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Introduction

The Agents & The Applicant

PPC Planning & Property Consultants (The Agents) are an independent Chartered Town Planning practice
established in 2003. We provide planning advice and services which include the preparation of Site Appraisal &
Feasibility Reports, planning applications & drawings, planning appeals, Planning Enforcement cases as well as more

general planning and property advice for a diverse range of clients.

The Practice was founded in 2003 by Paul Collins BA (Hons) DipTP MRTPI (Planning Director) who is a Chartered
Member of the Royal Town Planning Institute (www.rtpi.org.uk) and has been a Planning Practitioner in West

Sussex for over 30 years.

West Sussex County Council (The Applicants) are the owners of the site and they have instructed PPC Ltd to
prepare and submit this application for outline planning permission as part of their ongoing Capital Receipts and
surplus land disposal Programme. Under this programme West Sussex County Council invests Capital Receipts
gained from the disposal of surplus land that it owns throughout West Sussex in the delivery of services that it

provides.

This Design & Access Statement (as revised January 2010) accompanies the submitted application in accordance
with relevant legislation and has been prepared on the basis of related government advice and guidance and the

Councils Local Validation requirements.
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The Site

The application site comprises two former Horticultural
Nurseries and their two associated dwellings owned by

West Sussex County Council.

The two Nurseries have a combined total land area of 3.5
hectares and historically both nurseries have been leased
to small holders and used for horticultural and related

purposes.

Due to the decreasing commercial viability of such
businesses and the age of the occupiers the leases on
both nurseries have now expired/been relinquished and
the County Council now has a responsibility to market
both sites for disposal as land holdings which are surplus

to service delivery requirements.
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The Application

The application the subject of this Design & Access Statement has been submitted in Outline and is for the

demolition of all existing buildings and redevelopment of the site with up to 100 dwellings including:

up to 40 affordable homes (40%)

= Upto 0.3 hectares (3000 sq metres) of landscaped open space

« Improved vehicular access arrangements onto Yapton Road and

« Improved pedestrian/cycle links from Yapton Road, through the site and into the neighbouring public open

space to the west of the site known as Murrells Field.

The number of dwellings proposed and the means of access to/from Yapton Road and the site form part of the
outline application with layout, scale, appearance and detailed landscaping reserved for later approval in the event

that outline planning permission is granted.

Although reserved for later approval, indicative plans/illustrations have been provided in accordance with relevant
guidance in DCLG Circular 01/06 to demonstrate 3 alternative ways in which the site could be satisfactorily laid out
with up to 100 dwellings (maximum 2.5 storeys) of mixed tenure/type whilst reserving and providing specified

areas for private amenity space, communal open space, footpaths, cycle routes and strategic landscaping.
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The Application comprises the following Statements & Plans:

. This Design & Access Statement

. Location Plan Scale 1:1250 (DRG NO 07/2009.01)

. Existing Block/5ite Plan Scale 1:500 (DRG NO 07/2009/02

. Indicative Proposed Site / Block Plan Scale 1:500 (DRG NO 07/2009/03 (OPTION A)
. Indicative Proposed Site / Block Plan Scale 1:500 (DRG NO 07/2009/03 (OPTION B)
. Indicative Proposed Site / Block Plan Scale 1:500 (DRG NO 07/2009/03 (OPTION C)
. Illustrative Street Scenes ( x 2)

. Proposed Site Access Plan Scale 1:500 (DRG NO 2009/1067/001 B)

The application is supported by the following Reports/Statements which have been used to inform the proposals and

this Design & Access Statement:

« Tree survey & Aboricultural Impact Assessment

« Ecological Scoping Survey

+ Transport Assessment

« Desk Top land contamination Report

* Flood Risk Assessment

« Affordable Housing Statement - (included in this Design & Access Statement)

= POS Statement - (included in this Design & Access Statement)



Section 1 of this Statement carries out an assessment of the Sites suitability for Residential Development in
terms of relevant Development Plan Policy, other material considerations, the location of the site and its physical

characteristics.

Section 2 of this Statement evaluates the site and the opportunities and constraints that it presents based on
the assessment in Section 1 and the degree to which its development with housing can meet the criteria in

Paragraph 69 of PPS 3 Housing.

Section 3 sets out the Design Principles that have been followed in preparing the submitted scheme based on
Sections 1 & 2 and addresses whether or not the scheme can deliver high quality housing in terms of the

criteria set out at paragraphs 12 - 19 of PPS 3 Housing

Section 4 suggests the Draft Heads of Terms for a proposed S106 Unilateral Undertaking together with the
suggested wording for a number of possible conditions relating to the control of those matters described in

Section 3 at detailed design stage ( in the event that outline planning permission is granted).

O
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Section 1 Assessment

This section assesses the physical, historical and planning policy context and the suitability of the
site for residential development.

Section 1: Executive summary

= The site is well related to Barnham village centre and is well within cycling and walking |
distance of the surprisingly comprehensive range of facilities and services that the village
provides.

+« Although not entirely previously developed land in terms of the PPS 3 Housing definition the
site is, nonetheless, previously developed in character/form as it is occupied by a number of
buildings and structures which lend a "built-up” appearance to the site.

= The site is, therefore, considered to be sustainably located and suitable for residential use and
its release for the housing development proposed would be consistent with the Regional
Spatial Strategy and other planning policies in the adopted South East Plan and relevant
national Planning Policy notably PPS 3 Housing notably ( in this context paragraphs 68 - 71).

« It is also concluded that the Council cannot demonstrate a 5 year housing land supply and that
the current proposals should therefore be considered favourably by the Council given
paragraph 71 of PPS 3 Housing.

« Finally it is noted that the emerging LDF and supporting documents are insufficiently advanced
to carry any significant weight as a material consideration for the purposes of determining the
submitted application but to the extent that they do carry weight they indicate support for the
release of this site for housing.
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Physical Context

The application site is situated on Yapton Road some 500 metres to the east of Barnham village centre

and the Railway Station.

In July 2007 Arun District Council published a "Settlement Sustainability Study” as a background

document to the emerging Local Development Framework (LDF).

The purpose of the study was to give "a clear, if rather simplified consideration of the most
sustainable locations in the District.” (Paragraph 1.3) and “overall the study results provide a
broad indication of each settlement’s sustainability and 'self containment’; assessing how far
people can meet their basic daily needs within walking distance and within the settilement that

they live.” (Paragraph 6.7).

The study concludes that Barnham is one of the districts larger settlements which when compared to other
settiements provides its residents with a good range of facilities within walking distance, and/or
accessibility to same by public transport and is therefore a suitable location for new housing. Table 7.4

from the results section of the Study is copied overleaf.



Facility Score Accessibility Category
Bank 2.33 Very Good Accessibility
Bus 0.00 Very Poor Accessibility
Community Hall 0.78 Poor Accessibility
Food Store 2.56 Excellent Accessibility
Further Education Institution 0.22 Poor Accessibility
G.P. Surgery 0.78 Poor Accessibility
Petrol Station 0.22 Very Poor Accessibility
Pharmacy 2.56 Excellent Accessibility |
Place of Waorship 1.00 Fair Accessibility
Post Office 2.56 Excellent Accessibility
Primary School 2.56 Excellent Accessibility
Secondary School 2.33 Very Good Accessibility
Train Station 2.22 Very Good Accessibility

5. It is recognised that by necessity this study takes a broad brush district wide approach to comparative

sustainability so in preparing this application the study results have been updated and the sustainability
and accessibility credentials of the proposed housing site have been analysed in more detail as part of the
submitted Transport Assessment. The relevant Plan which summarises the sustainability credentials of the
site is set out overleaf which clearly demonstrates that the application site is in a highly sustainable

location,
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12.

13.

14,

15,

The site itself is currently occupied by a number of existing buildings and structures, including two
residential properties, glasshouses, polytunnels, sheds and other nursery related buildings. In addition, a
substantial area of the site is hard surfaced and used for car parking and vehicle turning. The remainder

of the site has become overgrown scrub which conceals pockets of dumped debris and rubbish.

The existing residential properties on the site together with many of the former nursery buildings are in
poor repair and this together with the ongoing deterioration tends to result in the site having a negative
impact on the appearance and character of its surroundings. Moreover the level of development on the
site and the close proximity to the eastern edge of the existing settlement area results in the site having a

distinctly developed character and appearance.

The site has two existing vehicular access points, both onto Yapton Road. The western access is
approximately 11 metres wide and serves the nursery operation via an approximately 60 metre access
track. The eastern access is approximately 5 metres wide and serves the two existing residential

properties.

The application site is visually well contained as a result of the existing landscaping on the eastern,
southern and western boundaries which comprises a mix of hedgerow planting interspersed with mature

tree species,
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Planning Context

The Relevant Planning History of the Site

16. The planning history of the site is limited to a series of proposals related to its former nursery use.

Planning Policy & other material considerations

17. Section 38(6) of the Planning and Compulsory Purchase Act 2004 states:-

"If regard is to be had to the development plan for the purpose of any determination to be
made under the planning Acts the determination must be made in accordance with the plan
unless material considerations indicate otherwise."

18. On 6 May 2009 the Development Plan for Arun District for the purposes Section 38(6) became the South

East Plan (5EP) and the “saved” policies in the Arun District Local Plan adopted in 2003.

Compliance with the South East Plan

19. The South East Plan (SEP) provides the regional strategic planning framework for the period 2006 to
2026. The Plan sets out the housing and other development requirements for the South East region and

describes a Spatial Strategy for the delivery of same in the period up to 2026.




20.  The Plan defines nine sub-regional strategies and Arun District is within the Sussex Coast sub-region.

21. The proposals which are the subject of this application involve development comprising up to 100
dwellings on a sustainably located previously developed site separated which is only separated from

Barnham by an area of public open space.

22, The proposed development is not of a scale which is of Regional, sub regional and/or district wide
significance and Arun District is not within a sub region which is to act as a "Regional Hub " in the context
of SEP SP2 but as a matter of principle the submitted proposals are considered to be consistent with the

aims of the overall South East Plan Regional Spatial Strategy and Housing Policies set out below:

« SP1 Sub Regions in the South East,

« SP3 - Urban Focus and Urban Renaissance,

« HIl - Regional Housing Provision 2006-2026,

e H2 - Managing the delivery of the Regional Housing Provision
» H3 - Affordable Housing,

= H4 - Type and Size of New Housing

* Hb5 - Housing Design and Density,

|6
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23.

24.

Policy SP1 defines the sub regions within the South East and Arun District lies within the Sussex Coast Sub
Region. Nonetheless what is intended for each sub region is dictated by the overall Spatial Strategy of the

Plan,

Policy SP3 emphasises the need for new development in the region (AND SUB REGIONS) to be focussed in
or around urban areas in order to foster sustainable development (notably housing) which provides future

residents with access to services, facilities and employment and therefore reduces the need to travel.
An Urban Focus/Renaissance

POLICY SP3: URBAN FOCUS AND URBAN RENAISSANCE

The prime focus for development in the South East should be urban areas, in order to
foster accessibility to employment, housing, retail and other services, and avoid
unnecessary travel.

Local planning authorities will formulate policies to:

i. concentrate development within or adjacent to the region’s urban areas

i. seekto achieve at least 60% of all new development across the South East on
previously developed land and through conversions of existing buildings

. ensure that developments in and around urban areas, including urban
infilllintensification and new urban extensions are well designed and consistent with
the principles of urban renaissance and sustainable development

.  use strategic land availability assessments to identify the scope for redevelopment
and intensification of urban areas, seeking opportunities for intensification around
transport hubs and interchanges.




25. Criteria (i) - (iv) reflect the flexible and responsive criteria based approach set out in paragraphs 36 - 39
of PPS3 Housing to the identification of suitable locations for housing. (“within or adjacent to the regions
urban areas”, 60% of all new development ......on previously developed land”, "in and around urban

areas”, ".......intensification around transport hubs and interchanges”).

26. Barnham is an urban area (albeit within a rural area) and is a larger sustainable settlement relative to
others within the rural parts of the district. The settlement provides a range of services and facilities used
by people living in the wider rural area and Barnham Railway Station and nearby bus routes and stops
represent a Transport hub for the 5 village area and in the context of Arun District a transport
interchange. The application site is previously developed land (albeit that it does not, in its entirety, meet

the definition of same given in PPS3) and is situated adjacent to and/or around the urban area.

27. An explanation as to how such lager rural settlements fit into the overall Spatial Strategy of the South
East Plan is given at paragraphs 4.23 and 4.24 of the Plan:-

Supporting and Protecting our Rural Communities

4.23 Extensive pars of the region are largely undeveloped and offer a high landscape value and agricullural resource, These areas are
often punctuated by small towns and villages that conlribute lo the particular character of the region, and which provide essenlial homes,
jobs and services for the local population. These sefilemments are highly accessible lo those living and working in the region’s urban areas,
which increases pressures in terms of demand for homes, for recreation and for work. Planning policy must therefare balance the need to
pratect the countryside and retain the charm and heritage of the region's enviable patchwork of smaller setilements whilsl making sure

that thriving and socially inclusive communities are maintained and developed, to serve the needs of both their locality and the wider
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region. Whilst the policies of this Plan seek to focus new development into and around existing larger settlements, there remains a need to
recognise that local authorities should consider the need to plan for some new development ouiside these areas lo support rural

communities and services.

4.24 This stralegy does nol contain a single generic spatial policy or set of policies relating to rural areas. Instead, policies influencing the
spatial development of rural areas are threaded throughout this strategy. The box below sets out four key principles for rural poficy
development and signposts which policies in this Plan are expected to help achieve more sustainable forms of development. Chapter 25
also contains some guidance on spatial planning for areas which fall outside the nine sub regions covered by area-specific policy.

28. The key point is that the SEP spatial strategy deliberately and emphatically drops the old style Structure
Plan policy concept of defining Urban areas (and therefore the “"countryside”) through fixed lines on a map
and then directing all future development to within defined built up area boundaries and applying crude
and fixed restrictions on the type of development that can take place outside of the built up urban areas
so defined and replaces the concept with a more flexible criteria based spatial strategy and policy

approach.

29. The new spatial strategy and policy approach recognises that in rural areas abutting urban areas and/or
rural areas which contain larger sustainable settlements (or urban areas) economic and housing
development necessary to meet district wide needs and/or the needs of the rural areas should be directed
to sites “in or around”, "within or adjacent to" these larger settlements even if this means building outside
of previously defined boundaries. The key determinates in such decisions is not the fixed line of settlement
boundaries but rather the degree to which the submitted proposals meet the criteria relating to such
proposals and the degree to which they would support rural communities and services.

19
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30. Therefore the location of this site and its use for housing is entirely consistent with the Spatial Strategy for

the South East Region as a whole.

31. Policy H1 of the SEP states the level of housing that each sub region and planning authority area with
each sub region is expected to deliver within the plan period (2006 - 2026).Policy H2 and its supporting

text explains/directs how Local Planning authorities should manage the delivery of the H1 requirements:

POLICY H2: MANAGING THE DELIVERY OF THE REGIONAL HOUSING PROVISION

Local planning authorities will work in partnership to allocate and manage a land supply
to deliver both the district housing provision and the sub-regional and the rest of the
sub-regional area housing provision while ensuring appropriate regard to environmental
and infrastructure issues.

In planning for the delivery of the housing provision, local planning authorities will also
take account of the following considerations:

i, the need to facilitate any proposals that are agreed for Growth Points and eco-towns
to be assessad through the next review

i. ability to accelerate the rate of housing delivery In Growth Areas and New Growth
Points

. possibility of maximising the scale and the pace of housing delivery on named
strategic locations identified in Table H1b

. scope to identify additional sources of supply elsewhere by encouraging
opportunities on suitable previously developed sites. This includes appropriate
opportunities for change of use of non-residential development sites to secure aither
mixed use residentlal development or residential development

¥, realising opportunities for intensification consistent with criteria in PPS3

vi. providing a sufficient quantity and mix of housing including afferdable housing in
rural areas to ensure the long term sustainability of rural communities

vii. feasibility of maximising the delivery capacity unlocked by investment in
infrastructure at the earliest possible opportunity

viil. the need to address any backlog of unmet housing needs within the housing market
areas they relate to, in the first 10 years of the Plan,

In managing the delivery of hausing provision, the local planning authorities should plan

for an Increase In housing completions to help meet anticipated need and demand, and

seek to achieve both the district distribution and the relevant sub-regional and rest of the

County area provisions. Working together with local planning authorities, the regional

planning body should maintain a regional housing trajectory and the sub-regional 20
trajectories.
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3

33.

For the reasons given here and elsewhere in this Statement the application proposals are considered to be

consistent with criteria (IV), (v), (VI) & (viii) of SEP Policy HZ2.

The explanatory text is considered to be important to an understanding of what this policy means in the

context of Arun District and is quoted below:

7.6 The scale of demand and need for housing in the region, logether with the importance of the South East to the national economy and
its interrelationship with London necessitate that the RSS sets out a housing provision that makes a sufficient response to these strategic
needs. This Plan has gone some way towards this goal but at 32,700 dwellings per year, the level that is set here is still
significantly below the forecast growth of households and even more so by the more recent 2006-based population projections.
The current short term market conditions are not expected to help alleviate the worsening housing affordability in the longer
term and the supply range recommended for the South East in the independent advice from the National Housing and Planning Advice

Unit (NHPAU) is significantly higher than the level of housing provision set in the Policy H1.

7.7 However, the limitations of the bottorn up evidence base on the capacity of sub-regional areas and districts to accommodale a higher
level of housing together with a lack of robust economic evidence underpinning this RSS means that it can only provide a limited response
at present. Local authorities can test higher numbers through their development plan documents provided that they are consistent with the
principles of sustainable development set out in PPS1 and tested through sustainability appraisal and Habitats Regulations Assessmenl.
The review of this RSS will examine the current levels of housing and a rate of provision higher than 32,700 dwellings per annum is

likely to be necessary to meet the strategic needs in the region.

7.8 Policy H1 sels out the total amount of housing that is expected lo be delivered in the region over the years 2006-26. It includes an
annual average fligure for each local authority area. These figures should not be regarded as annual targets and are inlended (o be
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34.

used in menitoring progress lowards achievemenl of plan objectives, and to inform management of housing supply, The fact that an
annual provision or local trajectory number has been met should not in itself be a reason for rejecting a planning application.
Decisions should be taken on their merit and local circumstances - including longer term housing needs and affordability in an
area. Where delivery is not meeting planned rates, local authorities should work with the regional planning body and partners to
investigate and implement action to overcome any obstacles to delivery. Policy IMR1 sets out arrangements for the 'Plan,
Monitor and Manage' approach to housing supply.

7.9 Local planning authorities should ensure that there are clear arrangements for managing and moniloring the delivery of the housing
provision and the Annual Monitoring Reports must provide housing trajeclory data for each part of the districts that fall within each
sub-region and/or within a rest of the sub-regional area logether with the trajectory for the district as a whole.

7.10 The sub-regional definition as set out in this RSS means that a large part of the region including much of its rural areas fall outside
them. Therefore, it is important that housing growth in rural areas is not artificially constrained. The regional planning body and the
local planning authorities must plan for and manage the provision of housing to enhance the viability of rural settlements and

promote a rural renaissance, and thereby meet the long term needs of the rural communities.

(Authors emphasis)

Policies SCT1-5CT7 in the Sussex Coast section of the plan describe how the overall economic and housing
growth planned for the sub region should be accommodated/facilitated and managed in accordance with
the spatial strategy for the region as a whole both in terms of forthcoming Local Development Frameworks

and the determination of individual planning applications within the sub region and Arun District.

| o )
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35.

Policy SCT 1 sets out the overall strategy for the Sussex Coast sub region and interprets the Regional

Spatial Strategy in terms of Policy SP3 and explains how it should be applied within the sub region.

POLICY SCT1: CORE STRATEGY

Local authorities and other agencies should, as a priority, pro-actively pursue and promote
the sustainable economic growth and regeneration of the Sussex Coast that will:

i.  reduce intra-regional disparities and help bring the performance of the sub-regional
economy up to the South East average

ii. respond to the different needs, opportunities and characteristics of each town, or
group of towns and all sections of their communities

ii. provide for sustainable urban extensions in Arun, Chichester (at the city or, if this
is not possible, in other suitable and deliverable locations In the district), Rother
and Wealden Districts and for major regeneration opportunities through a strategic
development area (SDA) and Growth Point at Shoreham Harbour, including mixed
use developments

iv.  build upon and help deliver major improvements to the strategic transport
infrastructure and services both to reduce its peripherality and to improve
accessibility within the sub-region

v.  achieve a better balance between the provision of housing and the capability of both
the local environment and economy to absorb this in a sustainable way whilst
responding as far as possible to the needs of local people (including key workers)
for decent homes at a price/cost that they can afford. In particular, care will be taken
to optimise the use of previously developed land, particularly in Brighton & Hove,
whilst ensuring sufficient green infrastructure is delivered alongside new development

vi. protect and enhance the sub-region’s high environmental quality and nationally
designated landscapes(in both town and country), enhance its cultural and historic
assets and promote excellence in the design of new developments in recognition
of their importance to economic success and quality of life.
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36.

SEP Housing Policies H1 and H2 are to be applied within the sub region via Policy SCTS :

Housing Distribution

POLICY SCT6: HOUSING DISTRIBUTION

Local planning authorities will allocate sufficient land and facilitate the delivery of 69,300
net additional dwellings in the the Sussex Coast between 2006 and 2026.

In managing the supply of land for housing and in determining planning applications,
local planning authorities should work collaboratively to facilitate the delivery of the

following level of net additional dwellings in the sub-region:

g AVERAGE TOTAL
Adur’ 106 2,100
Shoreham Harbour SDA’ 6500 10,000
Arun 665 11,300
Brighton & Hove' 670 11,400
Chichester (part) 355 7,100
Eastbourne 240 4,800
Hastings 210 4,200
Lewes (part) 170 3,400
Rother (part) 200 4,000
Wealden (part)’ 350 7,000
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37.

DISTRICT ANNUAL

AVERAGE TOTAL
Worthing 200 4,000
Sub-regional Total 3,465 69,300

Footnotes

1. This figure excludes development at Shoreham Harbour.
This interim figure of 10,000 dwellings for Shoreham Harbour will be subject to
detailed studies (including an SFRA) and assistance from the agencies as part of
the strategic regeneration of the port.

3. This figure recognises that limitations at the Hailsham Waste Water Treatment Works
may require the phasing of housing delivery to allow for the provision of new or
improved waste water infrastructure.

Although the intention is for each authority to meet its contribution to the sub-regional
total as shown, some flexibility will be allowed for those authorities not wholly within the
sub-region to vary the relative amounts between the sub-region and the rest of county
areas where this is necessary to meet the overall district provision, and achieve a more
sustainable pattern of development without compromising the regeneration of the coastal
towns.

Most of the development should be focused on existing towns by optimising the use of
previously developed land and, where necessary, by making new land allocations as
sustainable extensions of existing towns (including appropriate provision for employment
uses, local services and facilities and open space).

When read in conjunction with Policy SP3, Policy SCT5 makes it clear that meeting SEP Housing

requirements is a matter that is to be addressed via the emerging LDF and the determination of individual

planning applications.
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38.

L i 2

40.

41.

Moreover, in Arun District the priority should be to focus new development (either via the emerging LDF

and/or in determining planning applications) within or around existing urban areas (like Barnham) as well
as providing for the allocation of land to accommodate Strategic Urban Extensions where these prove

necessary.

Policy H2 criteria (viii) together with its supporting text also makes it clear that in Districts like Arun where
there is a backlog of unmet Housing need (particularly affordable housing) the aim should be to take all

the necessary steps to address that backlog in the first ten years of the Plan period ( i.e by 2016).

Given the ongoing delays in the emerging Core Strategy the only other way of meeting this SEP
requirement is to release smaller suitable housing sites for development pending the delivery of the larger

more strategic sites.

Addressing this new spatial strategy and delivering the required economic and housing growth is not,
therefore, simply a matter of allocating new land for development as part of the forthcoming Local
Development Framework process. The implementation of the SEP Spatial strategy and housing delivery
must, in the circumstances facing Arun District, also include looking at individual proposals for available,
suitable and deliverable housing sites (like the application site ) favourably via the development control
system particularly where it has been demonstrated that the proposals are consistent/compliant with the

SEP part of the Development Plan.
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42.

43.

44,

45,

Policy SCT6 Affordable Housing states that as a general guideline, 40% of the new housing

development provided to meet the SEP Housing requirements for the district should be affordable. This
supersedes the previous lower target for the district set out in the Structure Plan and Arun District Local
Plan ("Saved" Policy DEV 17) and it is understood that the Council continues to consider that its April 2007

"Interim Statement” remains broadly consistent with SEP policy.

The submitted scheme has been prepared in accordance with the relevant SEP, the Councils interim

statement and the still more recent SMHA.

It is also considered that the submitted proposals are consistent with the aims of the cross cutting and
themed policies of the SEP (where these are relevant) notably those relating to sustainability, climate
change, the environment, Transport and Natural Resource Management and Social and Community

Infrastructure.

For the reasons set out here and elsewhere in this Statement the submitted proposals are considered to
be consistent with and/or fully compliant with the relevant policies of South East Plan which now forms

part of the development plan for the purposes of Section 38 (6).




Compliance with “"Saved” Policies in the Arun District Local Plan 2003

46.

47.

48.

49,
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The application site lies outside of the built up area as defined by the "saved” policy GEN 2 - Built-up Area

Boundary in the Arun District 2003 Local Plan and as a result the submitted proposals are also in conflict

with "saved” policy GEN3 - Protection of the Countryside.

However, Section 38 (5) of the Planning and Compulsory Purchase Act 2004 states:

“If to any extent a policy contained in a development plan for an area conflicts with another
policy in the development plan the conflict must be resolved in favour of the policy which is

contained in the last document to be adopted ,approved or published (as the case may be).”

Given the existence of the adopted SEP the law requires that ADC at least considers whether or not its
"saved” Local Plan policies conflict with related SEP policy before refusing any application purely on the

basis of of non compliance with those “saved"” policies alone.

In our view "saved"” Local Plan Policies GEN 2 & GEN 3 conflict with the whole ethos and approach of the
spatial strategy of the SEP as well as the letter of Policies 5P3, SCT 5 and the housing management and

delivery policy H2.
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"Saved” Local Plan policies GEN 2 & GEN 3 derive from the long superseded 1993 Structure Plan which

sought to restrict development to the minimum necessary to maintain a careful balance between economic

and housing development and promoted countryside protection as its number one priority.

The 1993 Structure Plan (superseded when the 2004 Structure Plan was adopted) introduced the concept
of defined or fixed Built up area boundary as a policy tool which was designed to restrict the bulk of all
development necessary to meet county wide needs (economic and housing) to land within the boundaries
of such BUAs which were to be defined for each district in their respective Local Plans and restricted all
development outside of those defined boundaries to a specified and very limited range of development

types in accordance with "saved” Local Plan Policy GEN 3.

By the time that the 2003 Arun District Local Plan was being prepared it was already clear that this
restrictive policy approach had failed to deliver the development necessary to meet the economic, social
and housing needs of Arun District and the Local Plan actually allocated additional land outside of existing

defined BUAs and in conflict with the 1993 Structure Plan in order to address these shortcomings.

Policy LOC 1 of the 2004 Structure Plan (now superseded by the SEP) continued with the BUA boundary
approach but recognised the need for some flexibility in their application and the need for emerging Local
Plans to redefine the boundaries of existing BUAs so as to accommodate the economic and housing growth

that the Plan acknowledged would be necessary.
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54.

55,

56.

57.

58.

In the event Policy LOC 1 of the 2004 Structure Plan was not implemented in Arun District as it was

overtaken by the changes in the development plan system of which the SEP now forms part.

The clear conflict between "saved” policies GEN 2 and GEN 3 and the SEP Spatial Strategy (as a whole) is
best demonstrated by the fact that a strict application of these "Saved” policies would always mean that
any housing development (regardless of its merits in terms of SEP policy and/or PPS 3 Housing criteria)
would always be refused by the Council pending the adoption of new land allocations through the

emerging LDF.

This approach flies in the face of all relevant national planning policy statements as well as SEP policy as it
would actively prevent rather than facilitate the delivery of the SEP economic and housing requirements
(particularly that necessary to meet the unmet backlog within the first ten years of the plan period) and is

clearly and fundamentally wrong.

The proposals the subject of this application have been prepared in compliance with the adopted Policies
of the South East Plan which in turn was prepared and adopted on the basis of the most up to date

government Planning Policy Statements, circulars and guidance.

As a result whilst the principles and details (where provided) of the submitted outline proposals accord
with the most up to date national planning policy, adopted South East Plan Policies and are broadly

consistent with the aims of many of the theme based "saved” local plan policies, they do conflict with
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"saved” Local Plan Policies GEN 2 Built up area boundary (and therefore GEN 3), as well as the specific
wording of some of the now out of date "saved” theme policies in the 2003 Local Plan but given Section 38

(5) of the 2004 Act we submit that this conflict should be resclved in favour of the more up to date SEP

Policy.

Other material considerations

e

60.

Notwithstanding the above we also submit that there are a number of other material considerations in this
case which combine to cutweigh the technical conflict between the submitted proposals and the now out

of date "saved” Local Plan policies in any case for the purposes of Section 38 (6) of the 2004 Act.

Paragraph 10 of PPS1 "The Planning System: General Principles” reads as follows:

“"Local planning authorities must determine planning applications in accordance with the
statutory Development Plan, unless material considerations indicate otherwise, If the
Development Plan contains material policies or proposals and there are no other material
considerations, the application should be determined in accordance with the Development Plan.
Where there are other material considerations, the Development Plan should be the starting
point, and other material considerations should be taken into account in reaching a decision.
One such consideration will be whether the plan policies are relevant and up to date. The 2004
Act provides that if there is a conflict between policies in an RSS or policies in a DPD, the most

recent policy will take precedence.”
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61.

62.

63.

Relevant and up to date Government Planning Policy Statements published since 2003 are

therefore considered to be significant material considerations in this case.

Government Planning Policy Statements published since 2003 include:

Planning Policy Statement 1: Delivering Sustainable Development, Planning Policy Statement:
Planning and Climate Change - Supplement to Planning Policy Statement 1, Planning Policy
Statement 3: Housing, Planning Policy Statement 9: Biodiversity and Geological Conservation,
Planning Policy Statement 12: Local Spatial Planning, Planning Policy Statement 22: Renewable
Energy, Planning Policy Statement 23: Planning and Pollution Control and Planning Policy
Statement 25: Development and Flood Risk

Paragraph 11 of PPS1 reads as follows:

13. The Courts have also held that the Government’s statements of planning policy are material
considerations which must be taken into account, where relevant, in decisions on planning
applications. These statements cannot make irrelevant any matter which is a material
consideration in a particular case. But where such statements indicate the weight that should
be given to relevant considerations, decision-makers must have proper regard to them. If they
elect not to follow relevant statements of the Government’s planning policy, they must give
clear and convincing reasons (E C Grandsen and Co Ltd v SSE and Gillingham BC 1985).
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64.

65.

66.

67.

The most significant Government Planning Policy Statement material to the consideration and

determination of this outline application for Housing is considered to be PPS3 Housing which has

been a material consideration in the determination of planning applications for housing since April 2007.

PPS3 requires Councils to identify and maintain a rolling five-year supply of deliverable land for housing
starting from the date of 1*" April 2007 (Paragraphs 7 and 68 to 74), particularly in connection with the

determination of individual planning applications.

Paragraph 71 states:

"Where Local Planning Authorities cannot demonstrate an up-to date five year supply of
deliverable sites, for example, where Local Development Documents have not been reviewed to
take into account policies in this PPS or there is less than five years supply of deliverable sites,
they should consider favourably planning applications for housing, having regard to the policies

in this PPS including the considerations in paragraph 69."”
In September 2008 the council lost an appeal in respect of an outline application for the erection of 59

dwellings on a previously developed land site on the edge (but outside of) an existing sustainable
settlement (Ref: APP/C3810/A/08/2069053/ Y/37/07).
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68.

69.

70.

In upholding the appeal the Inspector commented that:

"Evidence to the inquiry showed that the shortfall in Arun District was either 16% of the
Structure Plan housing requirement or 20% of the emerging South East Plan requirement
based on a 2007 start date for the 5 year land supply; the shortfall rises to 24% or 29% if a
start date of 2008 is used. I consider that all these figures confirm a significant deficit in

housing land supply”

In January 2009 the Council lost another appeal in respect of an outline application for 24 dwellings on a
Greenfield site in a defined strategic gap adjoining another sustainable settlement in the district. (Ref:
APP/C38B10/A/08/2085759/ LU/B5/08). In upholding that appeal the Inspector commented that:

"It is not contested that the Council has a 15% (or just less than 1 year) shortfall in its 5 year
housing land supply. Paragraph 71 of Planning Policy Statement 3 (Housing) states that where
there is not a 5 year supply of deliverable sites the Local Planning Authority should look
favourably on applications for permission for housing. Paragraph 72 goes on to say that

applications should not be refused solely on the grounds of prematurity.”

In December 2009 Arun District Council published its Annual Monitoring Report (AMR) for 2008/2009
which states that the Council cannot demonstrate a 5 year supply of deliverable sites for the purposes of

paragraph 71 of PPS 3 Housing.
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71.

72,

The Councils 2008/09 AMR states that the Council has a requirement to deliver 2,967 dwellings net in the

district for the 5 year period 2010 - 2015 and that based on anticipated net completions from sites with
existing planning permissions and/or already allocated sites, potential sites identified in its Strategic
Housing Land availability Assessment ( SHLAA) and sites that it is considering allocating in its future Local
Development Framework the Council can identify deliverable sites (in accordance with paragraph 54 of

PPS 3 Housing) that will yield net completions in the same 5 year period amounting to 2,800 dwellings.

It is, however, noteworthy that in upholding the appellants appeal in January 2009 (paragraph 45 above)

the Inspector commented that:

«sennes the Council maintains that the shortfall is less than it appears. They originally withdrew
their Core strategy because the SESP allocated an additional 2000 houses for Arun which
suddenly increased the apparent shortfall. They have also had a historically high level of
windfall sites and have undertaken a Strategic Housing Land Availability Assessment (SHLAA)
to identify all future housing sites, including as many potential windfall sites as possible, so
that they can be included in the land supply figures. The SHLAA is due before the Council in 3
months time*. This will then provide the Council with a clear picture of housing land
availability in the short term.

In the longer term the Council are proposing major housing allocations at North Littlehampton
and Bognor. There is also the possibility of an eco-town at Ford, although the Council are
resisting this. However, I do not think these longer term uncertainties have any great
relevance to the immediate 5 year supply of housing land........

In the short term I share the view of the Inspector in another recent appeal (2062314) who

took a pessimistic view of the chances of the existing large Bognor sites producing the
anticipated completion rates. Bognor SITE 6 is intended to produce 1500 or so houses, but
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Fs

/4.

requires a new by-pass to be built and is at outline stage at present. It seems to me highly
likely that in the present economic climate completion of this site will be significantly slowed.
This will have an impact on the shortfall figures and increase pressure on the Council to
identify sites that are available for development without major infrastructure problems...........

I cannot fault the Council for wishing to plan coherently for the future of housing in the district
but it is quite possible that the SHLAA will recommend the appeal site for development,
especially as that was the view of the Council’s officers in this appeal. Nevertheless, the SHLAA
is not due to report for 3 months, and that is only one stage in the process. It would still seem
to me to be some time before the Council is able to confidently address the current shortfall. I
thus conclude that the Council does have a shortfall of 15% and although they are taking steps
to deal with this, it might well get worse in the short term, and there is no certainty that the
SHLAA will resolve the problem as quickly as the Council suggest.”

These comments are supported by the Annual West Sussex Residential Land Availability Survey for 2009
published by the West Sussex County Council in October 2009 which states that Arun District Council can
only demonstrate a supply of 2125 dwellings in the 5 year period 2009 - 2014.

The differences between the WSCC 2009 RLA Study and the ADC 2008/09 AMR is that the WSCC Study
(rightly in our view given PP5 3 Housing and the comments of Inspectors at previous appeals) excludes
any allowance for anticipated completions from potential SHLAA and LDF Sites whereas the AMR includes
same and the figures in the WSCC 2009 RLA are gross figures which do not appear to take account of

estimated losses.

in
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75.

Given the discrepancies between the figures in published Council documents and previous appeals PPC Ltd
have undertaken a PPS 3 Housing Land supply calculation for Arun District and the details of this are set

out below,

5 year Requirement 1* April 2009 - 31* March 2014

Structure Plan Requirements Dwellings Calculation/notes
2001 - 2006
| SP Requirement 2001 - 2006 2680 536 pa (net) x 5 years

Dwellings actually built 2001 - 2006 2468 An average of 493 pa
{net)

Residual Structure plan requirement @ 31/3/2006 212 2680 net required minus
2468 actually built (net)

SE Plan Requirement Dwellings Calculation

2006 - 2026 11502 11300 + residual 5P 212

- deficit (575 pa net)
Net Dwellings actually built 2006 - 2009 1457 WSCC RLA Study 2009
SE Plan Residual Requirement 2009- 2026 10045 10045/17 years = 591
- pa net {rounded)
5 Year Requirement
1** April 2009 - 31* March 2014 2955 591 pa net x 5 years

Using the ADC 2008/09 AMR Figures with the disputed forecast figures for completions on SHLAA sites
and/or unknown LDF Sites deleted but assuming the ADC estimates regarding dwelling losses are correct

results in a forecast supply of net dwellings from 1% April 2009 - 31* March 2014 as set out overleaf
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76.

77.

78.

79,

80.

2009/2010 | 2010/2011 Total

433

2011/2012
587 i

2012/2013
302

2013/2014
318

443 2083

Therefore it is concluded that the requirement is for the Council to deliver 2955 dwellings net in the 5
year period 2009 - 2014 and that currently for the purposes of Paragraph 71 PPS 3 Housing it can only
demonstrate that it will be able to deliver 2083 dwellings net which represents a shortfall in the 5
year supply of 812 dwellings (or - 163 dwellings pa rounded) over the next 5 year period.

It is also noteworthy that PPC Ltd are not alone in disputing the Councils published 5 year Housing Land
Supply figures and that there is a broad agreement amongst those that contest the ADC position as to the
scale of the shortfall based on the WSCC 2009 RLA Study.

The disparity between the Councils position and that of PPC Ltd (in addition to other matters) is due to be
tested at a Planning Inquiry to be held in January 2010 (Council reference BE/47/09).

For the purposes of this application and Paragraph 71 of PPS 3 Housing, however, it is sufficient to note
that the Council cannot demonstrate a 5 year supply (as PPS 3 makes no reference to the scale of shortfall
necessary to trigger or engage the paragraph 71 requirement) and that the Council should therefore be

considering housing proposals (such as the submitted scheme) favourably against paragraph 69 criteria.

The degree to which this scheme meets PPS 3 paragraph 69 criteria is assessed in Section 2

J¥
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The Emerging LDF and evidence base

81.

The fact that the Council has commenced the preparation of an LDF is a material consideration.

Paragraphs 14 & 17 - 19 of PP51 read as follows:

“"Emerging policies, in the form of draft policy statements and guidance, can be regarded as
material considerations, depending on the context. Their existence may indicate that a relevant
policy is under review; and the circumstances which have led to that review may need to be
taken into account. In some circumstances, it may be justifiable to refuse planning permission
on grounds of prematurity where a DPD is being prepared or is under review, but it has not yet
been adopted. This may be appropriate where a proposed development is so substantial, or
where the cumulative effect would be so significant, that granting permission could prejudice
the DPD by predetermining decisions about the scale, location or phasing of new development
which are being addressed in the policy in the DPD. A proposal for development which has an
impact on only a small area would rarely come into this category. Where there is a phasing
policy, it may be necessary to refuse planning permission on grounds of prematurity if the

policy is to have effect.
Otherwise, refusal of planning permission on grounds of prematurity will not usually be

justified. Planning applications should continue to be considered in the light of current policies.

However, account can also be taken of policies in emerging DPDs. The weight to be attached to

39




such policies depends upon the stage of preparation or reviews, increasing as successive

stages are reached.

For example:

e Where a DPD is at the consultation stage, with no early prospect of submission for
examination, then refusal on prematurity grounds would seldom be justified because of the

delay which this would impose in determining the future use of the land in question.

¢ Where a DPD has been submitted for examination but no representations have been made in
respect of relevant policies, then considerable weight may be attached to those policies
because of the strong possibility that they will be adopted. The converse may apply if there
have been representations which oppose the policy. However, much will depend on the nature
of those representations and whether there are representations in support of particular

policies.

Where planning permission is refused on grounds of prematurity, the planning authority will
need to demonstrate clearly how the grant of permission for the development concerned would

prejudice the outcome of the DPD process.”
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82.

83.

84.

85.

It is understood that the Councils progress towards the production of a Core Strategy (the first stage in

the LDF process) has, for a variety of reasons been delayed and disrupted and (at the time of writing) it

has now stalled with no published certainty as to future progress and/or timescale for same,

For the purposes of PPS 1 Paragraphs 14, & 17 -19 the emerging Core Strategy remains at Consultation
stage with no early prospect for submission and it (together with the emerging evidence base that
supports it and all other future planned DPD reliant on its adoption) carry very little weight for the

purposes of determining the current application and issues of prematurity do not, therefore, arise.

This said it is noted that the Council has carried out a Strategic Housing Land Availability Assessment
which was issued in Draft in December 2009 and to the extent that this evidence base document is
material to the determination of the submitted application it is noteworthy that the document identifies
the subject site as an available, suitable and deliverable housing site for up to 95 dwellings. (Document

reference 145).

The SHLAA comments that "The site should only come forward in association with adjoining site BA2" (An
adjoining and much larger land area also owned by WSCC comprising land and nurseries in active use for
POS/Horticulture) but this has no basis in planning terms. Whilst these land holdings may well be suitable
for housing they are not currently available (as they are all subject to long term leases) are not currently
surplus WSCC Land and WSCC has no current intentions to dispose of these land holdings.
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86.

87.

88.

89.

The document also comments that the site could not deliver housing in the 5 year period 2009 - 2014 and

this also has no basis in planning terms. If outline planning permission was granted in respect of the
submitted application the site could be marketed in 2010 with development commencing in 2011 with

completion of all dwellings taking place by mid 2013,

The Council is also currently considering identifying part of the application site as being suitable for a
permanent Travelling Show persons site ( Report to the ADC Cabinet on 21 December 2009) but based on
the recommendations in that report and Appendix E the proposals are at a very early stage with formal
consultation on a Development Plan Document (DPD) commencing in February 2010, submission for
examination anticipated in October 2011, an Inguiry anticipated in January 2012 and adoption anticipated
in May 2012.

As a landowner WSCC has consistently objected to the Councils approach regarding this matter and has
formally registered those objections at earlier consultation stages and it is understood that such objections
and representations will continue to be made throughout the forthcoming further consultation processes

and if necessary at any Inquiry held tc examine any proposed DPD.

The Officer report to the ADC Cabinet on 21 December 2009 states:

"The County Council have been requested by Arun to include in their proposal for obtaining
planning permission for residential use to include provision for a permanent site for up to the
required number of pitches for gypsies and travellers. So far they have not agreed to this
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90.

approach and therefore it is recommended that the Cabinet formally request that such a
commitment be made by the County Council with the comment that if no such provision is
made in a forthcoming planning application the Council will take the need for such uses into
account in determining the planning application.”

Howewver, given the guidance in PPS 1:

"Otherwise, refusal of planning permission on grounds of prematurity will not usually be
Jjustified. Planning applications should continue to be considered in the light of current policies.
However, account can also be taken of policies in emerging DPDs. The weight to be attached to
such policies depends upon the stage of preparation or reviews, increasing as successive
stages are reached.

For example:

* Where a DPD is at the consultation stage, with no early prospect of submission for
examination, then refusal on prematurity grounds would seldom be justified because of the

delay which this would impose in determining the future use of the land in question........"
It is considered that the proposed DPD has very limited weight as it has not reached a stage that should

or could have any bearing on the determination of the current planning application particularly as WSCC

as the landowner continues to object to the identification of the site for such uses by ADC.

43




ARUN DISTRICT COUNCIL BN/27/09/

Section 2. Evaluation

This section evaluates the site and the opportunities and constraints that it presents based on the
assessment in Section 1 and the degree to which its development with housing can meet the criteria

in Paragraph 69 of PPS 3 Housing.

Section 2: Executive Summary

The site is an available housing site which could deliver up to 100 houses by mid 2013 ( including up
to 40 affordable dwellings) in a way that would help to implement SEP requirements and address the

Councils immediate in the 5 year housing land supply and acute shortfalls in affordable housing.

The Councils emerging longer term aspirations regarding the use of the site to meet other identified
but more specialised housing needs represents a competing land use opportunity but it is concluded
that the emerging approach in this regard has not reached a stage where it should or could outweigh
the clear and more certain identified opportunity that the site presents to address wider and more

immediate housing needs in Barnham and the district generally.
The application site is a suitable Housing site which meets relevant SEP policy. Paragraph 71 of PPS

3 Housing is a significant material consideration that carries considerable weight and the REQUIRES

THE Council to consider the application favourably against the criteria given in PPS 3 Paragraph 69.
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91,

92.

93.

94.
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The site has been previously developed and it is situated adjacent to a predominately residential area in a
highly sustainable location, within easy walking & cycling distance of a range of schools, shops and

recreational and employment areas.

The Council has an urgent (albeit short term) need to make provision for available, suitable and
achievable housing sites in order to maintain a continuous 5 year supply whilst longer term decisions
regarding the location of major strategic development sites are made through the ongoing LDF process
and this site therefore provides an opportunity for the Council to identify a site capable of delivering a

limited amount of housing in the short term.

Moreover, successive Arun District Council Housing Needs Studies and the West Sussex Strategic Housing
Market Assessment, May 2009, highlight critical net annual affordable housing needs in the district.
Currently this amounts to 658 dwellings pa which significantly exceeds the total annual housing

reqguirement

The Councils SHLAA acknowledges that this is an available and suitable housing site that could provide
much needed market and affordable housing to meet these acute and immediate housing needs and this
opportunity could be realised within 5 years without prejudice to the delivery of longer term more

strategic plan led solutions.
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95.

96.

The Council has also identified the site as possibly providing an opportunity to meet more specialised
housing needs in the district in the longer term but for all the reasons given at paragraphs 63 - 66 above

the prospect of delivering the site for such a use is far less certain and more long term in its aspirations.
Paragraphs 68 & 69 of PPS 3 Housing state:

Determining planning applications

68. Local Planning Authorities should take into consideration the policies set out in Regional
Spatial Strategies and Development Plan Documents, as the Development Plan, as well as other
material considerations. When making planning decisions for housing developments after 1st
April 2007, Local Planning Authorities should have regard to the policies in this statement as

material considerations which may supersede the policies in existing Development Plans.

69. In general, in deciding planning applications, Local Planning Authorities should have regard
to:
+ Achieving high quality housing.
« Ensuring developments achieve a good mix of housing reflecting the accommodation
requirements of specific groups, in particular, families and older people.
= The suitability of a site for housing, including its environmental sustainability.

+ Using land effectively and efficiently.
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a7.

98.

« Ensuring the proposed development is in line with planning for housing objectives,
reflecting the need and demand for housing in, and the spatial vision for, the area and

does not undermine wider policy objectives eg addressing housing market renewal

issues.

Section 3 seeks to demonstrate that the submitted proposals represent a deliverable opportunity to
achieve high quality and mixed housing which reflects the accommodation needs of all groups and it is
submitted that the site is suitable for housing (including environmental sustainability), the proposed
development represents a more effective and efficient use of the site than that which exists and that the
proposed development is in line with planning for housing objectives, reflects the need and demand for
housing in the area and meets the spatial vision set in the SEP and that in the emerging LDF and would

not undermine wider policy objectives to the extent that these are sufficiently developed to be material

consideration of any weight.

Paragraphs 71 & 72 of PPS 3 Housing state:

"71. Where Local Planning Authorities cannot demonstrate an up-to-date five year supply of
deliverable sites, for example, where Local Development Documents have not been reviewed to
take into account policies in this PPS or there is less than five years supply of deliverable sites,
they should consider favourably planning applications for housing, having regard to the policies
in this PPS including the considerations in paragraph 69.

72, Local Planning Authorities should not refuse applications solely on the grounds of
prematurity.”
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Land Use Constraints

99.

Based on the reports submitted in support of the proposals listed below there are no constraints that

would prevent the site being used for residential development

« Tree survey & Aboricultural Impact Assessment
= Ecological Scoping Survey

= Transport Assessment

» Desk Top land contamination Report

* Flood Risk Assessment
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Section 3. Design Principles

This section sets out the Design Principles that have been followed in preparing the submitted scheme
based on Sections 1 & 2 and addresses whether or not the scheme is capable of delivering nigh quality

housing in accordance with the criteria given at paragraphs 12 - 19 PPS 3 Housing.

Section 3: Executive Summary

It is concluded that the submitted scheme is (to the degree that this is possible given the Outline nature
of the submitted Application) would be capable of providing for the achievement of high quality mixed

housing which reflects the accommodation needs of all groups. (PPS 3 Paragraphs 12 - 19)
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100.

Paragraphs 12 - 17 of PPS 3 Housing read as follows:

Achieving high quality housing

12, Good design is fundamental to the development of high quality new housing, which contributes to the creation of sustainable,
mixed communities.

13. Reflecting policy in PPS1, good design should contribute positively to making places better for people. Design which is
fnappropriate in is context, or which fails to take the opportunitios available for improving the character and quality of an area and
the way it

Sfunctions, should not be accepted.

4. Local Planning Authorities should develop a shared vision with their local communities of the type(s) of residential environmenty
they wish to see and develop design policies that set out the quality of development that will be expected for the local area, aimed at:

— Creating places, streets and spaces which meet the necds of people, are visually attractive, safe, accessible, functional, inclusive, have
their own distinctive identity and maintain and improve local character,

— Promaoting designs and layouts which make efficient and effective use of land, including encouraging innovative approaches to help
deliver high quality outcomes,

15. Local Planning Authorities should encourage applicants to bring forward sustainable and environmentally friendly new housing
developments, including affordable housing developments, and in doing so should reflect the approach set out in the forthcoming PPS
on climate change, including on the Code for Sustainable Homes.

16. Matters to consider when assessing design quality include the extent to which the proposed developmenti:

— Is easily accessible and well-connected to public transport and community facilities and services, and is well laid out so that all the
space is used efficiently, is safe, accessible and user-friendly.

— Provides, or enables good access to, community and green and open amenity and recreational space (including play space) as well as
prrivate outdoor space such as residential pardens, patios and balconies.
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— Is well integrated with, and complements, the neighbouring buildings and the local area more generally in terms of scale, density,
lavour and access.

= Facilitates the efficient use of resources, during construction and in use, and seeks to adapt to and reduce the impact of, and on,
climate change.

- Takes a design-led approach to the provision of car-parking space, that i well-integrated with a high quality public realm and streets
that are pedestrian, cycle and vehicle friendly,

- Creates, or enhances, a distinctive character that relates well to the surroundings and supports a sense of local pride and civic
identity.

— Provides for the retention or re-establishment of the biodiversity within residential environments.
17, Particularly where family housing is proposed, it will be important to ensure that the needs of children are taken into account and

that there is good provision of recreational areas, including private gardens, play areas and informal play space. These should be well
designed, safe, secure and stimulating areas with safe pedestrian access.

And these are the design principles that have guided scheme design in this case.

The use

101. In light of the current local need for both market and affordable housing and given the local context, the site
is considered to be an appropriate location for residential development and that the most effective and

efficient use for this site is residential.
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The amount of development

102.

103.

104.

The amount of development proposed is up to 100 dwellings with up to 40 of these being affordable houses
as defined at Annex B of PPS3 Housing in accordance with Policy SCT6 of the SEP and the Councils Strategic

Housing Market Assessment.

This amount of development was determined by the size of the developable area remaining (3.2 - 3.26
hectares) once the need to retain and enhance the existing trees and hedgerows, provide for landscaped
communal areas and the opportunity to integrate the proposed development with the community public open

space and facilities approved for Murrells Field adjoining were considered ( See "Layout”)

The proposed development equates to a net site density between 30 and 31 dwellings per hectare (dph) as
calculated in accordance with Annex B PPS 3 Housing depending on whether or not a detailed scheme

includes Flats ( Indicative layouts/Scale”).

The Indicative Layouts

105.

The planning application has been submitted in Outline with all matters (except access) reserved for later
approval but 3 indicative site layouts have been prepared and submitted to demonstrate 3 alternative ways
(but not the only ways) in which the site could be developed if outline planning permission was granted for

the amount of development proposed.
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Indicative Layout OPTION A

106. This indicative Option would provide space for up to 100 dwellings comprising a mixture of housing
comprising detached/semi-detached/terraced dwellings and Flats with associated landscaping and communal

open space (see "Landscaping”).

Indicative Layout OPTION B

107. This indicative Option would provide space for up to 100 dwellings comprising a mixture of housing
comprising two/three bed detached/semi-detached and terraced housing (but no flats) with associated

landscaping and communal open space (see “Landscaping”).

Indicative Layout OPTION C

108. This Indicative Option provides for the same housing as Option B but suggests a different arrangement for
the landscaped communal spaces with dwellings arranged in way which gives a feeling of a traditional village
with greens overlooked by Housing.

53

ARUN DISTRICT COUNCIL BN/27/09/




housing and flats

VRIRAEEH 3 5w SHARED PEDESRTE AN/ CYCLEWAY

- 0 Jhs LANDSCARED OPEN SPACE

Enisling oak Limes
[Tres Survey Belerence TIS & T16)

Two [ tmo and & kall slorey Bousing Compriging a
E THE SITE 1.5ha - misture of detsched, semidetached snd terraced

ARCELS WORREEY S TE. vAPTON BDAL), BAR-AN

|
Wil Suags Loy Lowrel v
FROPOAET KCT/BLOCK PR WITH JRECATRE LATCR

Oevelppabie ares 1. Jha T O D BT | B A [ G

Vi ta 180as dwellings 3 Ldph S el 4 P B 6 I Wt 4 et S e T

54

ARUN DISTRICT COUNCIL BN/27/09/




ARUN DISTRICT COUNCIL BN/27/09/
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109.

110.

All 3 indicative layouts could accommodate sustainable features into the proposed development and at this
Qutline Stage; passive solar design has had a significant influence on the indicative site layout. The majority
of proposed dwellings shown are orientated within 30 degrees of due South to maximise opportunities for

sunlight and daylight, where this has not been possible, an east-west orientation has been adopted.

The indicative layouts also provide adequate space for waste facilities, including general waste and recyclable
waste. Where possible waste facilities could be provided on plot for individual dwellings, however where
necessary, space exists for communal bin storage facilities at the entrance to private drives/courtyards

designed to be both functional and an attractive element of the proposed development.

Appearance/Scale Parameters

111,

112,

All 3 indicative layouts provide for a variety of dwelling types being of 2 and 2.5 storeys (maximum 2.5
storeys) of differing traditional styles/appearance in order to achieve visual interest in the street scene and

provide an attractive environment for future residents,

The Layout design, dwelling mixes and styles envisaged could provide the development with a sense and
appearance of gradual evolution characteristic of some of the existing older housing in other parts of

Barnham.
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Illustrative street scene ~ Yapton Road




Illustrative internal street scene
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Landscaping & Public Open Space

113,

114.

115.

116.

117.

The site is not affected by any known ecological constraints and the submitted Ecological Survey does not
highlight any particular concerns but the site is enclosed by a number of existing hedgerows, which offer the
potential to act as ecological corridors or species habitat and these are all shown to be retained on all 3

indicative layouts.

The Submitted Tree Survey & Arboricultural Impact Assessment identifies only two oak trees of note within
the site which are worthy of retention as shown on the Indicative layouts but it does also make
recommendations regarding works and enhancement for the existing boundary trees/hedgerows and these

are reflected in all 3 indicative layouts.

Particular care and attention has been paid to the integration of the proposed development with the approved

(but not yet implemented) Public Open Space and community facilities on the adjoining Murrells Field.

All 3 indicative layouts show how the communal open spaces within the proposed development could be laid
out so as to provide natural links between the scheme and the proposed public open space adjoining which
together with the proposed pedestrian/cycle routes through the development could provide Safe, useful,

attractive and ultimately popular recreational links between Church Lane and Yapton Road.

Subject to further discussions/negotiations the applicants are also prepared to consider making a financial
contribution towards the delivery of the Murrell Field proposals from any capital receipts received from the
disposal of the development site (See Section 4)
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118.

In addition to the communal open space suggested the Indicative site layouts also provide for generous

private garden areas for all dwellings by modern standards which reflects the emphasis on the provision of

family accommodation and the commitment to creating an attractive green environment for future residents,

Access & Accessibility

119. Based on the sustainability credentials of the site and the submitted Transport Statement the intention is to

120.

121.

provide vehicular access to the site via a vehicular access onto Yapton Road designed as shown on the

submitted plan DRG NO 2009/1067/001 B.

The new access together with the proposed footway
adjoining Yapton Road and the proposed shared
footpath/cycle link through the site, will significantly improve
the permeability of the area for existing and future residents
(notably between Church Lane and Yapton Road via the

proposed POS.

Within the site itself the Indicative layouts suggest the ability
to provide for a safe and preferential environment for
pedestrians and cyclists by using frequent changes in
direction, road narrowing and changes in surface materials
and textures to slow vehicles and emphasise their presence

to drivers.
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122. The indicative layout also provides for car parking to be accommodated within individual plot boundaries and

for large car parking areas to be avoided so as to create an attractive streetscape. There would be sufficient
space to provide car parking for future residents and visitors at a level consistent with the Councils maximum
standards but given the sustainability and accessibility credentials of the site it is intended to provide for car
parking on the basis of 1.2 spaces per dwelling with cycle and bin stores for residents provided within each

plot.

Other Technical Matters (See also Section 4)

Flood Risk

123. The submitted Level 1 FRA demonstrates that the site is not affected by tidal or fluvial flood risk (even
accounting for future sea level rises due to climate change) to the degree that would prevent development in
accordance with PPS 25 and/or warrant any particular special measures in terms of drainage and/or building

design.

Foul & Surface Water Drainage

124.  There is no evidence to suggest that there is insufficient capacity within the local network that would prevent
a standard mains drains connection being made to serve the development for both Foul and Surface water

disposal.
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Land Contamination

125. The submitted Land Contamination Report does not identify that there are any significant land
contaminated issues other than localised soil contamination due to the former uses and such matters can
be addressed at development stage through the imposition of standard controlling conditions.

Renewable Energy & Climate change

126. The Applicant is committed to ensuring that the proposed development meets the latest national and
regional policies relating to renewable energy and climate change but the outline nature of the application
makes it difficult to be specific at this stage about the details of such proposals. Therefore it is suggested
that the Council considers the use of the model conditions posted on The Planning Inspectorates web site

so that these matters can be addressed at detailed application stage.

3
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Section 4 Draft S106 Unilateral Undertaking & Conditions

This section suggests heads of terms for a possible Section 106 Unilateral Undertaking in respect of
contributions towards the provision of infrastructure and the subject matter for possible conditions in
the event that Outline Planning Permission is to be granted. These are provided without prejudice to the
Councils consideration of the application and are intended to form the basis of an ongoing dialogue with

the Council prior to a decision in accordance with best practice.

6
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General matters

Department of Communities and Local Government Circular 05/2005 (which replaced Circular 1/97) provides
guidance to local authorities in England on the use of planning obligations under section 106 of the Town and

Country Planning Act 1990 as substituted by the Planning and Compensation Act 1991.

PPS1 states that Planning obligations should meet the Secretary of State's policy tests set out in Department of the

Environment Circular 1/1997 (or its successor); i.e. they should be:

(a) Necessary;

(b) Relevant to planning;

(c) directly related to the proposed development;

(d) fairly and reasonably related in scale and kind to the proposed development; and

(e) reasonable in all other respects.

and the heads of Terms set out in this statement follow that advice.

Advice regarding the use of conditions on planning permissions is contained within Circular 11/95: Use of conditions
in planning permission and the Planning Inspectorate working in conjunction with the Planning Officers Society has

recently prepared an updated list of model conditions which it recommends for use by Local Planning Authorities

and the suggestions in this section utilize that advice and those models where relevant to the submitted application.

Hh5
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Draft Heads of Terms for a 5106 Unilateral Undertaking (S106UU)

WSCC Infrastructure Contributions

It is anticipated that WSCC will seek financial contributions towards meeting the increase in services and facilities
necessary to serve the needs of the increased population arising from the proposed development but it is not

possible to guantify the contributions at this stage for 2 reasons.

(a) the application is submitted in outline for up to 100 dwellings of indeterminate housing mix with no

certainty regarding the population that would be generated and
(b) Individual WSCC departments have yet to determine the level of need in the area
On this basis it is suggested that a formula based approach is used for the proposed S106 Unilateral Undertaking
which would enable the likely contributions to be quantified at detailed application stage according to the formulas

used in the 5106 UU.

Subject to this approach and the requested contributions meeting the Secretary of States Policy Tests it is

confirmed that the applicant is prepared to provide a S106 UU to this effect.
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Arun District Council Infrastructure Contributions
Public Open Space Statement

It is anticipated that ADC may wish to seek Open Space to be provided on the site but it is not possible to determine
or quantify the level of such provision at this stage or the type of provision to be requested (other than in the

indicative manner shown on the indicative layouts provided) for 2 reasons:

(a) the councils published information regarding open space is not up to date and it is therefore unclear as

what the Council would require

(b)  the maximum amount of open space that could be provided on site in this case is indicated on the 3
indicative layouts but for sound planning reasons the applicant wishes to suggest that the Council accepts
an off site financial contribution that could be used to assist the funding and delivery of the Murrell Field
Proposals and it is not clear at this stage whether or not the Council is agreeable to such an approach in
this case.

Subject to clarification of these points during the consideration of the application and any requested contributions

meeting the Secretary of States Policy Tests it is confirmed that the applicant is prepared to provide a S106 UU to
address these matters.
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Affordable Housing Statement

SEP Policy SCT6 requires that all residential schemes above locally determined thresholds should provide 40%

affordable housing.

The Council has not yet determined the threshold above which they will seek affordable housing since the previous

guidance used has been superseded and has not yet been revised.

The Applicant in this case is, however, willing to commit to 40% of the housing proposed being provided as

affordable housing in accordance with SEP Policy SCT6.

The applicant is also willing to provide for 80% of the affordable housing to be Social rented and 20% to be

Intermediate housing in accordance with the Councils SHMA

These matters could be controlled by way of a standard model condition imposed on any planning permission

granted but it is understood that Arun District Council would prefer to control such matters by way of an Obligation

via a 5106 undertaking.

Subject to the Council accepting the use of the clauses set out overleaf ( taken from a recent S106 UU agreed with

Arun District Council for a site elsewhere) the applicant is willing to provide a 5106 UU so as to meet the Councils

preference in this regard.
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AFFORDABLE HOUSING

Definitions
1. In this schedule

Affordable housing is:

‘Affordable housing includes social rented and intermediate housing, provided to specified eligible households whose needs are
not met by the market. The Affordable housing should:

- Meet the needs of eligible households including availability at a cost low enough for them to afford, determined with regard to
tocal incomes and local house prices.

- Include provision for the home to remain at an affordable price for future eligible households or, if these restrictions are lifted,
for the subsidy to be recycled for alternatively affordable housing provision’.

Social rented housing is:

‘Rented housing owned and managed by local authorities and registered social landlords, for which guideline target rents are
determined through the national rent regime. The proposals set out in the Three Year Review of Rent Restructuring (July 2004)
were implemented as policy in Aprif 2006. It may also include rented housing owned or managed by other persons and
provided under equivalent rental arrangements to the above, as agreed with the local authority or with the Housing Corporation
as a condition of grant’.

Intermediate affordable housing is:

'‘Housing at prices and rents above those of social rent, but befow market price or rents, and which meet the criteria set out
above, These can include shared equity products (e.g. HomeBuy), other low cost homes for sale and intermediate rent’.

1.2 "Market Housing Units™ means Residential Units within the Development which are not Affordable Housing as defined at 1.1.

1.3 "Eligible Households” means househalds who are unable to resolve their housing needs at a cost low enough for them to
dfford determined with regard to local incomes and local house prices,
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1.4 "Affordable housing providers” means any provider of social rented and/or Intermediate affordable Housing which meets
the definitions given at 1.

1.5 "Reserved Matters” means any matter reserved for later approval by virtue of a condition imposed on planning permission
for the Development granted pursuant to the Application for Planning Permission on appeal or any variations or renewals
thereof from time to time.

Z. Obligations

2.1 To make provision for 40% of the dwellings within the development to be affordable housing of which B0% shall be social
rented and 20% intermediate affordable housing.

2.2 To provide the district councif with a plan detailing the type and location on the site of the affordable housing provision to
be made at the same time as providing details to discharge any reserved matters.

2.3 Not to permit any more than 50% of the market housing units to be occupied prior to fulfilling those obligations set out at
2.4 - 2.6,

2.4 To offer the land detailed on the plan at 2.2 for transfer to an affordable haousing provider or providers at a price and on
terms which reflect market value and conditions at time of the Offer within one month of the approval of reserved matters
(offer date) and ensure that this offer remains open for acceptable for 3 months following the date on which the offer is made
(the first offer period).

In the event that the first offer made in accordance with the above is not accepted within the first offer period then the parties |
undertake to make a second offer for transfer to another affordable housing praovider or providers not later than one month
after the expiry of the first offer period ("the second offer”) and such offer shall consist of the same as the first offer subject to |
revistons necessitated by lapse of time and shall remain open for acceptance far

no less than 3 months ("the second offer period”) from the date of the offer being made ("the second offer date”).

2.6 In the event that the second offer made in accordance with the above is not accepted within the second offer period the
owners undertake to pay Arun District Council a commuted sum equivalent to the cost at that time of providing the Affordable
Housing Units within the District of Arun and will complete and permit to be occupied the affordable housing as market housing
units.
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Suggested Conditions

It is accepted that the Council will wish to impose a range of standard conditions relating to the following matters (if
outline planning permission is granted) but it would be appreciated that if the Case officer is minded to recommend
the grant of a conditional outline planning permission the wording of such conditions is discussed with us in
accordance with relevant guidance in Circular 11/95:

1. Time Limits for implementation

2. Landscaping

3. Vehicular Access

4. Renewable Energy/decentralised energy supply

5. Build standards to meet Code for Sustainable Homes.

6. Foul & Surface Water Drainage

7. Land contamination
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