that road safety requirements for visibility 
and stopping distances are taken into account. These requirements have resulted in the need for a 
junction with traffic lights and separate right turn traffic lanes, as well as a general widening at the 
location of the junction when compared to the existing highway. Wherever possible, new roads have 
been designed and located to avoid removing trees but unfortunately some do need to be felled 
around the junction’s locations due to safety concerns.  IT should be noted that all the development 
parcels for housing along both sides of Isaacs Lane will retain existing trees, and in some places be 
added to with more planting.  
 
Overall, the whole of the Northern Arc development will plant around 200,000 new trees, whips and 
plants, creating a 23% improvement in biodiversity compared with before the development. You can 
read more information about the replanting plans in the answer to question 17.  

 
 
 
 



16. If you are looking to soak up water, why are the mature trees on Issacs Lane being cut down? 
 
The surface water drainage masterplan set out the measures that must be incorporated into the 
Northern Arc to ensure that water runoff after the development does not happen at a greater rate 
than beforehand. While street tree planting is an important part of this plan, the new tree pits require 
specially-engineered pits with a drainage layer and underdrain to be installed beneath it. This only 
works with newly planted trees and cannot be retrofitted to trees already growing on site. The 
surface water drainage masterplan doesn't rely on the trees on Isaacs Lane for any drainage 
contribution. Please see the answer to question 15 for more information on the Isaacs Lane trees.  

 
17. Looking ahead and the need to be more relaxed in our spaces to promote more diverse natural 

plants, can the architecture photos show less mown manicured green spaces and more a mix with 
wildflower natural grass as well. 
 
Thank you for your suggestion. Individual developers will be responsible for bringing forward 
Reserved Matters Applications which will cover the development plots in greater detail, both 
residential and open spaces, and you will have the ability to comment on these when they come 
forward. Homes England expects the drawings created for these Reserved Matters Applications to 
accurately reflect the planting requirements specified in the Northern Arc Design Guide, which 
include a variety of planting plans and species.  
 
The Lowlands nature reserve at the east of the site will keep its unimproved grassland habitat 
(meaning no mowing has taken place) and the three neighbourhood parks will have a diverse range of 
planting, both formal and informal, to provide good quality wildlife habitat and enjoyable public 
spaces for the residents of Burgess Hill. You can find out more information about outline plans for the 
neighbourhood parks on page 119 of the Northern Arc Design Guide.  
 
Homes England have discussed wildflower verges with West Sussex County Council as the local 
highways authority. The Council confirmed they support the use of wildflower verges in the 
landscaping plans for the Northern Arc and offered guidance on planting them for long-term 
maintenance and success. 

 
18. When the west of the town (Triangle area) was developed 25 years ago some hedges were 

protected and some mature trees were left. A lot of the protected hedges were left within 2mtr 
high fences either side of them at ends of gardens and merely connected to one strip of tarmac (i.e. 
a road) and another. The trees that were left were often stressed by houses being built too close to 
them. So 25 years later the remaining hedges are no longer healthy and serve little or no practical 
environmental purpose. And many of the 'protected' trees are now being cut down or severely 
pruned following disease, or death to the trees or complaints from neighbours about 
subsidence/heave, and falling leaves and light obstruction etc. Can you assure me that the same 
mistakes will not be made again and that hedges and trees will truly be protected for the long 
term? 
 
Prior to the start of development, an Arboricultural Impact Assessment was undertaken to identify all 
trees at the Northern Arc site and set out ways to reduce the impact of the development on those 
that were most valuable in terms of health, condition and future contribution. This document formed 
part of the Outline Planning Permission for the scheme. 
 
There are several areas of ancient woodland habitat on the site which will be protected, kept free of 
development and planted with ‘buffer zones’ to ensure they are further improved and are unaffected 
by the development. Mature trees that are not within ancient woodland areas but still healthy and 
have the potential to continue providing benefits to the community for years to come will be retained 
if possible, and their root protection zones and canopies kept free of development.  
 
The Section 106 legal agreement for the Northern Arc requires us to re-survey the site for biodiversity 
scores and update the calculations at intervals, starting from when 500 homes have been built on the 
site and at 500 home intervals thereafter, to make sure progress is being made towards the 
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Biodiversity Objective. The requirement is to demonstrate a 10% biodiversity net gain 25 years after 
development starts, but Homes England has committed to a figure of 23%. Surveying will continue 
after the development is finished to ensure that this target is met. More on biodiversity net gain 
calculations can be found in this presentation. 

 
19. Why has only 10km of existing hedgerow been retained in the design, what is being done to 

improve and increase existing hedgerow retention and the vital wildlife corridors they provide? 
 
Prior to development there was 11.3km of hedgerow present within the Northern Arc site. The 
concept masterplan requires approximately 0.76km of this hedgerow to be removed across four 
phases, in order to create a viable scheme. This means Homes England is keeping approximately 93% 
of the existing hedgerows on site. Retained hedgerows will be enhanced, this includes planting up 
gaps to improve connectivity for wildlife and provide additional food sources for species such as birds 
and dormice.  
 
Homes England will also plant over 4km of new hedgerow at the Northern Arc development. 
Recommending species that flower and fruit at different times to provide a food source throughout 
the year for birds and wildlife. Management of existing hedgerows will also aim to increase 
biodiversity, such as cutting hedgerows on a three year cycle (with only 1/3 of the hedge cut at a 
time). This would be undertaken over winter to allow shrubs to fruit and set seed prior to being cut. 

 
20. Will they be chopping down mature and ecologically important trees, and will they have a 

programme of planting all native species of trees and shrubs? It should be remembered that they 
are destroying ancient woodland full of endangered species which can never be replaced or 
reverted to the havens they were. 
 
All areas of ancient woodland habitat on the Northern Arc site will be protected and no trees in those 
areas will be taken down. ‘Buffer zones’ around them will be kept free of development and planted 
with native woodland species, scrub and wildflowers. This will protect the habitat and support the 
project’s commitment to achieving a 23% net gain in biodiversity (the amount and quality of natural 
habitat on site) post-development compared to beforehand. Further detail on the principles of 
protecting and enhancing the ancient woodland can be found in the Northern Arc Design Guide on 
the project website. 
 
It is estimated that 200,000 new trees, shrubs and plants will be planted throughout the Northern Arc 
scheme. 80% of new broadleaved tree planting will be native species including Alder, Holly, Aspen 
and Sweet Chestnut, whilst 20% will be non-native species such as Sweet Gum, River Birch, Pin Oak 
and Common Walnut. The planting palette for the Northern Arc has been designed to include wide 
range of tree and shrubs species which have different growing rates. This is to encourage a diverse 
maturity and height structure which helps to improve biodiversity, increase resilience to climate 
change and provide the visual depth needed to help integrate the development into the landscape. 

 
21. When will air quality be equal to what it was before the development? And Do you know the size of 

the problem being created by the loss of trees and shrubs and the increase of construction pollution 
in the area, and what is being done to measure and mitigate this, given there are known values for 
carbon absorption and oxygen production per tree type and age? 
 
We are not required to specifically assess air quality impact from a tree-specific perspective. 
However, when detailed air-quality modelling was undertaken as a part of the Environmental Impact 
Statement submitted with the Outline Planning Application, no significant decrease in air quality was 
predicted as a result of the Northern Arc development. Overall, we will be creating long-term, 
sustainable tree cover. We’ll be using larger species of trees where possible to contribute to this, and 
increasing species diversity to boost resilience to pests, disease and climate change. 
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22. What is the ‘overall biodiversity net gain’ of the Northern Arc project measured as a % value on a 
year by year basis from start of construction to the point at which net gain can be measured as 
being positive? 
 
Biodiversity Net Gain calculations don’t allow us to put a value on habitats as they are growing and 
maturing, only when they reach their ‘target condition’. However, habitats will have a benefit even 
before they have reached this point. There will be habitats created and enhanced throughout the 
lifespan of the development, as each development plot will include areas for habitat creation and 
enhancement. This aims to keep any loss of biodiversity to a minimum at any given stage, instead of 
having all clearance occur at the same time. We are required to achieve 10% BNG 25 years after the 
scheme starts; our calculations show we should achieve 23% BNG based on our Biodiversity Scheme. 
There is a requirement for a review of the net gain to be undertaken at specific points in the 
development - when the first 500 homes are completed on the main scheme and every 500 homes 
thereafter. This will include re-running the calculations to make sure the development is still 
projected to reach the target. Monitoring of habitats will also be undertaken throughout. Newly 
planted hedgerows and trees will be monitored to ensure any planting doesn’t fail. Any failed planting 
will be replaced. 

 
23. What measures will be put in place to ensure the impact of any lighting is minimised to protect the 

night sky, and the health of wildlife and humans? 
 
Detailed lighting designs across the Northern Arc are required to comply with the Institute of Lighting 
Professionals and the Bat Conservation Trust guidelines. There will be a graduation of lighting - from 
dark corridors along water courses, hedgerows, woodland edges and buffer zones to the minimum 
lighting needed to achieve design targets in development areas. The lighting design will balance the 
need for safety of pedestrians and potential impacts on bats. LED lights will be used where possible, 
as the light output from these can be more easily managed, including the colour. A ‘warm white’ 
colour will be used, to reduce the ‘blue light’ component as this avoids the component of lighting that 
studies have found is most disturbing to bats. There will be no upward light spill across the 
development, and hoods and cowls can be used where necessary to assist in achieving this. All of 
these lighting measures will be required during construction as well as once the development is 
complete. 

 
Connectivity 
 

24. Have you considered the effect of traffic on the approach to Wivelsfield and Burgess Hill Station?  
 
When outline plans were being drawn up for the Northern Arc, traffic modelling was undertaken that 
covered all roads in Burgess Hill and Haywards Heath, including a stretch of the A23. The approaches 
to Wivelsfield and Burgess Hill stations were included in this and it was concluded that these stretches 
of road would be unlikely to operate over capacity. However, changes to the current parking situation 
along Leylands Park and Maple Drive are proposed to improve vehicular flow around Wivelsfield 
Station, and more general improvements are proposed to encourage more sustainable travel to the 
stations by walking, cycling and public transport.   
 
Where the traffic modelling showed road junctions that were operating over capacity as a result of 
the additional traffic associated with the Northern Arc, junction improvements will be provided by 
Homes England. This includes the junctions at Sussex Way/Cuckfield Road, Jane Murray Way/York 
Road, Jane Murray Way/Sussex Way and Jane Murray Way/Coulstock Road.  
 

25. Is there going to be a footpath / cycle path from Haywards Heath to Burgess Hill? 
 
While this sits outside the Northern Arc boundary, Mid Sussex District Council are investigating the 
provision of improved connections between Burgess Hill and Haywards Heath as part of the Places 
and Connectivity Programme. Further information can be found at the following link: 
http://www.burgesshill.net/transport/sustainable-transport  
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26. The Northern Arc road was to have a gate on the Freeks lane site to stop through traffic except for 
bus has this now gone as well? 
 
The Eastern Bridge and Link Road will pass into the Freeks Farm development, and forms an access 
road though that site, which crosses Freeks Lane. It is proposed that Freeks Lane south of the access 
road will not be accessible to vehicular traffic with bollards in place, i.e no through traffic will be 
permitted along Freeks Lane across the access road. Bus traffic and development traffic will instead 
use the access road to travel north and south through the site. 

 
27. What provision are you providing for a safe and direct cycle route between Burgess Hill and 

Haywards Heath? 
 
The Northern Arc will encourage a sustainable lifestyle by promoting electrical vehicles, improving 
public transport connectivity and extending Burgess Hill’s network of pedestrian and cycle routes. The 
Green Circle will be extended and provide a continuous habitat for wildlife and a recreational route 
through the site contributing towards the planned circular route around Burgess Hill for walkers, 
cyclists and horse riders. Homes England is also working with Mid Sussex District Council to ensure 
that plans for sustainable transport at the Northern Arc work within the Council’s Place and 
Connectivity programme which is currently investigating improved links between Burgess Hill and 
Haywards Heath. 

 
28. How will equestrians get from Gatehouse Lane to Jobs Lane and over to Pookbourne Lane? 

Gatehouse Lane and Pookbourne Lane are not within the Northern Arc and therefore unaffected by 
the scheme. Wider improvements for equestrians include making use of an existing vehicle bridge 
across the A2300 in the west of the site, which will only be used for horse riders, cyclists and 
pedestrians, as well as upgrading the existing Freeks Lane footpath to allow horse riders to use this 
connection. An extension of the Green Circle, parallel to Jane Murray Way/Sussex Way will also be 
provided.  
 
Homes England also carried out a Walking, Cycling and Horse Riding Assessment which considered 
horse riding when looking at improvements to two road junctions (A23/A2300 East Roundabout and 
A272 Bolney Road / London Road). These new strategic green links will connect directly into the 
existing extensive network of footpaths, byways and bridleways beyond the Northern Arc. Mid Sussex 
District Council and West Sussex County Council are currently exploring whether a connection for 
equestrians is possible along the north side of the A2300 through the Place and Connectivity 
Programme. 
 

General 
 

29. Why wasn't notification of this virtual drop-in on the burgesshill.net website. I only found out 
about it by pure chance? 
 
We had shared a post on the website two weeks before the event but due to a technical error it 
archived sometime after it was posted. We apologise for this unfortunate error and we will ensure 
this does not happen again. We did also publicise the event via our Facebook page, in the printed 
community newsletter, and in the Mid Sussex Times.  
 

30. Please describe how you will engage with residents of the town to ensure that the total needs of 
the community is served by the community infrastructure. I am hearing from a number of 
community groups that they have been unsuccessful at establishing an effective dialogue with 
Homes England on these matters. 
 
Homes England has so far not received any contact from community groups on this topic and would 
welcome discussion – the email address to use to get in touch is northernarc@homesengland.gov.uk  
 
There will be three separate neighbourhood centres at the Northern Arc, in the east, centre and west 
of the scheme. These centres will each have shops and public open space, and will be designed to 
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meet the needs of the people who will use them. The Eastern and Western neighbourhoods will each 
have a community centre which will be handed over to the District Council for management. The 
developers who are appointed to design and build these areas of the Northern Arc will consult with 
the public ahead of submitting their detailed designs and reserved matters planning applications to 
Mid Sussex District Council. The consultation ahead of submission for the Eastern Neighbourhood 
Centre is currently anticipated to happen later in 2021.  
 

31. What is the agreed budget for the Community Infrastructure Levy (money for community/non-
residential facilities) for the Northern Arc? Will there be a consultation with community groups, 
churches, family centres etc as to what is needed? 
 
There are two potential mechanisms for collecting, allocating and spending developer contributions 
to ensure appropriate infrastructure is provided to mitigate the impact of development; Community 
Infrastructure Levy and/or Section 106.  Mid Sussex District Council has not implemented a 
Community Infrastructure Levy and therefore secures developer contributions through Section 106. 
 
Homes England is directly funding the provision of infrastructure for the Northern Arc and this is 
secured as part of the Section 106 that was agreed as part of the outline application.  This 
infrastructure includes new roads and improvement to existing ones, drainage, utilities, healthcare, 
schools, parks and public spaces. The developers who are appointed to design and build these areas 
of the Northern Arc will consult with the public ahead of submitting their detailed designs and 
reserved matters planning applications to Mid Sussex District Council.   


