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1.8 INTROBUCTION:

1.i. We are insiructed by Brookworth Homes Limited to prepare a planning statement
in support of an application for residential development of land situated on the
southern side of Burndell Road, Yapton, West Sussex BN18 OHR. The application
is an Qutline application for development which proposes the erection of 45
dwellings on the site. Means of access is to be considered at the Outline stage with

all other matiers reserved for subsequent approval.

1.2, The planning statement has been prepared following a detailed assessment of the
characteristics of the site and the swrrounding arca. It has also been prepared
following pre-application discussions with relevant Othficers at Aron Dhstrict

Counetl.

1.3. The scheme has been assessed in the context of national planning policy as set omt
in the National Planning Policy Framework — March 2012 and also Planning

Practice Guidance — March 2014, The Planning Statement also incorporates a full

review of relevant policies in the Development Plan which comprises the Arun
Local Plan 2003, Regard has been had to the emerging Arun District Loca] Plan,
However, pending examination, only Hrotted weight can be attached to iis emerging

policies.

1.4.  The Planning Statement has taken mto consideration the application plans and
accompanying Design & Access Statement that have been prepared by QSP
Architecture as well as all other accornpanying information relating o the details of
the proposed development. Considerstion has been given to the assessments and
reports undertaken by other Consultants regarding the sile, in particular, highway
and transport malters, frees, landscape and ccology, flood risk drawings and

infrastructure matters.

4 April, 20614 Pags 1
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1.5, As aresuli of the formal pre-application engagoment that has taken place with Arun
District Counctl, a number of revisions have been made to the proposals for the site

which reflect the advice and comments made by Council Officers.

4 April, 2014 Page 2
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THE APPLICATIONSETE ANDSURROUNMBING AREA:

kb
oo

Dt

The application site is located on the southers side of Burndell Road approximately
500 m to the south cast of Yapion Village Centre.  The site is in 4 susiainable and
accessible location with immediate access fo public transport passing along
Burndell Road and within easy walking distance of local shops and facilities in the

Village Centre,

2.2 The site comprises a strip of land approximately 20 m in width with a fronfage onto
Burndell Road, which then opens out into a more substantial largely rectangular
arca of land located to the rear of existing frontage development onto Burndell

Read. The overall siie area gmounis 1o 2.4 hectares.

2.3 The site presently comprises an grea of grassland. The site is flat and has no
iandscape or other topographical constraints.  There are no frees within the centre
section of the sife although thers are some trees and hedporows around the

boundaries of the site.

24 The site is bounded along iis egstern, southern and western boundaries by existing

drainage ditches which are set at a significantly lower level than the grassland.

2.5 'The northern section of the site is bordered by existing residential development
fronting onto Bumdell Road.  This development comprises mainly detached
bungalows with relatively lengthy rear gardens extending in a southerdy direction to

the site boundary,

4 April, 2034 Page 3

ARUN DISTRICT COUNCIL Y/38/14/PL



7zt
7z
7

2
SILIIIIITISI SIS P4

%
%
%

Ak

8
o
7

7
G5rs

_

o

),
.

.

I

00,
s

.

A
%

7

%
‘

2
7

Planning Statement

2.7

2.9

210

3

g1

To the west 15 g further rectangular avea of grassland.  Immediately to the north of
the adjacent grassiand is an area of undeveloped land to the south of dwellings in
Burndell Reoad and recently completed houses in Fellows Gardens. This
undeveloped land has the bhenefit of planming permission  for residential

development comprising 34 dwellings,

On the eastern side of the site are the grounds of a sizeable detached property

which is set some distance away from the boundary of the site.

Burndell Road in the vicinity of the site is relatively straight with g footway slong
its northern side.  However, the read curves slightly to the east of the site frontage.
To the west of the site frontage is a lay by adjacent fo a prass embankment in front
of the existing bungalows. Bus stops are located on both sides of Bumndell Boad a

short distance o the west of the site frontage.

Yapton 18 & substantial, largely residential settloment which extends predominantly
te the west of the site althouph some development exists {o the north and north
east. The Villape Centre, which comprises local shops, recreation ground and

comununity facitities is located along Main Road, a short distance to the west.

The application site is located cutside of, but immediately abutting, the setilemoent

boundary of Yapton.

On the northem side of Bumdell Read 15 a substantial new development of 173
dwellings that is currently in the course of construction and which is accessed via
Goodhew Close. This development would effectively consolidate two existing
areas of housing on the northern side of the Village. The development was allowed
on appeal in 2011 on the basis of the Council’s inability to demonstrate a five vear

housing land supply.

4 April, 2014
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212

The character of the area is largely established by low density detached housing and
detached bungalows.  Some higher density infill development, such as at Fellows
Gardens has taken place.  However, development is predominately low scale,
domestic in form and spacious in terms of the relationship of built development to

landecape and open space.

4 April, 2014
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30 RELEVANT  PLANNING HISTORY  AND  PREAPPLICATION
BISCUSSIONS:
3.1 There is no relevant planning history associated with the application site.
3.2 Prior to the submission of this planning application, the applicant entered into pre-

application consultation with the Council in order that the initial proposals could be
discussed and any initial issues or concerns tdentified. That exercise has influenced

the fayout of the application scheme,

3.3 A pre-application meeting was held at the Council’s offices and written advice was
provided dated (4 November 2013, based on the initial development proposal for
the site. That scheme showed a perimeter access road with a ceniral footpath giving
access to the dwellings within the core of the site. The scheme showed a spacious
layout with existing boundary trees and hedgerows 1o be retained, along with the
provision of well proportioned areas for new landscaping, play areas and public

amenity spaces. The development proposed a density of approximately 20

dwellings per hectare,

3.4 Given the nature of this schewme, it is important to note the Council’s advice firstly
i respect of housing land supply in the District and secondly its confirmation that
the application site is in a sustainable Jocation, within reach of essential facilities

and the close proxumity of public transport.

3.5 The issue of housing land supply in the DHstrict is discossed at Section 7 of this
Planning Statement.
g
....... §
. 8
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Planning Statement

3.6 The Council advised that the open space shown to be located 1n the sile’s south
western corner would be poorly related to the development and would notf benefit
from good levels of natural surveillance and this has been addressed in the

application proposal, discussed below.

37  The pre-gpplicgtion scheme showed the proposed developrent bemng segregated
tfromn that which has now been approved at Fellows Gardens. However, the Council
reconunended that the proposed development should better relate to that scheme,
linking to the public open space which has been approved to the south east corer

of that development,

38 On technical matters, the Council further recommended that thought be given fo

pedestrian access to the site given the lack of footpaths to the sonthern side of
Burndell Road. The Council further advised that there are tocal drainage concems
and that 2 suitable solution to this problem would be 1o propose connection to Ford

Waste Water Treatment Works, to the gast of the site and which has capacity.

3.9 As regards the provision of affordable housing, the Council requives a 309%
contribution within the development, with a mix of rented and shared ownership
properties being provided. It was recommended that the rented properties should be
2 ot 3 bedroom properties and that the affordable homes should be dispersed across

the site inn clustors of 3-4 dwellings.

3.1¢  Further comments were provided by the Council regarding the provision of open
space, biodiversity and landscaping. Al recommendations have been considered

during the preparation of this gpplication proposal.

4 April, 2014 Page 7
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311 The advice concluded that in the absence of an adegquate supply of housing land in
the District, more planning permissions are needed to incresse supply. The advice
confirmed that the absence of an adeguate supply of housing land should strongly

support the proposed development of this sile.

4 April, 2014 Page 8
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Plaunning Statement

4.0

4.1

4.4

THE APPLICATION PROPOSAL;

The development proposed in this application is in outline form, with means of
access o be considered al this stage, with all other matiers reserved for future

approval,

As indicated on the pre-application scheme drawings, access to the site would lead
frem the scuthern side of Bumdell Road, running between the dwellings at 1
Morthwood Cottages and Kyrie. The access rosd would be 5.5 m in width,
allowing sufficient space for vehicles to pass, To both sides of the gecess would be
substaniial areas of pew planting, indicated as comprising new trees and
hedgerows, which will provide a suitable landscaped buffer to both neighbouring

dweilings.

As wndicated on the pre-application schome drawings, a peripheral access route
would be provided around the site, with all houses being Iocated towards the
centre, being well separated from the site’s boundaries. The proposed layout shows
the dwellings being sphif into two clusters, one to the east and the other o the west

of the site, separated by a landecaped public amenily space 1o the cenire of the site.

fn total, 45 dwellings would be provided within the development largely,
comprising of houses and bungalows. In total, 30% of the development {13
dwellings} would be affordable housing. The development would achieve a density

of 19 dwellings per hectare,

fa fermos of parking provision, 102 spaces would be provided, cither as

forecourt/driveway parking spaces, garages, or parking couris,

4 April, 2014
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The ares to the south west corner of the site 18 shown to be laid out as a landscaped
feature open space with a pond and seating. Due o previous concerns about the
surveifiance of this area, the proposed house at plot 35 would be positioned
immediately to the north and would overlook this space. To the north west of the
site, provision i made for g fooipath sceess to the commumal amenity space
approved in the neighbouring development. A childrens play areg 15 proposed
the south eastern part of the site. A footpath would lead arcund the site providing a

circular amenity space around the perdmeter of the development..

New tree and hedge planting within and around the perimeter of the site would
complement the existing boundary trees and hedgerows which would be retained as

part of the development.

The relationship of the proposed development 0 neighbouring houses has carefully
been constdered as part of the evolving design of the layout. The closest properties
0 the development are to the north, comprising the bungalows between Kynie and
Cornficlds and the houses at 1.2 Northwood Cottages, all of which back onto the
application site. They would be separated by 28 m from the application site
boundary and by S0 m to the closest dwelling within the development. Adeguate
privacy and amenity would be seeured through the provision of suitable boundary
frestment and the retention of the existing frees and hedgerows along the sile’s

northern boundary,

The pre-application advice clearly set out that the propoesed development of the site
should be laid ouwt so as not o prechude the development of the land to the west.
Along the siie’s western houndary, between plots 40 and 41, a polential access

point into the adjoining land is shown

4 April, 2014 Page 10
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PLANKING POLICY:

Of relevance fo this application are the Govornment’s planning policy objectives

A
—t

set cut within the National Planning Policy Framework, along with the saved
polictes in the Arun [Mstrict Local Plan (2003). The emerging objectives of the
Praft Arvm Loeal Plan {Summer 2013) have aleo been considered, bt as they have
ot vet been subject to public exarmination, only Hmited weight can be attached o

them,

Nasional Planning Policy Framework:

Lh
i

‘The main purpose of the Framework i3 to help achieve sustainable development

through a plan led system.  The core principle of the Framework i that, if
development i sustainable, it should go shead without delay.  As paragraph 14
explains, at the heart of the Framework is 2 presumption in favour of sustainable

development which should be seen as a golden thread running through both plan

making and decision taking.

5.3 For decision faking this means, where the Development Plan is absent, silent, or
relevant policies are out of date, granting permission for development unless any
adverse unpacts of doing so would significantly and demonstrably cutweigh the

benefits when assessed apainst the policies in the Framework taken as a whole.
Core Planning Principles
54 Parvagraph 17 sets oul the 12 core land use planning principles which should

underpin both plan making and decision tgking. The relevant principles that apply

i the application proposal are that planning should;

4 April, 2014 Page 11
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Z
7
7
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¢ Proactively drive and support sustainable economic development to
deliver the homes, business and indusirial anits, infrastructure and
thriving local places that the country needs. Every effort should be
made cbjectively fo identify and then meet the housing, business and
aother development needs of an ares, and respond positively to wider
opportunities for growth. Plans should take account of market signals,
such as land prices and housing affordabilily, and set out 2 clear
strategy for slocating sufficient land which is sultable for development
in their area, taking account of the needs of the residential and business

conumunifies:

¢  Always seek fo secure high guality design and a good standard of

amenity for all existing and future occupants of iand snd buildings;

¢ Take account of the differsnt roles and character of different areas,

promeoting the vitality of our main vrban aveas, profecting the Green

Belis around them, recognising the imirinsic character and beauty of

the countryside and supporting thriving rural communities within i

¢  Fncoourage the effective use of land by reusing land that has been
previously developed, provided that it it not of high environmental

value;
s Actively manage patterns of growth to make the fullest possible use of

public {ransport, walking and cycling, and focus sigeificant

development in locations which are or can be made sustainable,

4 April, 2014 Page 12
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Planning Statement

Promaoting Sustainable Transport

£
(]

Paragraph 30 states that local authorities should support a pattern of development
which, where reasonable to do so, facilitates the use of sustainable transport

splations,

5.6  The Framework goes on fo say al paragraph 35 that plans should protect and
exploit opportunities for the use of sustainable ransport modes for the movement
of goods or people, and that developments should be located and designed where
practical {0 give priority 1o pedesirian and cvele movements, and have access o
high quality public fransport facilities, It furiher states that safe and secure layouts
should be created which minimise the potential for conflict between different

highway users.

Belivering « Wide Choive of High Juality Homes

5.7  Paragraph 49 explains that housing applications should be considered in the context

of the presumption in favour of sustainable development, Relevant policies for the
supply of bousing should not be considersd up 1o date if the Local Planning

Authority cannot demonstrate a five vear supply of deliverable housing sites,

5.8 In order to deliver a wide choice of high quality homes, widen opportunities for
home ownership and creste sustainable, inclusive and mixed cormmumities,
paragraph 50 explaing that Local Planning Authortties should plan for 2 mix of
housing based on cuwrrent and future demographic trends, market trends and the
needs of different groups in the community. In addition, authorities should identify
the size, type, tenure and range of housing that is reguired in particular locations

reflecting local demand.

4 Apnil, 2014 Page 13
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Paragraph 52 advises that the supply of new homes is somelimes best achieved
through planning for larger scale development, including the expansion of gxisting

iowns.
Reguiring Good Design

5,10 Paragraph 57 specifies the tmportance for local authorities to plan positively for the
achigvement of high quality and inclusive design for all development, including
individusl buildings, public and private spaces and wider area development

schemes,

5,11 Paragraph 3% states that local and neighbourhood plans should develop robust and

comprehensive policies that set out the guality of development that will be
expected for the area.  Such policies should be based on stated objectives for the
future of the area and an undersianding and evaluation of its defining

characterisiics.  Planning policies and decisions should s to ensure that

developments:

s Will function well and add o the overall guality of the area, not

just for the short term but over the Hictime of the development;
» Establish 3 strong semse of place, using streelscapes and

butldings to create atfractive and comfortable places to Hve,

work and visii;

4 April, 2014 Page 14
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(v 4

14

5.16

Becision Talking

Paragraphs 186 and 187 contirm that local planning guthorities should approach
decision-taking in a positive way o foster the delivery of sustainable development,
and they should ook for solutions rather than problems. Decision-takers at every
level should seek to approve applications for sustainable development whers
possible and local authorities should work proactively with applicants o secure
developments that tmprove the economice, secial and environmental conditions of

the area.

Paragraph 215 of the Framework indicaies that policies in Development Plans can
only be given duc weight according to their degres of cousistency with the

Framework.

Areen Districy Local Plan (2003}

Considered of relevance to the application are Policies GENZ, GEN3, GEN7,

GENS, GENS, GENIZ, GENZI, GENIZ, GEN34 and DEVIT

Policy GEM2 seeks to encourage development o occur within the built up arecas of
the District, only allowing development outside those areas where it would be
consistent with other plan policies. Persuant to this policy is Policy GEN3, which
relates fo the countryside and which sets out the tvpes of development that

generally will be considered to be appropriate on such designated sites.

Pohicy GENT relates to the form of new development and sete out a Hst of general
criterig which proposals for the developruent of land should meet. In addition o g
reguiremnent for developments to achieve a high standard of design and layout,

these oriteria include:

4 April, 2014
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519

4 April, 2014

#  Developments should maeke an efficient use of land, with residential
development proposed at a density of at least 30dw/ha;

¢ Proposals muost demonstrate that they respond well w the sile and
surrounding area;

¢ Developments should be sustainable and should minimise dependence on
the use of private cars,

+«  Developments should not have an adverse mmpact on neighbouring amenity,

# Proposals should allow for the safe movement of pedestrians and vehicles,
with priovity given (o pedestrians; and

=  Developments should incorporate adeguate amounts of car parking angd

amenity Space.

The ohjective of Policy GENS is to ensure that there is adequate infrastructure o
support new development, sither due to capacity within cxisting facilitics, or

through provision of new infrastructure as part of the development proposal.

Policy GENS concerns foul and surface water drainage and oxplains that the
Couneil will refuse perpussion for development unless it is demonsirated that there
is sufficient capacity within the existing svetem which will support the
development, or that additional capacily will be provided as part of the

development.

Policy GEMNIZ seeks to ensure that new development is supported by adeguate car
parking. It explains that parking should be provided in accordace with the adopted
standards and advises that if those standards are exceeded, permission will be
refiused. Appendin 2 of the plan sets onl the parking standards, requiring the

tollowing in estate development of 2 units or more:

Page 16
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Jisit Tope/Size Beguirements Pravision
Smaller house size i garage or forecourt space, 2.2 spaces per onil
plus 1.2 vasilor parking space | )
Larger house size 2 garage or forecourt spaces 3.2 spaces per unit
) Mus 1.2 vistior parking space
Flats with 3 or more | 1 parking space plus 0.7 1.7 spaces per gqualifving
habitable rooms spaces for vistlors uit

The development complies with the parking standards.

5
[
hee ]

Policy GENMZT relates to renewable energy and explains that such development will
be approved where it would not cause harm fo an area’s character or peighbour

amenity.

521 Policy GEN38 cxplains that planning permission will be refused for any

development which would canse harm 0 protected species.

522  The objective of Policy GEN32 15 to encourage noise sensitive development away

from noise generating uses. The policy explains that where noise sensiiive
development is proposed, it will be refused if future users could sutfer from noise

generated by neighbouring noise generating uses.

523  Policy GEN34 cxplains that development which contribuies {o air pollution
through dust, smell, steam or other forms of pollution will not be pormitted unless
the health, safety and amenity of users of the site or surrounding land is not put at

risk and the quality of the environment would not be damaged.

4 Apnil, 2014 Page 17
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Planning Statement

524 Policy DEVIT relates to affordable housing development and explains that in
developments of 25 units or more, or on sites of $.8ha or larger, the Counci] will
seek the provision of affordable housing. The level of contribution required will
depend on local need, local character, the suiiability of the site and market
conditions. As is explained above, during the pre-application process, the Council
has already indicated that a 30% proportion of affordable housing will be reguired
as pari of this development propesal. The application provides compliance in full

with the policy.

Draft drun Local Plan (2013)

525  Given the infancy of the policies within the Dirafl Local Plan, only Hmited weight
can be atiached to the foHowing Draft Policies SPLI, DMI4, SP12, 8P16, DMI17,
DMIS, DMIG and SPIS,

526  Draft Policy 8P11 relates to housing allocations and explains that strategic housing

development is reguired and must be delivered through urban exiensions and parish

allocations. The drafl explanatory text advises that strategic slfocations are required

in order that a continwous 5 yesr supply of housing land can be facilitated

527 The objective of Draft Policy DM 4 is to deliver g mix of housing tvpes and sizes,
including atfordable housing. In relation to developments of between 13-50 umits,

the Council will regoire 10% of new dwellings o meet lifetime homes standards.

528  Draft Policy SPEZ relates o affordable housing and reguires 2 30% provision in
schemes of 15 units or more. The policy requires that 80% are provided for rent

and that 20% are provided as intermediate market housing.

4 April, 2014 Page 18
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529 The objective of Draft Policy 8P16 is o ensure that all new developments meet a
high standard of design and lavout. The policy requires that developrents make
efficient use of land and that they respect the character of the site and surrovnding

arca.

530 Draft Policy DMIET sets out a range of peneral develepment control oriteris which
will be used (o gude the desipn of new developments. In relation to density, the

policy explains that proposals should respect the character of the area.

531 Draft Policles DMIR and DMIY set out minimum interpal and externsl space

standards, which new development should endeavour to meet.

5.32  Policy SPI8 seeks to ensure that new developments are energy efficient with &
requirement thal major developmenis produce 10% of energy from on sie

renewable or low carbon resources,

4 Apnl, 2014 Page 19
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Planning Statement

.8

6.2

6.4

STRATEGIC HOUSING LAND AVAILABILITY ASSESSMENT:
The 2012 Sirategic Housing Land Availability Assessment (SHLAA) identifies as
one site {reference 423 both the application site and the adjoining land to the west
to which access would be facilitated through this proposed development. The total
site area is 5.9lbha and the summary explains that the land in total can
aceormrnodate up to 165 dwellings {at a density of 28 dwellings per hectare} to be

built between 2013 and 2023,

The neighbouring land (reforence 43) has recently had planning permission granied

for residential development (LPA ref? Y/30/13).

The detatled site appraisal explains that the development of the site would appear
10 be acceptable in landscape/visual terms, although new planting is recommended.
It farther explains thai the site is suitable for future residential development
alongside the development of site 43 and would contribute to the development of

mixed and susiginable communtiies.

The appraisal explains that a development of the site at Z8dw/ha would be
acceptable and would provide an appropriate range of dwellings for the local

housing market in this location,

4 April, 2014 Page 20
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7.6  HOUSING LAND SUPPLY:

There have been a number of recent decisions within Aran District where it has

at
-

been accepted that the Council is not in a position to demonstrate a five year
housing land supply and thal this i3 a material consideration which can justify
planning permission for new housing being granted on land which is suitable and
appropriately located but 15 outside of the defined limits of the built up areas of the
Exstrict. For example, the Council recently acknowledged this 1o be the position iu
respect of the planning permission granted for development at Land to the South of

Fellows Gardens, Yapton (site ref: 43, discussed above).

>3
A

There have alse been three recent appeal decisions where Inspectors have critically

examined the Council’s position in respect of housing land supply. In the case at
the Woodgate Centre, Westergate the Inspector concluded that the Council had 3.8
vear supply of housing land; in the case at Grenyers Field, Forring the Inspector

accepted the appellant’s submission that there was a deficiency {although did not

not specty the level of deficity; and in the case of Garden Crescent, Barnham the

Inspector concluded that the Council could demonsirate a 4.6 vear supply of

housing land.

~3

b

The above appeal decisions were based on the (now revoked) Sounth Fast Plan
targets of af least 565 net additional dwellings per annuim, although the Arun Logal
Plan seis an apnual monitoring targst of at least 580 net additional dwellings. The
Suategic Housing Market  Assesament {2013} identifies a2  recommended

requirement of at feast 575 net additional dwellings per annum.

74 The Council’s historic housing completion figores are set out within the published

Anmual Montioring Reporis and have been consolidated in the following table:
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Mouitoring ¥Year | Completions Farget (Neg)  ~ | Target (Neg) Arun
et South Fast Plan Local Plan
2004/05 | 354 565 5806
2005/06 242 | 565 | 38D
2006/07 320 565 580
200708 1 391 565 580
2008/09 548 565 380
200910 416 365 | S80
2010/11 519 365 580
2011712 723 565 _ 580
2012/13 483 365 580
TOTAL: 4 196 5,085 5,228

7.5 ft 18 evident from the shove resulis that the Council has persistently failed o

achieve its housing delivery fargets, whether assessed agginst those within the

revoked South Hast Plan (shortfall of 889 dwellings {82%/4.1 year supply)), or
those within the Local Plan (shortfall of 1,024 dwsllings {80%/4 vear supply}) and
it cannot demonstraie a S vear supply of housing land. This has been established by

recent appeal decisions in the District. As matters stand, therefore, relevant policies

for the supply of housing cannot be considered up to date. Paragraph 49 of the

Framework is engaged and as such, proposals for housing development should be
considered in the context of the presumption in favour of sustainable developroent
and should only be refused if the adverse impacts of doing so would sigmbicantly

and demonstrably ontweigh the benefits of the development.
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Planning Sistement

8.4

&.1

5.2

3.4

PLANNING ASSESSMENT:

Principle of development:

Although the site lies within the couniryside, Policies GEN2 and GEN3 associated
with that designation should be considered out of date due o the lack of a five year
housing land supply. The key policy consideration is, therefore, the presumption in
favour of sustainable development which is set out st paragraph 14 of the National

Planning Policy Framework.

i has been accepted by the Counail in respect of the approved development of land
1o the South of Fellows Gardens that, in relalion {o the sconomic, secial and
environmental voles for sustainable development which are set ouwl in the
Framework, the construction of additional houses would help contribute to making
a stronger and more responsive sconomy. 1t was further accepted that the provision
of new housing on sites which were relatively unconstrained in terms of
safeguarding designations, would satisfy social and environmental roles. The
Council’s decision on that site further endorses the conclusion that this is a
sustainable and accessible location. The same conclusions apply when assessing

this application proposal.

The application site is i 2 sustainable and accessible location, with good access to
local shops, smenities and facilities, as well as providing convenient access 1o

surrounding centres by bus.

In view of the fact that the development of the application sife would be
sustainable, planning permission should be granted unless there would be any other
adverse tmpacts {0 arlse from the proposed development which would significantly
and demonsirably cutweigh the benefite which would be gained throngh granting

planning permission. Relevant matiers 1o consider are:
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Planning Statement
1. Landscape nopact
2, Bhupact on living conditions of neighbouring occupiers;
3. Layout and design;
4. Aftordable housing;
5. Access arrangements,;
6. Dhupact on protecied species; and
7. Drainage.
Landscape Dupnct

8.4 The site has no particular landscape quality and, as the Inspector remarked in the
2011 appeal decision concerning fand to the north of Bumdell Road, it s not an
imporiant piece of countryside tn ifs own right.  The site is enclosed by houndary
frees on three sides and is self contained in visual terms. 1 does not form part of
any wider strategic views.

8.5  The application proposal involves retention of a cordon of open space arcund the
development which would provide an appropriale transifion between bhuilt
development and open land to the south and west.  In addition, the proposed
scheme would have an avenue of open space through the centre of the development
which would sllow longer distance views into and out of the site.

8.6  In the circumstances, the application proposal wouold not have an unacceptable
iandscape or countryside impact.
fmpact on neighbouring sccapiers:

8.7 The mdicative layout demonstrates that i is feasible to ensure that the proposed

houses would relate well to the existing neighbours along Burndell Road and those

within the approved development gt Fellows Gardens.,
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8.8  The proposed development has carcfully considered the relationship between the
proposed dwellings and the existing properties which gbut the site. These include
the 2 storey houses at 14 Northwood Cotiages {to the east of the proposed access)

and the bungalows 1o the west of the access between Kyrie and Comfields.

8.9  The houses at Northwood Cottages cocupy generous plots with fairly long rear
garndes. The houses look south, across the extreme eastern part of the application
stie, although as the serial photograph below shows, the views from nos.3 and 4 are
currently screened by existing boundary tress and hedges. The southwards views
from nos.l and 2 are less restricled by natural screens, so the proposed

development to the east of the site has been carefully laidout and ortentated so as

sot to resirict unduly the outlook from those houses.

8.10 The closest dwellings to the rear elevation of nos.l and 2 Northwood Cotltages are

the detached houses at plot nos.1-3, which are approximately 3¢ m to the south.

These have been stted to face north along the access road, meaning that there would
be no direct overlooking between the new houses and the existing houses at
Northwood Cottages. Furthermore, the level of separation proposed is in excess of
the front-to-front separation provided between properties which front onto Burndell

Road {typically in the order of 40 mu).
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Agniad photograph showing relationship between Morthwood Cottages and application site. Red Hne is mdicative.

11 The careful layout and generous level of separation which is proposed together with
the additional landscaping which wounld be provided as part of the development
would ensure that there would be no harm caused to the amenities, privacy or
cutlook from the housss at MNorthwood Cottages. The proposed development is,

therefore, considered to be consistent with paragraph 17 of the Framework, saved

Local Plan Policy GEN7 and emerging Draft Local Plan Policy SP16.

812 To the west of the proposed access, the site sbuls the rear boundaries of the
bungalows at Kyrie, Ardenficld, Southficlds, Hareldene, Hemington, Crosswinds
and Corntields. These properties also benefit from generous rear gardens and
currently have views to the south across the application site. Agsin, the
refationships with these properties have carefully been considered, with suiiable
new boundary trestroents {o be provided, along with new landscaped screens,

comprising trees and hedgerows.,
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Planning Statement

8.13  To the south of the common boundary with the application site, 2 linear open space
would be provided. Beyond this open space would be the perimeter access road,
with the closest properties at plots 18, 19, 20, 21 and 45 typically being 25 m away
from the common boundary and 35 m from the rear elevations of the neighbouring

hungalows,

8.14  The proposed dwellings at plots 18, 19, 20, 21 and 45 would be 2 storey houses and
have been carefully positioned and orientated in order to munimise any divect views
hetween them and the existing properties to the north. As with the case of the
relationship with Northwood Cotlages, the amount of separation proposed would

be in excess of the front-to-front distance between the bungalows slong Burndell

Road. Accordingly, where any divect views would exist, the amount of separation
and intervening soft landecaping and boundary treatments would ensure that there

would be noe overlooking, 1oss of privacy or loss of amenity,

8.15 In terms of the changes io the outlosk from the neighbouring properties, it should

firstly be noted that the outlook from Ardenfield and Southfields would be across

the public open space at the centre of the site and would not, therefore, be
imterropted by new built form. Due to the amount of separation which is proposed,

the outlook from the other properties would not harmfully be restricted.

%.16 'The careful layout and generous level of separation which is proposed together with
the additional landscaping which would be provided as part of the development
wouldd ensure that there would be no harm caused fo the amenities, privacy or
gutlook from the properties to the southern side of Burndell Road. The proposed
development is, therefore, considered to be consistent with paragraph 17 of the
Framework, saved Local Plan Policy GEN7 and emerging Draft Local Plan Policy

SPi6.
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8.17 The indicative lavout shows that it will be possible o develop 45 housss within the
application site, whilst also ensuring that acceptsble relationships wounld be

provided with the neighbouring houses.

§.18  Consideration has been given o the impact of the additional traffic movements into
and out of the application site. The increase in movements along Burmndell Road
would be largely imperceptible, so the proposed development would oot have any
impact on the wider amenity of residents within Yapton. The proposed use of the
access road bas the potential fo impact upon the occupants of the neighbouring
houses at Kyrie and 1 Northwood Coitages, which stand adjacent to the site
entrance. Accordingly, the sccess is shown to be treated with wide, densely planted

{with trees and hedgerows) borders, which would stand 1n front of suitable acoustic

boundary treatments. Due to the level of separation and the mitigafion measures
which are proposed as part of the development, it is considered that the scheme is
consistent with Paragraph 17 of the Framework and saved Local Plan Policy

GEN3Z.

Layout and desipn;

8.19 The proposed layout has been designed tollowing a topographical survey of the site
and its boundaries, 1t is similar 1o the one shown in the pre-application schome and

o which there was no specific objection raised.

8.20  The Council’s pre-application advice noted that the layont would provide for a
relatively spacious and open street scene to the main ronte around the site with

good opportunity for new planting to be provided.
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3.22

=
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3.24

However, concerns were raised regarding the surveillance of the open space to the
south west corner of the site, so the development layout has been amended to show
a detached house (plot no.35) directly overlooking this space. This revised
arrangement would provide for an appropnate level of natural surveillsnee of that

open space and would, therefore, encourage its use.

The Council’s pre-apphication advice also sought to encourage a connection
between the proposed development and that which has beon approved at Fellows
Gardens. As the layout plan shows, provision would be made for a fooipath access
over a new bridge, linking the approved open space within that development to the

circular amenity area area provided arcund the application site,

The layout has been designed to reguire minimal tree removals, with the new roads
and houses being built around g series of communal open spaces. There would be
good surveillance of all of the open spaces from neoarby houses, thus ensuring that a

safe environment would be provided.

The Framework, at paragraph 53, requires that developments optimise the potential
of sites and whilst Local Plan Policy GEN7 seeks io ensure that developments
achieve a density of 30 dwellings per hectare, that requivement must be balanced
against the need for development to respect the character of the surrounding area.
The development proposed in this application scheme would achieve a density of
19 dwellings per heclare, which s marginally below that proposed in the pre-
application scheme (20 dwellings per hectare), which the Counci] advised would be
appropriate and in keeping with the character of the localily {although the
Members” Planning Briefing Panel recommended that the density should be
reduced). The proposed density is also comparable to that which s advocated in

28312 Btrategic Housing Land Availability Assessment.
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8.25 In view of the requirement o ensure that access could be provided to the field to
the west, along with the provision of suitable landscaped buffers to the site
boundaries and the need to ensure thal the development would not result o a
cramped form of development, the site ix only possible o develop 1o g density of

1% dwellings per hectare, which is considered acceptable.

£.26  Within the scheme, the proposed dwellings are well laid out and separated from
gach other. In addition to the provision of good levels of separation, the
development would be characterised by its landscaped setting, including
considerable amounis of new iree and hedge planting, which would secure a high

guality and private enviromnent for all fiture occupants.

827  Asthe layout shows, all the proposed houses would be provided with generous rear
gardens, which would be comparable in size to those wovided in the surrounding
area. These would ensure that the futire cccupants would have adequate access o

private amenity space and space for children’s play. The flats would have a

generous communal garden areas, which again would be sufficient to meet the
needs of future restdents. All future residents would bave access to the public open

spaces which would be provided within the site.
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8.29

830

832

The proposed dwellings would be designed 1o meet the emerging space standards at
Draft Local Plan Policy DMIE and the proposed garden areas would mest the

emerging standards at Draft Local Plan Policy DM19.

Car parking would be provided in accordance with the requirements set out in
Local Plan Appendix 2, comprising a mix of forecourt, and garage parking spaces.

There would aleo be opportunities o include cyele parking within the development,

The exiernal appearance of the proposed houses is a reserved matter and will be
subunitted for future approval. However, it is anticipated that the development
would be traditional in i3 appearance, being built from high quality materals,

ensuring that i would relate well to neighbouring property,

The layout would be spacivus, of a very high guality and would create a safe and
aesthetically pleasing residential enviromment. Accordingly, it is considered that the
development would be consistent with paragraphs 17 and 58 of the Framework,

saved Policy GEN7 and draft Policies DM14, SP1o, DMI7 and DMIR

Afforduble housing:

The proposal would comprise a8 30% proportion of affordable units (13 dwellings),
in accordance with emerging Local Plan Policy SP12. I is anticipated that the
atfordable housing eloment would comprise 80% {10 units) as rental properties
with 20% {3 units} being provided as intermediate market housing. This would

again be in accordance with emerging Local Plan Policy.
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The affordable housing units would be dispersed around the development rather
than being built in large clusters. In addition, they would be designed and
constructed to the same high standard as the market houses, therefore being “tenure
blind”. The development would, therefore, be consistent with the objectives of

paragraph 50 of the Framework, saved Policy DEVEY and draft Policy SP12.

ACCEIR QYPEnemenis:

8.34  The matter of accessibility and vehicular access arrangements are discussed o

detail in the Transport Staterment.

;’.X'J
LA
W

Care has been taken when planning the layout to ensure that access for emergency
and service vehicles {such as refuse collection vehicles) accords with the advice

contained w Manual for Streets.

8.36 The evidence gathered during the preparation of the application confirms that there

would not be any unaccepiable impact on the surrounding highway network and

that the network has more than adeguale capacity to serve the proposed

development.

8.37 In the light of the above and the detailed assessment in the Transport Staterment,
there would appear {o be no objections in principle to the application in highway
terms. It is, therefore, considered that the development is consistent with the

objectives of paragraphs 17, 30 and 35 of the Framework and saved Pohicy GENIZ

Lad
]
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8.40

&.41

§.42

fmpact on protected species:

An extended Phase 1 Habitat Survey has been undertsken,  This did not identify
any ecological constraints to the development,  No protected species were found at
the site and only very limited additional survey work may be necessary. I the
circumsiances, the appliction proposal would not give rise to a conflict with Policy

GEN3G of the Local Plan,

Brainage

A Flood Risk Asscesment and Drainage Assessment have been underiaken. The
site does not fall within Flood Zones 2 or 3 and the proposed development would

not he at risk of Hooding nor would it result in Hooding elsewhere,

Surface water drainage from the development will employ Sustainable Urban
Drainage principles.  This includes the provision of ap aftenuastion pond in the

south wastern section of the site,

In relation to foul water drainage, this will be discharged to the Ford Waste
Treatment Works which hag been identified as having capacity to deal with the

proposed development,

There are no flooding or drainage issues, therefore, that would constrain the

development of the site,
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9.6 OVERALL CONCLUSIONS:

9.1 Given the Council’s failure to demonstrate a 5 year supply of housing land,
paragraph 49 of the National Planning Policy FPramework i3 engaged and
applications  within the District must be cousidered in the context of the
presumption in favour of sustainable development. in accordance with paragraph
14 of the Framework, planning permission for sustainable development must be
approved without delay unless the adverse mpacts of doing so would significantly

and demonstrably outweigh the benefits.

92  The layout has been designed carefully to ensure that the scheme would sit

comforiably i its surroundings and that the area’s character and appearance would
be preserved. In addition, the careful layout would ensure against any adverse
impact on the hving conditions, privacy or amenity of neighbouring residential
occupiers, whilst providing a high quality and envirommentally sustainshle

development for future residents. Accordingly, the propesed development i in

aceordance with paragraphs 17 and 58 of the Framework, saved Local Plan Policy

GENT and emerging Local Plan Policies DM 14, SP16, BMI7 and DMIS,

8.3 As the development proposes 45 dwellings, 13 affordable housing unis would be
provided, representing a 30% proportion of the whole development. The
development would, therefore, be consistent with paragraph 50 of the Framework

and saved Local Plan Policy DEV17 and emerging Policy SP12.
9.4  The proposed access and parking arrangements would not give rise to any conflict
with paragraphs 17, 30 or 35 of the Framework, or saved Local Plan Policies

GENIZ and GEN32.

8.5 There would be ne adverse ecological impacts arising from the development.
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9.6

9.7

N2
o]

There would be no damage or flood risk impacts. Sustainable drainage is proposed

for surface water whilst fould drainage would go to the Ford Trestment Works.

It 15 argued that the poblic benefit in terms of the development of 45 additional
dwellings, including 13 affordable units, in an area of chrenic need and
undersupply significantly and substantially outweighs the harm which would arise.
As such, it i3 concluded that the development would satisty the requirernents of

chapter 12 of the Framework and saved Local Plan Policies GENZ and GEN3.

The development of the land to the south of Bumdell Road for 45 dwellings would
make a significant contribution towards addressing the housing needs in this part of
the District, The scheme is deliverable within 5 years. It will result in a spacious,
well landscaped housing development that would have little impact on the

fandscape or surrounding countryside,

The site is in a susiainable and accessible location and as such, the presumption in
favour of sustainable development set out in the Framework applies and there
would appear to be no reason as o why outline planning persission for the

development should not be granted,
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