PLANNING DESIGN AND ACCESS STATEMENT

on Behalf of Sammi Developments Ltd

Planning Application for Erection of 38 New Dwellings and Related Development
Land at The Lillies Caravan Park, Yapton Road, Barnham

Our Ref: C15026

June 2015
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1.1 This statement is prepared by Phase 2 Planning and Development Ltd on behalf of Sammi
Developments Ltd in support of an outline planning application for the residential
development of 38 dwellings and related development at land at the Lillies Caravan site,

Yapton Road in Barnham. The full description of the development is:

“Erection of 38 Residential Dwellings including Open Space, Landscaping and New Access”

1.2 The proposals follow pre-application consultation with planning officers, which will be

referred to later in this statement.
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13 The application and supporting drawings that accompany this application have been
prepared by DAPA Ltd and are listed on the schedule included with the application. In
addition, a number of documents have been prepared in support of the proposal. These are

as follows:

e Transport Assessment by Stuart Michael Ltd

e Drainage/FRA Assessment by FortRidge Consulting Limited
e Arboricultural Assessment by Barrell Tree Consultants

e Ecology Assessments by Ethos Environmental Planning

e Design and Access Statement by DAPA Ltd

e Planning Statement by Phase 2 Planning & Development Ltd

1.4 The purpose of this report is to draw together the key issues in the consideration of this
proposal and outline how the scheme responds to the constraints of the site and relevant

policy guidelines.
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1.5 Section 2 of this supporting planning statement sets out the site and surroundings and
Section 3 details the development proposals. Section 4 provides a summary of the planning
history and Section 5 provides a planning policy review. The key planning issues are

identified and assessed in Section 6, with Section 7 providing a summary and conclusion.
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2.1

2.2

2.3

The site comprises an area of 1.2ha located on the south side of Yapton Road. It was last
used for tourist accommodation including permanent residential cabins with caravan and
camping pitches. There are no seasonal restrictions on occupancy or the use and the site

falls within the definition of previously developed land as set out at Annex 2 of the NPPF.

The area around the application site comprises many horticultural uses and there are also a

number of residential dwellings to the north and east of the application site.

A full description of the site and its context is provided within the Design and Access

Statement.
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3.1

3.2

3.3

3.4

K
5%

The planning application proposes the development of the site primarily for residential

purposes.

38 new dwellings are proposed as being a mixture of open market units (27no), and

affordable housing (11no). This is explained within the Design and Access Statement.

The scheme includes a wide range of house types and sizes, from 2 bed houses and flats, up

to 4 bed detached family homes. The proposed mix is as follows:

Private
e 4x 2 bed houses
e 16x 3 bed houses

e 7x 4 bed houses

Affordable
e 6x 2 bed apartments

e 5x 2 bed houses

More detailed explanation of the scheme is provided within the Design and Access

Statement.
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4.1 The application site has been the subject of 2 relevant applications, as follows:

BN/6/10/ Outline application with some matters reserved for 36 no. houses.

Refused 26-04-2010 Appeal: Withdrawn 16 08 2010

BN/3/13/ Demolition of 6 no holiday lodges, toilet block. Removal of circa 30 touring
caravans/motorhomes/camping pitches & replace with erection of 38no. residential
dwellings, associated garages/car parking, formation of access road & change of use from

current C1 (Hotels) to C3 (Dwelling Houses). Refused 25-06-2013 Appeal: Dismissed 07 04

2014

4.2 The appeal decision in April 2014 is most relevant. The application was submitted in 2013
and proposed 38 units. At the time of the Council’s decision in June 2013, the Council
accepted that it could not show a 5 year land supply, but instead refused permission on the
grounds of impact on the countryside, lack of on-site open space, inadequate foul drainage,
and lack of s106. The Inspector rejected the Council’s arguments and found in favour of the
appellant on all counts, with the exception of the lack of on-site open space. However the
Inspector was highly critical of the submitted design, describing it as “mediocre”. The layout

is shown below:
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4.3

4.4

4.5

4.6

4.7

In our view it is highly likely that if the design of the scheme had been of a higher quality
with more open space then the appeal may have been upheld, which is the approach taken

with this application.

The current design provides a larger area of open space (the Council accepted in their
previous assessment that on-site provision at around 50% of the policy requirement,
together with an off-site contribution). It also removes the excessive hardstanding to the site

frontage that the Inspector commented on, and delivers improvements elsewhere.

Both the adjoining site to the west and to the north have both been subject to appeal

decisions.

In respect of the land to the west (known as Angel’s Nursery), an appeal for 95 dwellings, of
which 40% was affordable, was allowed in January 2011. The Council had contended that it
had a 5 year land supply, but the Inspector rejected this, and considered the supply to be no
more than 3.8 years. The Inspector also accepted that the site was in a sustainable location,

next to the sports hall and close to the heart of the village.

Reserved Matters approval has subsequently been granted, and the scheme is shown below:

Lillies Site
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4.8 On the north side of Yapton Road, permission for 44 dwellings (30% affordable) was granted
on appeal in January 2013. The Council had initially refused consent on grounds that
included the principle of development, claiming that it could show a 5 year land supply. In
the event, by the time of the Inquiry, it had withdrawn all of its grounds of appeal, including
land supply, acknowledging that despite a published 2012 5 Year Land Supply that shows a
surplus, it in fact was not able to demonstrate sufficient land. The Inspector calculated the

supply to be around 4.6 years. The outline indicative layout is shown below.

Lillies Site
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4.9 The planning application was the subject of an initial pre-application request in Jan 2015,
and meeting in early March 2015. The written response is attached as appendix 1 to this

statement, and referred to in detail in section 6 in analysing the key planning issues.
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5.1 This section of the report sets out the planning policy framework, detailing relevant planning
policies. The development plan for Arun DC currently comprises the existing adopted
Development Plan for the site is the 2003 Arun Local Plan, although the Council have also
been working on the replacement Arun District Local Plan 2011-2029. The former will be

used in assessing the site.

5.2 Relevant national planning policy is set out in the National Planning Policy Framework, which

was published in March 2012.

53 It states that local planning authorities (LPAs) should approach decision-making in a positive
way to foster the delivery of sustainable development (paragraph 186). It goes on to state
that LPAs should look for solutions rather than problems, working pro-actively with
applicants to secure developments that improve the economic, social and environmental

conditions of the area.

5.4 With regard to housing, the NPPF states that in order to boost significantly their supply of
housing, LPAs should identify a supply of deliverable sites with a 5% buffer and where there
has been a persistent under-delivery of housing the buffer should be increased to 20%.
Paragraph 49 identifies that relevant policies for the supply of housing should not be
considered up-to-date if the local planning authority cannot demonstrate a five-year supply

of deliverable housing sites.

5.5 Para 7 emphasises that there are three dimensions to sustainable development: economic,
social and environmental, which give rise to the need for the planning system to perform a

number of roles:

e an economic role — contributing to building a strong, responsive and competitive
economy, by ensuring that sufficient land of the right type is available in the right
places and at the right time to support growth and innovation; and by identifying
and coordinating development requirements, including the provision of

infrastructure;
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5.7

58

59

5.10

e asocial role — supporting strong, vibrant and healthy communities, by providing the
supply of housing required to meet the needs of present and future generations;
and by creating a high quality built environment, with accessible local services that
reflect the community’s needs and support its health, social and cultural well-being;
and

e an environmental role — contributing to protecting and enhancing our natural, built
and historic environment; and, as part of this, helping to improve biodiversity, use
natural resources prudently, minimise waste and pollution, and mitigate and adapt

to climate change including moving to a low carbon economy.

These roles will be addressed within section 6.

The adopted Local Plan provides the basis for all planning decisions within the district. It
contains policies relating to the location of development and protection of environmental

features.

On the Proposals Map Inset for Barnham, the application site is shown as lying outside the
defined settlement boundary for the village to which adopted Policy GEN3 applies, which
seeks to protect the countryside for its own sake. However, the NPPF has taken away this
criteria, and there have been material considerations recently which have outweighed Policy
GEN3 leading to the grant of planning permission for residential development on two

neighbouring sites, as set out above.

The proposals map is shown below:
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The Application Site

5.11  Arun Council is currently in the process of preparing a new Local Plan. It has produced a
number of drafts over recent years, the most recent having been in the summer of 2013.
The Council’s Strategic Housing Market Assessment at that time recommended that
between 600-750 new homes per annum would be needed to meet the Council’s locally
arising housing need, but the 2013 draft Plan was based on an assumed target of 580 homes
per annum. A 2014 SHMA updates suggests a range of 550-650 homes per annum, although

the national population projections suggest a higher figure.

5.12  The Key Diagram included within that document (see below) identifies four strategic housing
sites, one of which lies to the west of Barnham, with 2000 homes proposed as a major
allocation lying between the villages of Barnham, Westergate and Eastergate. A separate
‘Parishes’ allocation is also proposed, which would see 100 homes built elsewhere in

Barnham Parish.

5.13 The objective of the housing delivery strategy has therefore been to concentrate
development in to a limited number of large scale allocations, in order to fund major

infrastructure improvements, rather than allocating a large number of smaller sites.
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2013 Key Diagram (above) showing
Strategic Site west of Barnham, and
(left) Barnham Allocation Extract

5.14  As part of the preparation of the new Local Plan, the Council has undertaken a Strategic
Housing Land Availability Assessment, which provides a ‘high level’ review of the suitability
of sites for residential development. The extract for Barnham (below) shows the large
number of sites assessed. Sites edged in blue (including the application site, referenced 141)
were rejected, whilst sites in green were considered suitable. It should be noted (as
discussed further in Section 6 below) that the land immediately west of the appraisal site,

and also marked blue (site 145), has subsequently received planning permission at appeal.
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Site 41 to the north of the appraisal site also has planning permission for residential

development. The large green site, site 124, is the location of the proposed strategic

allocation referred to above.
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5.15 The issues raised by the above will be addressed within the following section.

Page 12
C15026/Land at The Lillies, Barnham Planning Statement FINAL/June 15

ARUN DISTRICT COUNCIL BN/32/15/0UT



6.1

6.2

This section considers the following key planning issues to be of relevance to the proposals,
which are derived from the officer’s pre-application letter attached as appendix 1; and the

previous appeal decision.

The principle of the development including five year housing land supply.

o Design.

e Neighbour Amenity

e Affordable Housing.

e Highways Transport and Parking.

e QOpen Space Provision.

e lLandscaping and Trees.

o Drainage.

e Noise.

Planning obligations.

In addition to the decisions made above, an appeal decision in February this year regarding a
site in Eastergate (APP/C3810/A/14/2217385) determined that the Council had a five year
shortfall of 881 dwellings. For its part, the Council acknowledges this, and states in the pre-
app response that with an absence of an adequate supply of housing land in accordance with

the NPPF and a Local Plan that is not adopted, “the principle of residential development on

ARUN DISTRICT COUNCIL BN/32/15/0UT
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6.3

6.4

6.5

6.6

6.7

the site has been accepted at this time. However, it should be stated that when the Local
Plan is adopted, the Council is likely to be able to demonstrate an adequate supply of housing

land and the principle of development would not then accord with the development plan.”

Officer’s go onto state that paragraph 29 of the Inspectors decision letter states;

'If for any reason the Angel's and Hyde Nursery site development did not proceed, then
clearly the west side of the appeal side would be more open and would be seen as being
more closely related to the open countryside. This could result in a slightly adverse impact on
the character and appearance of this site between the urban areas of Barnham and Yapton.
However, in my view, this adverse impact in relation to the general appearance of housing on
the site would still be significantly and demonstrably outweighed by the benefits when
assessed against the policies of the NPPF and having taken into account all of the other

material considerations.’

As identified above, the Angels and Hyde Nursery has planning permission.

The scheme subject of the pre-app discussion was different to that the subject of this
application, and officers had a number of specific comments regarding the detailed design of
the scheme, as set out in appendix 1. These have all been addressed within the application

scheme.
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Arun District Local Plan Policy GEN7 indicates planning permission will only be granted for
schemes displaying high quality design and layout. It further indicates development will be

permitted if it takes into account impact on adjoining occupiers, land, use or property.

During the pre-app, officers advised that in the case of the pre-app scheme, it was
considered that the proposed development would be unacceptable on the residential
amenities of neighbouring properties by virtue of the siting of plots 8 and 10 specifically and

their proximity to the sites boundary relative to the adjoining uses.

ARUN DISTRICT COUNCIL BN/32/15/0UT
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6.8

6.9

6.10

6.11

6.12

6.13

6.14

However, they acknowledged that with that said, “with relatively minor amendments to the
layout, a layout could be achieved that would result in an acceptable level of residential

amenity.” These changes have been made.
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Policy GEN7 was also cited by officers in relation to ensuring that the proposal creates
attractive places and spaces with the needs of people in mind, and that on this basis, well
designed and adequate amenity space provision for residents is considered essential to meet

the policy requirements of the local plan and Government Advice.

They considered that subject to the amendments highlighted above, the proposal is likely to
be acceptable in amenity space provision. This issue has been carefully considered with the

revised layout, and the comments taken on board.

The Council’s affordable housing policy seeks 30% affordable housing onsite on residential

developments of 15+ residential units.

In the pre-app response, it states that the Council would seek 11 (30%) affordable homes on-
site as part of his application, and that 2 bed homes are the highest priority for the Council
at present for either houses or flats, although houses are preferred. The submitted scheme
shows 11 units with a mix of 2 bed houses and flats. Tenure will be agreed in discussion with

the Council's Housing Strategy and Enabling Manager.

Officers indicated at the pre-app that the proposal is likely to be acceptable in transport and
highway terms due to the fact that a similar scale of development and access proposals have
been found to be acceptable, although did comment in the meeting about the possibility of
removing one of the footways from within the site as one is likely to be sufficient for a

scheme of this scale. This has been undertaken.
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It is proposed to make a financial contribution in lieu of a deficiency in on-site provision with

a 50% provision on site, indicated as acceptable by the last Inspector and as allowed by

ARUN DISTRICT COUNCIL BN/32/15/0UT
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6.15

6.16

6.17

6.18

policy. Officers also indicated that there is also a requirement also for children's play, and
that if this is not provided on site, a further contribution of £1,000 per unit would be
required so that additional play equipment could be provided off-site. This will be the

subject of confirmation during the drafting of the S106.

We have noted that the Council's Parks and Open Space/Arboricultural Officers have asked
that any trees or vegetation that fall within the proposed or periphery of the development,
may provide significant aesthetic impact to the location, and that any trees in particular
along the boundaries, which adjoin neighbouring properties could provide potential valuable
screening and should be retained. The tree report included with the application shows trees

to be retained as requested.

The submitted scheme shows landscaping proposals, and details will be agreed at part of an

appropriately worded condition.

The Council's Drainage Engineers have requested that any proposed surface water drainage
scheme will need to consider the use of sustainable drainage principles (SuDS), and that the
design will need to follow the hierarchy of preference for different types of surface water
drainage systems as set out in Approved Document H of the Building Regulations and the
Sustainable Urban Drainage System (SUDS) Manual produced by CIRIA. This has been

undertaken within the drainage report attached with the application.

N
PN

We have noted that the Council's Environmental Health Officers made no comments on the
pre-app scheme, but noted that noise should be taken into account when determining the
application and where appropriate conditions imposed to ensure an adequate level of

protection against noise.
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7.1 In conclusion, the site would involve development of a site advocated for development
within the Council’s emerging Local Plan and which is located within a sustainable

settlement.

7.2 It has been demonstrated that the proposal will provide a high quality sustainable residential
scheme which has regard to its context, which would significantly enhance both the
character of this part of Barnham, and would assist the Council in maintaining a flow of

developable sites and thus their 5 year housing supply.

7.3 The Council are therefore respectfully requested to receive this application positively and to

grant planning permission in due course.
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Drainage Engingers Comments

Oraihage Enginesrs have made the following comments;
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Environmental Health Comments
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