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Introduction

This Planning Statement has been prepared by Savills on bshalf of the Norfolk Estate and is submitted in
support of an outline planning application with all matters reserved except for access for the development
of land at Ford Road, Arundel (hereafter referred {o as “the Site”) which falls within the administrative area
of Arun District Council (ADC). The proposal is described as follows:

“Cuitline application for the development of 90 dwellings and associated amenity land on Land at Ford
Road, Arundel, with all matters reserved except for means of access”

The application proposes a new road access from Ford Road into the site in the form of a standard priority
junction. This will allow access 0 a high quality residential scheme comprising a range of dwellings sizes,
types and tenures, including the delivery of a policy compliant level of affordable housing.

The proposals have been produced with an indicative masterplan o damongirale how the scheme will
integrate with the existing adjacent residential development o the north east of the site and how the
provision of the access point for vehicles, along with pedestrian {ootpaths and emergency access route,
will create an attractive, safe neighbourhood with natural surveillance over public spaces.

Prior to submission of this application, pre-application advice was sought from ADC and West Sussex
County Council Highways (WSCC). In addition, a robust public consultation exercise was undertaken. Full
details of this engagement, in the form of a Staternent of Community Engagemsnt, are included as part of
the submission package of this application.

Supporting Information

This Planning Statement should be read in conjunction with the following submitted plans and reports:

B

Location Plan Savills Urban Design RiJ01 Hev

Design & Access Statement

Savills Urban Design

ltustrative Masterplan

.andscape Visual Impact Assessment

Savilis Urban Design

Savilis Urban Design

Savills Urban Design

Davies Landscape Architecis

Davies Landscape Architects

IMOO3 Rev i

...............................................................
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Ecological Assessment Engain eq17809.003
Transport Assessment Ardent 173483-04
Fiood Risk Assessment & Drainage Strategy  Ardent 173483-01
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Hydraulic Modelling Nots

Ardent

173483 - 03

indicative Lighting Design Drawing MMA Lighting Consultancy  MMA16090/001
Adoptable Street Quidoor Lighting - Report  MMA Lighting Gonsultancy -
MMA Lighting Consultancy -

Private Sireet Qutdoor Lighting - Report
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2. Site Context

The Site and its surroundings

2.1. Land at Ford Road, Arundel is localed to the south west of the town of Arundel. The site comprises
approximately 9.8ha 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, the more recently adopted Arundel
Neighhourhood Plan 2 {adopted January 2020) amends the ssttlement boundary to include the proposed
developed part of this site within the existing sstilement boundary. The Neighbourhood Plan also
specifically allocates the site for development under Policy AR2 ~ Land off Ford Road.

2.2. Local Plan Extract
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2.3. Neighbourhood Pian Extract
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The site is currently in agricultural usse, with no existing built form on the site, and a band of maturs trees
running most of the way across the site from north 1o south centrally within the site. The site is bounded to
the north by residential development and allotments, to the east by Ford Road, 1o the south by Priory Lane,
and to the wast by sxisting maiure hedgerow and trees. The site boundary consists of a combination of
mature trees, hedgerow, and post and wire fencing. The natural topography of the site is one that slopes
broadly downhill from north west to south east.
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2.5. In terms of designations, the site is largely unconstrained. The sile is primarily located within Flood ZJone
1, with an area of Flood Zone 2 and 3 running alongside the sastern boundary alongsids Ford Road. A
smail area alongside Ford Road on the eastern boundary of the site is classified as a Biodiversity
Opportunity Area, and just beyond the site boundary in the north weslern corner is an area of ancient
woodiand. A Tree Preservation Order is in place over the band of trees that run vertically within the site
between the eastern and central fields.

2.6. The site is approximately 1.5km from the centre of Arundel, where a good range of shops and sarvicas are
present. In terms of public transport access and connectivity, the site is 2km to the north of Ford railway
station and 1.8km west of Arundel railway siation; there are a number of bus stops present in the
neighbouring residential area o the north, and access o the primary east-wes! vehicular route along the
south coast {the A27) is approximately 800m {o the north east of the site.

2.7 The site is not Iocated within a Conservation Area, and thers are no listed buildings on the site. In the wider
context of the site, the Tortington Priory and Ponds are located to the south of the site, and are recognised
as a Scheduled Monument. In conjunction with Tortington Priory, the Grade Hl listed Tortington Priory Barn
is also iocated 1o the south of the site. The Grade | Listed Arundel Castle and iis associated grounds are
approximately 800m 1o the north sast of the sife.
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3.  Planning History

3.1. There is no recent, relevant planning history on the site.
The Norfolk Estale March 2021 N
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4.1,

4.4,

4.5,

Pre-application & Community Engagement

Pre-application Engagement

Pre-application advice was sought from ADC in April 2020, with a virtual meeting held over MS Teams in
July 2020. The proposals submitted to the Council showed a developmeant of 96 homes, with access
achieved through the provision of a new priority junction on Ford Road.

In addition to engagement with ADC, pre-application engagement was also undertaken with WSCC
Highways with regards {0 access arrangements and principles of any internal layout.

Feedback from ADC was received on 7 July 2020. The feedback received siated that the principle of
developing the proportion of the site located within the settlement boundary area set out in the
Neighbourhood Plan was accepiable. The principie of access coming into the site from Ford Road was
also determined 1o be acceptable.

As part of the pre-application package, an indicative layout was submitted, along with design concepts for
the dwellings and an overali design ethos for the proposais. ADC offered a number of commentis on these,
including:

= Access — the access onto Ford Road should reflect the surrounding characier and not be over
engineered

= The site iayout should be predicated upon the surface water drainage strategy for the site, and
could include provision of altenuation basing and swalss

= Parameter Plans are required to identify the heights of dwellings especially as the site is located
within the setiing of Arundel

= The site layout should take into account the root protection areas (RPAs) of the trees that are
subject to Tree Preservation Ordsrs

= The affordable housing mix should accord with a {enure split of 75% rented and 25% infermediate
housing. For the proposed 90 units this wouid be as follows:

?1 bed

‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘

43 bed 10 3

‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘

.............................................................................................................................................

The proposed layout submitted with the outline application was not felt to be acceptable and the following
points needed to be addressed:

Design & Layout
= Proposals do not set out how the proposed residential development accords with the provisions of
the National Design Guide or the Arun Design Guide.
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Trees

The layout of the dwellings localed on either side of the access road from Ford Lane needs o be
amended by removing the gable ends and introducing dual aspect units, which would assist in
providing a sense of arrival, together with active frontages.

the precise alignment of the access road would need o be revised 1o take info account the root
protection areas of a number of high value retained irees on the site

Alongside the provision made for an on-sile LEAP, LAPs shouid glso be included.

Proposal does not identify land for a community building

An illustrative layout at the outline planning stage would not be detailed enough to show parking
provision, however, there would need {0 be a commitment {0 meet the required standards as set out
in the Arun District Parking Standards SPD, January 2020, comprising 2 car parking spaces per
dweliing, 20% provision for visitor parking and 1 cycle parking space per dwelling

The Design and Access Stalement which will accompany ths forthcoming outline planning
application for the mixed use development on Land at Ford Road wili need to identify different
characier areas within the residential development, which will help to create a sense of place and
provide the development with an identity.

Rear Gardens of all houses should measure al least 10m in length

Trees growing alongside Priory Lang and overlapping ths weastem parcel have not been considersd;
and these wiil nead o be inciuded in any subsequent planning application

Open Space

MNoise

A clear indication of the proposed future management of the public open space, play and public
raalm areas must be provided with the forthcoming planning application. Commuted sums would be
required should the public open space or play areas be transferred to the LPA for maintenane

A noise report should be submitted with the forthcoming oulline planning application, to ensure the
safeguarding of neighbouring residential amenity

Ecology

An Extended Phase One Habitat Survey shouid be underiaken to determine the presence or

otherwise of protected species within the site and the impact a development would have on the

surrounding environment. Following this survey, if any further surveys are recommended we would

require these to also be undertaken and any mifigation required (o be considered and included within

the planning application.

A biodiversity sirategy will need to be submitted, including information on Biodiversity Net Gain

The Biodiversity Strategy should include and incorporate a variety of scological enhancemsnis

including:

o any trees removed should be replaced at a ratio of 2:1;

o wildilower meadow planting should be used in the landscaping of the sitg;

o a wildlife pond should be incorporated in the layout;

o any gaps in free lines or hedgerows should be filled in with native species;

o bat bricks / tiles should be integrated into the buildings onsite facing south/south westerly
positioned 3-5 meire above ground;
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4.8.

4.7

4.8.

o bird boxes should be installed on the buildings / and or tree within the gardens of the properties;

o grassland areas should e managed 1o banefit repliles;

o log piles should be provided on-site

o gaps should be included at the bottom of garden fences 1o allow movement of small mammals
across the site;

o o hedgehog nesting boxes should be included on the site.

Energy Efficiency
= The proposed development on Land at Ford Road must produce 10% of the total predicied energy
requirements from renewable or low carbon energy generation on site

Drainage

= Winter infiltration testing and winter groundwaler moniloring must be undertaken. It is advised that
the sxtent of the winter infiltration testing and winter groundwater moniloring is confirmed with ADC
Drainage Engineers.

WECC Highways Pre-application

Pre-applicalion discussions werg held with WSCC Highways, with written fesdback received in July 2020,
QOverall, WSCC were happy with the approach taken 1o address the highways connectivity aspect of the
scheme. The original proposals included a straight road from the Ford Road junction into the residential
developmeant, but W3CC advised that a curved road would be preferred in order to better manage speed.
It was advised that a priority junciion in order to access Ford Boad was a suitable approach, and that a
Road Safety Audit should be supplied 1o assess the safety of the junction

WSCC advised that they would not support the infroduction of a speed limit of 30mph either side of the
junction of the proposal onto Ford Road, as this would be inappropriate given the existing speed limits and
location of the junction, and the fact that there is no visible development proposed 1o be sited close to the
roact edge.

W3CC Highways also advised that the proposed emergency vehicular access via Dalloway Road would
be acceptable, given that it would be a pedsstrian/cycle route and would be gated so that it couid only be
accessed by emergency vehicles.

Public Exhibition

A public exthibition of ths proposals was originally plannad for Aprif 2020. Owing to the Covid-198 pandemic,
the public exhibition was cancslled until it could be held safely. In order to ensure that a suitabls
consuitation could still be held, it was changed from being just a physical exhibition to being one that was
held both physicaily and onling, in order 1o ensure that the exhibition could still be held whilst providing an
opportunity for as many people 1o review the proposals and provide comment as possible.
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4.10. The virtual consuliation was held between Thursday 13 August and Thursday 3 September. The physical
exhibition supplementsd this virtual consultation, and provided an opportunity for people 1o attand if thay
wished 1o discuss the proposals in person. It required those who wished to atiend 1o book a timeslot, so
that the number of atlendees could be closely managed and enable the project fsam {0 ensure social
distancing was maintained. The simultaneous provision of an online exhibition {with feedback
opportunities) was included as part of the public exhibition ensured that those who were unable {0 atlend,
or obiain a timeslot that suited them, could still view the proposals and respond with their views.

4.11. Ovearall 91 responsas ware received, with 61% of the proposals supportive in principle of the proposed
development of the site. Residents raised concerns regarding traffic generation and speed limits along
Ford Road, concerns over the suitability of an access onto Ford Road, impacts upon local wiidlife, concerns
about parking provision, and impacts on local services. Accordingly all of these issues have been examined
in detail through the production of technical reports in order to analyse the proposals and produce the most
appropriate schems that addrassses these concerns.

412 The results and further details of the exhibition can bs found in the Statement of Community Involvemsnt
that has been submitted as part of the application package.
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5.

51.

&
[l

sy
&

Proposals

The application seeks outline planning permission with all matiers reserved except for access. The
proposals can therefore be described as follows:

“Cutline application for the development of 80 dwellings and associated amenity land on Land at Ford
Road, Arundel, with all matters reserved except for access”

The application proposes a new road access from Ford Road into the site in the form of a standard priority
junction. There will also be emergency access info the site from Dalioway Road o the north west of the
site. This access point will secured from use by regular vehicular traffic using locked bollards, but will
remain wholly accessibie for pedestrians and cyclists.

The main access from Ford Road will lead up to a high quality residential scheme comprising a range of
dwellings sizes, types and tenures, including the delivery of a policy compliant level of affordable housing.
The internal road will curve south within the site from the entrance point in order to run through the south
of the existing tree belt within the site, and will run through an existing gap in the irees that can
accommodate a road and associated paths.

The proposed residential devslopment on the sits includes the provision of 30% affordable housing,
provision of a new children’s play area, public access to Sha of revitalised and landscaped amenity areas.
An area of land is identified in the masterplan for the future provision of a new community building, with a
service road leading up to it, but the final form of this does not form part of these proposals as the actual
requirgments are yet to be defined.

The Norfolk Estate March 2021 R
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6.3.

Planning Policy

This section provides a summary of the relevant planning policy as setf out by the National Planning Policy
Framework {NPPF), the Development Plan and any other relevant guidance and evidence base
documents.

In accordance with Section 38(6) of the Planning and Compulsory Purchase Act 2004, planning
applications should be determined in accordance with the Development Plan unless material
considerations indicate otherwise. The statutory Development Plan for Arun District Council {ADC)
comprises of the following:

= Arun Local Plan 2011-2031 {adopied 2018)

= Arundel Neighbourhood Plan 2, {adopted January 2020},

= Arun District Design Guide SPD (2021)

«  SPD11 Arun Parking Standards {2020)

= SPD12 Open Space, Playing Pitches & Indoor & Built Sports Facilities.

Made Neighbourhood Plans form part of the Bevelopment Plan; the Arundel Neighbourhood Plan 2 was
made as of January 2020, and is directly relevant to the application site.

The National Planning Policy Framework 2018 (NPPF) is a significant material planning consideration in
the determination of any application.

Several relevant Supplementary Planning Documents have also been adoepted which add further detail to
the Bevelopment Plan and are a material consideration in the determination of applications.

The National Planning Policy Framework

6.6.

6.8.

On 19 February 2019, the latest NPPF was published. This replaced the July 2018 update, which in turn
replaced the original 2012 NPPF. As set out in paragraph 212, the NPPF is a material consideration which
should be taken into account in dealing with applications from the date of its publication. It therefore
immediately replaces the 2018 version.

The NPPF sets out the Government’s policies for the planning system and maintains that a presumption in
favour of sustainable development remains at the heart of the Framework {paragraph 10}.

Paragraph 7 makes clear that “The purpose of the planning system is to contribute o the achievement of
sustainable development”, which comprises 3 overarching objectives (paragraph 8), namely an economic,
soeial and environmental role.

The Norfolk Estate March 2021 S
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8.9, With regards 1o the presumption in favour of sustainable deveiopment, paragraph 11 siates that, for
decision making, this means:

“Approving development proposals thal accord with an up-to-date Development Plan without
defay; or

where there are no relevant Development Plan policies, or the policies which are most important
for determining the application are out-of-date, granting permission uniess:

«  The application of policies in this Framework that protect areas or assets of particular
importance provides a clear reason for refusing the development proposed; or

= Any adverse impacts of doing so would significantly and demonsirably outweigh the benefits,
when assessed against the policies in this Framework taken as a whole”.

6.10. For the purposes of paragraph 11, Footnote 7 states that Local Plan policies will be considered out of date
where a five year supply of housing cannot be demonsirated or the Housing Delivery Test indicates that
the delivery of housing was substantially below the requirement over the previous three years.

6.11. At paragraph 38 LPAs ars required 10 “approach decisions on proposed development in a positive and
creative way’. This goes on io stale that decision makers at every level should “seek fo approve
applications for sustainable development where possitie’.

6.12. Chapter 5 relates to the delivery of a sufficient supply of homes, with paragraph 58 identifying that io
achisve the Government’'s objective of “significantly hoosting the supply of homes”, it is important that a
sufficient amount and variety of land can come forward where it is nesded.

6.13. Paragraph 73 requires LPAs to identify and annually update a supply of specific, deliverable sites sufficient
to provide a minimum of 5 years’ worth of housing against their housing requirement, or local need when
policies are more than 5 years old. It also states thal the following buffer should be applisd:

al 5% in afl cases to ensure choice and competition in the market for land; or

b} 10% where the local planning authority wishes to demonstrate a five year supply of
deliverable sites through an annual position statement or recently adopted plan, to account
for any fluctuations in the market during that year; or

¢l 20% where there has been significant under delivery of housing over the previous three
years, to improve the prospect of achieving the planned supply.

8.14. For the purposes of part ¢, footnote 39 makes clear that from November 2018, this will be measured against
the Housing Delivery Test. In instances where the test is not passed, paragraph 75 states that LPAs must
prepare an action plan to assess the causes and identify aclions 1o increase future delivery.

6.15. In February 2020 updated housing delivery fest resulls were published, setling out whether or not sach
LPA had passed the relevant tests. This demonsirates that Arun has delivered 68% of its required housing
over the past 3 years. As a result, a 20% buffer must be applied to their housing target to address past
under-delivery. This is examined further below.
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6.17.

6.19.

6.20.

Chapter 11 focuses on the need to make an efficient use of land. Paragraph 117 identifies, except where
there is a conflict with the NPPF that policies and decisions should “promote an effective use of land in
meeting the need for homes and other uses, while safeguarding and improving the environment and
ensuring safe and healthy living conditions.”

Paragraph 122 relates io the achievement of appropriate densities, advising that development should
{summarised) make an efficiant use of land taking into account mattsr such as the need for different types
of housing, local market conditions, desirability of maintaining an area’s character and the importance of

securing well designed and healthy places.

Paragraph 123 goes on 1o state that where there is an exisling or anficipated shortage of land for meeting
identified housing needs, it is especially important to avoid homes being built al low densities, and ensure
that developments make optimal use of the potential of each site. Furthermore, with regards to densilies,
paragraph ¢ states that applications should be refused wherg therg are congidered to fail to make an
gfficient use of land taking intc account the advice in the NPPF.

Chapter 12 relates to achieving well designed places. This focuses on the importance of creating high
guality places, recognising that good design is a key aspeci of sustainable developmenti, creates better
pilaces 1o live and work, and helps make development acceptable (paragraph 124).

Paragraph 127 goes on 1o state that decisions and pelicies should ensure that developments:

“a) wifl function well and add fo the overall quality of the area, not just for the short term but over
the lifetime of the development;

b) are visually atiractive as a result of good architecture, layout and appropriate and effective
fandscaping;

¢} are sympathetic to local character and history, including the surrounding built environment and
fandscape setting, while not preventing or discouraging appropriate innovation or change (such
as Increased densities);

d) establish or maintain a strong sense of place, using the arrangement of strests, spaces,
building types and malerials fo create attractive, welcoming and distinciive places to live, work
and visit;

g} optfimise the potential of the site o accommodate and sustain an gppropriate armount and mix
of develppment (including green and oiher public space) and support lpcal facilities and transpori
networks; and

f) create places that are sale, inclusive and accessible and which promole health and well-being,
with a high standard of amenily for existing and future users; and where crime and disorder, and
the fear of crime, do not undermine the quality of life or community cohesion and resifience.”
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Planning Practice Guidance (PPG)

The Government published the PPG in 2014 and has updated relevant parts as appropriale since then.
The PPG provides further detailed guidancs to accompany the NPPF, including on matiers such as climaie
change, design, flood risk, hsalth and wellbeing, Local Plans, noise, transport and the calculation of
housing needs using the standard methodology. Relevant sections, as applicable 1o the schemse have
been considsred and will be referred 1o through this planning statement.

Adopted Development Plan

6.22.

6.23.

6.25.

6.26.

Section 38(6) of the Planning and Compulsory Purchase Act 2004 directs LPAs to determine planning
applications in accordance with the policies of the Development Plan unless material considerations
indicate otherwise. Seclion 38(3) of the Act provides that the Development Plan includes the “development
plan documents (taken as a whole) which have been adopted or approved in relation to that area”.

The adopted Davelopment Plan covering any devsiopment proposals on the site comprises of the Arun
Local Plan 2011-2031 and the Planning Policies set out in the Arundel Neighbourhood Plan 2, (adopted

January 2020).

Arun Local Plan 2011-2031 (2018}

The Arun Local Plan was adopted in 2018 and covers the period 1o 2031. Relevant policies, as applicabie
o this development, are summarised below and addressed in the following sections of this statement.

5D SP1 - Sustainable Development

When considering development proposals the Council will take a posiltive approach that reflects the
presumption in favour of sustainable development contained in the National Flanning Policy Framework

S0 8P1a - Siratsgic Approach
the spatial strategy for Arun District to 2031 is to;

= enable development that recognises the sustainable and historic character of the town of Arundel with
its historic buildings set at the foot of the South Downs.

= provide for the housing needs of the community by delivering 20,000 homes of an appropriate scale
and tenure

= Relain and enhance natural environment resources, including bicdiversily
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6.28.

6.31.

SD SP2 ~ Built-up Area Boundary

Built Up Area Boundaries are defined for the main towns and villages in the District and shown on the
Policies Maps. Development should be focused within the Built Up Area Boundaries and will be permitted,
ubject to consideration against other policies of this Local Plan

C 8P1 ~ Countryside

Cutside the Built-Up Area Boundaries land will be defined as countryside and will be recognised for its
intrinsic character and beauly. Development will be permiited in the countryside where it is:

= for quiet, informal recreation; or

s for green infrastructure; or

= forroad and/or cycle schemes; or

= in accordance with other policies in the Plan which refer to a specific use or type of development

L AN DM1 Protection of landscape character

Development throughout the plan area should respect the particular characteristics and natural features of
the relevant landscape character areas and seek, wherever possible, to reinforce or répair the character
of those areas The historic character and development pattern of setflements within the District should be
respected, faking imto account their distinet identity and selting

LAN DM2 The Setting of Arundel

Development will not be permitted within the area idenlified on the Policies Map which would adversely
affect the views of the town of Arundel, its Castle, Cathedral and its special setling. Any development,
inciuding the proposed AZ7 Arundel bypass, will be of a high design standard that reflects the quality of
the landscape and the setting of Arundel No development will be permitted, particularly within the area
shown on the Policies Map, which would adversely affect the rural views outwards from the town

H 8Pt ~ The Housing Requirement

Within the plan period 20171 — 2031 at least 20,000 new homes will be accommodated in the District.
Additional non-strategic allocations will be made across the District through emerging Neighbourfiood
Pians or reviews of made Neighbourhood Plans

H DM1 ~ Housing Mix

The Council wilf seek a mix of dwelling types and sizes, lo include affordable housing units, that adhere to
the latest Homes and Communities Agency design guidance. For developments of 11 unils or more the
Council shall require a balanced mix of markel and affordable dwelling sizes including family sized
accommodation based on the most up to date SHMA recommendaltions.
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6.33. The tenure mix for development schemes shall be negoliated on a case by case basis laking any
necessary viability considerations into account. Developers shall have regard o the most up fo dale version
of the SHMA.

6.34. The Councit will particularly encourage the development of self-build homes on appropriately sized,
serviced sites in the first inslance or on appropriately sized sites that are capable of being serviced. Such
sites can be provided either as part of a development scheme or on an individual basis.

6.35. Over the Plan period a proportion of the housing provided should be of a typs that meet the needs of oider
people, as identified in the most recent SHMA. Such housing could be provided as part of the general mix
of one and two bedroomed homes but should be designed to meet the needs of older people

6.36. AlH SP2 ~ Atfordable Housing

6.37 For all developments of 11 residential units or more the Council will require a minimum 30% of the fotal
number of units proposed on site to be provided as affordable housing on the same site in the first instance.
£ SP1 - Design

6.38. All development proposals should seek fo make efficient use of land but reflect the characteristics of the
site and local area in thelr layout, landscaping, density, mix, scale, massing, character, materials, finish
and architectural details. Development proposals should have been derived from: a thorough site analysis
and context appraisal; adherence fo objectives informing sustainable design (inclusivity, adaptability,
security, attractiveness, usability, health and wellbeing, climalte change mitigation and habitats); and the
influence these objectives have on the form of the deveiopment
D DM1 - Aspects of Form and design quality

6.39. When considering any application for development the Councll will have regard io the following aspecis:

1. Character

2. Appearance/attractivensss

3. mpact

4. innovation

& Adagptabiiity

6. Crime Prevention

7. Trees and Woodiand

8. Solar Gain

9. Public Realm

10. Layoul —~ Movement

11. Layout— legibility

12. Public Art

13. Density

14. Scale

15. Aspecis of form and design quality
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6.40.

6.41.

6.42.

6.44.

6.45.

D DM2 ~ internal Space Standards

The planning authority will require internal spaces fo be an appropriate size (having regard fo the
exceptions that may apply as referred to in paragraph 13.3.4) to meet the requirements of all occupants
and their changing needs. Nationally Described Space Standards will provide guidance.

ECC 881 Adapting to Climate Change

The Council wilf support development which is located and appropriately designed to adapt to impacts
arising from climate change such as the increased probability of tidal and fluvial flooding; waler stress;
health impacts as a result of extreme femperalures and a decline in the quality of habitats and richness of
biodiversity.

In order to achieve this, development must be designed to take account of the following issues:

{ ocation (in relation 1o flood risk and vuinerability to coastal erosion);

Water efficiency;

Shade, cooling, ventifation, soiar gain;

Conneclivity to the green infrastructure network;

Layout and massing;

Resifience of bulldings and building materials to extreme weather events; and

Capacity of drainage systems and incorporation of Sustainable urban Drainage Systems (SuDS)

Qe a0 TR

ECC SP2 Energy and climate change mitigation

All new residential and commercial development (inciuding conversions, extensions and changes of use)
will be expected to be energy efficient and to demonstrate how they will:

a. Achieve energy efficiency measures that reflect the current standards applicable at the fime of
submission;

b, Use design and layout fo promopie energy efficiency; and

¢.  Incorporate decentralised, renewable and low carbon energy supply systems, for example small
scale renewable energy systems such as solar panels.

All major developments miust produce 10% of the total predicted energy requirements from renewable or
fow carbon energy generation on site, unless it can be demonsirated that this is unviable. The Council will
consider ‘aliowable solutions’ where it is clearly demonstrated that the provision of on-site renewable or
fow carbon energy generation is unviable or nol feasible.

OSR DM1 — Open Space, sport, & recreation

in new developments, housing development will be required fo contribute towards:
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6.47.

6.48.

6.49.

Open space provision in accordance with guidance set out in the current Open Space Study. in some parts
of the District open space provision is identified as being sufficient in terms of quantity. Therefore, provision
of new open space is not deemed necessary but what is needed is o seek contributions for quality
improvements and/or new offsite provision in order to address any future demand.

Loval Green Space is not identified in this Local Plan but will be designated in Neighbourbood Plans in
circumstances where the criteria in paragraphs 89 and 100 of the National Planning Policy Framework are
met

T SP1 Transport and Development

The Council will ensure that development: provides safe access on {o the highway network; contributes to
highway improvements and promoles sustainable transport, including the use of low emission fuels, public
fransport improvements and the cycle, pedestrian and bridleway network.

The Council will support ransport and development which:

= g designed to reduce the need o kravel by car by identifying opportunities to improve access to
public transport services and passenger transport services whilst making provision for safe access
fo the highway network through improvements o the existing road network and the promotion of
vehicles which use fow-carbon energy

= s supporfed by an effective and deliverable Transport Assessment which demonsirates that the
transport effects of development on the local and strategic road network can be satisfactorily
mitigated and a Travel Plan, which is effective and deliverable

= Explains how the development has been designed fo:

o i accommodate the efficient delivery of goods and supplies;

o i give priority to pedestrian and cycle movements and have access fo high quality public
transport facilities;

o i create safe and secure layouts for iraffic, cyclists and pedestrians whilst avoiding sireel
clutter;

o iv. incorporate facilities for charging electric and plug-in hybrid vehicles (where charging facilities
are fo be omitted from the develppment, evidence of market demand and viability must be
provided); and

o V. consider the needs of people with disabifities by all modes of ransport

T DM1 Sustainable Travel and Public Rights of Way

Sustainable Travel and Fublic Rights of Way New development must ensure ease of movement, prioritising
safe pedestrian and cycle access o the green infrastructire nefwork and access fo public ransport and
communily transport services where a need has been identified. Access fo afternative modes of transport
including public transport services, the public right of way and cycle networks, must be avallable and
accessible to all members of the community.
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6.52.

6.53.

6.54.

[o]
i
W

ENV DM3 Biodiversity Opportunity Areas
Deveiopment shall:

a. Retain and sympathetically incorporate locally valued and important habitats, including wildlife
cotridors and stepping sftones
b. Be designed in order to minimise disturbance to habitats

Development proposals that do not reasonably address opportunities for enhancing these through their
design, layout and landscaping or access/management shall not be permitted. Where a development
scheme would result in a habitat loss, mifigation measures will be proposed as part of the proposed
scherne gnd such measures agreed with the Local Flanning Authorily prior o the determination of any
planning application. Within Biodiversity Opporiunity Areas (BOAs) identified on the Policies Maps or
wheare fikely o have an impact on species or habitaits within the BOAs, any applfication for planning
permission shall include a properly conducted survey of the presence of that species and habitat and
impaci(s) that development may have on the BOA

ENY DM4 Protection of trees

Development will be permitited where it can be demonstrated that frees protected by a Tree Preservation
Crder(s), (TPQ) identified as Ancient Woodiand, in a Conservation Area or coniributing to iocal amenity,
will not be damaged or desfroyed now and as they reach malturily, uniess develppment:

a. Would resull in the removal of one or more frees in the inlerests of good arboricultural practice. This
shall be demonsirated by the developer following the advice of a suitably qualified person which shall
be guided by BE 5837 (2012). Details of any advice received having regard o BS 5837 (2012) shall
be submitted, in writing, as part of a planning application; or

b. Would enhance the survival and growth prospacts of other protected trees;

¢ The benefits of the proposed development in a parlicular location outweigh the Ipss of frees or
woodiand, especially ancient woodland

Where there are existing trees on or adjacent fo a development site, developers shall be required o
provide:

Land and tree surveys

A lree constraints plan

An arboricultural impact assessment to include a free protection plan and arboricultural method
statement

@ @

~h

These will ensure that development is planned io take a comprehensive view of free issues at an early
stage in the design process and that development works do not have a negalive impact on exisling frees.

The Norfolk Estate March 2021 PR

ARUN DISTRICT COUNCIL AB/135/20/0UT



Planning Statement
Land at Ford Boad, Arundel

ENY DMS Development and biodiversity

6.56. Development schemes shall, in the first instance, seek fo achieve a net gain in biodiversity and protect
existing habitats on site. They shall also however incorporate elements of biodiversity including green
walls, roofs, bat and bird boxes as well as landscape fealures minimising adverse impacts on existing
habilats (whether designaled or not). Development schemes shall also be appropriately designed o
facilitate the emergence of new habilats through the creation of links between habitat areas and open
spaces. Together, these provide a network of green spaces which serve 10 reconnect isolated sites and
facilitate species movement

W DM2 Flood Risk

8.57. Development in areas at risk from flooding, identified on the latest Environment Agency flood risk maps
and the Councif's Strategic Fiood Risk Assessment (SFRA} , will only be permitted where all of the
refevant criteria have heen salisfied, including:

6.58. A site specific Flood Risk Assessment demongslrales that the development will be safe, inciuding access
and egress, without increasing flood risk elsewhere and reduce fipod risk overall

QE DM1 Noise Poliution
6.58. Residential development likely 1o experience noise from road, rail or air must:

a. Be supported by a noise exposure category (NEC) assessment and designed lo ensure that
residents will not be adversely affected by noise.

b.  Consider both the likely level of exposure at the time of application and any increase thal might be
reasonably expected in the foresesable future

QE DM3 Alr Poliution

6.60. All major development proposals will be required to assess the likely impacts of the develpprment on air
quality and mitigate any negative impacts by:

a. E£nsuring the development is located within easy reach of established public transport services;

b, Maximising provision for cycling and pedesirian facifities;

¢.  Encouraging the use of cleaner transport fuels on site, through the inclusion of electiic car charging
points; and

d.  Coniributing towards the improvement of the highway nelwork where the development is predicle
fo result in increased congestion on the highway network.
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Supplementary Planning Documents

6.61. ADC have three Supplementary Planning Docurnents that are relevant to this proposal ~ Arun District
Design Guide SPD 2021, SPD Arun Parking Standards (2020), and SPD12 Cpen Space, Playing
Fitches & Indoor & Built Sports Facilities. Both have been referred to in the preparation of the proposals.

6.62. Thae Arun Design Guide (January 2021) is considerad to constitute a material consideration when
determining the Planning Application and has therefore been utilised by the Applicant in preparing the
indicative layout and masterplan for the site.

Arundel Neighbourhood Plan

5.63. The original Arundel Neighbourhood Plan was adopted in 2014. An updated Plan - the Arundsl
Neighbourhood Plan 2 (ANP2) 2018-2031 - was adopied in January 2020 and was prepared 1o both
replace existing cut-of-date policies and supplement those that were already in place. Both Plans contain
policies specific to ths site and Arundel, as the site falls within the area covered by the Arundel
Neighbourhood Plan Area. Therefore the ANPZ is a material consideration in the determination of this
application.

Arundel Neighbgurhood Plan 2018-2031 Policies

AR1 ~ Arundel Buill up Area Boundary

8.64. The Neighbourhood Plan defines the Built Up Area Boundary of Arundel, as shown on the Poficies Map,
for the purpose of applying policies 8D SP2 and C SP1 of the Arun Local Plan.

ARZ —~ Land off Ford Boad

8.65. The Neighbourhood Plan allocates 8.97 Ha of Land Off Ford FRoad for a mix of residential, communily
facility and green infrastructure uses as shown on the Policies Map. Development proposals will be
supported, provided the following key requirements are met:

a. The developable land for residential uses comprises no more than 3.9 Ha lying within the Built Up
Area Boundary of Policy AR1T;

b.  The residential scheme delivers approx. 80 dwellings comprising a mix of open markel, affordable
and Community Land Trust homes in accordance with Local Plan policies with an emphasis on
homes suitable for first time buyers or those lpoking o rent their first home;

¢ BDevelopment proposals incorporate and safeguard land for the future provision of a D1 and/or D2
community use(s) fo be agread with the Town Councii;

& The layout and heights of buildings have full regard o the Local Plan policy requiraments in relation
fo the location of the land within the selfing of:

o the South Downs National Park;
o of Arundel; and
o of the heritage assets at Torfington Priory;
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e. A biodiversily sirateqy is prepared and approved by the lpcal planning 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 Flan policies and
deliver a net gain in general biodiversity value, where possible, on site;

The road access to the developable land is made from a new junction on Ford Foad in a location

and of a iype o be agreed with the highways authority, but with an emergency vehicle access o

Dafloway Road;

Pedestrian and cycling access poinis are provided off Ford Road, Friory Lane, Dalloway Hoad, High

Ridge Close and Priory Road of a specification to be agreed with the highways authority;

h.  Provision is made within the scheme layout fo secure public footpath connectivity through the site
between Dalloway Road and Ford Road as part of the wider Green Infrastructure Network defined
by Policy ARS;

i Alltrees subject fo a Tree Preservation Order are refained and prolecied and all other mature trees
and hedgerows within the site are relained unless their removal is essential, and the minimum
required to facifitate an efficient development layout;

. The remaining non-developable land within the gross site area is set out as a combination of formal
and informal recreation parkland and incorporates a Local Equipped Area for Play that is
conveniently located for all the new residential uses and that is accessible to children from the Torfon
Hill area;

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

{ The lavout enables the scheme lo connect and integrate with the existing community at Torton Hiff
and also reflecis the common grid street paltern and profile of Torton Hill, notably the use of front
gardens, boundary walls and strest trees, with an emphasis of east-west strieetfs o encourage
optimum design for passive solar design;

m. The building materials refiect those common to the neighbourhood area; and

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

~h

©

Arunde! Meighbourhood Plan (2014-2029) Policies

Paolicy 3 ~ Housing supply

6.66. The Neighbourhicod Plan provides for the development of g minimum of 80 homes for completion in the
period from 1 April 2014 to 31 December 2029 on sites aliocated and identified for fulure allocation in
policy 4; and supported in poficy &) and on windfall sites. Projected aciual dwellings completions, which
may result in delivery of a higher number of dwellings, will be refined on a site by site basis as delailed
design schemes are prepared.

Policy 4: Housing Sie Allocations

6.67. Land at Ford Road is identified for future alfocation through plan review, following the fliood risk
Exception Test being passed, and subsequently to be delivered in the period 2020-2029.
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Policy 6 —~ Transport, Access & Car Parking

6.68. The Neighbourhicod Plan will support proposals to:

promote walking, cycling and the use of public franspori, including making proper provision for those
with mobility impairment;

promote, protect and maintain the local footpath and cycle path network, including the Monarch's
Way In conjunction with the South Downs Natipnal Park Authorily, West Sussex Counly Council,
Arun District Councif and the Ramblers Association, and in doing so encourage walking and cycling
for leisure especially by visitors o the area;

alleviate traffic problems in the fown with the implementation within the plan period of an A27
improvement scheme; and

develop a Parking Strategy for Arundel 1o manage car parking spaces for residents and visilors
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7.1,

7.2.

7.5.

7.6.

The Planning Balance

Section 38 (6) of the Planning and Compulsory Purchase Act 2004 provides that all decisions must be
determined in accordance with the Development Plan, when taken as a whole, unless other material
considerations indicate otherwise. Section 39 of the Act requires dscision makers to exercise their
functions with the objective of contributing 1o the achievement of sustainable devsiopment.

This section identifizs the key issuss that arg material 10 the planning balance required in raspect of this
scheme and presents the case in favour of the grant of planning permission.

As set out below, it is the case that this site is a sustainable, unconstrained site, which has a direct
relationship to existing built form and represents sustainable development

Principle of Development

The Arundel Neighbourhood Pian 2018-2031 (ANP2) (‘made’ January 2020) aliocates the site for
development through Policy AR2. This allocation identifies that the site will deliver approximately 80
dwellings on approximately 4ha of the site.

As the ANPZ has been formally ‘made’ and adopted more recently than the Local Plan, the policies
contained within it supersede those whers there is conilict between the Local Plan and the Neighbourhood
Plan. In this instance, whilst the setilement boundary set out in the adopted Local Plan does not include
the site, the ANP2 amends the setilement boundary {o inciude part of the site. Accordingly the settlement
boundary shown in the ANP2 is considered to be the adopted settlement boundary. The proposed built
form on the site falls within this area, and as such is acceptable in principle.

Additionally, Policy H SP 1 - The Housing Requirement of the Local Plan identifies that 20,0600 new homes
are required over the plan period, and in order to meet this requirement non-strategic aliocations will be
made “through emerging Neighbourhood PFlans or reviews of made Neighbourhood Plans”. As the
allocation of the site has been made through a review of the existing Neighbourhood Plan for Arundel, the
allocation of the site in the ANP2 is in accordance with the Local Plan policies.

The principle of residential development on this site was identified in the pre-application response as clearly
being in accordance with the adopted District-wide development plans and the policies in the ANP2 that
are in place. Therefore, subject io compliance with other policies of the Development Plan, the proposed
developmant of the site for housing is considered accapiable.
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7.9.

7.1

FARR

712,

713

Besign, Layout, and Appearance

Whilst this application is an outline application with all matiers reserved apart from access, the proposals
have been prepared with an iliustrative masterplan, setting out how development on the site can achieve
the proposed quantum of housing whilst adhering to the principles set out in the relevant policies {most
notably Policy ARZ of the ANP2).

Keeping development away from the eastern part of the site and ensuring that any built form remains in
the ssttlement boundary, is located within Flood Zone 1, and occupiss no morg than the approximately
4ha area identified in policy ANP2 policy, were key considerations in preparing the proposals. The location
of development within the siie that was submitted as part of the pre-application enguiry was determined fo
be acceptable, and accordingly the location of development as shown in this application has retained the
same locations.

Feedback was received at pre-application regarding the location of dwellings lacking a sense of arrival,
that the junction onio Ford Road should not be over enginesred so that it is in kesping with the surrounding
character, and that the development should be sure not o intrude into the root protection zones of the
existing protected trees. The proposals should also include a suitably sized central Green (larger than that
submitted at pre-application), and that whilst this is an outline application and precise housing detail will
not be determined as part of it, parameter plans should be provided so that the height of dwellings can be
determined.

Accordingly this feedback has been adhered to, and the illusirative masterplan and Design and Access
Statement set out how dwellings have been positioned so that they would present more of a sense of
arrival, the central Green area of the proposals has been enlarged, and pararneter plans setting out the
prospective sizes of the dwellings on the indicative masterplan have been included. As a result of the
inclusion of a larger Central Green, and the restriction placed upon where development can be located
due to the settlement boundary location, the density of the development has risen from 23 dwellings per
hectare {(dph) (as shown at pre-application stage) tc 24 dph. However, given that this is such a small
change, this is considered 1o be acceptable.

The proposals have also referred to the Arun Design Guide 2021, in order to ensure that the appearancs
of the buildings in the illustrative plans is in keeping with the local character of the area, and the layout
shown has also been revised (o ensure that there is minimal incidence of intrusion into root protection
zones of any of the existing trees on the site. Additionally, in accordancs with the Arun Dasign Guide 2021,
careful consideration has been taken by the Applicant to make sure through the arrangement of the
proposed dwellings and public realm that roads and vehicle hardstanding is not overly dominant.

Access points have been included in the proposals for pedestrians and cyclists in accordance with Policy
AR2, with emergency vehicle access provided onto Dalloway Road io the north west of the site

The proposals also provide vehicular access and land on the north eastern part of the site for the provision
of a community building {the precise nature of which will be determined by Arun Town Council). This has
been deliberately located in close proximity 1o the exisiing alloiments and the area of open space o allow
any future building which is developed to be readily accessible. The exact nafure of this building has not
bene defined at this stage and as such it is not included within this planning application.
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7.18.

7.19.

7.20.

7.21.

7.22.

Public Open Space has been shown in the illustrative masterplan and detailed in the Design and Access
Statemsni. The proposal will include approximately 4ha of public open space which will be managed
moving forwards by the Arunde! Community Land Trust.

The proposals are therefore in accordance with the Policy detall set out in AR2, and the guidance provided
in the Arun Design Guide (2020)

Landscape and Visual impact Assessment

A detailed Landscape and Visual Impact Assessment (LVIA) has been conducted by Davies Landscape
Architects, in order o allow a landscape-led approach to be utilised by the proposals.

The LVIA considersd the existing landscape and visual baseline fo understand the key landscape
constraints and opporiunities that affect the site. This in turn has aliowed for them to be taken into account
in the iterative design and masterplanning process. Consequently, negative development effecis could be
identified, and mitigation measures set out 1o reduce any adverse impacts that would be caused, aleng
with the inciusion of enhancement measures o ofiset any harm identified.

In accordance with £.01 and E.02 within the Design Guide 2021, the precise location of development has
been based upon the existing landscape framework and the historic core of Arundel. The views towards
the historic core, the existing landscape framework, and the existing trees and hedgerows wers all
ideniified as key aspects to refain and enhance. Accordingly all of these aspects have been refained in the
proposals. The LVIA also identified that opportunities existed for reinstating lost and weakened boundaries
o erthance biodiversily, connectivily, habitat potential, and screening of the site from wider views.

Conseguently the landscape proposals for the site feature large landscape buffers (o cone the view
towards the castle) and ensure a strong landscape edge (o the development. The buffers also enable
opportunities to interlink with several green corridors and deliver enhancements through the provision of
species rich grassland, native hedgerow, and wetland fealures towards the cast of the site. The buffers
also provide the opporiunity enhance connectivity with the adjoining neighbourhood and habitais.

With regard {o visual amenity, there will be limited change to the character and views of the area. Therg
wiil be changes experienced immedialely adjacent {o the sile to the north and in sections along Priory
Lane, bul aside from this, there will be limiled change. To observers arriving o Arundetl along Ford Road,
the proposals will be in keeping with the character and expectations of arrival te a settlement. Develepment
has been excluded from the cone of view towards the historic core of the town from the silg, and
opportunities for mambers of the public {0 experiance this view enhanced through the provision of public
open space on the site.

Overall the landscaping proposals prepared are considered o provide enhancements and improvements
to the current setting, landscape quality, value and longevity of the site. Simultanecusly they will dsliver
improvements to the visual quality and selting, and provide a new well-defined atiractive, and fransitional
boundary to the fown.
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7.26.

7.27.

Housing Need and Land Supply

Arun District Council have committed to the delivery of at least 20,000 home over the Plan period of 2011~
2031 (at an average of 1,000 dwellings per annum). The most recently published Authority Moniioring
Report {published December 2018 for the period 2018-2018) identifies that delivery of housing on sites
identified in the Local Plan has been siower than anticipaled. The current housing land supply position is
that Arun has 4.7 years of housing land supply in place. However, given the slow delivery rates, it calculaies
that if a 20% buffer were 1o be applied, this would legve Arun with 3.7 years housing land supply

The Housing Delivery Test is a metric applied by Government in order {o assess housing delivery. In the
2019 measurement {published February 2020) Arun was adjudged to have delivered 68% of the required
housing delivery. Therefore the 20% buffer should be applied. Accordingly it should be considered that
Arun were correct in calculating their 5 year housing land supply position with a 20% bufier in anticipation
of an insufficient volume of housing delivery, and that 3.7 vears should be considered to be the most
relevart and up to date housing land supply position,

it should also not be overiooked that since the formulation and adoption of the current Local Plan, the
Government have introduced a Standard Method for calculating housing need. Under the currently adopied
method, this increases the volume of housing required in the District to 1,368 dwellings per annum. Under
the proposed amendments to this methodology, Aruns’ housing requirement would rise {0 2,083 dwellings
per annum.

Therefore it can clearly be seen that there is an overriding need for housing to be delivered in the District.
The proposals would therefore provide a suitable boost {0 housing provision in the District and go some
way o meeting this need.

Affordable Housing

The iliustrative scheme has been prepared in accordance with the 30% affordable housing provision set
outin policy AH 8P2, with the provision of 27 affordable dwellings. Following on from the feedback recaived
from the pre-application, the masterplan has been prepared to reflect the identified affordable housing
need in Arun, and as such has been prepared with an affordable housing provision as follows:

1 bedroom unit 6 2
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7.29.

7.31.

7.32.

7.33.

7.34.

Heritage Impact

Given the historic nature of the settlement of Arundel and the presence of the Grade | listed Arundel Castle
overlooking large swathes of the settlement, a Herilage Statement was conducted in order ip assess the
impact the proposals would have on the setling of the hisloric setllement of Arundel. Additionally, in
accordance with the Arun Design Guide 2021 the conclusions of the Heritage Statement helped inform the
proposals in order to identify key sensitive features visible from the site.

In terms of nearby heritage assets, the Scheduled Ancient Monument of the Torlington Augustinian priory
and ponds, and the Grade 1l listed Tortington Priory Barn are both located {o the south of the site. The
assessment has found that due to the distance of the site from the castle, and the proposed use of
appropriate landscaping and planting, the proposals would not negatively impact upon the Grade | castle
or the Arundel Conservation Area.

The presence of the Scheduled Monument and the Grade I Torlington Priory have been suitably
acknowledged and considered in the design of the proposals. With development being set back from Ford
Road and Priory Lane, effort has been made to avoid any impact upon the heritage assets and avoid
encroachment towards Tortington Priory to the south. When considering the design of the proposals, the
proposed landscaping and planting identified to screen the development and soften the edges of the
development as it transitions into countryside at the urban fringe, would further lessen any potential impact
on the significance of any of the heritage assets or their setlings.

Accordingly, the heritage assessment has found that the proposals, in conjunction with the proposed
landscaping and planting, would not result in any harm o the heritage assels and accord with Local and
National Planning policies regarding the protection and conservation of heritage assets. Further detail can
be viewed in the Heritage Assessment that has been submitted as part of this application.

Ecology

In line with the feedback received at the pre-application stage and in accordance with the requirement of
Policy AR2 and E.03 within the Arun Design Guide to establish an ecological baseline and allow a
biodiversity strateqy 1o be established, an Ecclogical Assessment Report has bean conducted on the site.
The report evaluates the potential impacts of the proposals and sets out the measures that have been
designed as part of the proposals o avoid and/or mitigate any resultant impacts.

The assessment found that there will be no direct or indirect impacts upon areas designated for wildlife by
the proposals, and that the habitais lost as a rasult of the proposals have been found to he of a low value
ecciogically (which is a typical occurrence where land has been actively farmed). Therefore the proposals
have ensured the rstention of the most valuable ecological features, and will alsc ensure their
enhancement in order 1o ensure that there is no detrimental impact on the most important ecological
feaiures.

The site has been found to support the following species that are either protected or of conservation
interest: badgers; bals; birds; dormice; reptiles/amphibians. Accordingly the report has set out the
necessary mitigation, avoidance and enhancement measures that will ensure that the risk of impactto any
of these species is removed.
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7.386.

7.38.

7.39.

7.40.

7.41,

7.43.

The report aise details recommendations for the delivery of enhanced areas for wildlife through the
mitigation and landscaping process, and would therefore enable the development of the site 1o deliver net
gains for bicdiversity. These recommendations have been adhered 1o in the preparation of the illustralive
masierplan and landscaping works thai are proposed.

Detalls of the mitigation measures and biodiversily enhancements that can be achieved as part of the
recommended approaches can be found in the Ecological Assessment submitied as part of this application
package.

Highways and Transport

The application is supported by a Transport Assessment from Ardent Enginesrs, who have gxamined the
sustainability of the site from a transport perspective, including the preparation of a Transport Scoping
MNote, the conducting of a Stage 1 road safety audit with respect 1o the proposed junction onte Ford Read,
undertaken engagement with West Sussex County Councit Highways, and assessed the proposed
provision of car and cycle parking spacss on site.

The proposals include a new vehicular access onto the site from Ford Road, as there are currenily no
vehicular access points onto the site. The proposed access point is a priority junction onto Ford Road. This
approach has been determined following pre-application consultation with both Arun District Councit and
Waest Sussex County Council Highways.

The capacity of the junction has been assassad as part of the Transport Assessment, with junction capacity
modelling conducted. The analysis found that the junction would operate with ample space capacity at
peak periods in future scenarios.

There has also been ongoing discussion between WSCC Highways over the spsed limit on Ford Road
arcund the junction. Whilst public feedback received has indicated a preference for a reduction in the speed
fimit on Ford Boad around the proposed junction, WSCC Highways do not support such a move. Given
the sightlines available, the proximity {0 the setflement, and the presence of a 30mph speed limit further
north on Ford Boad, W3CC do not support any amendment to the speed limit on Ford Boad, Conseguently,
the proposals do not includs any amendment to the speed limit.

The internal layout set out on the illusirative masterplan has bsen designed using WSCC design guidance
and parameters, and has been tested for vigibility splays and with swept path analysis. All have been found
o accord with the respeciive requiremenis.

The parking provisions proposed on the site have besn prepared in accordance with the West Sussex
County Council Guidance on Parking at New Developments (May 2019}, the Arun Parking Standards SPD
{Jan 2020} and 1.01 Car Parking within the Arun Design Guide 2021.

Pedestrian and cycle access into the site will primarily come from Dalloway Road. Currently, no footpaths
exist alongside Priory Road or Ford Road, however they are present to the north of the site along Dalloway

Road and within the adjacent residential development

Further datail can be found in the Transport Assgssment submittad as part of this application packags.
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Arboricuitural Impact

in order to ensure that the proposals would not adversely impact on the existing irees on site, an
Arboricultural Implications Report has been conducted in order to ensure that the proposed access route
and location of development would not result in detrimental impact upon the existing trees on site. This is
particularly relevant as the ceniral iree belf that runs north to south within the site is subject to a group
Tree Preservation Order.

The Arboricultural survey conductaed and the rasultant report produced have been used 1o ensure the arsas
of development within the site are suilably located oulside of the root protection zones of the proposals,
and where there are intrusions they are only minor and will not impact upon the health or lifespan of the
tree. All protected trees, veleran irees, and the trees subject to an upcoming Tree Preservation Crder
(TPO) will be retained on site, and all potential veteran trees and unprotected trees of high or moderate
guality will also be ratained.

Following engagement with ADC’s Treg Officer, the gap in the central tree belt that exists iowards the
northern end of the TPO cluster was identified as being too narrow for a road and suilable pedestrian
access o be suitably accommodated. Therefore in conjunclion with the Tree Officers input, the southern
end of the area of protected trees was identified as having a gap within it that is of a suitable width for a
road to pass through without negatively impacting the trees present gither side. Accordingly this route has
been chosen for road access to pass through (o access the main part of the site.

Further detail regarding the trees present on the site, the route protection zones, and the category of each
individuat tree present can be seen in the accompanying Arboriculiural Implications Report, which includes
a Tree Protection Plan and a Tree Survey Schedule.

Moise Assessment

In ling with the pre-application feedback received, a detailed noise survey has been conducied and
submitted as part of this application to ensure that neighbouring residential amenity will not be negatively
impacted.

The report has examined the existing noise levels found on site, and calculated the expected noise levels
that would be generated by a 90 dwelling development. The assessment has found that the development
itself can be prepared and designed with suitable ventilation and glazing specification that will result in no
impact upon potential residents of the site. The noise report has also determined that through suitable
control maasuras during the consiruction phase, impact on neighbouring residential amanity can be
avoided.

Overall the report has determined that the site is suitable for residential development (subject to the
appropriate recommendations set out in the report being followed). Further detail can be found in the Noise
Assessment submitted as part of this outline planning application.
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Air Quality

In line with the pre-application feedback received, an Alr Quality Assessment has been conducted to
ascertain the exisiing air quality of the area, assess the sites suitability for developmeni, and assess the
potential impact on the local air quality during both construction and operational phase.

Tha Site is not located in or adjacent to an Air Quality Managesment Area. The sile has measured mean
annual NO2 concentrations, and found that the recorded levels have been below the National Air Quality
Obijective Levels throughout the last 4 years.

The traffic generation as a result of 80 new dwellings being developad on the site is not consgidered 1o be
significant. The air quality for future residents will therefore remain good without any mitigation measures
being necessary. It is identified that there is the possibility that dust and other such particulaies could be
impactful during the construction phase of the development, however with the proposed miligation

measures set oul, the impacts wili not be significant.

The report therefore concludes that overall there are no air quality consirainis on the proposed
development. The proposed layout and existing conditions in the area are considered to result in particulats
concentrations that are well below the relevant objective lgvels, and the air quality for residenis is
considered to be ‘good’. Having considered the future consiruction of the A27 bypass, it has been
concluded that this measurement will not change. Accordingly, no additional mitigation measures for air
qguality, beyond those set out in the report, are required on site. Further detail can be viewed in the Air
Quality Assessment submitted as part of this application.

Flood Risk

Given the size of the site and the location of an area of Flood Zone 3 on the sastern extremity of the Site,
a Ficod Risk Assessment (FRA) and Drainage Strategy has been conducted and submitied as part of this
application.

Given the analysis of the topography, site levels, location of the development, and through hydraulic
modslling conducted in consultation with the Environmsant Agency, the FRA has dstermined that ths
proposals will not be at risk of flooding as they are located outside of the area identified as being at risk of
a 1 in 100 year event (pius 50% flood oulline}. In addition io this, flood resilience for the proposals would
be further enhanced if all finished fioor levels are set 300mm above the tidal 200 vear predicted flood level
(that is to say that they are seif above 4.368m AOD). Accordingly, this approach has been adopted for
dwellings shown within the proposed masterplan.

With regard to surface water management, the assessment has found ihat the site is predominanily
classified as being at a "Very Low’ risk of surface water flooding by the Environment Agency. An ordinary
watercourse crosses the site from north fo south, dissecling the sile into two parcels. Water from the
western parcel currently drains into this central watercourse which then discharges into the network of
ordinary watercourses between Ford Boad and the River Arun. Waler on the eastern field drains fowards
Ford Road and gathers in a ditch alongside Ford Road, although soms waler ponds onsite alongside Ford
Road.
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The assessment has found that the characteristios of the existing soil are not conducive towards infiitration
as the primary drainage mechanism. Therefore the most appropriate surface water drainage sirategy is
that it is conveyed via a piped network into conveyance swales and atienuation basing prior to dischargs
at controlled greenfield run off rates. Accordingly the provision of swales has been adopted in the
preparation of the plans and they have been located appropriately within the site.

Overall, the FRA has assessed the site, and found that due to the location of the proposed development
on the western part of the site, in the part of the site that is categorised as being in Fiood Zone 1, the site
does not incur any figod risk. The proposals are at low risk of flooding from all sources, including fluvial,
tidal, and surface watsr. The proposals will not result in increased flood risk elsewherg, and the surface
water runoff generated by the proposals can be suitably managed.

Further detail can be found in the Flood Risk Assessment and Drainage Strategy submitied as part of this
application packags

Lighting

Given ths sites location near to the South Downs National Park Area of Qutstanding Natural Beauty
{ADONRB}, and the potential ecological impacts of artificial lighting, a Lighting Strategy Document has been
prepared. The document assesses the sffect of the lighiing of the scheme in order 1o ensure that the
proposals ensuwre suitable lighting provision for resident safety whilst not negatively effecting the
surounding area.

The Lighting Strategy Document has found that the proposed 6m tall street lighting columns on adoptable
roads and the provision of 4m tall columns on non-adoptable and gansitive areas of the site will provide a
suitable level of lighting whilst not negatively impacting upon local wildlife or neighbours. The utilisation of
tow light poliution filtings which retain light spill will be used in order 1o minimise light spill and minimise the
loss of light into the sky or the generation of glare.

Cverall the proposals will result in the provision of a lighting scheme that is compliant with highways safety
standards, delivers suitable light for pedestrian safety, and does not negatively impact upon the native
wildiife. The proposals accord to all relevant British standards and the Institute of Lighting Professionals
fighting guidelines. Further detall can be viewed in the Lighting Strategy report submitied as part of this
application.

Landscape Visual Impact Assessmerd

Given the sites location on the edge of the settiement of Arundel, near to the South Downs National Park,
and the location of heritage assets to the south of the site, a Landscaps & Visual impact Assessmant was
conducted. This was in order 1o assess the existing landscape and the potential impacts that the proposals
may have. The assessment was then utilised to help develop the scheme, so thal if could be ensured that
the proposals werg appropriate, and to ensure that a landscape-led approach was followed in order {o
make the proposals sit harmoniously in the existing landscape.
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The assessment found that the existing site experienced some visibility into it, most notably along Priory
Lane where the field boundary between the western parcel and Priory Lane was observed 1o be partially
open. The landscape of the site, whilst rural, was not found to be of high value or contribute significantly
o the setting of Arundel, and the existing residential development and allotments adjacent (o the northern
edge of the site lessened the impression of rurality.

The nearby SDNP, of which the closest boundary lies to the west of ths site, is defined by ancient
woodiand. Views of the wider SDNP are not visible from the site, and the site is not visible from the widsr
SDNP.

The location of the development proposals within the site have been determined and refined as a result of
the LVIA. The propesals remain within the identified setflement boundary as set out in the Arundel
Neighbourhood Plan 2, and will not result in notable changes io the visual experience and character of the
area. It is acknowledged that there will be changes in the visual experience when viewed from directly
adjacent {o the site, however they are not considered to be out of character or outside the expectation level
of someone approaching a town boundary.

The proposals will deliver enhancements 1o the area through the delivery of landscape buifers that will
ensure a strong landscape edge to the development that will interlink with green corridors across the site
to enhance connectivity with the existing adjoining neighbourhoods and habitats. This will be particularly
prevalent along Priory Lane, where there will be reinstatement and enhancement of hedgerow, and new
pianting. In combination with the parkiand buffer on the southern edge of the site, this will deliver a new
high guality selting and settlemant boundary.

Overall it has been determined that the proposals provide an opporiunity to improve the visual quality and
setting of the scuthern end of Arundel, and provide a new well defined, atiractive and transiticnal boundary
to the town. Further details can be observed in the Landscape and Visual Impact Assessment that
accompanies this planning application.
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Conclusion

This planning statement has been prepared on behalf of the Norfolk Estats for:

“Cutline application for the development of 80 dwellings and associated amenily land on Land at Ford
Road, Arundel, with all matters reserved except for means of access”

The proposals have been examined against the policies of the adopted Local Plan, the adopted Arundsl
Neighbourhood Plan 2, and the relevant Supplementary Planning Documents include the adopted Arun
Design Guide 2021. It has been demonstrated that the gverall proposals accord with the relevant policies
contained therein.

The site is subject {0 a site allocation for approximately 80 dwellings in the Arundel Neighbourhood Plan
2. itis located in a sustainable location and within the settiement boundary of the settiement of Arundsl.

There is an identified housing nesd across Arun District, with no five year housing land supply currently in
place, the Housing Dslivery Test having failed o have been sufficiently met, and a likely increass in the
volume of housing delivery required through the plan when it is next reviewed. The proposals would not
only deliver 90 new dwellings, but of these 30% would be affordable housing, in line with Policy AH 8P2.
The proposals would therefore greatly assist in providing housing for local people and meeting an ideniified
need

The Site will also deliver a number of public benefits, through the provision of approximately Sha of public
gpen space, fand upon which ADC can deliver a community building, and a new children’s play area.

The application is for outline planning permission only, with all maiters reserved except for access.
Accordingly detailed highways works have been undertaken, in consuitation with West Sussex County
Council Highways and Arun District Council, fo establish suitable and safe access and egress from the
site. As sat out in the accompanying Transport Statement, a simpls priorily junction is the most appropriate
solution that will suitably address all necessary technical requirements and deliver a junciion onio Ford
Road that will integrats seamlsssly with the sxisting road network. Discussions have been held with W3CC
Highways over the possibility of reducing the speed limit on Ford Road, however this was deemed to be
inappropriate and would not be supporied by WSCC Highways. Accordingly no changes in this regard are
proposed.

Whilst this application is for outling permission only, following on from fesdback received from ADC at the
pre-application stage a number of supplementary technical reporis have besn prepared that demonstrate
that the site is suitable for development, and that the site can deliver enhancements {o the local area.
Notably these include an Arboricultural Implications Report, a Landscape and Visual Impact Assessment,
a Flood Risk Assessment, and an Ecology and Biodiversity survey. As requesied at the pre-application
stage, parameter plans have also been prepared and are included within the application package as part
of the Design and access Statement.
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Overall, the proposals are for a landscape led scheme that will sit harmoniously in the landscape and
provide 20 units of housing o a Local Authority that has a recognised deficiency in housing provision. The
provision of affordable housing will assist in meeting a recognised need that is essential to ensure the long
term health and viability of Arundel as a place 1o live and work. Accordingly Arun District Council ars
respectfully requested o support these proposals.
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