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Report of Objections and Comments on behalf of the residents of Poling to Planning 
Application – A/74/13 Proposed distribution ware house and covered storage, trade 
counter and associated offices. Upgrading of access road for and improvement of 

existing junction with the A27 

 

1. Purpose 

This report has been prepared by the Chairman of the Parish Meeting with the assistance of a 
small task and finish group of residents representing the village following two public meeting to 
register its objections to the proposals outlined above. 

Although we realise that all the Council leaders are extremely busy people we request that the 
Cabinet Members together with Members of the Planning Committee be given a copy of this 
report so that they are made fully aware of our concerns.  

 

2. Summary 

As acknowledged in the application, this is a departure from the current local plan and is 
therefore not in line with the strategic needs of the Council and wider district. For this reason 
alone we believe that the application should be rejected. Notwithstanding this, the proposal 
does not meet the needs of the local community, is out of scale, out of keeping and is 
considered to adversely affect the historic context of the village together with the amenity and 
wellbeing of the community. The growth of Industrial facilities like this, in an area of open 
countryside adjacent to the South Downs National Park, is inappropriate and out of place. In the 
past when development of the adjacent site for In-Vessel Composting was considered, although 
we didn’t like it, we were willing to work with the Developer provided that; the threat to health, 
effect on residents and the impact on the landscape and proposed National Park were 
adequately dealt with. We adopted a mantra of “if we can’t see it, hear it, or smell it and that it 
wasn’t harmful to our health, we could work with the Developer”. However, in this instance we 
believe that this site should not be developed under any circumstances. Whilst we cannot 
change previous bad or ill advised decisions we, as custodians of a unique community, history 
and landscape, feel that we must voice our objection to any proposal to develop this greenfield 
site. The Planning Committee have the power to stop the industrialisation of our countryside, so 
we implore them to seriously consider the longer term impacts of this proposal on future 
generations. 

 

3.0 Summary of objections, concerns, comments and errors 

3.1 General 

Although we feel that that the proposal should be rejected because it is not in line with the Local 
Plan, we realise the pressure that the Planning Committee will be under to approve this 
application, so we have summarised our objections, concerns, comments and errors with the 
application submitted that we believe are material considerations. 
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3.2 The Village and Community 

Poling is a small village/hamlet situated just east of Arundel which sits astride the A27 and is 
bounded by lowland water meadow to the south, woodland (proposed National Park) to the 
north and farmland to its east and west sides. Much of the village is over 150 years old and has 
many areas of conservation and listed buildings.  

Although spread out, the community thrives and has a distinctive sense of place. With less than 
200 souls the intrusion of this new large industrial facility will be truly disruptive and will 
adversely affect the wellbeing of the residents. 

Kim Lesley describes: “Poling as a rare glimpse of what Sussex plain coastal villages used to be 
like”. We have the chance to keep it like this. This is not a case of “Nimbyism” as our backyard 
is your backyard as well, and is a rare glimpse of what coastal Sussex should be like. Although 
change has to happen, it was never planned here, or else it would have been in the Local Plan! 
This is a speculative venture and should be stopped now. 

 

3.3 The Character of Poling 

The character of Poling is best described by Kim Leslie of the West Sussex Record office in ‘A 
Sense of Place – West Sussex Parish Maps’, published by West Sussex County Council in 
2006. “Poling’s great fortune is that the old village still hugs the little country lane going nowhere 
but brooks and marshland B.. Farmland, narrow lanes, flint walls cottages and some new 
homes and a few barns, old and traditionally built: Poling survives as a rare glimpse of what 
Sussex coastal plain villages used to be like before builders flooded their fields in concrete, a 
precious place in tune with its setting. Just across the fields land-hungry Rustington and 
Angmering show what might have been Poling’s fate but for the watery barrier that has kept it 
long isolated – the marshland of the Black Ditch marking the parish boundary on both its 
southern and eastern sides BBB. Sir Harry Johnston (1858-1927) British Administrator in 
Africa B.. retired to St John’s Priory in 1906 from where he pleaded with local opinion to 
‘eschew ugliness’, stop ‘the needless destruction of landscape and objects of historical interest 
B save the wild flowers from extermination’ and that ‘Sussex must be saved from the 
speculative builder’. 

 

3.4 Historical context 

There has been a settlement in and around Poling since Roman times and certainly since 
before the Norman Conquest, as evidenced by the fact that the church was built before that 
time. There are many historic and listed building with a number of conservation areas. Many of 
the 80 or so building in the village span from pre Norman Conquest to the mid 1970’s since that 
time northing apart from the odd farm building or house extension has been built.  

 

In addition to the Church and the St John’s Priory, both of which are listed Grade I, there are 14 
homes in Poling listed as Grade II. (An application to English Heritage to consider having 
‘Peckhams’ upgraded to Grade II* is pending). Three homes are mentioned in the Arun District 
Council Supplementary Planning Document ‘Buildings and Structures of Character’, two of 
which are recorded as historically interesting and of integral value to the community by Dr 
Annabelle Hughes BA Hons. MA. DPhil. Two houses on the western edge of Angmering, a short 
distance from the proposed development are Grade II and Grade II*. Further details can be 
found in Appendix 1 attached. 
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To place such a huge commercial warehouse and distribution centre on open farmland in such 
a location is wholly inappropriate and detrimental to the quiet rural character of the area. The 
amenity of the area not only for the community but for all will be lost, including those who 
choose to ride, cycle and walk to and through the village enjoying what is currently the last 
remnant of coastal plain left of its type. 

 

3.5 Planning Archaeology and the Built Heritage 

The policy document ‘Development affecting the Setting of a Listed Building’ (Appendix II) 
states that: 

“The Department will not normally permit development which would adversely affect the setting 
of a listed building. Development proposals will normally only be considered appropriate where 
all the following criteria are met: 

 
a) The detailed design must respect the listed building in terms of scale, height, 

massing and alignment. 

b) The works proposed make use of traditional or sympathetic building materials 

and techniques which respect those found on the building. 

c) The nature and use proposed respects the character of the setting of the 

building.” 

d) The nature and use of the building proposed by Fargro is in every respect out 

of character with its setting. 

The character and setting of the whole village of Poling with its old and interesting 

buildings will be massively affected by looking out onto a development of the scale, height 

and mass of the building proposed by Fargro. The design and materials will be of the 

usual kind for commercial and industrial buildings and have no place in the countryside. 

 

POLICY GEN22 of the Arun District Local Plan in conjunction with the planning document 

‘Buildings and Structures of Character’ adopted in 2005 (Appendix III), state that: 

“Alterations, extensions or other development which would affect the appearance or 

setting of such buildings will not be permitted”.  

Here again the setting is mentioned. The setting will be forever changed if the current 

proposal goes ahead. It is for this reason that attempts are planned to mitigate the 

damage. These can never be really successful, given the size, height and type of 

construction envisaged. 

The attached map (Appendix IV) shows the location of the buildings covered by these 

statements that are in the direct line of sight of the proposed development, the settings of 

which will be affected by changing their view from countryside to a massive commercial 

building. Of course, there are others who are screened from the site in the summer when 

the trees are in full leaf, but have a much more open view to the proposed building in the 

winter. 
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3.6 Noise 

The foregoing relates to the physical and visual effects the proposed building would have 

on the village of Poling. As has been mentioned, Poling is on the coastal plain, and is 

essentially flat, with the part of the village furthest from the main road being slightly lower-

lying. As a result, there is very little to stop sound from carrying a very long way. This 

means that even those who do not live within direct sight, or even very close to the 

proposed development, or who are wholly or partly screened by trees, would still be much 

affected by noise of large vehicles on the site, and very particularly by the sound of 

reversing with its attendant hazard beeping noise.   

We note in the application that opening times are planned to be between 6.00 am and 6.00 pm 
which we consider to be unacceptable and would recommend that the 6.00 am start time be 
moved to 7.30 am to minimise disruption to the community from what we consider will be 
significant.  

 

3.7 Over intensification of the site 

The site to the North has developed since the Old Mushroom Farm closed and has developed 
significantly with an extant permission for an ‘In Vessel Composting Unit’. Bearing in mind the 
site was used for horticultural purposes the removal of the covenant  2 or 3 years ago, that 
prevented industrialisation of the site, has meant that the site has been left open to continued 
pressure to yield a return for the owner and this proposal is no exception, and considered totally 
inappropriate and an over intensification for even an urban site, let alone a rural site like this. 
For a community such as ours to be held ransom to the financial profit of others is totally 
unreasonable. The existing buildings and the extant permission means that approximately 75% 
of the site could be built on. The extant approval for the facility alone equates to two full sized 
football pitches side by side! 

 

This application although to a lesser extent is still an over intensification. With 11,737 square 
metres of floor space excluding all other infrastructure such as roads, ditch, ponds and 
screening means that over 25% of once open agricultural land will be developed. Which 
situation so close to the National Park and in such an open coastal plain is simply unacceptable. 
This application is merely another step closer to industrialising this rural strategic gap, opposite 
the Nation’s newest National Park.  

 

3.8 Proximity 

The proposed new building appear too close to the boundary on the south side. We consider 
that insufficient space has been left to allow for the growth of the screen of trees noted on the 
drawings. We also believe that some of the screening shown in the application is on land not 
owned by the applicant. We therefore consider that application is not sustainable so we ask that 
it be rejected. 
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3.9 Visual Impact 

By day the visual effect of the proposed new industrial style building would be an unacceptable 
intrusion to the enjoyment of the landscape and amenity of the community. The scale and 
appearance of the proposed buildings would have a significant impact on the environment. The 
sense of place and character of this rural community, together with the impact on the National 
Park on the other side of the A27 to the north, is totally unacceptable to us. 

The proposed new building would be seen from many publically accessible sites and indeed 
from many homes. The building profile above the screen of trees will be an incongruous 
disruption to the view of the heavily wooded National Park. The visual amenity of the village will 
be disrupted and lost, much the same as the views to the south by the Body Shop building. 
Surely we can learn from our past mistakes? 

By night the effects of the development will be worse. Whilst we acknowledge that measures will 
be taken to try and minimise light pollution there should, in this location, be zero tolerance to 
illumination of the night sky. Many residents enjoy a relatively unpolluted night sky so any 
further erosion of this is intolerable. A total ban on light spillage and illumination of the night sky 
should be imposed. 

 

3.10 Sense of place 

The proposal will upset the sense of place of the village and community. Kim Lesley author of a 
‘A Sense of Place West Sussex Parish Maps’, published by West Sussex County Council in 
2006, refers to “Poling as a precious place in tune with its setting”. This proposal will irreparably 
ruin this.  

The proposal being built on open farmland, and outside the agreed area for future development 
in the Arun District Local Plan, should be rejected without further consideration as it is totally 
inappropriate for the area with respect to scale, massing, visual disruption and wellbeing of the 
residents. 

  

3.11 Environment 

The change of use is not appropriate to the environment. Consideration of the environment 
must be a material consideration when considering to the application. 

 

Whilst we appreciate that safeguarding of the environment is a matter for the Environment 
Agency, can we recommend that if approval is granted, it be conditioned that no additional 
surface water drainage should be shed from this site than would have done so if this were a 
greenfield site? We would also recommend that a sustainable urban drainage system (SUDs) 
be a condition of any approval. The design for any SUDs should reflect the current guidance for 
rainfall for a 1:100 year event, plus 50% for storm events bearing in mind the area is known to 
flood, evidenced by photograph below showing runoff from the field which often leads to surface 
water flooding lower down the catchment. This we feel would reasonably safeguard residents 
from further flooding and the precious watercourse system and trout lakes to the south of the 
site, which would need to act as the receiving waters for this facility.  

 

There appears to be no mention of lighting and pollution of the night sky. This is something that 
for a rural location is a serious problem. We are anxious that the problem is not made any 
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worse, and that any approvals do not make the enjoyment of the night sky impossible from both 
the north and south. 

 

We are aware that Great Crested Newts, Water Voles and Stag Beetles have all been observed 
in the area so we seek your assurance that they will be suitably investigated and considered 
when determining this application. 

 

3.12 Traffic 

We are aware of the Highway Authority’s comments, and the lack of a detailed Traffic 
Assessment, so undertook a survey of our own. Based upon a week day survey of a 12 hour 
period between 6am and 6pm we counted 265 vehicles moving in and out of the access road 
amounting to 130 cars, 92 vans, 20 lorries and 11 cycles. This does not include the vehicle 
movements for the extant permission for the In-Vessel Composter Plant, and the estimated 144 
from this submission would make it in excess of 500 per day which we consider too excessive 
for the junction as laid out. We believe for the safety of all users that considerable analysis and 
remodelling of this junction is needed to make it even moderately safe. 

 

3.13 Assessment of Alternative sites 

As would be expected, we do not agree with the Assessment of Alternative Sites prepared for 
this application. We disagree with the general premise and much of the data and interpretation 
associated with it. Clearly this is a game of two sides, one for and one against. When you 
consider the game ‘for’ the driving force is financial, and paying the lowest price for the nearest 
plot of land to relocate the current Toddington facility. For us, those ‘against’ it, is about 
maintaining and protecting a valuable piece of rural Sussex, the special downland coastal plain 
and a community’s wellbeing. We have no financial card to play, just protecting something 
precious from irreparable development. 

 

Although the recommendations are clear, the methodology and detail within the document 
would lead me to cynically believe that the outcome came first, and the detail has been drafted 
to suit. We do not believe that this document should be relied upon as a piece of material 
evidence. 

 

Against the following criteria to be met for allowing development outside the built up area we 
comment: 

        (i)  that  no  acceptable  alternative  can  be  identified  within  existing  
permitted or allocated floorspace or within or through redevelopment of  
existing commercial premises;  
 
The Assessment  provided is not impartial and does not demonstrate that this is the 
best and only site as there are alternatives. They may cost more and be further 
away, but they are nevertheless there. The fact that it remains outside the built up 
area has not been mentioned as a hindrance, yet lesser criteria like “likely planning 
concerns”, “The site is far too far from the workforce and at a purchase cost of £0.5m 
per acre is far too expensive”,  have rendered other sites as not unviable. A 
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transparent  matrix of criteria should have been set by the Planning Authority and 
used to undertake this assessment and not what appears to be the contrived 
outcome that we now have to deal with. 
 
(ii)     that the proposal: 

(a) exhibits a high standard of design and layout;  
 

Clearly not the case. 
 

     (b) is capable of being well served by public transport or otherwise is  
readily  accessible  other  than  by  private  car  to  a  significant  residential  
workforce if employment intensive uses are proposed;  
 
There is no public transport that serves this site. All staff will either have to drive or 
cycle unless a private bus is arranged. Being midway between junctions employees 
will have to travel up to twice the actual distance so is not an ideal location. 
 
(c)      provides access arrangements and parking facilities in accordance  
with the Council's adopted standards; 
 
Being a greenfield site there is plenty of space so this can be achieved, but it hasn’t 
cut overall carbon footprints for each employee travelling to the facility due to the 
additional travel distances required to access and exit the site noted above. 
  
(d)     relates sympathetically to the surrounding built or natural  
environment;  
 
Two large incongruous buildings in the middle of a field cannot, by anyone’s 
standards be sympathetic with the surrounding natural environment, hence the 
extensive screening mitigation. 
 
(e)     includes  suitable  landscaping  and  floorscaping  provision  where  
appropriate; 
 
Included but far from enough to mask the building. 
 
(f)      displays a satisfactory relationship with neighbouring uses in order  
that the amenities of nearby residents in particular are protected; and  
 
Whilst the neighbouring residences have been considered, the site through which 
access for this facility will be accessed is poor. All vehicles will have to enter through 
the existing site making from the A27 at least 3 x 90 degree turns and funnel down 
between existing buildings to access the new facility. It is clear that this proposal is a 
last minute thought as more suitable and appropriate access could have been 
provided. Whilst this is not a problem for ourselves, the threat of changing the 
access route at a later date is a concern. 

        (g)      incorporates, where appropriate, crime prevention measures. 

There is no apparent evidence of this, apart from security lighting which will cause       
unreasonable light pollution. 
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3.14 Future growth 

We are concerned that that the application is yet another “foot in the door”, or “nail in the coffin” 
whichever you like. With the various changes of use of the developed site we have been told 
that “this is it”, and yet more applications come forward. We also have the extant permission in 
place for a further building, the size of two football pitches and now this! Bearing in mind that 
this site is not in the Council’s Local Plan agreed democratically by our Councillors, this is a step 
too far. The democratic process must be safeguarded, and the ability to develop on sites like 
this, one more widely considered. This community has safeguarded the village and the open 
land around it, but we now need the help of the Elected Members to help us stop this insatiable 
consumption of land. This village is under siege from advancing pressures from both the south 
and north. Will no one be satisfied until the whole coastal plain is developed? 

 

3.15 Other errors and matters of concern:                                                                           

• There are always errors in every application, some of which we have noticed are: that 
from the drawings it is clear that the development is near to and certainly closer than 20m 
to watercourses, yet the application highlights that it is not. 

• In the Design and Access Statement (D and AS) a number of references are made to the 
village of Poling being remote and over ½ mile away, which is not true as parts of the 
village are only as much as 350m away. 

• The D and AS is incorrect as there is no public transport along the A27. 

 

3.16 Recommendation  

 

As would be expect the residents of Poling recommend that the application be rejected as it 
does not comply with the current Local Plan. 

 

July 2013 
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