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Foreword

We are pleased to put forward this plan for land at Tortington, which we believe has the opportunity to benefit

the whole of Arundel and its residents. The town enjoys a deserved reputation for being one of the most

attractive places to live on the south coast and has the combination of a rich history, a vibrant market town and
stunning countryside all on its doorstep.

With a history that dates back to the 11th century, the Norfolk Estate has played its part in the development of

this wonderful town throughout the years. Our approach at Tortington will be no different. We are committed

to a high quality development which serves the local community and fits in with Arundel’s distinctive character.

The plan would create a new neighbourhood, providing much needed market and affordable housing choice for
local people and others who would like to live here.

As the masterplan highlights, the site would provide amenity and other assets for the whole town, whether that
be through the creation of parkland spaces, allotments, a children’s play area or other green infrastructure.
More generally the scheme will deliver direct financial benefits to both the Town and District Councils.

This Design and Access Statement sets out our proposals for the provision of 90 new homes which are badly

needed to support local housing demand. It explains the process that we have undertaken and how this has

influenced the design of the masterplan layout. The Norfolk Estate has worked closely with a number of key
stakeholders over the past three years to ensure that the masterplan meets the needs of the local community.
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. Central public open space & children’s play area
Parkland

Main access road through gap in existing trees
Primary vehicle access onto Ford Road

Priory Farm

New allotments
Pedestrian link to High Ridge Close

Emergency access and pedestrian link to Dalloway Rd
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Sustainable drainage feature
10.River Arun

11.Pedestrian link to Priory Road
12.Local shops and primary school
13.South Downs National Park
14.Castle and Town Centre

15.Avenue creates attractive gateway into the scheme

Land at Ford Road, Arundel

(Iustrative view of scheme)
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Maltravers Street, Arundel

1. Introduction

1.1 Purpose of the Document

This Design and Access Statement has been prepared to support
proposals for the development of land west of Ford Road, for an
outline planning application with access to be considered and all
other matters reserved for a residential development of up to
90 dwellings, with associated drainage works (SuDS), landscaping
and parking.

Itformsanimportantpartoftheinformationthathasbeensubmitted
in support of this Outline Planning Application. The purpose of the
statementistoprovide stakeholderswiththeinformationtheyneed
to consider the proposed development and to demonstrate that
an inclusive and integrated approach to masterplanning has been
adopted. Thestatementwillexplainthe design conceptsbehindthe
development and how access issues and site constraints have been
addressed.

1.2 The Planning Application

Thedevelopmenthastheopportunitytocreateanewneighbourhood
for Arundel with the following benefits:

+ 90highqualitynewhomeswhichreflecttraditionallocalbuilding
styles

+  30% of the new homes to be affordable homes provided by the
local Community Land Trust

New childrens play area at the heart of the masterplan

New homes laid out in coherent groupings which reflect local
context

Land safeguarded for a community building/community space
(precise use/building to be agreed with the Town Council)

A masterplan design which may feature a network of parkland
permeatingthroughtheschemeonthealignmentofthestreams,
hedgerows, tree belts and woodland groups

« Public access to 5ha of revitalised landscaped areas

« Theopportunity to provide allotments and other types of public
open space for the benefit of local people

+ Buildingsarrangedto create evolving vistas and glimpsed views
out to the open countryside

« A strong sense of integration, where key routes could provide
sustainable access to both Arundel and Ford for pedestrians,
cyclists and bus passengers

Design and Access Statement
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1.3 Planning Context

Land at Ford Road, Arundel is located to the south west of the
settlement of Arundel. The site constitutes approximately 9.81ha
of land, and is identified in the Arun Local Plan 2011-2031 (adopted
July 2018) as being outside of the defined built-up area boundary.
However,themorerecentlyadopted(made)ArundelNeighbourhood
Plan (formally adopted 15 January 2020) amends the settlement
boundary to include some of the land to the south of the existing
settlementboundary.Thesiteisboundedtothe north by residential
developmentand allotments, to the east by Ford Road, to the south
by Priory Lane, and to the west by existing mature hedgerow and
trees.Thesiteiscurrently utilised asarablefarmingland and pasture,
and there is no existing built form on the site.

The eastern edge of the site, closest to the River Arun, falls within
a biodiversity opportunity area and Flood Zone 2/3. The site is
adjacent to the area defined as the setting of Arundel to the north,
and adjacent to a defined gap between settlements on its eastern
boundary.

The Development Plan Documents covering this area consist of:
the Arun Local Plan 2011-2031 (adopted July 2018), the Arundel

Neighbourhood Plan 2 2018 — 2031 (adopted January 2020); and a
varietyofSupplementaryPlanningDocumentswhichprovidefurther
guidance on specific topics.

The Arun Local Plan recognises the importance of Arundel to the
District. ArundelisthethirdlargestsettlementintheDistrictafterthe
coastal towns of Bognor Regis and Littlehampton and is the largest
inland settlement.The Local Plan specifically identifies Arundel and
its setting in Policy LAN DM2 - The setting of Arundel. The Policy
andthesupportingtextidentify Arundelashavingauniquecharacter
owing to its rich heritage, historic Castle and Cathedral, and idyllic
setting.With specificregard todevelopmentinandaround Arundel,
Policy SD SP1a sets out that development that is sensitive to the
historic character of the town with its historic buildings, and the
wider South Downs National Park will be enabled as part of the
spatial strategy for Arun District.

TheArunLocalPlan2011-2031(2018)identifiesarequirementforan
additional 20,000 homes in the District over the Plan period. This
includes some of the need identified for Worthing and Chichester,
who cannot mean their own needs. The total of 20,000 homes is
based upon an Objectively Assessed Need (OAN) of 919 homes per
annum,plusanadditional81homesperannum(or1,620overtheplan

period)inordertohelpaddressneighbouringshortfall. Theresultant
1,000 homes per annum delivery includes a 20% buffer to reflect
persistent under delivery of housing in Arun District. These homes
are to be delivered on a stepped trajectory with a delivery of 610
dwellingsperannum(dpa)intheyears2011-16,1,120dpafrom2016-
21,1,310dpafrom2021-25and960dpafrom2026-31.Theemerging
Local Plan does notidentify any strategic site allocations (those over
300 dwellings) in Arundel, however it is identified in the plan that
of the housing provision, at least 1,250 of the 20,000 homes are to
come from Non-Strategic Sites, which are to be identified through
Neighbourhood Plans or a Non-Strategic Sites Site Allocations
Development Plan Document.

The Arundel Neighbourhood Plan 2018-2031 was adopted on the
20th January 2020. The Plan replaces a number of policies made in
the first iteration of the Neighbourhood Plan (2014-2029) but also
ensures the continued retention of some of the existing policies.

It can be seen from retained Neighbourhood Plan Policy 4: Housing
Site Allocations that Land at Ford Road was identified for future
allocation through plan review. Through the Neighbourhood Plan
review, this has duly occurred and Land at Ford Road, Arundel has
now been allocated for the provision of approximately 90 homesin
the new Neighbourhood Plan under Policy AR2 Land off Ford Road.

The Policy details the following key requirements for any proposals
that come forward on the site:

a) The developable land for residential uses comprises no more than
3.9 Ha lying within the Built Up Area Boundary of Policy ART;

b) The residential scheme delivers approx. 90 dwellings comprising
a mix of open market, affordable and Community Land Trust homes
in accordance with Local Plan policies with an emphasis on homes
suitable for first time buyers or those looking to rent their first home;
c) Development proposals incorporate and safeguard land for the
future provisionofaD1and/orD2 community use(s) tobeagreed with
the Town Council;

d)Thelayoutandheights of buildings havefull regard to the Local Plan
policy requirements in relation to the location of the land within the
setting of:

 the South Downs National Park;

- of Arundel; and

« of the heritage assets at Tortington Priory;
e)Abiodiversitystrategyispreparedandapprovedbythelocalplanning
authority to incorporate measures that ensure no net loss of effective
foraging and roosting habitat for the Bewick’s Swan population of the
Arun Valley Special Protection Area in accordance with Local Plan
policies and deliver a net gain in general biodiversity value, where
possible, on site;
f)Theroadaccesstothedevelopablelandismadefromanewjunction
onFordRoadinalocationand ofatypetobeagreed with the highways
authority, but with an emergency vehicle access to Dalloway Road;
g) Pedestrian and cycling access points are provided off Ford Road,
Priory Lane, Dalloway Road, High Ridge Close and Priory Road of a
specification to be agreed with the highways authority;
h)Provisionismadewithintheschemelayouttosecure publicfootpath
connectivity through the site between Dalloway Road and Ford Road
as part of the wider Green Infrastructure Network defined by Policy
AR9;

i) All trees subject to a Tree Preservation Order are retained and
protected andallother maturetreesand hedgerowswithinthesiteare
retainedunlesstheirremovalisessential, andtheminimumrequiredto
facilitate an efficient development layout;

j)Theremaining non-developable land within the gross site area is set
out as a combination of formal and informal recreation parkland and
incorporatesalocalEquippedAreaforPlaythatisconvenientlylocated

for all the new residential uses and that is accessible to children from
the Torton Hill area;

k) A sustainable drainage strategy is prepared and approved by the
local planning authority to address the effects of surface water run-off
within and adjoining the land;

) The layout enables the scheme to connect and integrate with the
existing community at Torton Hill and also reflects the common grid
street pattern and profile of Torton Hill, notably the use of front
gardens, boundary walls and street trees, with an emphasis of east-
west streets to encourage optimum design for passive solar design;
m)Thebuildingmaterialsreflectthosecommontotheneighbourhood
area; and

n) The layout has regard to the need for utility providers to access
infrastructure on the land for future maintenance and upgrading.

In terms of broader policy context, the adopted Arun Local Plan also
sets out a requirement to deliver an affordable housing provision of
30% of the total number of units for developments of 11 unitsor more.
In terms of the mixture of housing types provided, the mix of market
and affordable dwelling sizes, and the tenure mix, Policy AH SP1 sets
outthatthis should be based upon the most recent Strategic Housing
Market Assessment (SHMA) recommendationsavailable.With specific
regardtoaffordablehousing, Policy AHSP2 setsoutthattheaffordable
housing tenure mixshould startataninitial position of 75% affordable
rentand 25% intermediate housing, and that the dwelling mix should
be as follows:

1 bedroom 35 - 40%
2 bedroom 35 - 40%
3 bedroom 15 - 20%
4+ bedroom 5 - 10%

Intermsofthenationaldevelopmentcontextandnationallysupported
infrastructure proposals, is notable that Highways England has held a
number of consultations on a potential A27 Arundel Bypass, which
would alleviate traffic through Arundel where the A27 narrows to a
single carriageway.The 2019 options consultation ran from 30 August
until 24 October 2019. Following a review of responses and the
understanding of issues that had arisen during the consultation, a
furtherpublicreview period was held from 3 February 2020to 1 March
2020.
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Of the bypass options being considered, four will run to the south of
the proposal site onanew route and two will run to the northalongan
existing route. Of the four that run to the south, option 3V1 would run
approximately 400m to the south of Priory Lane, with the other routes
running approximately 550m to the south of Priory Lane.

Following areview of responses and the understanding of issues that
had arisen during the consultation, itwasannounced in October 2020
that the preferred route of the bypass would be the ‘Grey’ option
(Option 5BV1), which will run east-west approximately 550m south of
the site.The decision documentidentifies that thereis local interestin
anew junction at Ford Road, and that this will be considered further as
design work progresses.



1.4 Design Standards and References

The master plan has been developed with reference to the following
nationalandlocaldesignguidance.Particularreferencehasbeenmadeto
the emerging Arun District Design Guide and a checklist of responses to
the the Design Guide’s objectives are set outin Section 6.5 of this Design
and Access Statement.

National Guidance

« Urban Design Compendium - English Partnerships and the Housing
Corporation, (2007)

- Building for Life 12 - Delivering great places to live: 12 questions you
needtoanswerCommissionforArchitectureandtheBuiltEnvironment

(CABE) (2012)

« Manual for Streets - Department for Transport, and Community and
Local Government (2007)

« Technical housing standards — Nationally described space standard,
Department for Communities and Local Government (2015)

Local Guidance

Arun District Design Guide (SPD) Consultation Draft (2020)

Arun Public Open Space (SPD) (2020)

Arun Parking Standards (2020)
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3% (== wnsoi | National Design Guide

Planning practice guidance for beautiful, enduring and successful places

Ministry of Housing,
Communities &
Local Government

fCt Design Guide ] "
entary Planning Document (SPD) ..{\nB' HJ!:! ‘ <

Consultation Draft

SUPPLEMENTARY PLANNING DOCUMENT

OFEN SPACE, PLAYING FITCHES, INDOOR AND BLILT
SPORTS FACILITIES

ARUN DISTRICT COUNCIL

JANUARY 2020

January 2020

ARUN

MSTRICT COUNCIL

Arundel Neighbourhood Plan
2014 - 2029
S.ubmissi?n Plan,.

Ir P g modificati and all
modifications as per the ADC Decision Statement)

Published by Arundel Town Council under the Neighbourhood Planning
(General) Regulations 2012 and EU Directive 2001/42

February 2014

Relevant local and national guidance

1.5 National Design Guide

The master plan has been developed with reference to
therecently produced National Design Guide (NDG).The
design work addresses the 10 key themes of the NDG in
the followiong manner:

Context - consideration and response to key constraints
and opportunities around the site;

Identity - appraisal of local character features such as
materials and architectural styles;

Built form - perimeter block form reflecting historic and
20th century form found in Arundel;

Movement - permeable deformed ‘grid” with non-
vehicular connections on all sides;

Nature - retained tree belts and hedgerows with
enhancedwoodlandandwildflowerplantingthroughout
the scheme;

Public space - a signature ‘central green’ at the heart of
the scheme and pedestrian friendly streets

Uses - opportunity fora community building which can
meet the needs of the local community;

Homesandbuildings-awiderangeofbadly needed new
homes with somereservedforlocal people, managed by
a Community Land Trust;

Resources - use of sustainable building materials where
required by legislation;

Lifespan - A carefully planned community which will be
loved and well maintained by its future residents.

Functional, healthy
and sustainable

Yomes ang
puildings
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2. Assessment

2.1 Site Description

Thesiteislocated outside the settlement boundary of Arundel, within the
administrative boundary of Arun District Council (ADC).

Thesite,ofapproximately 10hectares,currentlycomprisessomeagricultural
fields and a number of mature hedgerows and tree belts.

ThesouthwesternboundaryisdefinedbyPrioryLane,whichischaracterised
by mature treeson eitherside. Astheroad passesthe southernedge ofthe
site,theedgesbecome moreopenanddefined bygrassvergesratherthan
the trees found further west.

The eastern edge of the siteis defined by Ford Road which has some lower
hedgerows along both sides of the road. The northern side of the site is
defined by the backs of properties along Stewards Rise, High Ridge Close
and Dalloway Road.

Tortington Priory Farm and Brooklands lieimmediately to the south of the
site. A Scheduled Ancient Monument and listed building are set within
these grounds and are within visual proximity of the site boundary.

In terms of topography, the site lies at an elevation of between about 3 to
4m to 25m AOD. The western field is fairly flat but does gently slope from
north to south. The middle field slopes from the north west corner to the
south east corner opposite Brooklands. The field in the eastern part of the
site slopes more steeply down to Ford Road from a point of 14m AOD to
5m AQOD.

The western field is larger and is more open on its southern boundary but
still enclosed by mature hedgerows on its western and eastern edges.
The eastern field is more open due to a combination of the sloping
topography and the lack of tree screening on its eastern side.

Whilst the site is located south of the settlement, it is connected via a
numberofresidentialroadsandfootpathstothedoctor’ssurgery,pharmacy
and scout hall on Canada Road. In addition there are easy links to Arundel
Church of England Primary School, Tortington Post Office and local stores
on Jarvis Road.

Access to the site could be achieved at a number of locations including
High Ridge Close, Stewards Rise, Priory Lane and Dalloway Road.

< Sjte location and South Downs National Park

" Bognor Regis

Site Location Plan

2.2 Location and Access

Bus
ThereisanearbybusserviceknownastheArundelCommunity
Bus which runs through the residential streets of Tortington
andlinks the areato Arundel town centre.The number 9 bus
links Andover to Littlehampton, Worthing and Shoreham by
sea and runs along Canada Road.

Rail
ArundelandFordrailwaystationsarewithincyclingdistance
of the site.

Design and Access Statement | Land at Ford Road, Arundel
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Towards
Brighton

G Main Roads
‘ Rail Network

Public Rights of Way (PRoW) and other Pedestrian Access
A number of PRoWs are situated in and around the site;
these provide direct access from the edge of the town to
the adjacent open countryside to the west and to the east.
These link directly to the residential streets immediately to
the north of the site.
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View 1 - View looking north along the View 2 - looking north east to the Arundel skyline View 3 - Looking north west along Priory Lane View 4 - View looking east across the Arun
hedgerow Valley

View 5 - The northern edge of the site View 6 - Allotments in the north of the site View 7 - View along access road info
Brooklands

View 9 - View looking west from the western View 10 - View looking north along Ford Road View 11 - Existing overhead electricity power View 12 - View along Birch Close Aerial photograph and photograph viewpoints
field lines
16
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2.6 Connectivity and Local Facilities
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@ Public Right of Way
!‘ Connections to PROWV

Q Strategic View to Castle +
Cathedral

@ Opportunity for structural
planting

O Site Boundary

3. Opportunities and Constraints

The site is located outside the settlement boundary of Arundel,
withinthe administrative boundary of Arun District Council (ADC).

A number of technical studies have been prepared to inform the
masterplan and vision document.

3.1 Flood Risk and Drainage

The site is shown to be located mainly within Flood Zone 1 on the
EnvironmentAgencymapswhichisdefinedinNPPFashavingalow
risk of flooding and being suitable for any type of development.
However, the land towards the eastern boundary is within Flood
Zone 3 and an even smaller portion within Flood Zone 2.

Under the NPPF’s ‘flood risk vulnerability classification; all land
uses are considered to be appropriate within Flood Zone 1 (Low
Probability), without the need for Sequential and Exception Tests.
Less vulnerable and water compatible land uses are appropriate
in Flood Zone 3. More vulnerable land uses are also appropriate
subject to satisfaction of the Sequential and Exception Tests. For
morevulnerablelandusesinFloodZone3,floodplaincompensation
might be necessary. Itis therefore advised that the area of the site
located withinFlood Zone 3isexcludedfromthe developablearea.

There are no issues or constraints with regards to groundwater
flooding, overland flooding or flooding from artificial sources.

3.2 Landscape appraisal

The topography of the site slopes southeast from 30m AOD in the
north western corner, to 3m AOD in the south eastern corner.

Thetopographyfallstowardsthe River Arunwhich lies300mtothe
east of the site. Beyond the eastern boundary the area is low lying
towards the river.

The site is currently used as arable/pastoral fields, which are
irregularly shaped and bordered by mature trees, hedgerows and

post and wire fencing.

There are no buildings currently on site.

The western extent of the northern boundary is defined by the
suburbancurtilageofthehousingdirectlynorthandisinterspersed
with a number of mature trees approximately 15m-20min height.

The remainder of the boundary is bordered by allotment gardens,
mature trees and adegraded yard area in the northeastern corner.
Theboundarytotheallotmentsandyardareaaredefined byapost
and wire fence and pockets of scrub.

The eastern boundary to the siteis delineated by a 1.8m-2m high
mature hedgerow and post and rail fence which runs parallel to
Ford Road.

Thehedgerowisgappyinplacesandrequiressomemanagementto
improve its connectivity and condition.

The southern site boundary is bordered by Priory Lane which
provides vehicular access into the site from three separate points.
A small footbridge provides pedestrian access into the western
section of the site, although this is not advertised as a PRoW.

The eastern extent of the boundary is defined by a post and
wire fence and gappy hedgerow which varies in height between
approximately 1.4m-2.5masthelanedescendstomeet Ford Road.

The central section of the southern boundary has an open aspect
onto the lane as it passes Brooklands, The Priory and Hangar
Down House. Beyond this point and further west along the lane,
the boundary is intermittent with short sections of scrub and
hedgerow running along a ditch adjacent to the lane. This section
oftheboundaryisalsoelevatedapproximately0.5m-1mabovethe
level of the lane.

The western extent of the lane and southern boundary reflects
a more enclosed nature in contrast to the central and eastern
sections.Thehedgerowalongthissectionoftheboundaryislargely
intact (with the exception of the footbridge) reaching a height
of approximately 2m - 3m and containing a number of mature
hedgerow trees including ash and oak approximately 15m high.
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Thenorthwesternboundarybordersaswatheofancientwoodland
and is further defined by a native hedgerow approximately 1.5m -
2m in height.

Thethreefieldsareseparated by maturehedgerowsandhedgerow
trees reachingapproximately 15m-20min heightand comprising
species of ash, oak and maple. A Tree Preservation Order (TPO)
coversanumber of trees within the field boundary to the east. The
boundary between the central and western field is also bordered
by a local watercourse which runs towards Priory Lane.

3.2.1 Key Features

Key features within the site relate to the following:

« Native boundary hedgerows

« Maturehedgerowtrees(inparticularthoseidentified withinthe
TPO)

« Adjacent ancient woodland

+ Local watercourse
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3.2.2 Landscape Constraints and Opportunities

Insummary,theassessmenthasidentifiedthefollowingopportunities
and constraints that should be carefully considered to protect the
existing character of the site and the visual amenity of potential
receptors.

3.2.3 Constraints

The assessment has identified the following landscape and visual
constraints that have been carefully considered in the initial
development framework.

Physical

« Protective buffers for key landscape features Ancient Woodland
and TPO trees - 15m

« Othertrees - 10m

- Hedgerows - 5m from the centre of the hedgerow

- ThesestandoffdistanceswillberefinedthroughanArboricultural
Survey.

«  Whilst there are power lines on site, it is considered that these
could potentially be relocated and are therefore not considered
a significant constraint

Policy
- Biodiversity Opportunity Area (BOA).

Visual

« OpenboundaryalongPrioryLane-potentialviewsfromresidents,
road users and users of Footpath 3403.

+ Retaining natural surveillance of any proposed open spaces.

« Heavily filtered views from Footpath 342 through the ancient
woodland.

« Overheadelectricitywiresandallotmentsaredetractingfeatures
in views.

« Upper storey views towards the western parcel from 61 and 62
Priory Lane.

- Filtered and open views from the existing settlement boundary.

Character and setting

«  Woodedfieldboundariesandsettlementboundary,importantin
screening views of the settlement built form.

« Arc of view across the eastern section of the eastern parcel

ARUN DISTRICT COUNCIL AB/135/20/0UT

towards the historic core of Arundel from Priory Land and Ford
Road - allotments and yard currently detract from the quality of
this view.

- Potential setting of the SAM to the south.

« Cumulative effect of proposed development and existing
development from the Arun river corridor.

. Effectsontheperceivedsettlementboundaryandtownthreshold.

3.2.4 Opportunities

The strategy and objectives have derived from the identification of
various technical and perceptual constraints and incorporating the
opportunities identified in the assessment.

Objective 1
Setdevelopmentwithinastronglandscapeframeworkincorporating
key landscape features.

A strong framework isimportant for the connectivity of habitat and
Green Infrastructure, as well as the assimilation of the proposalsinto
the existing settlement. It also provides opportunities to mitigate
and enhance effects on the baseline views and experiences.

This will be achieved by setting the development into the existing
field patterns, retaining and protecting the existing woodland
hedgerows, trees and field boundaries. These will be located within
‘Green Corridors’ providing connectivity and space to mature and
willbemanagedforspeciesdiversity,habitatpotentialandlongevity.

Aspartoftheframeworkplananinitial bufferof15mhasbeenapplied
to the TPO tree belt and ancient woodland. This will be confirmed
andrefinedthroughfurtherArboricultural Surveywork.A 10m offset
has been applied to the second tree belt, which also contains a
drainage ditch, and along Priory Lane to allow for the reinstatement
of significant boundary features such as hedgerows and trees, to
continue the wooded character to the north of the lane.

Strengthening of the gappy and low condition eastern boundary
as part of the Biodiversity Opportunity Area (BOA). The BOA and
eastern parcel will afford opportunities for the reinstatement of
key habitats and landscape types such as meadows, woodland and
wetland features.

o v ——

Mature tree groups

Fields and woodland edges

Objective 2
ProvideanattractiveandappropriateapproachtoArundelandother
heritage assets

The proposals provide the opportunity to create an attractive and
well considered gateway/threshold to the town.

Where the development proposals will be visible, consideration
will be given to the architectural styles and detailing to avoid the
introduction of uncharacteristic suburban styles and materials.

The amenity Green Space required by policy will be located along
theFordRoadapproachandwillbedesignedto provide biodiversity
opportunities, SUDs, informal recreation and a transition between
the settlement edge and the road.

The new builtdevelopmentline will be designed to assimilateitinto
the wider perceived woodland setting to the west and north.
Tree planting within the streetscape of the development will reflect
the existing skylines visible from the approaches and be in keeping
with the LCA leafy’ settlement character.

Planting of key semi-mature trees as features will be considered, in
particular to the east, where they will have the space to mature and
provide instant scale.

The typically wooded character of Priory Lane has been eroded
through the deterioration of the site’s boundary hedgerow. This will
bereinstated and will assistin providing avisual screen betweenthe
development and the existing dwellings to the south of the lane.

Objective 3
Create an attractive settlement that provides benefits for both the
proposed and existing residents and visitors.

Thedevelopmentframeworkwillprovideinexcessofthe1.15haopen
spacerequiredbypolicy.Thestrategycurrentlyshowsapproximately
6ha of open space and Green Infrastructure.

The site does not reach the required threshold for allotments,
however there is an opportunity to extend existing plots to create
a community food garden/orchard to accommodate the required
1,250m2 within the emerging policy.
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The topography of the site is not practical for pitch sports, however,
the required land budget has been retained and will form part of a
recreational area to the east. Green corridors along the periphery
and through the development will provide opportunities for links
into and through the site to the parkland from the existing rights of
way.

Panoramic vista of Priory Farm’s eastern flank




3.3 Ecology Appraisal
3.3.1 Constraints

As the features of greatest potential value for wildlife are the
hedgesand maturetreesaroundthefieldboundaries, retainingand
protecting them from the effects of development would go along
waytowardsavoidingadverseecologicalimpacts.Factorsthatneed
to be accounted for in any development design include:

Avoiding the creation of gaps in the hedges

«  Where gaps are planned, for example for road or pedestrian
access, site them so as they avoid the root protection zones of
mature trees, but allow tree canopies to spread across the gap

« Avoid lighting of retained hedges from street lights and from
houses (for example by having gables face the boundaries in
preference to frontages)

« Create soft-landscaped areas in 10-15m zones along retained
hedges; these shouldideally be amenity spacesthatcanbeused
by both people and wildlife for the benefit of all

« Enshrine principles of good ecological management into the
developmentdesignandoperation,e.g.throughthemechanism

ofamanagementplanimplementedbyaResidents’Management
Company paid for by a levy on each residence.

Ensure that the design accommodates the long-term retention
of existing and proposed trees and hedges, so that they will not
conflictwithresident’samenity(e.g.throughshadingofgardens)
as they grow.

3.3.2 Opportunties

Thereareseveralopportunitiestoachievetheplanningrequirement
ofanetgaininbiodiversity required by the National Planning Policy
FrameworkandtomeettherelevantpoliciesintheLocal Plan.These
include:

The creation of new hedges or other linear habitats (such
as streams or ditches), for example on boundaries with the
allotments and with Priory Lane.

Creating additional wetland habitat, which can combine water
management with wildlife enhancement, by creating some
permanentwaterbodiesparticularlyforreptilesandamphibians.
Siting these close toboundary hedges will make themattractive
as foraging habitat for birds and bats.

Creating additional woodland and scrub habitat, particularly
to mitigate the potential adverse effects of development on
dormice.Creating thisalong thesite’sboundary withTortington

Common would mitigate potential adverse effects associated
with increased numbers of cats on dormice, and disturbance
from recreational use.

Creating dead wood habitat (from felled tree trunks) for stag
beetles.
Creatingnewbatroostingandbirdnestinghabitat,withboxeson
retained trees, and/or built into the fabric of new buildings.
Retainingthe majority of the existingwetland habitatalong Ford
Road and managingittoenhancebiodiversity (and mitigateany
loss of this habitat).

In addition to these measures in the red-line area, the land
to the west of Ford Road presents an opportunity to restore
degraded but highly valuable floodplain habitats. The ditches
could be managed in the long term to reduce the dominance of
tallemergentvegetationand promotethedevelopmentofopen
water with species-rich vegetation.

Farming practices to favour ground nesting birds, if not already
adopted, could create additional breeding habitat for somerare
and notable species.

- Ancient, semi-natural woodland 10-15m wide buffers along hedges:

Ditch restoration:

(Tortington Common) * landscaping and public access

* protecting bat commufing routes
* protecting dormouse habitat

I Enhance existing bramble boundary:
«  plant up with native shrubs
¢ increase connectivity for dormice

27 Woodland =,
creation %

Retain mature trees -
potential bat roosting sites
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3.4 Heritage and Archaeology
3.4.1 Site Description

The Site is located on the north side of Priory Lane
along the settlement edge of Arundel, measuring
12 ha in size. On the south side of Priory Lane, is the
Scheduled Monument‘Tortington Augustinian priory
and ponds, including part of priory precinct’ (NHLE:
1221996), and the Grade II* Listed ‘Tortington Priory
Barn, to the north of Priory Farm’ (NHLE: 1021459).

3.4.2 Site Archaeology

The Scheduled Monument ‘Tortington Augustinian
priory and ponds, including part of priory precinct’
(NHLE:1021459),containsbelowgroundarchaeological
remains with great potential, including a chapel,
claustralbuildingsand ponds.Theareaisalso partofan
ArchaeologicalNotificationArea(DesigUID:DWS8481)
which extendsnorthtoinclude Brooklands (partofthe
oldPrioryFarm)andStMaryMagdalene’sPrioryChurch
approximatelyonekilometretothesouthofTortington
Priory. Excavation finds here include; to the east, the
remains of a causeway and a Mesolithic Tranchet Axe
and to the south some Roman pottery sherds and
tiles dating from the Bronze Age and Roman period,
and some flint found nearby to St Mary Magdalene’s
Church in Tortington.

It is acknowledged that the existence of hitherto
unrecorded buried archaeological remains may exist
within the ANA of ‘Tortington Priory and associated
features’ (DesigUID: DWS8481), however the site is
located beyond the northern extent of the ANA and
in itself is not recognised as having archaeological
importance.Thereisnoknownarchaeologywithinthe
‘Land at Ford Road-

3.4.3 Setting

TheGradell*ListedTortington PrioryBarn, tothenorth
of Priory Farm’ (NHLE: 1021459) , and the Scheduled
Monument‘Tortington Augustinian priory and ponds,
includingpartofprioryprecinct’(NHLE:1221996),have
associative historic links which date back to the 12th
century.The asset grouping of the Grade II* listed Barn
and the Scheduled Monument provides protection to
the physical setting of what remains of the Priory.

Totheeastlining theriverside and demarking the field
edges are built banks and brooks which once would
haveformed partofthefield systemofthePriory.These
also contribute to the significance of the Scheduled
Monument and the Grade II* listed Barn, by providing
information and understanding of how the historic
environmentwouldoncehavelookedandfunctioned.

3.4.4 Impact assessment of Proposed Development

Impacts to designated and non-designated heritage
assets arise where changes are made to their physical
environment by means of theloss and/or degradation
oftheir physical fabric or setting, whichinturnleads to
areductioninthesignificance oftheasset.Theimpacts
oftheproposeddevelopmentupontheheritageassets
must be understood, and the proposed development
must seek to preserve or enhance the significance
of each heritage asset, in accordance with national
legislation and national and local planning policy.

The proposed development scheme on‘Land at Ford
Road’involves the construction of 160 - 190 dwellings
with associated access off Priory Lane, south of the
town of Arundel.The proposed development scheme
acknowledges the historic environment in which the
Site is located. The scheme design will preserve the
significance of the heritage assets in the vicinity.
Field Bordering Ford Road

There will be minimal development in the field that
borders Ford Road; any development thatis proposed

will be in the north west of the field, and will utilise existing
hedges, screening views towards the Scheduled Monumentand
listed building.This will maintain open views towards the town of
Arundel and the Castle, and protect the setting and legibility of
the Grade II* listed ‘Tortington Priory Barn’(NHLE: 1021459), and
Scheduled Monument‘Tortington Augustinian prioryand ponds,
including part of priory precinct’ (NHLE: 1021459).

There will be a large buffer zone directly in front of Tortington
Priory and the Scheduled Monument, which will be softened
with planting, this will respect the setting. The north elevation
of the Priory contains no windows or views over the proposed
developmentssite and is situated within alarge area of open land
which physically isolates it from the surrounding area.

Middle Field

In the middle field on the north side of Priory Lane the proposed
access into the Site will be surrounded by a large buffer zone,
beyond which will be a play area measuring 400 m2. This large
open space in front of the Grade II* listed Barn and Priory site has
beendesignedtorespectthesettingoftheScheduledMonument
and Grade II* listed Barn.

The proposed development in the middle field will not affect the
setting of the Scheduled Ancient Monument and the Grade II*
listed Barn as it is sufficiently removed from the Heritage Assets
so as not to impact on their setting.

West field along Priory Lane and impact on surrounding area
There will be informal tree planting achieved by the use of green
fingers through the development. This will reduce the impact of
theproposeddevelopmentuponthewidersetting,providingasoft
bufferto Stewards Copse to the north and the widerlandscape of
Tortington Common to the west. Tree planting will also allow for
intervisibility between the Site, the Scheduled Monument’) and
the Grade II* Listed Barn to remain.

The proposed developmentisnotconsidered to poseanyimpact
upon the heritage assets within Arundel, and special regard has
been given to the views that exist to the Castle from the Site
which will be unaffected by the proposed development.

3.4.5 Conclusion

Inthe 1950’'s extensive development occurred to the south of the
A27 on the outskirts of Arundel. This area makes up Priory Hill
Road and Torton Hill Road, its north edge borders the Site. As
such,’Land at Ford Road’ can because of its proximity to existing
housing,beconsideredanaturalextensiontothetownofArundel.

The two proposed buffer zones within the constraints plan, and
the proposed siting of the 400m2 LPA in the middle field create
a large open space in front of the development, this is designed
to respect and not encroach on the setting of the Scheduled
Monument or the Grade II* Listed Barn.

Treeplantingwillprovidesoftedgestotheproposeddevelopment,
which overtime will help enhance views and definethe character
of the site. Views to Aundel Castle from Ford Road, will remain
as they are, further to this there will be no development directly
adjacent to Ford Road, preserving existing views to the South
Downs to the south and east.

ltcanbeconcludedinthisinstancethattheimpactofdevelopment
on the ‘Land at Ford Road’ to the Scheduled Monument and
Gradell*listed Barnisneutraland onbalancethatanysubsequent
planningapplicationwouldnotbeoverly constrainedbyheritage
considerations.
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4. Local Character Analysis

4. Responsive Design « Suitable palette of street furniture and signage

«  Commonly used colour palette for painted timber elements,

) painted brickwork and render
4.1.1 Character by Design

The design of the new neighbourhood will reflect the elements that

definethe characterofthetown.Designapproacheswhich could be

effectively implemented at Ford Road could include:

« A careful analysis of the landscape and topography, not only to
minimise the wider visual impact of the scheme, but to use the
landscapein a positive manner which will allow the creation of a

distinctive neighbourhood Many of the historic cottages have The primary frontage of the dwelling is
 The neighbourhood will aim to reflect the changing nature of a hipped gable along the streef at right 0_“9|95 fo The' road - this creates a O
the landscape and be defined by its openness, its enclosure by frontage more interesting village street scene ;,‘5;;)

o

woodland, or its dramatic vistas to the wider open countryside 7

« A robust landscape structure would allow a vibrant new
communitytoflourishthroughitsimmediateaccesstoanetwork )
of parks, open spaces, tree belts and woodland, and onwards to
the wider open countryside

« Supportingthelandscapesetting of the schemewhere possible,
by incorporating elements of ‘gently winding formal country
estate’ type drives, which serve to draw residents and visitors
through a traditional parkland setting

4.1.2 Locally Distinctive

The locally distinctive features of the Estate and Arundel should be
reflected and woven into the fabric of the new neighbourhood, as
appropriate. For example:

« Materials used for defining private and public boundaries,
including parkland fencing and split chestnut post and rail as
appropriate

« The public realm should reflect locally used soft and hard
landscaping materials,aswellastree speciesand climbing plants

+ Buildingdetailssuchascommonbuildingstyles,roofandchimney
design, window, wall and coping details could be incorporated

«  Wallmaterialssuchasredbrick,someyellowLondonbrick,painted
brick and painted render to be included in design assessment

« Feature dressing materials such as flint corbelling, with banded
brickworks and weatherboarding where appropriate

« Roofing materials such as natural slate and clay tiles could be
used to enhance the scheme

Dwellings and outbuildings are

« Reflecting distinctive ‘feature’ buildings on the Estate which connected by key features such as
employhalftimberingandmockTudorstyleswheretheyachieve boundary walls Typical Sussex village features
good design

30

Distinctive raised pavement and bollard railings
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4.2 Influencing the masterplan layout

Themasterplanlayoutwillrespondtoarangeofexistingsitefeatures,
for example:

« Ensuringthathighqualityhomesarearrangedinamannerwhich
respectsexistingfeaturessuchastreebeltsandindividualmature
trees

« By aligning streets to create vistas to existing mature trees or
views to distant hills or other landscape elements

« By placing parks and open spaces in locations next to existing
mature trees or enclosing spaces next to woodland

«  Our design work would place particular emphasis on creating
new places such as formal parks, pedestrian only ‘walks’ and
high quality shared streets which would nestle next to mature
woodland or hedgerows.

« It will be a neighbourhood that is clearly reflective of its locality
and the distinctive natural and built elements of the Norfolk
Estate will be woven into the fabric of the scheme.

« Street and block geometry which follows the contours of the
site.

'l
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Painted render on-a.Georgian villa- A N S R L = e " Mock Tutor. Building
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The enclosure created by the Field flint coursing ensures that the
terraces on Bond Street ensures that street is distinctively ‘of Sussex'’
this street feels like an attractive
space

Bond Street, Arundel
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4.3 Character Area Features

There are four distinct character areas within Arundel:

4.3.1 Torton Hill/Priory Road

Predominantly two storey with some bungalows and chalet
homes. Suburban

Low-medium density (10-20dph)

Detached and semi detached dwellings on large plots

Varied ages and styles

Mature trees line streets

Schools and allotments here

Predominantly red and brown brick with some tile hanging and
weatherboarding

Views of Arundel skyline

\_

('4.3.2 Arundel Historic Core )

Predominance of preserved historic terraces and listed buildings
A mixture of mostly Victorian and Georgian two  storey
properties

Warm brick and flint houses

Higher density, up to 60dph

Steep sloping terraces

Mature vegetation creates attractive landscape )

4.3.3 Arundel Town Centre

Also a large number of listed and historic buildings

Ground floor shops, hotels and pubs line the streets with
apartments above

A number of significant historic buildings such as the Norfolk
Arms Hotel and Victoria Institute

Larger service areas and car parking can be found to the rear
of these high streets

Brick and flint materials

/o

(4.3.4 Arundel Riverside )

Three storey town houses and boat houses overlook the riverside
Most have gardens which front the river

More recent developments than the older town

Materials are  more mixed with timber panels and
weatherboarding

Some more contemporary styles

Medium density (20-40dph)
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4.4 Local Density Analysis
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Therearearange of densities throughout Arundel. From the higher densities of the tighter 19th century urban grain around Bond Street to the much lower densities of the 20th Century housing
growth to the south of the town. Average densities for a contemporary housing site are currently in the upper 30’s. We would like to keep the density lower to respect the immediate context

and to create a softer southern edge to the settlement.
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