T TR .
N ; i

" \ ‘

§\§

.

R
.

N

HECTARES FOR COMMUNITY SERVICES
LAND AT THE WOODGATE CENTRE WESTERGATE WEST SUSSEX
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Background

Site Context

"

& any Settlement Boundary
Hity/Accessibiliy

: 5“%?&_?&5@3 B%_ﬁﬁ Local Plan

The changes/improvements made to the scheme 1o address those matters that led the Inspector to dismiss the Appeal

Wre resigonts

This Design and Access Statement is also accompanied by separately bound Appendices cross referenced theughout.
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wtline application for the

‘seheme fn R antin

The remainder of the overall site in the same ownership was the sublect of dn cutline ypplication forthe o

OF plhirnning perission in 2011 whith contbined (o demansivals & awnprehansie masisr pla

the redevelppmeit of the whols site with 2 rixture of conmerdia, residential and pubilic vpen space develapment.

Thie existing buildings on the site topethes with the assoclated land and avess frovn Dak T

\ St s ovice ares parking for A vehicles and lsndscaped swmenity spase (0

5 ' s " fovermnber 2010

The applicants have submitted a reserved matters apphication i respect of the layout and landscapivg for that sooroved

wplementing the approved

o T,

tiont includes the provision of allotments as part of the proposed landscaping as referved

to in this spplivation,

B sofap iy

100 dwellings Hncluding 30% {up to 30) affordabla] together with 7,115 square roetres of sadacaped open space within the

residential sreaand an additional

ectares of fane

Referanue: ALE/11) and this was refused outling planning permission on

thie Councl's decinion notics of that date copied st Apperddin 1.

%
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The applicant appealed against that declsion on 20 October 2011 and the «

_'-_:::cmm&ﬁézémr{m‘i 7 April 2012, (PINS Reference: AFF/CIRIOIA/11/2183208)

the Appem 3 pumber of changas pecurred which hecame material to the | tnspectors del herstions regar sm the appeal as

.
R
> al was heard in the light of

The m{gumg ﬁgwn@d on 17 Apnl 22 and satfor 5 daugvz but the apma was dispyissed by the ~mpf::;mr who set out bis

2012 (Copied at Appendix 2 for ease of reference).

islan and

‘ J‘s of B adddenss

aivial a_nf:ti mch

nesded housing 5s:ih'-e‘m:\“ can be alfowed to “mceed

ik




N

8, Afavtual desoription of the applivation site and its surroundings thasther with o list of community fa

transport seervices in the loality of ¢ swith the Coungit In & "Statement of Commen Bround”

{SOCGT as part of the previous appeal process and sindg this was a0 ageeed joint statement on behalf of the Council and the

*

atys ustrating

ince its not repeated here. Arrial photegranhs and

%
s
K%

then appellants {now applicants] wad bas net changed

o

Appendix 3.

the agreed sie context ave at

gem

General Approach
3. Matignal Manning Policy Framework {The Framework) parographs 14, 17, 185 & 187 make § clear that developmeant should
be viewed positively due to its many economic and social benefits particularly where there are no specific environmental

palicles which restrict development as is the case here,

10, Maoreover, Framework paragraphs 4% and 197 make it clear that fallowing the publication of the Framework development

Jocal planning authorities shookd spply the presumptioy in favour of sestainshle developnent a8 paragraph 14 when

determining proposals generally and housing propasals in particular,

ARUN DISTRICT: COUNGIL AL/ 7014




11 -‘Them*mm th& kw ques

eficial dew!armemtfm

fnspectors concerns can be properly understood 25 a starting po 3 pos tma.vx;}iw-< the

proposed developmant can be s_ésﬁ_imwra amd *he d.«aﬁdvamagét e kS e*‘i QF pessh

{ADLPY and any proposal shoold be determined in accordance with the develogment plan usies

ronsiderations indicate ntherwise and the Nations! Planning Pt

s Eramawork (The Pramawan

consideration

.i 'F
& i R T,
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| devalopment, are of limited assistance in assessing whethisr the

broad Lased and, whilst not preciuding the 3

appeal site specific al‘» 5 sustainahily located,

R
E ®

the requirement of Policy GEND o protect the countryside for s own sake, reflecting former vmtmvml atlvice, has
By way to the provision in Franswork ;}amgmﬂg}h 17 Simpiyzto recognise its intrinsic chasacter and bea ity As 3
result, the Framework attracts graster weight than Policy GENZL

¥ The settlement and housing policies of the ADLP {GEN 2 ahd GEN 5] are niat only thine expired a5 they make o
provision for huusing beyond 3011 but are also st of date because they were established on the basis of eavlier and
now superseded planning Srcumstances. Howsing has vot come forward ?;sa& e-rWiSageﬁ in those policles sn- nwetmg
future housing reeds w il re guire housing sites {0 be Wentified outs o
those policies,

¥
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. hoan early stage of praparation that it carries very fimited welght.

15, Itis considered important 1o recognize that there has been no material change in circumstances since the a ppeal docision

was issued that would result in these conclasions being ehanged.

Location outside any Settlement Boundary (AD Paragraphs 29 - 32)

s two key findings under this heading as follows:

+f pew building

i3

at could not be the basis for a development of

E}ar*sz;r* 'Em,ﬁin;}; ﬁcﬁ_and ADLE Policy GENT

o T m, dgwmpmmt would aveid any southward lesr extension of Woodgate, v would retate 1o the existing settlement

and would not be gremhe vislble In the wider ndscaps f't:ze;t.;mrd Jinitad local uiﬁﬁzxkggﬁinfs;




ARUN-DISTRICT . COUNCL AL/ 70112

o The site is not subject to any protective landscape de

BPpeAranee or charactey of the surrounding countryside and tiw wzzhﬂme Hh*mmmst s lan nese ap&d open space and

publie amenity woodland,

17, Having assessed the degree of impact without mitigation and the degree of impact with mitigation the Inspector condludes
t‘mt the proposed fia_sfei-m}mem’ would cause 8 gieg;;;eez of haen : a},pmi site, and i
the countryside on its eastern flank {paragraph 32).

BustainabilitylAccessibility (AD Paragraphs 33 ~ 48)

23, The Inspector found that
. Woodgate has good accss to comimunity faclities and services
» Comparisons with the findings of an appeal inspector in fespect to & site at ¥apion wers inconclusive 33 to the
sustainability of this sites location relative to those faciliies
s Distanices between the site and the available facilities coupled with the frustrations and tncreased journay times.
fansfovclists by the closure of the raibay crossing would fead most
ahle modas of transport
24, e ﬁndmgs the lnspector concludes that the site has a “low fevel m‘mmmmbmr‘y for the proposed

oI R 3

ideé.ﬁﬁ;jﬁkn-;n With respect to Transport oies oo the grovimity of commintity focilities ™ and 1 is clear from paragraphs 48

sgnation; does notin itself make & particiiar contribution o the
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25,

36

27

Savour of dis

improve th tk & rominunity facilities

resolve sore of the fssues that may dili(..ﬁm&tgﬁ mtsam

benefits of the scheme In terms of the improvemernts &

and pam%mph 83 that It fs this conclusion which wmgb@d heavily apainst the previous scheme and tipped the ébat’s}mc@iin

ng the appeal,

e ws*?& thﬁ frng

o

stisag

““he ‘Ag}p ‘1

gt »J,J:m an

range of facilities that do exist 3 hemfw

decidsd 1o take the e pmsmvs apprﬂanh afi m*nmv'ng {he su&temabmw cre miiaiS‘-t}?'tﬁé schame proposed and the

can offer to 4 he wider area gonerally,

Living Conditions {AD Paragraphs 47 - 48}

Inspector co Niuﬁt’m t_h‘a’ti};.




* o Weadgate Rﬁaé_355:3“;2}2-9&*‘*‘{5.&553?:\; sarrow fer # costdential socess, has fontways and verges on both sides and houses

&
gyvittence that no
8. Thevefore the Inspector found that w ence i groued o

conciude that the concerns expressed i::*fg‘ the Coungi mi vesidents were justified fn this regard
Pedestrian and Qyole Routes (AD Paragraphs 50 ~ 85}

20 o Thednspector tonchudes thats

. Woodgate Rc}&d:{}ak Trae kang provi e adeguate pedestrians/oycle routes inte the site from Lidsey Boad as proposed

Westergate thmug the § “u!frswmg MEasUres:

¢ three new pedestrian refuge idlands on the A29, {including one serving an existing bus stop south of the level
crasaing)

2 3 shared pedestriar and cycle route slopg the A29, 4t least as far as Bastargate

1w
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Woodgate Road - Lidsey Road Ju

i&f}ﬁ o0 E.iut-*hs‘ wantial contr ' ”*"*fﬁiisz@@_‘ﬁ;‘_;i{.‘fﬁg

£2.000 arel veoulel be g

ent in this § ward sooto that extentan

%3??.?@&3-?@15"”7"%%?ﬁﬁﬁ. with respect fo cycle and pedestrian routes.

'“uncﬁén,-;iiﬁﬁ;ﬁ?arggraﬁﬁs 56-64)

hat the tfafr*rf gm\amiw b mxtandin amgats Road to zerve an additiona! 106 ¢ houses, as

IS NG guas

would excend the free-How network capacity of gii'hm” road:

Seity ol th

vas propesed woukd o

® The proposed Right Turn La

plefmtmi dgtrimentm Jetter must b S h:csf@ﬁ in connecty m-wimn_ﬁrg}f dtawé}}i;:jzg}ts\_ef}t' {as,

assensed on tm& prt

ph 32 principle that "Develooment should only be pravented or

opposed to

AT are seve

refused o transport prounds wher ;*1;£3~‘;r§§s;‘_'rdmt mm,l&we amp&n{n of devalog

18, inourview this conclusion s

Authority with regard to e op
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o and Both autharities indicated n ther evidence to

saitability of this form of junction designas a su‘ut!

sy that

sultable Right Turn Lane Junction design was capable of being feliversd by way of o condition imposed on any outline

planring permission granted.
Housing Néed‘{ﬁm é?aragraphs- BS ~.§§2}

The Reguirament

231, The nspector concluded that:

* The Appeliants approach was preferred as i was SEP compliant in comparison with the arbi &:rrafy sethodology of ADC

. The reguiremernt for the current 5 vear gerfod 17 April 2002 — 33% March 2017 is to be regardedas

i&j
i
Yook

a5
R A

dweliing units fequivalent to 72 3dpa) as opposed 3085 units {squivalent to 617 dpal as stated by the Councit,

The Supply.

C32. Owersh the insnedtor coacluded that

* Given the uncertainty sur mumimg thﬁf- sj@ Hyery of SHLAA sites and recently idea‘iiéﬁeé sites, the total SYNLS of 3,381

el mm assunved by &DC m;}s&gﬂ £ gure and

» The c;a..frffs:m_i‘ supply amaunts {0 about 4.68 years 'w.i:m optimism and would reduce to 3.8 vears or less I more

;:w&\m\m g SOINg

I




History of Under Delivery and the Supply Buffer

sore than 4.7 years oo mpawd Wwith the o

mewark paragraph 49 and the

By

Framework paragraph 14 therefore applies.

Affordable Housing

340 The Inspector concludes that the benefit of a contribution of dp to 30% sdditional Sffordabde dwellings In compdiance wath

AR ;}{}iﬁﬂywasan‘ta§ raaHfsc’trr i favaur of the : proposal,

&) ""5
R
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Other Material Considerations {AD Paragraphs 83 ~ 85}

= 35 The inspector-found that

- Foul and s;:_rﬁf;é;é:{-:e-.waﬁe;r(i ralnage could be addressed E}sf-*wa},spf cands

T

8 ous 85 progosed by the app

3

® The Uiniateral Un ﬂ?ﬁa&*ngs provided by the dppellants were ¢ ams}nar £ with Reguintion 122 of the Community

s

infrastracture Levy Regulations 2010 and were therefore a satisfactory mgchanism $or delivering those abligations

requested and specified in the Unifateral Undertakings.
» There would be some degras of community benefiy frorh the provision of the 1.85 hectares of publicly accessible
amenity woodiand included in the proposals, as well as a fevel of support for economic growth in terms of Framework

parsgraphs 15-15

Qverall Balance of Planning Considerations (AD Paragraphs B6 — B9}

v of these gavsgraphs makes it clear that the Inspecion detision was finely balanced. These paragraphs

o

Any w?t}jettiwe rea

(A1
s

2 e i 3
SR SIQMINWEE

Ligtec amaunts to g matenioy mnsm’

e b pnsitadnobis st it focation or sdverse s

St

Denefits,

f
&
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s

B7.Dn thatbasls, the degese of aoverse Impoct dup to the focetion of the derelopment outside the settiement boundary and with &

and the e

st degree of identified §

SRR S SR

{5 sufficient ta nverside Both the degree of 58

amenity woaodiand,

fromun fn

S

70 open market and 30 off

e af ol 1 that the opgen! should be dismissed,

37, The onlysi

._§mhﬁ(§.§;}§i§3ﬂ*af’ﬁf‘afi’ Dratt Local

ian for public consultation in july 2012

38, Whilst it remains the case that the Draft Local B

an fs at an embryonic stage and carries very limited weight | AD Peragraphs 8

== 28] with regard to the determination of apolications at this ime particularly as it remains 1o be seen whether or not the

new hossing of b

Westergate/Woodgate area needs to accommioda

T
i
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Plark

the & ﬁt\?r‘: i ey vsﬁ- regarding all relevant mattars of pring lgiﬁ pes‘&asﬂ £

:_1:?&;3&‘. this was :r.*sm‘; i1 any gase ﬁﬁ-*ﬁ-“-‘iﬁiﬁfﬁid .m_ be ‘ieie famiate isxt?mii

o

targate Woodsate i an area that should acenmmodiie af least sone of the

indicative of the Countils view that Wi

Hﬂlhiﬂﬁ’ that may e nesded i the district whi';ﬁjem{gﬁ rmer wmgm m me pr m miL of these proposals.

I

it is noted that Officers disagree with the &5 Inspectors fiadings with repard to th? § year h»auatm fand supply & & notable

i th s;:“prc}_{ ssioral secommendations 16

their mfassmna! recommendations in remsa‘s g that

*"s Inspectors and gurs all poing to the submitted

f

it bodne s

15




affordable fup to 30 dwelling: being given aver to sublic open st

wariaty of forms,

AZ20 0 The clrrent scheme redices the arss to be used for resh
nimber of dwellings proposed being redaced to B5 dwe

55} with the remainder of the site

Trattic Impact

44, The reduction in the amount of residential devninprient proposed reduces the net level of trafic | Anticipated Traffic

usest that would be sanevated by

ARUN DISTRICT. COUNCIL AL/ 7O/1:17:

S && E\\Q‘@\Q%&%m&\\\\\\\\\\\\\\\




4% The Inspector in his dedision acknowlendged that e nat trafl

_;;umfy t‘@fusa of planning permiss any of the reas s evion :

cumulative impacts of the net traffic that would be gensrated wauld not e severe,

Jb.  The netieatfs gencratsd by the current proposals would be jess than in the previows scheme and Paragraph 32 of the

P‘iﬁfﬁﬂﬂaﬁ_?’EE’EE‘H‘EE}‘_&E’; Policy Framework (NPPF} makes it clear that Dey veliprment shouwdd andy be pravented or s efused on

travsgort grounds whers the résdual comulative impacts of development gre severe,

Impact an its surroundings

I
el

Jx
7 ft
e
:f

P deviopmiant proposed woull be

red mtteﬂ-sgiliﬁ further by the current o r‘:masa

Provision of onsite retailflive work units, commun

Z

gt VNS B0 t’\t_f RO MQA SRR 3 f\. % 1S i) TN R It.i‘ E; i s eia ‘u’i‘ll@ﬂ O {I\if
G, The previous scheoss made o peovision for retailfive work units o comraunity senviess but did make proy for pubii

OPEN SpRCe,

i
Lo
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50, Theln 'w::srm found that the public open space provision was a benefit that weighad vatr but

expressed some mited concems sbout the fack of oosite facilities bein

the NPPF aa being ilustrative of his view that future residents may be more e ﬁmdthtmﬁ the use of thelt cars than might

atherwiss be the tase.

inanumber af ways

§1. Iisconsidered that the current scheme addresses the concerns and increases the identified benefits

£ the concerns
Reduction in the need to Travel

52, The proposed devslopment would include retail/tive work units

up to 4 retail units and up 1o 3 live work units on 0.22

hectares of the site] which would rediuce the need for some fulure resdents 0 travel at all and provide

residents as well 3s future employess in the proposed adjaining B1 Commarcial scheme with access to retail senvices { such
a3 buichers, baker, newsagents etc) of a type that would serve their daily needs within watking and cycling distance of their

homes L NPPE Far:ag"raphﬁﬂ}
Increased access to sustainable Transport modes

ey

de 3 rm*tg@*}f‘ cifities and services that

e ;Wf““"'\%? Tuatad

53 The proposed comnunity services area wouki i

ransport modes and provide future and sxisting residents with sccess 1o alternatives other than the private car,

19
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55 This BEp

S Theintention Bbthat as a mindmim the Comnrnity S

> all of those features shown o the Indicative.

plan below and that these features would not anly reducs the nesd far peaple m traynd ‘mt awald alen maximize the

_schenas ability to promots sustaimable transport mode ssidents

snity benefit to future and sastir

ag envisagad 31 NPPT paragraphs 3

eriiee Yaed

= ‘%nsw s& \\\(\N}*‘ f.N

Fasyaiing”
Frniliy

ect of the scheme is discussad further i the submitted Braft Travel Plan and ongd g scheme

balow,
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i1
i

i

o

A village Green ~ A centrally k

o The tﬁ&? and LAP - (o “entra sily lovated areas wh

Increasing the previously identified benefits
The pravious open & IECR ey posed which was considered 1o be & scheme benafit has heer increasad 25 2 result of the pverall
scheme now proposed in & woy that meats many of the aspirations for the promaoting & healthy community at NPeg

parapraphs 69 - 78,

‘Public Open Space

is intended thm the 2.71 hectas‘eﬁ of public open space shoul d be utifized to provide the foliowing key elements as

identified on the submitted Indicative Mastar plang

cated sha

af the exizting and future ¢ wm}umtﬂ‘m‘ ht not atherwise mmt{swt‘ 'asag_sfapihs..ES{E??:L}}

‘saim‘*}fia‘tni-par@mg an mest ;M‘PF Faragraph “ﬂ}

o Amenity Woodland Arss with Oycle/Fiiness Tradl = Publivally accessible ares for recreation and sport (NPPE

Paragraph 73}

b
¥




SR

i,
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)

5

B,

3 ;5'4,
8 il

T

ARUN DISTRICT COUNCILAL/Y0/M:1/.

proposed community b

Alfotments

allotments as a means of integrating the commercial and residential elements of the overall master plan for the development

ably Beacnoed with the aspira

af the ovarall seheme g

| provide e

port and recreation that NPPF paragraph

73 states can make A FMpPOTTant con




The Waodgate Road - Uidsey Road Junction

3. Thenspector found that the right tuen lane lunction improvement sropossd would notion but would

2\\

also be adequate in capacity terms to address the fikely net lncrease in vehicular menements st the Junction that it was

ted that the provivaesy schemeowsild crexte,

61 Poth Arun Distoict Counciband - Wost Sussey County Counehl also previousty confirmed tha whilst they both had resenvetions
about the detail of the design for that offsite junction improvement as then proposed 3 mors satisfactory design could be

athiés_véfdi witﬁwut ”tﬁ&”n&ﬁd-f{sr t‘hiifd.pa r’fg’s’iénd_m be included {Le. within Highway gw:me»d':izaﬁﬁi and that the issue could

65,  inview of this and the fact that the net nerease invehiculsr movements at this junction that would be created by this

scheme would be fewer than those thiat wo uid have been created by the previoys schemae it Is considered that there is no-

need to suppert this cullive proposals with a detailed dght tarmn Eanm junction design.

66, Whilst s stilf intended Eth at the Woodpa '?--Hﬁg&djun@tim would be impraved by the introduction of a right tum

ane mnctmn i 15 considered that the detailed Ei*'SE.“}"E tor same cotld be addresserd by wav of & condition sm GO any
§

m

Citiine planning permission granted.

Sﬂﬁtti butions towards pmwi:s_ian} improvement of offsite Pedestrian/ tycle Routes

v the shte

» The siinzsgﬁéfigfitf’fﬂur‘sﬁf‘téha‘?f’irzhzi%v‘i:it},un-c:ﬁ wis jastified in seeking tn improve pedestvian and cycle rmutes fr
mm* wards to existing facilities in Westergate through the following sneasures:

M

ARUN DISTRICT:COUNCGIL AL/70/:1/:
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B4
T

the ‘ava:ii;éi‘ﬁe facit

“and perceptions rega eding the fr

..!

3 ihree pew pedestrian refuge §s

R R R A A e b
ststhofthe leged

. fmwg}

farastE astef e

G o8 ghas&d pedestr

aral Undertaking con

ing to financial contributinns towards

would be insufiiciant jo ‘9"7.? regard

WEe B gk

isﬁ«'&ﬁ schirme soducss the need k *ure*&» 15 b tray ltr‘ some ot

ies by any mears dus, o the p_t‘-t)ii=§§iﬁz‘1i-c)'f; day to day s.fei";s‘i‘i:eg ot thie site itselt but the nsp §md ngs

range of other facilities in Westergate { such as sthools and '»_

wain 1o be addressed,




70, Sew ot the for
”i::ssjj;impmygmem(:rf s;éff;ite; 'F’edeai_r,%gnﬁ:ycie;ﬁﬁ stes from the esttmas‘ed £
7t fisution would be sulficient for Srun District Councilfwest Sussex sncil o Jointly commission and
ﬁmdi_‘ih;ﬁ;i:ﬂf*@&ifl;iti{;ﬂ of the £ 'mwmg possible improvernents which would m of benwf:t {0 existing residents as wwh 3
Future residents of the proposed seheme:
Padestrian/cycle Bridge on the west side of the existing Waondgate Ratlway Crossing {Cirea £275,000)
o) Three pow pedestrian refuge islands on the A28, lincluding one servipg an existing bus stop south of the lavel
LrOSE Ef‘g}u and a shaved pedestiian and w:s route aaaang the A28, at least as far as Eastergate iCide‘ £20 l‘} {‘3{%}
I W Bconsidered that tiis approach s entirely consistent wath the aspirations for promoting sustainaiie transport setout in

NPPE Paragraphs 29 - 41,

‘Scheme Delivery

71 hectares of public open space, 8.22 K

“—-]

33 The proposed 385 hectares of residential ;imf-eéiaigjme;ﬁi & iwm wﬂf&

cunits and 0017 hectarjeg for Community services all foren part of the application and their delivery san h{f gnsured through tha

ARUN:DISTRICT-COUNCIL AL/ 70/1:17
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i

i

The delivary o

rould all be contratle

hat thaie future main snement be undentakes

purpose prioy to octupation taking place In accordance with standard arvangements that are tsed in res

1 negotiated agreemant or Unitateral Undertaking under ¢

fal

a by standard conditions imposed on any pers v eranted which would respuiee th

and a program for their delivery and fture maintenance be submitted for later approval.

The applicants propose that the capital cost of providing the proposed p

uding the propos

re) b funded by and deliversd by the commsedialf residential/retail/l

couddition optsed on

aning peseaiasion

Wer and the

05 of the principal Act.

S
R
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Pan o

‘the presumption it favoor of sustainable development. [NPOF Paragraph 197,

degision-takers at every

79, Wisalsothe case that kocal planning authonties shoudd ook for solutions rather than problems, a1

hevel should seek 1o approve spglications for sustainable development where possible, Local glanning sutharities shaold

work proactively with applicants to secure developments that improye the economie, social and environmerdal conditions of

the area, (NPPE Paragraph 187,

80, This proposal addresses the aconomic, social and savironrmental dimensions to sustainable development {NPPE Paragraph 7}

svd pontribution fowards mesting the housing reeds

. A

and it reraains the case that the proposed housing wauld make § sig

‘oftheinimediate locality and the district ganeraily.

81 NPPF Paragraph 14 states that: For decision-taking the presumption in favour of sustainable developrient means:

i the developmsnt

ant policies are o

G apao selopment pro
& whire the developm

~-any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the

pulicies i this Framework takien as s whole; oF

amework indicate development should be restricted.

—specific policies in this F
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