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Plate 2 The eastern boundary of the site, Flate 4: View from the site to the westerny boundary with the
Crchard Business Park.
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| m The Planning Inspectorate

Report to the Secretary of State for
Communities and Local Government

by David Micholson RIBA IHEL
an Inspectoer appoeitted by ke Sqcrgtary of State for Commuonitias ard Lacal Govarnmont

Date: T October 2015

TCAYM AMD COURTRY PLAMMNING ACT 12954

ARUMN DISTRICT COUNCIL

APPEAL MADE BEY

KEITH LANGHMEAD LTD.

Inqulry held an 7-10 Jely 2015
Land b3 the south of Fard Lanes, rast of korth End Hoad, ¥aphbon

Flle Raf: aFPFiCI8107 8714y 82 2525
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GLOSSARY
ADC Arun District Council
ADLP Arun District Lacal Plan
AX Appendix
CD Core docurnent
HLE] Communities and Local Gavernment
DaS Oesign angd Access Statament
dpa dwellinge par arrum
ElA Enviranmontal Impact Aszessment
EiF Examinaticn in Public
HLS Housing Land Supply
ID Inquiry Document
IE Inspeitor's Reporl
LB&CA Licted Bulddings and Consarvatlan Areas
LFA Lacal Planning Authority
LVIA Landscape and Yisual Impact Assessmenk

MEMP Mitigation, Enhancement and Managemsant Plan
MPPF Mational Plarning Folicy Framewark

QAN pajectively aszessed neods

POS Public open space

Fox Re-exarm:nation

E°R Reason for Refusal

=56 Section &6 of the Planning (LB&CA) Act 1990

=106 Sectipn 106 af the Tawn and Cauntry Flannlng 4o 1990
SHLAA  Strateglc Hoosing Land Avadlability Assessment

Salcs Staterment of Commoa Ground

S505 Secratary of Stete

Te_P Town esnd Cauntry Planning
WS Wast Sussex County Cowncil
K IS5 AN AN AL

e .pl-annln_-ig;l.:hrtz Lgav.uk plemmrnyinspecior ale iii
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File Ref: APP/C3810/A/14,/2228260
Land to the south of Ford Lane, east of North End Road, Yapton

*

The appaal 15 made under sectlan 78 of the Towr and Counktry Plaasing Ace 1990 agains;
2 refusal ko grant oukthne planning permissicn.

The appeal it roade by Keith Langnesd L. agaiost tha deelcior of Arur D sOrCT Tourcil,
The appacaticn Ref YU/ L40UT, dated 2/ une 2014, was refused by rot ce dated

2 Dckphar 20114,

The deweloprment Jrepased o Qulhre planning application wikh some matters reseryved
rar d 5 hectares of feqidentral development comprsing 3.4 hectares o land for up o

100 dwelings Cap ko 30 [30%) affordable housing) tagsther with 1.1 bectares ol land et
anl<de T public oper space and stratedic landscapirg emd 2.2 hectares of publlc oa2n
space and green carrldors with vehcle aocess “rom Faed Lane and peoestnandcyole access
anly from Martt End Road.t

Summary of Recommendation: the appeal shauld be allowad

L
1.1

1.2

L3

L4

1.5

Procedural Mztters

AL tha Inquiry an appllcakan for costs was made By Keoith Langmead Led.
against Arun Cistrict Council. Thas applicatior is the subject of a separate
Feport, '

Detarminatlon af the appeals was recavared by thie Socretary of State (So=)
by way of a direction®. The reason for this d-rection was because the appeal
imvolves a proposal for residential development of over L0 units in areas where
A naighasurhood zlan (MP] propesal has bean mads.

A planmng obllgaticn In the farm of a Dnilateral Unde-taking was subnutted
pursuart o section 106 (s106) of the Town and Country Planninng (T&CP] Act
1990, [ deal with itz contents balow,

The applicatan was made m outline form except for access. Al othaer maiters
[appearance, landscaping, lavout and scale] were reserved. The applicakion
was refused by the Council far & reasons”. UDC withdrew its obkjectians with
regard ko reassn tor retusal (RFR) 7 an recaipt of Eha 5106 obligation. RIR
wac withdrawn by the Counol an 18 December 2014 as the partics agreed that
the prapozed afferdable howslng cowld be secured by means of a condition

[see Jelow),

In a sereening direction®, under tne TECP [Envirormental 1mpact Asscssment)
(el2) Regulabioms 2011, tho Sos directed that the development is not EIA
developrient.

The Inguiry sat for 4 days on 7-100 July 20150 T carried ool an uraccam pained
aite wislt al the surrounding area before the [ngquiry and E conducted an
aecompanicd site wasit an 10 July 2015, I =aw the traffic near the school
before and aftar 08,45 on & July and at arcund 15.00 on 10 July 2015

' The full descripticn nates thai; This apphcabon 15 & 2eparture from the Developmert Flan

* Made under Section 79 and paragraph 3 of Schedule 5 of the Tawn and Country Blannng
Ll 1350 o0 L7 Mowvember 2004,

! S Decision Wolice, main file

T CEted 9 January 2015, malnhle

WAt ranmnganrtz Lyay uksplanmnyinspectorate M
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1.7 The Examinatlon Inspector at the emerong Arun Local Plan (¢LP) arranged a
Pracedural Mecting an :6 July 70kL5, after the last sithing day of this Inguiry,
ang lesued 3 detailed statzmeat {see below], 1 held thae [hguiry oper Linkil
31 Jo'y 2015 for any further representations on this reeting, on any
phjections made to relavant eLP policies, and on the distribut’on of hauelng in
the eLP. Following Wke LP Inspector's conclusiens and the Further
r'EI:IrE'SEI'I'[HtiI;Ir'IRS, | gave instructions for Whe Inquiry to be closed oo
5 August 7015°%. | summarise the LP Tnspectar’s conchusions in 53 below and
the additional cormnments far each party at the end af each of their cases,

2. The Site and Surroundings

7.1 ¥apton lics botween Barnham, Littehampton and Bognor Regis. As wall as the
plan of the appeal sike in tha application drawings?, maps of Yapton can bea
found in the Design engd Access Statement (DAS) and at the back of the alLp".
Relevant features are shawn on ID4 and 105,

2.2 1%is cemron ground that Yapten has a range of servces within walking
tdistance of the sitg, including two GF surgeries and a prirnary scnpal’®. It has
a small business basa't, The nearest railway station is twa miles away at
Barnham. The vlllage is served by bus routes from Littleharnptan to Bognor
Regis and Chichester and fram Yaptoen ta Beanor Regis’®, There is 2 leve:
crossing on North End Road as it heads cut of the wllage to the north,

2.3 The site comprises a 6.7 hectare (ha} fiele between Korth End Road, Fard Lane
and factpath 356. There is essentially ribbon development alang Morth End
Foad wnile most of Ford Lane runs between fields, The southern Boundary to
lhe site alsc borders the businesses at the Grohard Business Park and the rear
gardens to several heuses along Church Lane, 1L follaws that reugnly half the
site perimater adiaing existing development and the ether half is next to other
fields, Furthes details are set out i the lolnt SoCG*,

7.4 Fuhlic footpath 357 crosses the appeal site disgenally from its south-eastern
np [where it joins Public foatpath 3533 ko the no th-western corner where it
connacts o Ford Lane. Public Fookpath 358/359 starts in Church Lane as a
narraw bwitken ™ and continues in a stranght hne northwards 1owards s
junction with Ford Lene aleng the eastern boundary af the <ite and the historic
fiald boLndary ', Foatpaths 256 and 35% continue these paths beyand the
ate. The site lies same 4.36km from the CTouncl’s South Downs wigwpalnt ™.

T Inquiry Document (i0D 2 7 agb

“ 1028

" gee fgider on main file

1 Cora documene (CD) F

Troia

T Coun: Yaptor Meohbouthood Plan pp 7-8

““1bid para 4.3

E Thid paras 11.5-11.7

PiIrida

™ 5 Sussex termn For @ narrcw path besween bwe walls of nedges

‘“5 Sew [polpath mumbers on the ©5 exlract at Collins Ax EL
"I

v ol Tmingpertal.oeye uky plarmirgerspechoruha 2
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2.3 The site lleg within the Chachester to Yapton Coastal Plain' whese
charactanstics .nolude low lying flat opan landscape and leng views, In the
Arun Landseape Study ', commissioned ta assess the constralnks of green fisld
land to accornmedate future development, Lhe site is within Landscape
Character Area {LCA} 29 Marth of Yapton Coastal Plain, which is noted as
Rirving miner areas of woddland and & minor contribobon to the setting of
fapten. Tt was assessed as of suostantial landscape sensibivity but slight
landscane value producing a landscape capacity of lew/medwm. Of the 45
LCAs, only B were sssessed a5 having greater capacity with 23 hawvirng anly low
or negligible capac:kty.

2.6 AL the Incal level, the Counal agreed'® that the site’s character bype was
intensive arabie farmland with relatively large *ields across rolatlvely flat
landforrn.  Hawewer it went on to argue that the site itself was moest closaly
akin to that with field beundaries which tend ta be ditches andfor fences and
wakiremnant hedgerow with few mature trees and long views to the Downs
ta the nerth, rather than that of having a well developed structure of hedges,
shaws, capses and woodland which break up views across it and give o sense
of large scale enclosure,

2.7 Itis camman ground that the site carnprizes agricwtural land which, azcerding
to the Soil and Agricultural Land Assessment Study™, is classified as being of
Lrade 2 quallty and the LPA reises no obiection to the loss of agricultural Iznd.
It is alse commen graund thet the appeal site is net subject to.any surface
woatar flond risk as it .5 situsaled in Zone 1, as clasefled by the Environment
Agoncy, and that foul water dralnage can he disposed of via the Ford
Wastowater Treatment works which cerves this part of Yapton. On my ste
visit I stopped and clased my eyes, as requosted, te listen to a skylark.

2.8 5L Mary's Church, believed to date (rom the late 12™ ko garly 13 centuries
with few allaralions*, is listed at Grade 1. Tt is mostly of fint ard its tower is
surmaunted by a shingled timber spirelet of pyramidal form; this 1z a bypical
Sussex feature now ac a Sussex cap”™. The churchyard is surrounded Sy
trees which provido particolarly dense cover te the rear between the chureh
and the appeal sita, The church tawer can be seen above the trees from the
site and beyond, Twe cther hated buildings on the south side of Church Lane
are Church House, acrgss the road from the church [ych gate, and Park Lodlge,
further west aleng Churgh Lane, The Councll saigacd ng concerns with regard te
the settings of these other twa buildings.

2.9 The Yapien (Church Lane) Conservatlon Area®® was designated In L8994 and is
fairly tightly drawn aravnd the church, Church Farm House and the two lislad
buildings on the south side of Chorch Lane. Tho descrption identifies its fnasa
grouping of bikldings, high subslantial flint boundary walling, mature

7 Smeet SC9 of L Wast Sussay tand Managerment Guicelines at MoKenzo Ax EDP2 and
Callins Ax E&

AT

" MoKenzie Ax EDP2: Landscape Character AseRrement, pAras 42,1 F-2. 20

2035 pubhshed by Arun Cistrict Councl ir March 2013

- oo the little guice book at IDZ21 FE|

hrd plL

D27 Description and mag; D- Wightman's appendix 1; ard Collins's appendix F

vt Ul irgperta Lok igla nn gl g i Le =
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landscaping and chimneys as wnportant Faatures. Charch Farm Howse is an
unlisted residential praperty within the censervation area, Tre appeal nite
touches the nartsarn boundary of the Cancervation Area whera |t borders part
of the extended garden to Church Farm Houwse beyand the shurchyard.

2.10 The Yapton Manor/Flace prnt™ provides persdasive evidence that the building

ahee staad to the sast of the appeal site, hehind Church Farm House, ane 1
vias shown an undulatien in the fiedd autaide the site which rright have been
the location of its ha-ha or other earthworks. Burndell Road, with a
development site atb on the eastern slde of the village, was subject ko an
Archuenlogcal Evaluakion ™.

2. Planning Policy

3.1 The TERCP Act 3990, the Planning and Cempulsory Purchase Ack 2004, the

3.2

33

3.4

Localism &ct 2011, the Flanming {Listed Buildings and Conservation Areasd
{LB&CA] At 1990, the Nationzl Flanning Pollcy Framework {MPPFY and
Flanning Practice Gudan<e (PPG) are parbiculary ralevant.

Fellowing the revacation of the WSCC Struckure Plan and the South East
keqgienal Plan, the anly relevant part of the development plan far the area now
cOMpTises the Arun Listrict Lacal Plan {ADLP), adopted in 2032 and with
rrany palicies caved in 2007, ana the vapton Meighbourhoad Flan [YMF) which
was made on 5 Movember 2014, The cite is close ta, But gutside, the built-up
area boundaries in the ADLF and In the YHP,

Al relevant pallcies are listed in the SoCG. Particularly pertineat are saved
ADLP pobicies GEN2, GEM3, and GEMA(1). Policy GEN/ toss not permit
devalapment cutside the built-up area boundaries defined in the ALWE,

Policy GEMS defines areas puetslde the built-up area boundaries as countryside
where development will net be permitted other than in specific circurmstances.
Policy GEMS maces pravision for new dwellings up to 2011 bt the Plan makes
no palicy prowisions :n terms of howslng allocations to meet the housing
ragquiramants for the districk beyand 2011, Policy GENT scts criteria for
develapment which should display high quality design and layout including, at
critarlsh (i), that it should recpond positively to the characteristics of the area
¢ create attractive places and spaces and respect local distincllvencss,

ADLP palcy AREAZ only permits development which would preserve or
prkarce the charecter or appearance of a conservatlon area or its sulking.
ADLP palicy AREA17 daes not permit development which would harm the
significant archagolncical meerest of a site and, where the presence af rermains
in known or suspacted, requires an azsessment of the site bafore the
application is determined, Where this shows that preservabion in zitu is not
justified, cunditions may be attached to require investigation before
develapment starts.

#1016, ay pruvided In the evidence of Yicky Mewman and the Na Yap-town group
2 CoLE
A eore Docurment {C00 14

wwva planminopartal gow wkf/plATminoirspectorale o4
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Emargring Arpnt Local Plan falP)

3.5 The elP 2011-2629 Publication Versian 1s dated <htabar 20147, Ab the Cime

3.0

27

3B

thet the apglicatlan was refused, the Council's trmatattle for tnis was for
pre-submission putllcation {Reqgualatfon 19) in Dcteber - December 2014;
submilssion in Jan 2015: examinabion inApril/May 2015 Inspoctor’s Report
duriag Aagust 2015) and adeptien i4 September 2015, The consultatian
oxercise attracted representations raising objections on legal compliance an:l
soundness grownss in respect of all the relevant d-aft policies in this apocat.
The RfRs assert canflict with emerging policies S0 SP2, H SP1, C SF1, LaN
L1, HER DML, HER DM3, HER DM& 2ad INF SP1. Given my conclusions an
Ine al? (below), T do not summarica these policies here.

The LP Inspector canvened a meeting for 16 July 201%, after all evidence at
the Inquiry had been heard. He issued a discusslon note®™ befare the meeting
gxplairing that its purpase was 1 congider the implicatione far the fukure
progress of the examination on the msoe of ‘the Full pojectively assessad naads
[QAM) For imarkat and afordable housing” with raterence to the reguiremant in
MPPF 47, He refarred ta ke discrepancy between the QAN tiqure of 530
dwellings pe- annum (dpa), in khe submitted eLP, and the figures af 786 dpa
ard 758 dpa, the first in an appaal in December 2014, and the zecond in a
study by G L Hearn Ltd (Hearn repart)®,

Tre Council met on L # June 2015 and considercd whether ta proceed with the
figure at 580, withdraw the elP and grapare = replacement glan based on 758
dee, orka seek suspensien. It resalved ko ask the LP Inspectar to agree to
suspend the elP for six months in order to put farward an 0AN of 641 2pa as
an nkerim measure pending a longer revlew.

in his canclysions after the Procedural Meeting™, the LP Inspector set ouk the
Council’s pasition and surmarised the detes, in NPPF 47 and PPG

ref 1D 2a 016 20150227, to maet the full QAN as informed by the fatest
avarlable infermation. He ther explained his concerns with the Council's
approach as first, that a 30% increase would be a meaningful ckange fallowing
the 2051 census, and second thal no QAN finures/methodalogles had been
testod ab examindtion as representabions wera anly made with regard to tho
56t doa. Given the Firdings of the Hearn report, he was not convinces that It
would be scund of appropriate to procesd on the basis of o figure of €41 dpa.
Moreaver, he considered that planning ko mesat a target mited o 541 dpa
vauld prejudice more sustainable strategies including any which might follow
the anngurcament of an Arondel bypass. He did not view suspension far sig
months as effective protection against *planring by appeal’ as the Hearn repori
wolld continue ta Be raised to argue that the plan was out of date even at
adoption.

el

" 1D2464

elEE: Commitiee report dealing witk GL Hearn ~eport "Objerlively Assessed Houslng
Mued: Arun Districs’, March 20k15

iDEsh

wa plaaninop>tal e ok pannniginspecharate: ]
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3.5

310

The eLP lnspector noted Wt soggestion in the committes repnﬂs“ that
withdrawal to pursue the full OAN would #ffactvely render all uf the NFs
immediazely sut of date. He felt that this wa< w0 overstate the pasition but
acknewledged that changes in the amount of development provided far by the
eLP could result in certain parts af seme MPs being superseded or in need af
revision and 1kat MEPF 184 i5 clear that NPs should not oromote less
develspraent than that sek vut n an up-to-date LP. He noted that Arun's NPs
hawve emarged at a time when the adopted ADLF has been growing Increasingly
aut of date, finding the marked ‘sck of synchronisation between the elP and
the NPs to be unfortunate. Finally an tms point, he found that ruling cut saund
judgerments on strategic rmatters which should be st cut n the LP, in crder to
avoid the passlbility that resultant pohcies might not fIE with some NPS, wiould
nat meel Lhe tests in NPPF 182,

In conclusion, he found that suspension as suggested would not be 2n
appropriate eption, Howewsr, ha wert on to consider whether suspensian for
rore than i menths could proevide a faster aption for achieving a sound
plan than withdrawal. He therefore invited the Council to consider a 1.2-168
month suspension with a vicw to examining the isswe of the DAM az soon as
possible Following representations on the basis of 758 dpa. Any consideration
of reasonable aternatives would nesd ta avoid any appearance of
pre-determination or over-reliance on the sustainatillty assessment
accogmpanying the submitkae plan.

Yanfan Nefghbcurboud Slan (YN

.11

j.14

3.13

" To

An Exarmination into the YNF was held in lune 2014 and the Examiner’s
Report is dated 17 August 2014, The referendurn version, reflecting tre
Exam.ners recommesdations, was published in late September 20145, A
referendum was held on 23 October 2014 and the results were as fallaws!
724 votes cast (22,13% wrnout), B81 votes cast in favour of a Yes {94 45%:)
and 40 vates cast in Favour af ne (5,.55%). AL a Full Council meeting an

S Movember 2014, Arun District Council resalved ko *make’ the YHE which
means khat it has been brought into legal force, and Forms part of the
statutory devalapment plan,

The Independent Examiner cansléered a represcntation that it should nat
procacd to referendum unkil the new ADLF has been adopted. He noted Chat
the adeption pracess would have established the objectively assessed housing
needs For Arum District bug was sabsfied that the YHFP had been prepared in a
proportionate and respansible way, as set cutin the FFG, to the extent that
the quali*ving body and the LPA should discuzs and aim £ agres the
r=lalianship between pelicies in the various plans ™,

He accepted that f the acopted policics of the elP are different from those
which underpln the YKP Ehen they would take précedence and that e
quatifying bady might wish te carry ouk a revlew of the YMP. Finally, in
considening the development plan context, ke recogrised the Importance of
Mexibility and the abality of the YMF ta contribute towards the Diskrict's

-he Local Plan Sab-Gommitzee and the Full Council - sce 1026 para 11 are] 14

B opzd and 021
M ep2l paa 2.8 and PPG Ref [0 41 009-201403

- w planngpertz Lguy .k alan mginspRetnrale £
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objecdively assessed housing neads and made recommendad modifications
accordingly.

#14  All relevant YNF policies are listed In the So0G. Those with a particuiar
bearing on this appeal are; policy BB, which dooes not perrmtt dewveloament
cutside the opuilt-up area bourdary except in certaln cireumstances which do
rot apply here, Palicy BE which echoes the national and local reguiremaonts
for conservation areas buet makes no refarence to developrment within their
settings. Palicy E% concerns the loss af listed buildings of struclures of
character, ¥MP pollores E3, B4, ES and B8 are cotcemed with nataral
hahitats, trees and shrubs, biodiversty and gresn infrastructure.

2.15 Tre first objectivz af tne YNP, bascd an figures taken from the eLF, is to
provide for a rrnlriem of 100 new dwellings. Palicy H1 idenbifies Lhat the
Minimem heusing requirement for Yaptan will be establishec by the eLP. Tt
nates that additional allocations wil be made of the 2LP requires such actlon
or if the identified housing sites do not proceed. The policy just¥ication adds
that the Carmmunity Survey ™ showed 56% sUpport for "contral’ over hausing
development in arder ta prevent children frem having to leave the village,
Howsing and developmeant were seen by the avthars of the Survey as the by
component af the YNP &5

.16 The ¥MNF dentlfies two housing allocations within its boundary for Yaston
(palicies SA1 and SAZ} which coulc yield 95 dwellings and states that, with
sites in the planning pipehne, this would tota: 208 dwellings®®. The Counal
pointed eut that the glocated stes are in different landscape character arcas
te the appeal site?’. The YNP notes that al! the land surrounding the village is
aither ciassed as grade 1 or arade 2 agriculturel land™, YNP policy E1 is to
refuse development on grade 1 and grade 2 agricultural land unless allncatad
ungler palkcies AL and 5AZ2 ar required by pokey H1 to meet the needs 1 tha
Plan erea,

Heusing position

3.17 Itwas cormmen ground at the Ingury ™ that the Councll cocld not
demonstrate a b year HLS, [Ewas ales agreed that the approsriate buffer
undar MPPF 4713 20% and that the CAN for 2014-201% is at least 3,790
(5x75EB) plus a past shortfall of 712, The precise caloulation depends on 1he
ardar af calcalation for the buffer, buk the requirernant was agreeg to be
roughly 2,200 more than the deliverable supply aver the 5 year period. On
the basis af this egreement, no evidence was pat Forward as to the |ikelitood
that this supply wauld come forward and e Jeveloped within § vears and Ty
repart and recemmondalicns proceed on thle basic. The maximum available
HLS was agreed to be oither 3,01 ar 2 2 yvears.

M I022 sactinn 1 Qa4

_ﬁ [[x22 53 Housing comments

B E02) - YNF paras 5.4 4.5, See slsa 1015
+ D24

020 para 614

FIDI4b HLE SolG

;;-'-";"l'-r-lh'! r.rgpnral gow dksplaanisyspecks-aba 7
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Other policy

3.18 Adnpted Supplementary Flanning Guidance (SPGE) for conaervation arcas scts
criterla far developmeant within thern. Criterion 2.3 expects & high standard
for new developmeant tigth within or affecting the setting of 4 canseryation
area. Histane England fHE}, Historic Eviranment Good Practice Advice in
Planning Mote 3 - The Sctting of Heritags Assets™ pravides a step by stap
approach ko séthings and proporticnate dedigion taking.

4, The Praposals

4.1 The submitied application comprised several dacuments, plans and supporting
infurmatien®'. The scheme woull inglude a housing developmeant, with
affordable housing, and pubkic open space between the conservalion area and
tne proposad housing. There would be strategic landscapmg aloag its
boundaries and on either side of retained foatpath 257, Landscaping descrbed
as green cerridore wow'd be focused around retaned footpath 358 and the
south east of the site adjoining the viflage. Wehicular access wautd be from
Ferd Lane and pedestrian/cycle access anly from Morth End Read. All existing
hedges and trees on tha site are proposed to be retained ang enhatced. All
thesa details wauld be subject to conditicns cantrolling reserved matters, An
earlier application for 250 houses, over 3 karger site, went to appeal but was
withdrawn.

4.} Four statemenks of commen greund [SoCGs) were egreed: (a) laint; (b)
heusing land supply (HLSY, (2} Conditions & abligatians, and ¢4]
archaso ogy®, Agreed matters include that:

= Yapton is a sustainable ‘ocatien for housing growth ab the scale
prepesed {up to 107 houses);

s the appeal site lies cutside the bu'lt up area of Yaptan as defined by
“saved" Arum Glstrict Local Plan 2003 {ADLR) Halicy GEN 2 but is
nonetheless In a sustainable location being ammediately adjacent 1o
Llhe settlement boundary of Yapton and close to 8 range of services
and facilities that are all within wal<ing and cycling distance;

+ nocne of the appeal site ic subject to ary specific ratlenal or local
adoptedfernerging landscape, hertage ar ecological designatien but is
in the “countryside” For the purpeses of ADLP Policy GEM 3;

s the access from Fard Lane and all other proposed brghweay works
have been zareed by the West Sussex Counky Highway Aotnority, the
Highways Agency and Metwork Rail [subject ba Eha smposition of
relevant and suitably worded conditigrns] and thae Council raised ne
objectians in these regards; snd

W CDEG

*' Tncleding Appicatwrs Ferms) A Planning Staterment (Including 4 Design and Accese
Stalegnent [DAS], Affordable Hootiog Statement, Flood Risk and Dresinays Stratedy,
Huritage Statement and Archavolcgy Statement); Transport Asserzment; Arborlcultuesl
Sureey; Extended Prasc 1 =abitat Sereey; Location Plan drawlag no, 200%; Froposed
Indicative Layoutfapen space proposuls: drawing no. 201C; Dustrative Strategic
Lancscapefopen space proposals: drawing ne, 2026, Means of access drawng nag,
L30437-104; and a Photedraphic Swrvey.

2 nyu ry Document 1014 a-d
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that the weight to be given an emerging kP is in ng way contingznt an the
status of the LP,

Lahdecape

2.5

5.0

While undesignated, pretecting and enhancing a valued landscape is o
requirement of 1#& NPPF ans this was rurther supparted by & ministerial
letter™, Waight can be given te an undesignated landscape™. The Arun
Landscape Study asseszed the slte’s capacity fur development as low to
medium as a recult of @ combination of factars including the small 2mount of
woodland, the local tapearaphy, the contribution to the setfbing of the village
and the loss of broad leng views ta the Sauth Downs and Arundel, This
acrards with the decslan at Westbaurna™ that hare to the bocal landscape
woulld oubweigh any environmental gains.

The appellant has net mada a proper dsseLament of the impact on 'andscape
character or submitted 2 Landscape and Visual Impact Assessment (LYVIA] in
arcordance with the LVIA guidelines® as noted in the Counciv's response, its
screening apinian, and the evigence of its landscape witness™*. Censideracle
weight should therefore be glven to the Couneil's visual apgralsal which
identifies harm to key visual receprors including: walkers an public rights of
way in the South Downs Wational Park; local resideants on Church Lare and
Mareh End foad; passengers oo tha raiway ling; roacl users o Ford Lang; and
wialcers on foatpaths 35§, 357, 356 and 359, The scheme would cause clear
harm as & recult of its *suburbanising’ impact.

Heritage A55a(5

2.7

Two key agacts would be harmed. St Mary’s Church, belleved to date Froen
the 12 century, is lisked ot Grade 1 and its tower is & dishinctive feature,
Wisws of church towers are recagnisad In the “West Sussex Landscaﬁpe land
Managernent Guidalnes” as a key characteristic of the coastal plain *. The
Church Lane Conservation Argu 1S adjacent to part of the apoeal site. In both
cases it is the setting which would be hammed. Setting is defimed™ as “the
surraundings In which a heritage assetis peparienced’. Tnadequate
sssesament has been made of the settinge™ contrary to NPPF 128, PPG™, and
Historke Envirenment Good Practice Advice in Planning Note 3. Hislorlz
England advice™ ant eLP poicies HER DML{d) and HER OM3(i), The

! Fram Brandon Lewis MP, as Minlster of State *or Housing and Flanning, to the Cinel
Cxecutive of The Planning Tnsaccterate, dated 27 Marck 2015, Mckenzle Ax FOPEB

M mishops Tackhrock paras 23, 24, 26, 20 and 31

*2 o032 pana 30

5 Tha third edibior of Guidelines for Landscape and Yisual fmpacl Afsessment [GLYIAJ] was
puisted by the Landscape [nsoinihe on 17 Aprll 2013,

I rpad, L0115 ape MckenFie )

" gea sheak SCH 2E Caolling dx ES

* In the glossary to the NPPF

Hogap bl ewadence of O wight nan

= PRz Donserving and Fnhancing Ue Histene Envirorment. Pas. 10: 185-0.3-201402045
2 cOzR. M stens Fngland dacament, published Masch 2015: Historlc Environment Lood
Fractice Advice in Flaoning Noke 3 - The Sett ng of heritage Assets.

wvi planninopartal. oy, vk Fanminginsascierate 10
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Cansultation Response from Enalish Heritage™ acknawledges that the
appaliant’s evidence constitutes a “shghtly more thorcugh assessment’.

L ]
=)

StatJtory duties™ apply ta listed buildings and conservation aregs, Rocent
case law® has emphasised that, tor listed buildings, this requires 'considerable
repertance and weight' te be grven the desirabsdlity of preserving Laeir setting
such that there is a tilted balance even where the harm weuld net pe
substanbial, Here, there would be harm to the rural tranquillity of the sstting
it which tha church and conservatlan ares are exporenced", Views of tha
church tewer From existing foakpaths would Be harmmed by the surrounding
hotsing estate. The historic character of thls satting would be replaced with a
domestic suburban one which weuld harmm tac signi‘icance of the assets,

%% Treimperiance of the cetling of the conservation area Ic set aut in the Apaal
Decisicn for Chuerch House™. Tn the case of Mordue the Cowrel faund that the
Insaecter failed ta give reasans demanstrating t1at he had adlven considerable
wieight Lo the harm to the settings of each of the asted buiddings that he found
wodld be harmed 149 some extent.

Archazalogy

A-10 Where recessary, MFPF 128 requires develgpars to submit g field evaluation
tar s'tes which have the potential te include heritage assets with archaeolopical
inter=st. The Council’s evidence of the residual finds on the site®™, the review
of the data in the Sussax Histore Envircnment Record and neighbouring
evaluatiens® snould be preferred to thal of the appellant which has simply
assembled documents without analys.s. In these circumstances z planting
vanditien would be insufficient to deal with tha grchaeological patential and
Lhis was tho view of the county archasolomst™. Rather, an archaeological
cvauation should ba carried cut prlgr to deterrmming the appeal, as happened
for the application at Burndell Road In Yapton™,

Other material consfderations

3-11 Weight shauld be given ta the considerabie number of ohjections® the
rurrber of residents who atlended the Inquiry ™, end the sebmissions by thaca
and the Yapton Parish Councll. Local feeling was summed up Irn the skatermene
fram Mick Gibh MP: "Tf Iccalism and the drive to encourage and support the
MEw wave of planning palicy Ehreugh NP5 and CHTIM NIty invalvemont s ever
ko thrave and develop nto meaningful palicy then Yapton's NP muost be allowed
to carny tha weight it darlves.

ez

*U Under cBE Arn 522 of the Listed By [dlrys and Canservatron Areas (LB&CA] Ao 1991
= Barqued Manor fallpwed by Forge Fatd and Mordoe

1 The ewidence of Br Wightmman

"YCDZE. Land At Chuech House, Ref. APRACI810/008,/20504 33

5% s shown Lu Lhe Tnqinqy by M- Bum From 4 walkowers and at hic photos 1 and 2

" By Cotsmal Archaealogy akt Gandhaw Clse, Yaptar

!

=Lhs

* The report to cormrnrckae, C0E, identifies 369 18ttere of chjechor to tha arigina plannirg)
applicalion.

U ApEreamately 31 an Bay 1

v Al meIgps gy ok plannir g-a s Liry e 11
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Public Bencfits

5.12 These include the provision of housing where the Council cannct demonstraie
a 5 year HLS. Affordable hausing is a «l=ar ben=fit, However, thess benefits
weoild apply te any develoament far addltionat housing an the edge af any
settlerncnt in the diztrict, There are no demonstracle heritage henefits™,
Weinhed against the clear harm to landscape, hertage assets and potential
archaeological remains, the bancfits would nat autweigh the harm identifed by
the Council’s @xpert witnesseas,

Flanning balance

.13 MPPF 14 is not cngaged a5 1he proposal would net amaunt bo susktainabla
developmeant™. The schame would be in clear conflict with the YMP and local
housing pelicies, TE would cause less than substantial harm bo desiuhated
haritage assets and ehvironmenkal harm to the character of the arca. Despike
the benefits of additional hausing, on balance, the proposals wauld Be cantrary
ta the NPPF and would not camstitute sustainable develapment. In the
alterative, MPPF 14 foatnete 9 applies and the harm to the hertage assets
would autweigh any presumption in favaur of the developrnent, In Broughton
Agliny the So5 found that conflict with the NP was not beyond tha range ot
raasanable planning judgemeart,

Agditional correrienis

5,14 Fallowing the precedural meeting Into the elP. the Examining Ihapector issucd
a note sugoesting suspensian for some 12-LE rmonkhs so that the Council could
undertake the necessary work with regard to the cojectwely assessed hausing
needs For the district, There were previeusly obiechians k2 eLP pollocs
LA&N M1, H 5P1, 50 P2, C SP1, HER DM1, HER M2 and HER DME. The
parich allccations are the resulk of several comacnents, The plan does nob rely
an revisiting the NP allocations but will review the st-ategic allacatians.

5. The Casa for Keith Langmead Ltd.

5.1 The main issues cover: charactar and appearance with regard to the
development plan, the sethngs of listed buldings, tre renservation area,
archaealagical remains, sustainzable develspment, and the tilted Balance in
MPFE 14 whan assesscd against the MPPF as a whale.

Houvging land sugnly (HLE]

5.2 PRfR1 was precicated on tne Coungl baing able to demonstrate a S year HLS
through the stratemc locations in the ebP and the alocations in the
keferendum versian of the ¥RE. The ¥NP iz now a rade plan with its policias
BB and HL based on the hausing requirements in the eLP. The Council
cubsequenthy™ advisad that it caula no longer demaonstrate a 5 year WLS, 1015
now agreed that the supply is araund 3 years, Desplte chjections, the Council

' pe made clear by EH (A% was) in CO13A, In factk the Council's clasing refe-s ta
werpdlroneneatal’ benefits mut the emall Lses e word 'herntage’ and de‘ers toc the LPA 1o
]rgdge whether other public benents Fust.

L gen WillNam Dawis, para 37, within 107

™ December 2014 - see lairk SuCiE ap C0O5

pivra pla n g P el 54, didalr rninginspeck orate ) L
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.3

6.4

6.5

submitted the elP for exemination i lanuary 2015, in February 2015, two
zppeal decisions™ left no doubt that Lae housing figures in the aLP ware
inadequate and in March the eLF Examination Inspectar made clear tnat thers
WEre Imajor issues over Bie sourdness of the plan [soe update Below).

Conzequently, neithar the alP nor tne YNP make suflicient provisian for
hielaimg. With regard ta the housing policies at leasl, anly imized waight
should be applied to the eLP, While Yapton has more than 100 dwellings keaing
built ar with recent plarning permission, this number ic Included within the
ouncil’s figure which only amounks to arouned a 32 w22r supply compared with
the: NPPF requirement of 5 years plus a 20% buffar, The new ALP wil nead o
rmake provision for frgher numbers. Az Yapton ls one of the more systainable
lecathons i the Ciastrict, it is likely that the YNP will need to be revicwer.

Siynificant amounls of greenflale land beyond settlament boundaries will be
required to meet tha hauvsing requirerments of the Distrct in any evank, The
YMP allocations are far land in agricultural uze, It follows that none af the
Rousing palicies in the eLF grin the YNP are up to date. The PPG adwites that
MPs may be crapared in advance of the adeption of 8 LP. lowever, whert the
hausing policies are sut-of-cate, a NP made in arivance of adoption is plainhy In
a patentially mare fragile pasition. NPPF 198 provides that pErmission shauld
not rormally be granled iF ik would confiict with a M. Hawsever it 1s nak a
normal situation for a recently made NP to bae not up-to-date on account of the
Louncil not being abie to demanstrate a 5 vear HLS, The pazition in Arun and
Yapten is not normal,

With regard to other Sof decisions cancerning NPs, in Broughton Astley” the
allacated sites, leading to a corrbined total of 648 dwelings, significantly
oxpeedsd the CF rumuirement af 400 dwellings, quita unlike the stuakion at
Tapton. Sedlescombe™ concerned an emerging plan ard prematurlty is rot an
issue In this appeal. Furthermore, all the cases cited predate Woedooss™ From
which it iz zlear that poleies BE1 and H1 of the YNP are not up ta dae, as
defined by NPFF 4%, desplte being recently made as the LPA does not have a &
vear HLS,

Character and apnesrsnce

f.0

6.7

The Coundil's allegations are thal the scheme would constituts a tignificant
encroachment into the countryside, on a site not well relatad ko the
settlerment, which woukd harm the vlsual amenities of the lacation and the
characker of Lhe area.

i Ehe first point, it should be noted that ADLP sounlryside policies SEWNZ and
SEMS have bean found Lo be out-of-date ard inconclstant with the MPPF fgag
Westergate) while thero wouls be no conflict with policy GEMT, criterich fiiy ar
ptherwise. Only limited weight shauld ba glven b3 the relovant elp palicies
which all have substantial unrecalved objections, As above, YHP palicy BB s
aleo aut af date. Whila the Courcll's landscaping witness would have dons

in Westergate - Collins A% p175-225

“ Wuatherhead Ax 6, IR para 45 2nd CL para 17
™ Thid Ax 9

TID?, divider 9, deled 1 May 2015

W planninopsrtm goy okfplanmieginspes sarans 13
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.4

things differeatly, that is mat the test. The anpelare’s witness has sufficient
experignce and expertisé bo assess the lamdscape ang visual iseues, Save for
the sirgle viewpoint on the South Downs ™, b was sqreed that the eifects
would Ee locglised and no other material receptor had been arnitted.

The late 3uggestions, that inadequate informatian had Been subkmlitted o
assess the schorne, and that blediversity would be harmed, were without meril
and ol adds with the SaCGs. The site is nat inany gap, The rationale for
stralegic landscaping is cear and could e sccured by the suggested
randitions. The sile s not a valued landscape aas defimed by NPPF 1949 and
wterpreted in Leanand Sranrey’g. It was acknowladged that the developrnent
would change the character af tne area and hewe some impact v the wisual
amenities of the locality, as would any edge of cettlement counbiyside site,
Hare ttus harm would be very limited in these terms and would net
sigriflcantly and demonstrably cutweigh the benefits of the scheme. (s
comrnon graund that the site is well related to the settlement,

Haritage

(.9

BB is miscanceved in sugoesting that insufficient mfzrmation was submitted,
It was newer suggested that the appellant’s witnass did nat have the
axparignce or expertise to judge these mattes v accordance with MPPF 128
and HE guidance. Altaough there are several lsted buildings in the vicinity, It
i compon ground that of these only the effect on the church was at issue.

St Mary's charch

&.10

G.11

[t 1= acknowladges that the site is within the setting of the church, However,
the setting makes a limited contribution to the significance of The church as a
heritage assel as there is limited historical, physical or visual relabonship, A
small properticn of the caurch tower is visible from the site but that goss Nk
rguate to contriputing 1o Ita significance as a heritage asset. The schema
walld ercure that the wisual relationshap, such as it doas exist, would be
maintained and £o the setting waould be preserved in accordance with s66 of
the LB&CA Ack. A setbing is not a heritage asset in ks own right and It is only
the contributlon to significarce which matters. The Counc’l has wrangly
coaflated wisibility witk harm. IF there would be any harem at all it weould be
lexs 1han substantial. {n fact, the scheme has been desighed to respect the
significance of the church. In any event, the 5656 test necd not be of
cverriding impurtance as found at Razors Farm™ and Last of Hawten” and
elsawhera®. The balancing exercse must still be carried sut takng account nf
the canziderable weighkt to he givan to the xoclal and economic benefits of
market and affordable housng, where there |s 2 substantial shortfall, and the
anvironmental benafits of public apen cgace and landscapng.

The tilted Balance in favour of sustainable development in NFPF 14 dees rot
apply where specific palicies mdicate otherwise (footnokz 2) including

M Mckenzie vicwpomnt 1
S Calling AxL o 776 and as upkesd i1 Strened v SSCLE 8 Gladman: 10714

1D
1] D[

Al2. 1R 1050
7113, D/L nara 21

2 g Suidaforns Boad and &ingsiana Heimes

waw anmingpartal.goey .ok plEnnieg mspesto-zte it

ARUN DISTRICT COUNCIL Y/60/22/21UT



Raport APP/CIRAGMR 14 22 B2E0

deslghated heritage assets, Tre Council argued that this caclusion applied
eveh when the harm wauld be less than substantial®?. The carrect
interpretation should be thal fuotnote 9 should only apely to impact an 2 listed
building vr cunservation area which would c2uze substantial harm ar taral joss
vf significance. Then the presumption in Faveur of granting permissian would
be lost and, as set aut n MEFPF 133, cansent should be refysad, Otherwlza the
balanca in NPPF 134 ane NPPF 14 shouid remain,. This |s clear from EVELY
ather instance in foctnete 4 where another specific policy in the NPPF

applics™. Tt is also conslstent with the approach t3 footnote 9 In Rasor's Famm.

Corser valion area

©.12 Nene of the appeal site is within the Cnuich Lane Cansesvation Area. [t is
histerically, physically end wisually separated from the canservation araa By
interyening modern development and tree cover. It doas mat borm palt of the
gerting of the conservation area for the purposes of the NPPF, The Council is
agan wreny to conflate (hmited ) visiblicy with Farm. The desgn af the
schema, and the propesed public open space im particular, would preserye any
cantribution that the site might make to the signiflcance of the conservation
area 25 a designated heritage assct, including any vlews towards Church Farm
Heuge, In the event that there would be sny harm to the character of
appcarance af Ee conservation area, the test in 572, and appropriate
balancing exercise, should be wpplied in the tame way as 566 at Aazors Farm
and £ast aof Hawton, Finaly on this point, the Councl® accepted that there
winld be no confieT with YMP poley EB.

Archasology

£.13 Thers iz no issuc as ta the potential archaeclogical interest in the site, The
SoG far Archaealogy™ makes clear that the matter could be deal with by a
conditian™. There was Ao eredible basis for the Coencil taking up Inguiry tims
arguing tnat wark should be carried out before determining the appeal. The
appellant has submitted the relevan! information™, incluging mzps and
descrigtions of the parklend to Yapten Flace/Mancr™, and the Council
subrnilted nothing that was materially diffarent, The suggostan
pre-cemmancement conditlsh couls protect any remains, even somathing as
dramatic as the suggeskted Roman villa, The ewidenze of the Council’s
archaeological wretress was misconcarcad, unjustified are counter-prodect hee.
Applying the suggested concitions would also be conslstent with the similar
situation in Westergate.

™ Citirg the Aishaps Tachkirook dacision para 45 MckKenzle Ax 4

" Listed wi Uetail nopara SO of the clesing

55 Dr whiteman In X

" ID11 - As suRpested oy the Councll and aareed between the parties

£ See alun the Andings of the Ses 3qd Inspectiors weth regard bo post decision archaenlogy
condibions 30 Weslergaba 1 75-225 0 Guifdiond Baze 241, and Land at Kingsiand Lainas
257

" Tlhe HLR, reyression maps, B itisl Hisrary Onlie ekc,

® Callins at appendix FL paras 48-50 pp 430-431 anc #2 pp 439445

E';'.ph nngnefad.goy ukfplanningmnspetz -gre 1L
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Lushainable developmoent

& 14 The ccheme would mest the socia! and econcrmic dimensiens of sustainabillty

B,15

within the detinitlen n the PR, The clalne that it weuld ot sabsfy the
anvironmental dimension, Zue to the existence of alleged landscape and
heritage harrm and the conflict with the YMP, is miscanceived. Even if some
harm or confllzt did arise, it wecld be necessary to halance this with the
benzfits af the scheme, [t is cammeon grawnd that Yapton is a custainable
lacatior for housing growth of the scale propased (up o 104 hauses) and he
Cauncil has weicomes the proposes provislon of 30% affardable housing.
white outside tne defined ouilt up area i the development plan™ it is
honethaless ' a cuctainable location relative to the settlement beiny bath
adjacent to the boundary and close to 3 range of services, Facifties and
employmant,

Subject to canditlons, the access is aceprable to the local Highway Autharity,
there are no landscape, hertage ar ecological designations affecting the site
ang it ie im Zone 1 for Aoading ac classified by 1he Bnvironment Agency, The
site is Grade 2 agriculkural land but the district 1= bound 1o ose some such
iand ta meet its housing noeds and it is common ground that the Council
raises no ohjection for this reasen'. The site does net provide any habitat for
protected or even non-protected specles other than Im the feld marging wherg
the tress snd hedges would be retained, The prowision of significant lovels of
ppen space and landsceping would have a sinmificant positive ecological
impact?*. The schemea would therefore also delwver environmental benefits,

Salarnce

5.16 Relevant ADLP policies and the housing palloes of the YNP arc not up 19 deale.

The presumption in favour of sustainable development In MEFF 14 applies.
Ay adverse impacts would nok slanificantly and demanctrably autwaigh the
benefits when assessed against the NPPF a5 a whale. The scherme shocld
therefera be granked peErmission.

Canailsion

& 17 The schame would mirimise impack on the character and viswal amenities of

the Incality, preserve the secting of the church and the character and
appearance of the congervation area. It would provide a high quality
rrcidential develepmaent in an extansively landscaped publicly actessible
parkland settirg that would relata to it surcundings and provide ready access
o local sarvices and facilities. Housing is neaded now o address the 5 year
HLS deficit and the difficulties in delivering affordable hous:hg. The proposals
would bring many secial, economic and enviranmental benefits fo the lpzal
commmunity and so parnussion shouid e granted,

“I g ndar Lot ADLP palicy GENZ arc P palicy BBL, and therstore in the countryside for Lhe
purpasas of ALP policy GENZ

UCAG ppi-2; 25-33; and Fig 1. 50CG para 8.

U Officers Aeport at CDE and Colling px A pS39

wewny pilannire] sorkal s s Haneriging peciorake 16
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Adsetional canwments:

B.18 Witl: regard ko the procedural meeting, thers is no written rapark to
corntmttaa, there are o minutes and no further respense fram the eLP
Inspecto” and 5o the Councils comments’’ are speculative. Whether the eLpP
iz suspended far 12-18 months or withdrawn, ne more than extremely limited
weight can be given to the eLP policies oited in the RTRS.

§.13 There wera 453 representations regarding the eLp pelicies reforred ko by the
Laouncil inits RfRs, many of which have yot to be considered by the LP
Inspector. While the distribution of kousing allocations amongst parishas is a
matter of record, these figures sitould no longer be religcd upan, The cammeant
that the NP afocations would not be revisiled is not credibla given the
LP [nzpectar's comments™. Rather, these figures witl need o be reviewsd, as
predicted by the Independent Examiner, and the sutcome of this ls impassible
ta pradict at this stage,

7. The Cases for Interasted Parties™

F.1 Many aof the roprecantations echoed the cancerns which are more rully
arviculated by the Cauncil sbove so 1 do Aok repeat them.

7.2 Hilary Flynn read oat 8 staterment on behalf of Mick Gibb MP for Bannor
Pegis and Littiehampton, This highlights local opposition, the YMP and the ‘act
that this site was naver considered by the NP greup. Tha ¥YNP identified
sufficlent new homes against the draft LP allecaticn and, if localism and NPs
are to thrive, than the YMP must be allowed to carry the weight it deserves, In
addition, the proposals would fail ke mest key palicy criteria in the MFPF,
inclading that for heritage assets, as well as saved ADLF and eLP policies. The
appellant has nat engaged with Ehe community affected, thare have Boon large
scale developments In this small village already and this speculative scheme iz
deeply unpapular with the lbcal community.

1.2 Andy Faulkner introduced the reprasentations by tho Yaptom Parish
Cauncil™, He referrec to the requircmenl in the Localism Act that
tonsultalicn should take place prior to submitting 2n applicatlen kaving regard
te any advice from the LPA akourt Ipcal good practice. The submission was
endorsed by the new Clerk to the Parish Counci!, Andrew Gardner.

7.4 Tricks Wales, a representative of the YNP Group, argued that I the YMF is
disregarded it would set a precedent all over the teuntry. [f would becgms
gnoiher worthless piece of paper and neighbourhned planning would become
gnother empry sound-bite, She advised that the focus of the YMP was o
prevent ousing oh agricultura’ or greenfield land and that any developmaent
allewsd showld be small, arpund 30-40 houses, and not allow sprawl, The
greup reluctantly agreed to allocations for 100 houses when it bacame
Gpparcnt that tnere was not efough brownfied land,

"By Mr Westherhesc on 32 July 2015,
* Faras 11-15 and 17-23 of bis letler dated 2% July 2015, 1D26h
" AR [D17a, b and o except far Mick GibL MP at 1010 and those ol the Parish Coundil {bulow)
L
101z
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£.1¢ Maore dwellings have been approved and some of the Yapten allacalion has
commencad, Another has been approved subject to a 108 Agreemeanl. The
{Hive Branch pub will shortly be converted to flakts. The needs of Yapton can
bet mazt through small sikes without the need For khis development. The
commun.ty of Yapton wish their village to remain exactly that,

7.11 Margaret Sarsan reas Mr Sarson's letker which recalled the days when his
allest daughter would rlde past his house barsback, leading & string of horses
drwn ta the beach, when he would play fastball in the middle of the road with
his bays, or when he would lie under his car with hig [egs stretzhad cut inta
the road. Moaw b can kake minukes o cross the averusad mads. His plea also
raised corcoras over light pollution and oss of agricultaral land.

7.12 Mary Kinnersley highlighted tne princlple of lecal demacracy and argued that
thers wac no nead far parkland. She was concerned that further devalopment
would follow and tock issue with the sustainability of the site with regard to
public transport and lacal amplayrnant,

B. Written representations™
Many o the writben representations also echoed the Council’'s major concerns.

4.1 The Yapton Farish Council submitted its ariginal ebection and additional
comments as well as balng rapresentad by Messrs, Faulkner and Gardrer,
These set cut its pol oy chlactlans with regard to the ADLP, the eLP and the
YMP. Ik referred to the Strateqgic Houslng Land Availability Assessment
(EHLAAY carriad gut i1 2000 which rejected the site as; 'teo rempte and
inaccessible Fram village facilities'., An adjacent site weas also rejected in 2012,
It pointed to a loss of cmploymeat in the village, the unseliakilley of bus
semvices and the rizks assacialed with the level crossing.

8.2 It reported that there was unanimous oppositior at a well attended publiz
meeating and dismissed the suggestion that the wolume of represenlations was
a5 d result of one resldent. It argued that the land is all top grade agricultural
lamd &nd painted out that It is cursently all vsed For crop production. It
raportad That the SHLAA Ford Eco Town site £ far 5,000 homes, of which this
cite would have baen part, was rejected. The Eoo tawn Sike was never
considered o be suitable far development in smaller packages because af bre
parceived infrastructure bamefts which a targer developrnent could finanoe.

Additional points made by @ variety of writers are summar lzed healow.

£.2.1 The appeal ignores the YN ang eLP.

g.2.2 The landowner fallay tn engage with Yapton's resideonts.

E.2.3 It woud not be sustainable in terme of infrastructure or community Faciities.

E.2.4 Increased trafflc wauld ke detrimental to both North End Road ang khe lavel
Crossing.

2.2.% The school is Fu’l,

# Sy red folder with main fla
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B8.2.6 The siteas tap grade agricalboral land.

8.2.7 There are new housing developmerts i two other areas nearby.

B.2.8 The site foods in very wet weather,

8.2.9 The surgeries and pharmacy are beyvond capacity.

B.2.10
g.2.11
g.2.12
o.£.13
£.2.14
B.£.15
£.2.18
£.2.17
g.2.18

£.2.19
B2

8.2.21
£.2.2¢
B.£.23
8.2.24

The willage offars hrraled ermploy mentk,

There is already putlic land in Yapton 50 a grecn space is not necded.

The access would be danparnus.

The traffic chacs in che viciniby of the school has to be seen o be belicved.
It is 2 back-door atkampk Ec galn approval for 250 hooses.

1t would make a mockery of the hoors of hard werk put into the YRP,

The village shap cannat be extended and 13 nok sabisfactary as it s
Questions have been raised over the sewage sysiem,

It iz wrong o =uggest that thare s anly ang obkjector who s Fallylng
pratests.

Bus services are limited and thera s no peklic transpaer] e Ford Stalicn,

The villagz is willing to take its share of the burden of new housing
praviding it remains in proportion.

Thers are no pavements in Ford Lane.
Lorries someatimes hove b mount the kerb to get past school traffic,
HNearby Walberton should shoulder propartianately more af the burdern.

Whilsl it is Jificult Lo argos aoainst the need for mere houses to be built in
Engtand in gonesal It 1€ easy to argue againsk this propasal.

9. Conditions

9.1 A Scheduole of conditions was discucsed and was masthy agreed bebweon thea
Council and the appellant'™. The suggested condibons were discussed ar the
Inquiry and, Fallowing a few changes, these are set out at Appendix . Except
a5 axpHained belaw, should plannino permission be granted for the propesals,
far bhe reasons accompanying the sttached condtions, | recommend thak they
snould be imposed.

4.2 Az weldl a5 for the reason given, as the distinction oetween access within the
gika {whigh it not reserved) and layout {which is reserved) is not always clear,
candition 4 15 also requirgg far the avaidance af deubt. Althoogh landscaping
i reserved, candltlon 5 is needed as it covers retenlion, protection,
biodiverzity, managenent and thring.

IR and 1025

wwas alannrrguarial, o, ukdlancginspecarat e <0
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9.3

9.4

8.3

S0

9.7

As the negatively worded condibon Far afferdable housing has been dlscussed
wiith the appellant, as ne finznoal cantribut’on would be necessary and as it
wriald maet the six tests i MPREF 2006, it wauld be acceprabie. To maximise
the zrabability that the affordable housing would meat [ocal needs, suitaole
criteria should be part at the schéme and the conditizn pust have a retantion
clause, While access is not resarvad, a condition is necessary to cantrol full
details.

In tha Aarchaeclagy S0, the Council accepted that the matter
[archaeaological field evalkiatian into the potenbial irmmpact on archaealogical
remains| could be undectakern past deosion by virtue of the sucgested
condition. Howewear, unhe'pfully, it went on to argue that the schemme snould
be refused a5 hast practice means thet it is appropriate far evaluation to be
undertaken priar to 8 decision. For the reasans set oot below, T have found
that, in principle, & condition would be adequate but [ recomrerd that, far
greater precision, the fulle- condizlan suggested at the Inguiry {(ID19;, will: 2
rninor amendment for clarity, should be adopred.,

It was commoen ground that the TA preposals (in response to requests from
and agreemenis wikth the Highway Ageacy, Metwork Rail and the WSCC
Higkway Authority) for off-clte lighway woerks comprising Improvements for
Marth End Raad, the Lake Lane/Yapton Lane junction ko The narth of Yapton
Failway Crassing and the junction of Yapton Lare with the A27 could be
controlled and defivered by way of canditians.  Although there iz 2 statutary
Hght to a foul waker sewerage cermactlon '™, a condition requiring the details
is reasonakble.

The recuirement for a Travel Plan (TP} lacks any specific targets, such as
rutnerical gzals for madal skift, and thare is nething to suggest that the
measures ir the TP weyld involve more than the provision of Informaton. As
argued by interested parties, it would be largely aspiratisaal. Mewvertheless,
given the lack aof abjection fromn the Highways Authérity and the Council's
agraement that the scheme is in a relatively sustalnable location, the conditien
walld be adequate ta reinfarce the argurnant that the proposals woold amount
ro sustainable development.

In wcdition o the suggested conditions, to allpw the scheme te be as set out in
the descrption of development as discassed at the Inguiry, and as this was the
basis for my considerations, & vondltlen s required to limit development Lo
100 dwellings-

1. Obligation

10.1 The planning abigation'® contains provisions for contriblicns to be pad te

the Counol {ADCY and to the County Covndil (WS The ADC contrbutions
wauld go towards Artificial Pitches, the NHE, the Sparte Hall and the Swimming
Pool. Those payable to WSLE wouls be for Fire and Pescue, Highways, tha
Library and far Primary Educatan. Thore wodld alse be a requirgment For Fire
Hydrants.

Flipiag
" Berratr Homes Limitad v Dwe Symird Lpipngedi (Welsh Water) 2009 IKEC LY, para 59
122 o2
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10,2 ARG has pravided justificatian for the contributions and calculations for I e
amounts saught under the Commuonity Infrastroctura Lewy [CIL] Ferulabinns
and Le NEPF'™ . WSCC also provided a justificatlon®™ . Bokh were satlcfied
Lnat the undertakings wauld comply with the relevant tests fer planning
abligations in hat they are necessary to rmake the development acceptacle in
planning terms, directly related to the development, and fairly and reasonrably
related in seale and kind., For the reasons given, 1 agree with this assessment
except as got aut below,

10.4 The transitional period under CIL Reguiatien 123{3) (as amended}, cnded
nationally on & Aprl 2015, After this, 5106 planning obligabons designed to
callact poaled cartribukions ['tarif2" may not lawfully be used to fund
infrastructure which could be fundad from the ClL. From that date only very
limitad pocled contributions (fer up to five separate planning chligations
relating to planning permisslons granted witnin the charging authanty’s area)
will be permitted Lawards infrastructurg which could be funded fram the CIL.
At cansideration by the 505 may take a little longer, in the event that the
appeal is ta be allowed, it might, in theory, be necassary to revert to ADLC Lo
establisk whether or not the imit has been exceeded at that time, Howeewer,
at the time of the [nquiry, the yustification explained that none of the
cantribations would corme naar to the limit of flve.

10.4 Cause 12 provides that if there is an express finding wathin the Decision that
ana ar mare of the ocbligations i the Undertaking dacs not meel the statubary
tesks in CIL Regulation 122 or 123 then that shiigaton would not take e ffect,
Shauld ADC adopt a Charging Schegule pricr Lo planning permission teing
granted, then the awner woud be released from any obligatlons which relate
te an itermn included an that Yist af infrastructure, FThe Obligation refars ta the
decisian af the Planning Inspecter, whereas this will be made by the So%, but
the dilflerence is of no consegrence.

10.5 The Artificizl Pitches Consribution wauld be put towards the cest of funding
additiznal 36 artificial turf pitches at Littlehamptor Lessure Certre. This is a
rosted project for Ehe [eisu-e cantre serving the catehment area, The Sports
Hall cantribution would be Lowards a major makeaver of the same centre o
nercase ackivity space and provide a betler espesience. The Swirnrming Pocl
Contribution would ke pok towards increasing Bie pool capacity there from & to
B lanes. Al thase would sakisty the CIL tests. On the piher hand, no detailed
justificabine. was put Forward far the NHS Contributizn and no ceferce fur Lhis
was offered in evidence, Consequently, the NHE contributien would not meet
the statutory tests and I recornmend that it thould net take effack.

“1¢+.6 The Highways Cortributions would ke put bowards a traffic reguiation order for
a 20 mph gpeed [imitin Choseh Lane where there is limlted footway prizyisian.
The lacal primary schocls are sver capacity and the Frimary =chool
Contribution would Be used to extend provision at Yapten Primary Schaool in
accordance with WSCC's published docyment: Planning Schael Places 2015,
The Library Contribution would be for a ‘Tier 7' service whercby a shared
Facility is useld o a click and collect sarvice. As the develppment woukd

Lis 103
B Coag
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ncecate the population n the village, i would increaze the dormard fo- this
Sorvice,

111.7 The Fire and Rescue contribubion wadld be intended far Commuonity Fire Link

10.8

supplamentary smoke alarms within the Panshk of Yaptan, While standard
smicke alarrns would be fitted to the new houses, these additlonal specialist
alarrms wowld be for vulnerable people. I nate that there s na detailed costing
Far this, na identification of the likely number of such devices which might be
reguired and no explanatien of how additfional houses wouold recreate 2 necd
for Further alarms for existing houses. 1 oonclude that the Fire and Rescue
eonkritwtion would not meet the statutoerny teste and 1 racommand that it
should hot take affect.

The Fire Hydrants waould be to provide access For fire brigade vehicles and
wial ¢l be provided at the owner's expense rathar than by a Financiaf
contribubien. These wouold sstichy the ralevant tests.

wiw planringraetal cod. Gkl ronning el urale 25
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11. Inspector's Conclucions

From the evidence before me b Lhe Inquiry, the written representations, and my
inspection af the appesl site and 1t surroundings, [ have reacnad the fallowing
conclusians, The references in square brackels || are o earlier paragraphs in this
repot.

Main considerations

11.1 The main corsigdaratons in this appaal arc as follows:

i} kne effects of the oroposals nn the character and agpearance of the
area, with regard to the development plam and its landscape value;

it whether the pruposals would preserve the special architectural and
histaric interest of the listed building of 5t. Mary's Church and its
setting,;

it whether the proposals weuld preserve ar enhance the charaster ar
nppearance of the setting of the Church Lane Conservation Area;

W} ke effects of the propesals on potential archaenlogical remains;

v)  whether the propesals would amaunt to sustainable develapment at
seb oot in tne Mational Flanmng Policy Framewoark (MPPF), having
reqgard to the abowe matters and any benefits of the scheme.

Devalopment pfan canrext

11,7 Two sements of the development plan arg relevant: the axtant policies of the
Arun Local Plan {ARLP), adopted n 2003 and saved in 2007, and the Yaptan
Neighbourhood Plan (YM P}, which was *made’ on & November 2014, Thage
provice the starting coint for the appeal which showld be determined In
accorlance with the develspment plan unless material considerations indicate
atherwlsa. [3 2]

11.3 The MPPF is » matenal consideratior. It tays so in paragrach 2 (MPPF 2], It
acknowledges the primacy of the development plan in planning degisions, in
MPPF 7 and NPPF 11-12, butl goes on to emphasse the need for an up o date
LF. At thc heart of khe NPPF |5 @ presumption b favour of sustamable
developrment, defined as NPFF 18-21% laken as a whole. 11 follaws that it is
hecossary to assess whether or nat the schene wouw'd amoaunt Eo sustainakle
develapmant and, if so, balance the weight ko be glven to its benefils againsk
the conflict with the relevant polcles in the develapment plan.

Arust Local 8lan (ADLF)

11,4 The propesals would confiact wath ADLP palices SENZ and GEN:. The aDLF is
now rather dated, It is camman ground that the Council cannot demonstrate
A 5 vear hoesing land supply (HLS). Follewlng the LP Inspactar’'s conclusions,
clgnificantly more hausing land in sustainable locations will heed to be found
within the next 12-18 months. In Lhese circumstances, undar MFFF 4%,
retevant pol-cies for the supply of housing should net be considered up-1o-
gate, Morgaver, the Council can at best demaonstrate 3 years HLS. [3.3]

11.%5 ADLP policies GEMZ and GEN3 are pulicies for the supply of housing, They
are not only dated buk are not up-ta~date under MPPF 49. This was
confirmed n the Westergate anpeals. Under NPPF 14, these polcies ere

wiww planmngeartal. G u b p anninginspoclorels L
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tharetare gut-of-date. In the evert that it s found the proposals would
amount to sastairakble developrmart, the tiked BEzlance | MPPF 14 would
apply and the scheme sheuld only be refused if adverse impacts would
significantly and demonstrably cutweigh Ihe benefits, Given the directions in
MPPF 49 and MFFF 215, gnly iimited weight showld be giver to conflict with
ALLP policies GENZ ans GENE. [f che only canfhet with the development plan
arnse from these two out-af-clata pelicies, a favodrable conclusion with
regard tg tha NPPF should sutweigh any such conflict ane tha scheme should
be allowod. - 3,315.13]76.5][5.7]

Emerging Loca! Plan {alLP |

11.&

For the reasans set gut in the LP Inspecier's Conclusions 2fter the Pricedural
Meeting, limited weight should be given to the elP, Morecver, the polihsherd
draft is not just short al its full AN, it is sigmificantly shert, The futureo
Fefuirement is likely to be 758 dpa compared with 540 dpa, With the past
shartfal', 1the Council can barely demonstrate 3 vears supply adgamrist the
MPPF 49 “equrement for 5§ years. Frorn tais the LP Inspoctor consluded that
the elP would be unsound without 3 sabctantiad increase, Yery limited, of
any, weight should therefare be affordec to the eLP's housing policies ang
allacabions, The enly conclusians which can safely bo drawn an this are that
there is no 5 year HLS and that there is no certainty as ta where Future
allecations will be made, [3.5-3.10) [3.7] |5 1416 2178, 1&-19]

fha Yapton MNeighbourhood Plam (Yhe)

11.7

11.8

115

The Indegendent Examiner found that the ¥MP met all the nececsary ledgat
requirements and should praceed to referendum subject to modificaticns.
Mewvertheless, he was far more cautious about the Pelationship with the oLp
than the Cauncil’s closing submissiens suggest, in partlcular with regard ko
the full OAN. He found that the qualifying bady anc LPA had discussed and
gimed te- agroe the relatiorship betweon Lhe plans, He did not say thal the
re.gtiznship was satisfactory, He could not, given the stage the eLP had
reached, Indzed, he found that producing a MP IR Ehis context was
‘thallenging” This concluzion came befare the LP Inspactor’s Conclusions
after the Procedural Meeting, [3.11-3.16]]5.1-5.41[5 1E -6.1%]

Following the LF [nspeclors latest letter, the housing policies in the eLP ara
onge 1aain st an =arly stage and are likely to ~emain so far some me,
wWhal is certain, however, is thal the new LP will need to fird additiznal
housing land. Thera is as yvet no cear Indlcation of whera that 1and will be
Bak, in this contaxt, the policies within the YNP far the sepply of houwsing are
na langer consistent with the eLP novrever recently the YNP was made.
Mareover, the YMP based #s allpcations of land for 95 Swellings on a figure
r tha &LP of 100, Even if it was pessible to simply allocate mare land
prapartianakte'y, which it is not, a5 the Council anly has a supply for 3 YEars
instead of 5, the ¥YLP would need to allocate langd far an additional nunrher

of dwellings egalvalert ta 5 years rather than 3 years at present,
[3.8-3.975.14] [6.18-5 19]

Thiz possbilicy was rdentified by the Irdependent Examingr when he
recognisec the wnportance of Hexthility, and accepteq that if the adopted
palicies af the elP were different from those which undespin the YMP then
they wauld take precedence and Lhal the qualifving Body might wish kg
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1.0

11.11

11.12

11.13

carry puk 2 review of the YNP, However, he s unlikely to have anticipated
the scale of Feview following the aspeal decision in December 2014 2nd the
Hezarn Report n March, Given the shoertfall in HLS identlfied In the LP
Inspector's conclusiors after the Procedural Meeting, the camment by the
Independent Examiner shauld be giver. new forde. While he antcipated &
review, that cannot new meaningfully take place for anather 12-158 mankhsa,
if the LP Inspectors conclusions are fallowad, or longer if the emesging LP (s
withdrawn. Although the Independent Examirer was entitled to Iind the
YNP sound at that time, based on the infarmation befare hirm and the PPG,
there 1= now 2 wacuum in district-wide housirg allocation policy which leaves
YHP policy BBL with notning to underpin it. [3.101{3.13]

In Woodsook the Judge found that paragraphs 14 and 4% of the NPPF do
apply te the housing supply policiesn a draft develapment plan, including a
NP, 1t follows Ehat MPPF 14 and 45 aopiy to a mades NP, Relevant policies
for the supply af housing within the YMNP are therafore cut-cf-date as defined
by the MPPF., While ather pelicies in the YMP can continue E3 have full affact,
and daszite 1he ¥NP being only recently made, policy BE1 is put-ef-date and
should be given limited weight, 1n Lhe event that the 565's declsion is not
imguad within 12 manths af ktke YMP being made, an 5 Navamber 2014,
under NPPF 215, the waight chould be reduced even further. 1t would be
irrational to dismiss the appeal as inconsistent with a recently adopked MP
when it is clear that the position will be the same after the 12 month pered
has expired, (3.17]

Furtherrmare, Yaptan Is one of the mare sustainable settlements in the
district and it is cormman ground that the site ic a sustainable ocation Mor
some additiornal hausing., Dther sites on cettlement edges in the district,
same of which have MPs, are likely to face similar apposition. In agreermeant
wikh Lhe Council, ne evidence was given as  the orgbabubty that the
allacabions wdentified in the YLP, or elsewhere in the district, will actuelly
come forward within 5 years., Although it desls with housing, YNP palicy H1
ic 3 permissive pahcy which anticipates addibonal aillocaticns and w4 there
wauld ba ne canflict with it, it Follows that of the anly conflict with the YHEP
is with pelicy BB1, the weight to be civaen to conflict with the YNF as a whole
shauld be no more than lirmeed, [3.15:[5.13]0%.14]

The alternative, t¢ grve priorty to YNP pollcy BB1 when the eLP is about to
reconsicler HES, and when Yaptan s anc of tne more sustainable
gettlarments in the district, wauld bo to cause unnecessacy delay n providing
additional hausing and meeting the needs of the population of Arun District
far adequate housing and affzrdable housing. 1E wauld give preferance o
ahe YNP policy which aims to restrain howzing in circtmstances whara mora
housing is needed and where planning pohcy is urging increased colvery
fMPRF 47}, Meither the Localism Act sior the NPPF suggest that it is encugh
tar a neighbourhoad to assert What It has assessed its share of the nousing
needs and ta then disregard the rest af the district. The requiremeant n
MPPFE 49 iz direckad squaraly and exciusively af the LEA. [3.22-213][3.17]

Local residents have referred to the allocations in the YHP and argued that
tnese provide emough sites for the needs of the village. A5 abewve, this was
Based an earlier negds assascments which no langer apply, As ther2 are no
aarced ta-gets Far ekner Arun district ar Yaptan, ne weight can be givan [o
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the argument that the YNP would provide the neceszary HLS for the wilzge
or far its share of the district. All *hat is known is that the published eLP
wolld ret have met the full AN far the diskrict, Furthermzre, no evidence
was hearst a5 tg whether the skated supaly figures wers achievable eitfer in
the districk or the vilage, It follows that ne weight can be given te the
suggestion that the YHP has made adequate provicion far heuging land,
[5.2][=.53)(7.4.L7.7]

11.149 The waight to be given B a NP as a whole is not contingent on the status of
the LP, With regard to most of the ¥NP policies, that is not an issue. At the
tirme, the YNP was entitled ta allscate havsing sites and did so Ehroegh the
permissive policy H1, based on the howsing regueirements in the eLF, beforo
the Council acknawlecged that it could mot show a 5 year HLS, Tt then
created a settiement boundary through policy BE1. heverthaless, tha lack
at errar in the YNP process 15 Aok ko say that significant weight should ctil
be given to one specific policy withln the YNP which aims to restrict hausing
whan the éLP has no averal strategy for ikz HLS, and is gut-of-date urdaer
MPPF <9 &3 is the case hare, IF YHP policy BREL represents the whale thrust
of the village's aspirations fzr tae NP, 1.e. to prevent additiens. hausipg,

then this palicy would have hed ro basis in the statute or In the NFPPF.
[5 2][6 7.2 7.7]

L1.}5 The weight to be aitribuced o YWNP palicy BBL is a matter far the 505,
Howewvear, the Following facks are relavant:

11.1%.1  Arun’s NPs have emerges ot a bme whern the adopted ADLF has bean
growing increasingly owt-af-date with its housing policies anly rurnlng to
20115 137103 9]

11.15.4 the 2LP housing polcies are now back at an eady stage and meri limited
waight; [3.10]

11155 the YMP wat prepared and made on the basis thak the Council could show
a 5 year HLS, now it has agreed that it cannot; [3.101)]3.17)

11.15.4 I lact, ADC now nes barely 3 yoars HLS cormpared wikth the NPPF
requirctrent of S years, a considerable shortfall: 3.7)

11.15.%  propartionaly, the YHP allowance of 100 is also only three-fifths of what -
should be; 73,133 14]

11.15.6 ADC has a permstent recard of under-delivery (hence the ogreed 207
butferl: [3.17]

11.15.7 tre YNP bwlt-up ared boundany (policy BBLY is out-of-tlate &3 it restricts

the supply of housmg landg where there is no 5 year HLS (cee Woodcock):
[&.5]

11.15%.8 the YNP housing alloccatwnz are alse Fer sites in agricultural use; 114

11,159 there was no evidence at the Inguiny that the fites alloeated in the YNP
wolld ba dellvarad, or on the likelinoog that even the & vaars' HLS sizes
in the disthict are daliverakle within 5 years; [3.17]

111510 pver half of those surveyed for the YNP (532%) were in favaur of
addibional haosing far Incal people in need, albelt controlled; [315]
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11,15 11 ¥aptan s one of the more sustainable vilages In the districl) |3.10]

11.15.12 the YNP mistakenly assurned that the clP weuld be adopted soon; [3.10]

11.15.13 whila t4e Council has stated that it would hke to increase its MLS through

strategle 2llecations, without affecting allacations in the villages, the LP
In=pecter has nat accepred this; [3.0][5.14]

11.15.14 now that the eLP will be suspanced for 12-18 manths, o withdrawn, the

resatienship bebween tha eLP and YHP can on onger be viewsd as
camplementary; [3.10]1312]

11.15.15 the LP fAspector acknowledged that changes in Lhe amount of

develapment provided for by the alP could result in certain parts of some
MPs baing supersaded & in ced of reyision; [3.4]

11.15.16 the Independent Examiner acknewledged that chamges in the eLF ¢ould

resylt 0 parts af same MPs peing n need of review; [3.14] and

11,15.17 MPEF 184 is clear that MPs should nok proriote less development than sel

11.16

ouk in an up-te-dake LP,

For all these reasans, the weloht to be given to the need for additichal
hausing in Arun district, ncluding Yapton, as urged by NEPF 47, should be
given considerably rmore weight when Balanced against ¥HNP policy BB,

Landccape

11.17

11.18

The Arun Landscase Study assessed the capachy ot LCA 29 a5 a whale for
developmenl a5 Inw/medium. This 15 a greacer capacty than thak of half the
LCAs studied which were assessed as Megligible ta Low, The site hes within
LA 75 hut with half of its haundaries adjeining built deve.opment along or
arrogs from either Marth End Road, the Orchard Business Park of the rear
gardens ko Church Lane. The accompanied visit showed that the site is on
the cusp of a landscape exhibiting the features of LOCA 29 but is also
adjacent to bullt-up areas of the village. Moreaver, while locking aask
beyand the site the wiew is of apen fields, with a weak hedgerow structure,
the sile itself has several mature trees along feotpath 358 and mare aroond
ik parmeter with the village than in other parts of Ehe characker area. On
thig paint tne capacity of the site for daveloprnent in lanclscape terms is
significantly greater than that of LCA 29 as a whyle which in torn has a
areater capaclty than average foe the gistrict. 7.5

The scherie woull change an cpen fuald Inta @ housing #state. There waould
be 2 loss of countrysde. It is a pleasant field with some open views ang [ts
\oss would Rherefore be likely ta cause scme harm to the character and
appearance of the immediate area. The propasals are in gutling form and
<o, while conditions waould centrol the datail, Ittle positive weight can be
given tg the likely qualty af the detailed design of the huildings at this
slage. The illustrative drawings would push the housing towards Ford Lane
and Morth End Ruad retairing the foatpath across the st and creating opan
space betwean the church and the housing, This could provide = pleasant
huffer batwasn the older parts of the village and the new howses but, In the
absenea of further detadls, it should be assumed that the overall effect on
the landscane charactar of the site itsalf wauld be narmul. (4.1]
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11.1%

11.20

11.21

11.22

11.73

1L.74

{In the other hand, sukjzct to conditions requiring buffer planting, there is
little ssund evidence that there would be harem beyond the immedlate area.
It is likely vhat there would be no mare than glimpses of the houses fram
izhurch Lone, while views fram Narth End Road would he screened, and borh
wauld Be in the coatext of existing hausing. In time, the vigws from
footpatth 338 and from footpaths 356 and 350 bevond the site wauld be of
lanclscaping  Footpath 357 would be <ignlficantly affected ar flrst Byt could
be lires with substantial planting <o that ulticnately its amenlty valus would
be rataimgd, For road users on Ford Lane there would be boundary alanting
and any glamge bowards the hauging from @ passing train along the raiiway
ling Eeyond wauld be of even less cansequence. The slte visit confirmed
that the suggestlen that there would harm o views from the Seuth Downs
was ot credible. [2.4)[5.0]6.7]

The Cownol Fas atleged that the appellant has not made a proper
assessment of the Impact ot landscape cheracter, or subrmikmed o Lancscape
and Visual Irnpact Assessment {LYIA} In aceardance with the LyTA
guidclines, Howeves tlws 1 not mandatory and the appellant’s evidenrs
includes he relevant landscape: documents snd & detailed photagrzphic
survey. The DAS contains an assessment and anzlysis of the site and
EXplAins how that has infarmed the illustrative layaut. The dacumentation
wagt fherafore adoquake, [4.105n30][5.6]) 6.7;

Views of chureh lowers are recognised in the "West Suscex Landscape land
Management Guidelines’ as a key characteristic of the coaceal plain, The
srheme would Impair views aof the towor fram the appeal site and
Imrmediately to the narth. On the other hand, the scheme would pretect
views along the taotpzths and thase from the cast, further inte LA 25,
weuld be unaffected, This concern should be given llmiled weight, [2.5716.7)

While NFFF 17 bullet 5 recognises the intringic character and beauty af the
countrycida, thare is no evidence Enak the site shauld he considared as a
valued landerape, as definad In NPRF 109, bullet onc. As interpreted by the
Lourts in Streud v BROLE & Gladmor, the site would need to be more than
Just popular with lecal residents for this to apply, With regard ta 1he ektar
fram Brandot Lewls MP, this onfy draws attenlion to the fact that the impact
of devetopmeant on the landscape can be an important materal
consideralion and dogs not altar the law or policy or suggest that landscape

impact should ha an ovemriding facter where the harm would be |imited.
[5 50fmSc] | [S. 807 7 )

Liven the cencarn shown by local Pesidents For their envirmerment, as

typified by the cnormous effort that has gone inte the YHP, it is reasonable
te gxpect that great interest would also be given to the detailed design that
would be put farward at reserved matters stage. Cantrary to the Councll’s
cencern that therg would be a ‘suburhanising” mpact, there was no evidenea
that the detailed design could not be sultable for the cdge of a rural
settlerment rather than adopting its style from a low-density zame ta 3 town
brcity. Subject ta satisfactary sroposals at the details stage, it |s likely that
a pand scheme would come fgrward that would accord with the dosion
requircrmants of ARLP policy GEMZTiY, |56

Chearall, there would be some localiced hartm to the character and
appearance of the focallty but thers would be na significant harm ka the
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wider landscape. Moreover, giver the need fur mucn more housing in the
district, and so the need for greenfield [and b meet this demand w0 any
evant, the likely net harm to the districk waold be nil,

Comelusions an character and appedrance

11.25

1t.25

Tha site lies outside the settiement boundary in the ADLP and o withio an
ares defined as cauntryside, However, ARLP policies GEM2 and GENZ are
far the supply of housing which serve ta restrain develapment, 1o
arcordance with MMPF 49 and 14, the welght to be given to the need for
housing shocld clearly cutweigh the corflict with these out-of-date ADLP
policies and witk any harm to the countryside by way of palicy rather than
harm to the landscape, The site 3 also beyand the settlament boundary N
¥MP policy BB1. The YMNP was anky recent'y made. However, for al the
abowve reasons, conflick wilk this poticy alane should not outweigh the
henefits af additicnal houslng and affosdalle housing.

Subjoct to reserved matters, thare would e no conflict with AGLE palicy
GEN7. Cther thar the loss of cpen countryslde at the adge of a setllement,
which must be inevitable if the Council 15 to mast its hausing targets, thera
would be ne significant harm to the character and appearance of the area ar
tha wnder landscape ar canflict wilth KPPE 17,

Herilage
Listed Euffding

11.27

11.29

St. Mary's Church is a fine, attractive, historic buiding and this i£ consistank
with ity Grade 1 listing. As an imparkant designatec heritage asset, under
MERF 132, great weight should be glven to its conservation. Its significance
is roctly on aceaunt of its grest. age and the deoree of survlval of much af
i3 carly tabric. Setting is defined in the glossary to the: NPPF as 'the
surroundings in which a heritage assaf 15 experienced” and so it extends ©
cover anywhere frem which the church tower can ke experieneed. The
whaole of the church can be seen, and experienced, from within the
churchyard and from a short secklen of Church Lane, [2.5:

The top af the bower can be seen from mach further afleld, including the
whole of the appeal site. This is all therefore within its s=ting as are parky
of the existing willege, natably same of Church Lane, Howewver, unlike its
Church Lane frontage, there is no inter-visiblity betwaen the appeal it and
most of the church, onry one way views af the tower. Little if any of what s
Important te the sigrificance of the asset can be exparicnced from bayond
the churchyard and the contribution which tne wider setting makes ko ks
signiticance is very licruted, [2.8]]5.7]15.10]

The setting of a heritege agset is not [ienited to where there is intarsvisibility
but HE Advice Mote 3 confirms that this can be impertant. Howewver, hane
of its examples of where views conlribute more ta understanding the
significance of a heritage asset e relevant, This is because there 1z ng
impertant relationship cetween the church and the appeal zlte, no historical
assoclation, the composition in the view was never part of Its design ar
function, gnd o relationship with features or phennmend. The evidance
with regard ¢ West Sussex churches standing towards the edge of vilages
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i= Intarasting but here the church js already surrgunded by land in
residential use and the appeal site is off ko one side so thet the church
would still be visualty apen te the countryside hevand the grounes of Churen
Farrn House. The scheme hes been designed with a wige rmargien of apen
space bo respect the slanilficance o the church. [2.9]13.18]

11.30 The proposed houses weould ebscure the tower from some views within the
field and from parts of Ford Lane. Gtherwise, the viaws from the foatpath
would be retained a.beit that the view would be framed by houses rather
taan an open figld, Whila this would alter the exparience of this heritage
atssk from thiz park of its setting, subject t4 the derallag design of the
heuses, there is no evidence that the signlficance of Ehe asset would ba
harmed by a change within what it affectively a relatively peripheral part of
its settlhg. |5 8] [6.10]

11.31 The Council alleged that 2n nadequate assessrment had Beed made of Hha
settrns, MPPF LEE ruguires the laval of detail to be sufficicht by uncerstand
the patenlial impact of the propocal ¢n the signiflicance of the assets, The
iorsultatlan Responsa frorn HE ackhawladges that the appellant's evidence
constitures a "shightly maora thorough assessmeant’. While the Counal seems
ta have interproted this as dermning with falmnt praise, It should Be taken at
face valye as a ack of avelt criticism. In arry evenk, the nfarrmation is
comprehensive and the level of analysis is enough kar a propar agsessmeant
of the settmn, 1t would aceord wich PRG Raf, I0: 18a-0132-201403206 that a
lhoraugh azsexsment of the impact an setting needs ta take into aceount,
and he proportionate to, the signiticance of the heritage assat under
tonsideration ans the degrec to which propesed changes erbence or detract
fram that significance and the ability to appreciate i, [3.%][0.3}

11.32 Twun athar listed buildings, Church House and Park Lodge, stand on the
souzh side of Charch |ane with sther houses hetween thom and the apoeal
site. The Coungl rightly raised no concarns with regard to the settings of
these buildiigs and, given the separation, no harm would be causer. While
the Council has referred to the histone character of the parkland to Yapton
Place/Manar, thaere was no ev dence that this setting evor made an
Impartant contrlbulion to the significance of the church and in ary event tha
parkland is no lorger there, [2.s]]7.10]

11.33 Far all these reasans, the cantribution which the settlg makes o the
significance of the shurch would be uraffected by tne changus within an
arca af that sething Im which only part of the church tower can be
expericnied. The prapasals would therefore proserve the special
architectural anc histarle interest of St Mary's Church and its setting. Given
that no harm wowdd accur, the tests for cubskantal ar less than substontial
liarm in MPRF 132-134 are nat ralevant and the proposals wauld accord with
sbb of tha LBRCA Act. While the ralevant aLP policies carry “ather mare
walght than those for housing, as there have few pirections ta 1hese, there
woulld be ao canfict with these either. There would be no conflict with YNP
policy EQ. (3172, 4][5.8][R.17)

Lomseryaton ares

11,34 The Church Lane Conservatlan Area is tightly drawn araund the church ang
the wldest part af the village. Its charactor and Aappearance are Closely
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linked with thke hlstaric bBuildings within £ and the patterpy of roads and
boundaries. Wiews are not icentified In any character appra.sal for the
conservation area. Although the photographic evidence suggests that
Yaptan Place/Manor probably adjoined Church Farm Hoose, and its park
rmay have coverad part of the appeal site, thelr remains have blerslad into
the landscape and thay da not feature in the conscrvation ares boundary,
any stated reason far |ts designation ar, conseguently, its sagnificance as a
designated heritage asset. Rather, the character and appearance of the
canservalisn area, and its significance, are derived fror the extant histgric
struriures, including the vernacalar style and materiaks they exhibit, and
their arrangement and pallerns. [2A9][5.9176.12][7-3]

11.35 The conservation area adjoins part of the appeal site over a short distances

11.3&

but the prapdsed hauses would be well cutside its baundary. While there
woulkl] be scme inter-visibility at Church Farm Houwse and wiews of the church
tower [see abowa), in general the site is physically and visua!ly separated
from the conservation area by intervening modern developmant and troe
cover. Histarically, It has not formed part of the setting to the canservation
ares which would be unharmed, The cite is therefare very different to that
at Churel Hause which was withln the conservation area and in fronk of The
church. [2.2][4.1][5.%

Subject kp reserved matters, the houses would stand well beyond the
conservatian area and separated by open space andd landscaping. For these
reasans, the scheme weuld not affect the significance of this designates
hentage asset or the character or appearance af the conservation area,
which would be preserved. It would accard with hiskoric epvirermant palicy
in Ehe MPPF and nelther MPPF 133 nor NEPF 134 would apgly. Thore would
be no conllict with saved ADLP canservation area pelicy AREAZ, As there
would Be na harm to the conservatlon area, let alons substantial harm,
NPFE 14 faotnote @ does nat apply. YAP policy EB is not relevant as il refers
ko developrment within the conservation areqa.  (3.1][3.14][5.81[6 1.2]

Archaeology

11.37

11.3B

11,39

The Archaeslegy Statement refars to policy in the NPRF, available recerds, 2
single recorced find {despite development at Orchard Business Park and
ploughing practice o the site) and a desktop assessment. It concludes
that, while there is some evidence for histarical settlement, a condition
reguiring more detailed evaluation and assessment prior to deveiopmaht
would be appropriate. For these reasens, the level of information was
adequate and wauld comply with NPEF 145 [4. 105 02952076 13]

The site may contain the remains af human activity, elther from the
parkland to Yapton Piace/Manar or frorm earlier scoupatien. The Coundil's
wirness founs as much on ske, albeit it was not suggested that bhe Finds
ware impartant or unusual for West Sussex. Supported by & respanse from
WECC Archaselogists, the Coundil saught an evaluation, incloding the
excavetion of thal trenches, prior o determinaticn. 15 10)]

There was no evidence at the Inquiry that the scale or quality of any borled
dapnsits are likely to be any greate- than under any ather by pical
agricultural field i the district ar that there are likely to be finds fer which
preservation in Situ is justitiec, Although it was not agreed in evidence that
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required by conditigne o by the planning abdigation. However, while these
would be advantageous, as abave, they shou'd mare properly ke considered
as mitigation than as benefts. [5.1210% 18]

Other madlars

11.46

11.47

AlbnoLgh there was limited engagement with the cammunity with regard to
this applicatian, thore wes [re submissian consultation a5 described in e
Statement of Community Involverment for an warlier gappiication and, whils
net 1deal, it is not unreasonable for the appellant to clairm that it knew what
the response to any further consultation would Ee, Local residents had
plenty of thme to commens and many did. The statutory authorltias have
assessad any addilional pressures an imFrastructure, reads and the senogl as
aceaptable subject to condilions and cantributions. The bwe site vislts
durlng schagl drop-off 2nd pick-up bmes showed that the ~oads wese busy
and congested at these pericds, with canseq uential traffic delays, ot dic
rot show anything exccptional [or roads autside a schocl in sauthern
England. [1.5][4.2]14.3][7.71[7 2]15.2.1-8 2.74][%.3]

Cancerning Ine 1ssue al blcdiversiby, raized far the first time by the Council
I evidence at the Inguiry, the field has been planted with a single crop.
Whilz there was & skylark singing above the appeal site during the site wISIT,
there was no avidence at the [nquiry that the site itself prowides any
significant habitat for either protectad or non-pratected species other than
in the field margins where the trées and hedges waull be retained and
arhanced. There would be no confllct with any develapment plain policies,
ncluding YHFP policies E3, B4, E3 ana ES, [3.14][6.8][6.15]

Conclpsion on sustainability,

11.44

11.449

< Lstainnble developrment is defined in NPFF & as the polizies In MPEF 18 [o
MPPF 219 as 5 whale while NPPF 7 icenbfies 3 dimensions bo cuskainabihoy
5= ernharmic, saoal and ervarenmental. New construction would prowida
sconamic bemafits. More residenis weuld increase support for local scrvices
and public transport, There would be no significant economic cownside to
the propesals. Hew hausing, and affordzble housing In particular, would
provicle substantial sccial hencfits, Althcugh disputed by local residents,
given the primary schoal and other services in the willage, the praximity of
potential employment at the Orchard Business Park and elsewherse noarty,
and the regular bus services, it is not surprising that it is commen graund
that the site is in & sustamakble lecation, [5.13][6.14]

Wikh regard 1o the environmental dimension, subpect to rrutigaticn by the
oroposed planting, ne sigmflcant harm would be caused o the wider
landscape or oiodiversily. The loss af countryside and productive
pgrcultural land counts against the scheme but the weight ba thes, and
conflict with ADLP pohcy GENA and YME palicy E1, should take accounk of
the fact that such land would Be lost to heusng beth under e YNHP
allorabons and elsewhere in the distnet i any @vent if its housing needs are
to he mek, For the abowse reasons, thaere wauld be np harm to heritage
amgots, There would be no conflich with relevant develapment plan policies
ar with adopted SPG criterion 2.3 with regard to the effect on the setting nf
a conseryation arga. [b.1310% 14]
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11 50

11,51

11.52

11.53

A% the scheme 3 still in autling, limited weight can be yiven to its delajled
design and the benefits which should flow from the conditians and chligation
should ba mere praparly consivered as mitigation, Neverthalass, the
ilasrative layeut, which could bea required threugh reserved matkerss,
indicates a schema thal wowld be wall inteqrated, leqible and permeakle by
walking and cycling and some weight shauld be divan ko thes, Qverall, § find
triat the environmertal effects would ba reutral, [1.4]

The pelicies in the NPPF also include the sectinn on MPs at MPPF 132-1R5.
The latter confirms that the palicics i a NP take pgrecadance avear those LP
policies but only gnce it has demeonstrated its gencral conformity. The YMNP
dif romply wlith this at the time Bat, as abgve, the position with vegard to
tne hausing policles in the LP kaw leayves Apthing to underpin those n thea
YMP. Coasequently, while the cepfict with one palicy in the YAP should not
be disrcgarded in assessing the suslainability af tae scheme, It shouls be
given little weight, Although NPPF 198 states that an applcation which
cpaflicts with: the NP should not normally be granted, tha appellant is
justified in arguing that, given the ‘evel of shordall and the status of the
eLP, the situaton here is far fram narmal. [5.4]l& 5]

Whilz there are many similarities with the Broughton Aty appeal, the
thertage in supply there (4.1 YEZrS) was less than half that of aroand

3 years agraed to exist in Arun Districk and *here the MNP allorated
signivicantly mare sites than the Core Strategy requirgment for the
settlernent. The cases at Winsiow, Sedfescombe and Earls Sarton are quite
differert az ether significan: harms or palicy conflict wore identified.

For all these reascns, on balance, the proposod £cheme wauld amount to
sustainable develspment av defined by the NPPF. Thig is 3 rmatenal
censideration which should attrack considerable waight,

Overal conclusions

11.54

£1.55

As seb aut above, 45 the relavant develogtnent plan policies are out-af-data,
and as the prepesals wauld amount to sustainagble development, the biltecd
balance in NPPF 14 should apply and the scherme should only be refused ¥
adverse impacts would significantly and demonstratty outweigh tha
benefits. I this case the only adverse impact would be to the charackar
ard eppearance of the field itself, and the loss of agricultural land, harrm
whizh is lkely to be insvitable somewhere i the district hausing targats
are to be met. That Is to say, for the district as a whale, the fet harm
wodld be nil while there would Be cansiderabie benefits, The propssals
would therafare amount to sustzinable gevelopmoent 2nd the tilted Salance
should apply. Howsver, cven a straightforward balance weighs in faviur o©
the scheme. Thes material considaration firrmly indicates determination in
favour of the propasals rather than in accordance with tha devalopment
plan.

Grvan that thera is far more thar a limited degree of canfict betwern
MPPF 47, 49 and 14, under NFFF 214 less than Fult weight should be given
to YN policy BEL1. YHP pallcy H1 identifies that the minimom housing
requircrmgnt for Yapton will oe established by the eLP, and notes that
additicnal allccations wlll be made f the eLP requires tuch action. While
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11.56

11.58

131.55

bhere lo doubt abaut what the eUP will require, this only veinforees the lack
af foundation ta the housing pelicies in the YRP [3 14-3.15]75.216.16]

If the So%'s decision is made after 3 Novembear 2015, NPFF 21515 also
relavant and the weight to YMF pohcy BBL should be reduced even further,
Ir the altcrnative approach, if the develospment plan is taken as the starting
point, as required by the Act and confirmed In MPPF 2, then considerably
mere welght shauld be given te the mpazd for housing such thal It wousld
ciearly outweigh the conflick with YNF policy BBL. Either way, the
government wiperative Lo boost the supply of housing should be given
considerably more weight than the conflict with a single ¥NP pelicy, which is
aut-af-date and incansiskent with the MPPF as 2 whola. 15.13][6 10

The p-oposals cxpose the tension in the NPPF betyeen the cesire for local
pecple 1o daclde on logal issues and the need to provide an adequats SUpply
of housing. Meither the Localsm Act nor the NPRF suggast that [peal seople
chould have the power to restrain housing development yet that is what the
YMP cesles ta dn and was ane the main sims in its production, Whichevar
way the decizlen is made, 10 [kely be crlticised as reneging an either the
carmmitment ta localism, through NEs, ar the commitrment 1@ adequataly
house the local population, as is heavily emphacised in the MPRF. A [inding
of substantial waight to YMP pollcy BB wauld mear that, for consistency, all
Arup's MP boundarles could be argued to Be sacrpsanct and leave the eLF
with Lttle roam To manoeusre. [3215.171(5.4][5. 2117 4]

Maregwer, dismissing the appeal rmgaht be a very shart lived victory er local
residents given tne llkefhood that the elP will need 1o find additional
huusing sites and that, other than policy conflict and lacal appositien, the
propesals waud not cawse significant Rarm and mat cause any harm that 15
mat likaly ko be caused elsewhere if this site 15 nat developed For housing. In
Hhe absance of any ather harm, the scheme should be allewed to pracecd.
(5.14176 18-A.14]

To give limlted weight to YNP pelicy BE1 wauld be a great disappaintnent ko
many lecal residents and should not be uncartaken lightly. IE was argued
thal to allow the appeal would underming all WPs, Hawever, tar all the
reacons sak Ul above, this wauld nat be to negate all the ather work
teading ta all the other pohcles in the YMNP, and elsewherg, which ramain
valid, Ary weakening of poFcies generally would only apply to those with
the exprecs aim of preventirg new Rausing where there |s cansideratble
shartfall, which would e cantrary to the purpose gf MPs in the MPPF and
which has no support in the. Localism Act.

12. Racommendation

12,1 The appeal showld be allowed and cutline planning permission yranted

suteck to the attaches Scheduls of conditions and with apprapriate findings
with regard 10 wietker the chligatian satisfies the statutory tests,

Dand Necholon

INSFECTOR

wv . alanr ngpnrtal.gay,uk plaaminginspectarate 36
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Appendix A

APPEARAMNCES

FOR THE LOCAL PLAMNNIMNG AUTHORITY:

Anta Wiliams of Cnunsel instructed by Arun Dilstrict Council
She callad
Andraw Burn YWaterman Enaryy, Environment & Design
BA MCIER Lirmited
Or lzn Whiteman Arun Cistrick Councll

GA {Hons} MSc FhD

Ficna MckKenzie MA (Cantah)  The Envircnmental Dimemgion Fartnership
Ma CHMLI AIEMA SarDors,

Feter Weatharhead Pater Weatherhcad Pianning
Ba MRTPI FRICS

FOR THE APPELLANT:

Gragme Kean af CoLnsel irstructed by the appellant
He called
Paul Colling BA (Hons) DpTP Phoenlx Planning Consulancy
MRTPI

[NTERESTED PERSONG:

Laura Flopdgata West Sucsex County Councl

Hilary Flyrn an behalf of Nick Gibb MP Ter Bognor Regls and Littleharriptnn

Andy Faulkner Chairman, Yaslon Neighbeurhaiod Plan Graus, and formmer
Vicg-chairman Yapton Pacich Council

Tricia Wales Yaptan Neighbourhoed Plan Group

Wicky Mewman Represeatative of "No Yap Tewn' Recldents Group

Flargaret Sarson Lacal recident

Jehn Mills Lacal resident

Andrew Gardinar Neow Clerk to the Yaptor Pacish Coundl

Mary Kinhersley Local resident

W planrfinupastal.goe UkfpE e qinsprcnrate ar
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Appendix B

LIST OF INQUIRY DOCUMENTS

I
IDZ
(3
(O
'G5
JLELS
LER
IDE
D%
(oio
G111
(OLe
1013
11214
1015
1018

I0LY

(o1
1714
IDAG
021
I0Z2
23
[1ers
1025

ID2&
I0E7
IDZE

1C29
1034}
N3l

Motification af mgulry.

S510& planning pkllgation.

ADC's slaterment on infrastructure contribukons.

Fiona MoKanzie's suggested site w.sit plans,

appellant's plan of Yaptan dentifying relevant featuras,

Lacal plan examinatmn update Clip,

Appellant's authorltles bundle [separate folder;.

sppeHart's apening statement-

ADC's paening statement,

Skatement by Mick Gibb MP.

Archaeology Solo.

¥r Faulkner's statement.

aDC's respanse to Lacal Plan Examination Inspector.

SoCGs (a) Jaint, (b)) HLS; {c) Candltlons & ebligations; {4) Archagology.
Mr, Faulkner's rew homes data.

Yapton Place arint. A copy of 5 H Grimm's 1/62 painting, ﬁuhm_ltted by the
Mo Yap-town commumnty group [see alio ks written reprecentationy .
fal Mrs Newman's ataterent; (b] Mr Midl's stabament;

{c} Mr Sarsun”s leteer.

Biodiwersity checklist,

Mr Burn’s suggested amended archaeology condition,

PP exlract

Infarmation on Sk Mary's church,

YMP communiby sorvey,

ADC leisure strategy,

flote from M= Mckenzie,

Updated Lst of suggested conditions (including disputed werslon of
Condieien 157,

LCounal's Clasing.

Appellant's Closing.

Arun Local Flan cxarminatian:

a] Inspectar's discussion nate for Procedural meeting on 16 July 2015 and
b} Inzpecter's Conclusions aftar the meeting, dated 28 July 2015
Furlher representations on the LP Inspactar's conclusions.

Letters clesing the Inquiry on 5 August 2015,

{osts application and response,

CCORE DOCUMENTS

oL
L
<03
Cbdq
Ch5
CO5A
CDSE

Wational Planniag Policy Frarmaewark

Plarming Practice Guidance

LPA Staternent of Case (Crec 2014)

Apocllant's Statement af Case

Staternent of Common Ground (227122014}
Sraternent af Cammon Groynd en planning abligatons
Sratement af Common Ground - housing land supply

vewrw planrurgpor Lal goy bk planmnine peclon ate sd
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06
chv
Lhe
]
o110
11
Oz
Co13

CD134
Ch 14
LIS
Ok

COLs?
ERE.)
cols
co2d
Co2l
Lh2z

3
Coxq
CDh25
CoG

CQay
Crza

CO2ES
O30
D3l
b3z
CD33

L[ 34
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Officer’s Recommendation Roport

Appellant’s Design and Access Stalement and Plannlry Assessment
Appellant’s Extendec Phase 1 Habitat Survey - Corylus Ecolngy
Appellant’s Tree Survey

Objeclion from Landscape Architect (Terra Firma), WSCC

Consultabion Response from WSCC Archacelsoy

Lonsultabion résponse from Hizkoric Buildings Advicer

Lansultaticn Response from English Keritage {4/8/14) - Samantha
lchnzon

Further Respense from English Heritage 1g Paul Collins {1478/14)
Consultation Respanse fram Yapron Pansh <oungil; (18/BS2014)
Screcalng Opinion issucd by Aron District Counenl an previous appheaticn
Cotswald Archasology, Land off Burndel Road, Base Yapton, West Sussex -
Archaeclogical Evaluakion — May 2011 - CA Repart: 11143

Arun Lanascape Study, Hankinson Duckatl Asspoiates 2008

Arun Lacal Plan 2003

Pubhcatio:s Yersicn Aran Leeal Plap 2011 - 2028

Referendum Yersion Yapton Meighbaurhaod Flan

Yapron Meighbourbaod Plan Examiner's report

Lommittes report dealing with GL Mearn regort *Objoctively Assessad
Huusing MNeed: Aren Digtrict’. March 2015

Open Space and Recreatiznal Standards Supplementary Planning Soidance
fOctober 2000%

WSCC CIL Justification Statement

Luidedines for Landscape and Visval Impect Assessment (GLYIA} 2013
Hlstaric Envirenment Goard Practice Advica in Flanning Mota 3. Historic
England 2015

Plan af Yapien Canse~vazioh Araa

Appeal Declsinon Re Character af Canservation Aron:
AFRSCIS10¢A DA/ 203033

arun Local Plan 2003 Map of Yaptan

Arur Local Plan 2014 Map of Yapton

Recert Appeal Cecisions re sites in Westergate: APPACIBL0 A L4/ 2220047
APR/C3BLO/A 1472217365

Appeal Decismn re Heritage Ascets At Westhourne

ARPFL 331 5/AF 13 4205397

Chartared Insotute for Fiald Archaeologists *Standard and Guidance for
histcric ervironment desk-based assessment” Dazember 2014

A0C Conservation Areas SPG, 2000
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Appendix C

Schedule of conditions

1} Details of appearance, landscaping, layoul, and scale, (herainafter called "the
raserved matters] shall be cubmitted to and approved in writing by the local
planning authority (LPA) bofore any daveloprent begins and the develspment

shall be ca-tied out a& aporoved.

Reason:  To ensuce that all reserved matters are censidered antl approved by Lhe
LF& prlor to commencemnent of work.

2y Aomicatlon for approval of the reserved matte-s s4all be made to the LPA
hefore the expiration of three years from the dete of this permlesion. The
development hareby permitied shall begin belare the expiraton of cne year
fram the date of approwval of the last of the reserves matbers o be approved.

Regson:  To accord with the requirements of Section 92 of the TELP ACT 154an,

3} This permissich relates to tne following subrltted plans;

Lacaticn Plan Drg: 2006

Proposed Tndicatlve Layvoutiapen space progosals: Drg 201C
Ilystrative Strateqic Lanascape/open Space proposals: Org 2026
Mearm: of access Drg) A30431-104

+ ¥ 4 =

Eeason:  To ensure that the develapment is carmed ocul in accordance with the
permitted drawings and in accordance wikh the PRG Faragraph Ref 10
213-022-20140306,

41 The layouk datails submitted purswant to condikion 1 shall accord with
Proposed Indicative Layout/open spact proposals: Grg 201C and shall include;

1 4.5 hectares (na) of resicennal development commprising up to 100
dwellings an 3.4 ha at a net site density of 25 dwellings por ha (dph’ and
1.1 hay af ancillary open sgace and landscaping 'aid out within the area
marked A& on Drg; 2012 and;

iy 2.2 ha comprismg public parkland and green corridaors lzid aut within the:
area marked B an Drg; 1022,

Mo mara fhan 30 dwekines shall be congtructed unless or until the proposed
2.2 ha of public parkland and green carndors has peen laid ¢ut in pccardance
with the approved details.

Reasan: To ensure that the propaced developrnant s carried oul in accordance with
the approved drawings and to ensvre tmely delivery of the proposed
public parkland ang green corridsrs inorder o profedct residentlal
amenlty.

%) The landscaping detals submitted pursuant o cundition 1 shall include:

Iy & plan showlng existing hedaing and trees fo be retgined togernear with
details &f measures for their protection, during the course of davelnprrent;

[IYPERY F-I!rll'lll'.".u'.'ll:lltd|.‘-:|l:l'-l'-'\-l':.'.Iﬂdﬂm'-'li"lil:lEmrﬂtE 97
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iy tha species, number, sites and position of new trees, shrubs znd hedgng
te be planted and details of any greased or ather planted areas, including
secding with an approprlate Mative British Wildflower Flora mix;

i) measures to @nhance biodiversity:

vl & landscape management plan detailing a programme for the
lmpementation, lang term management and mainterance of the 1.1 ha of
ancillary apen space and the 2.2 ha of public parkland.

Mo mare than 50 dwellings shall be occupled unless and until tae landscaping
hag been implemented in accerdance with the approved details and any trees,
shrubs or hedging plants which, within a period of Tive vesrs from the dala of
Flaating, die, are remeved or bacome seriously damaoged ar diseased shall he
replaced in the next planting scason with others of similar size 2nd species,
unless otherwlse approved in writing by the LPA&

Reason: To ansure that apprapriate landscape de<alls are submitted to andd
approved by the LPA and that the landscape prapesals are delivered n 2
timcly marner in crder to peokect residential amenlty.

&) The development shall mat begin until a scheme fo- the provislon of affardable
anuglng as part of the development kas been suhmitked ko and approved in
writhvg by the LPA&. The affordable hausing shall be pravided in accordanca
With the agprowed scheme and chall meet the definition of 2ffardable housing

in Anrnex 2 Glossary of the NPPF or ary future guidance that repiaces it. Tre
she-ne shall include:

i} the aumbers, bype, tenure and locakion on the site of the afferdable
Fousiag pravision ko be made which shall consist of nal less than 30%: of
the total number of dwellngs approved at reserved mallars stane of which
0% shall be saceal rented and 20% intermediate hoLsing:

i) the liming of the censtruction of the affordable housing and its phasmg in
relatlon 1o the accupancy of the market housing;

iiij the arrangements fer the transfor of the aftordable houging ¢ an
aftardable housing pravider or the managament of the affordable housing
(1 mo Pegistered Social Landlord invelved):

v} the arrangements to ensure that such provision |s afforgable for both first
and subseguent pecupiers of the affardable housing; and

WO EAE pooupandcy critera b be used for determining the idenzity of oocuniers
of the affordable housing and the means by which such occupancy crtaria
shall ba enforced,

The affardable housng shall be retainec in aceordance with the approved
schema.

Reason: In order ta ensure the delivery of approsrate affardable housing in
accordance with the proposed development and the NPPF.

1 Ma development shall commence untll detailad desinn and conssruction
drawings for the means af access/egress onto Ford Lape as snowh on the
subrnitked Drg: 130431-10A (including streer lighting) and the propoesed
impravemants to Maorth End Raad as shown on the subimitted Drg nes,:

v planmngperta Loy Uk,l'lJHrll.'linI;iHSﬁf!!'.tDr:ItE g2
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130431-04B and 120431-0%A, mcluding bus staps, pedestrisn facilities and
streat igkting along and asrass Morth End Road have been subrnntted to and
approved by the LPA and ra part of the development shall Lo cemmeneed until
cnese means of access Mawve been construeted in accordance with the approved
Jderailed design and construction drawlngs.

Beason: To ensure the timely delivery of required highway impravements in arder

B)

to prokect the safety of road users and residents.

Mo developmerkt shal cammence until detailed schame, design and
canstruction drawings far the retenbion and impravement of public rights af
way routes 355, 358 and 359 together with the provision of naw Ccycle and new
pedestrian routes throvgh khe site and to North End Road have been submilted
to and asproved by the LPA and no dwellings shall be occupied until the
imprevements and new pedestrian ard cycle roukes khave baen implemeniad
and constructed i accordance with the approved detailed scheme, design and
ranstruction Jrawings and any legal requirements, as may be necessary,

Reasen: To cosure that the prapased enhancements to footpaths and cycls routes

4]

are delivered i a timely manfer.

Mo develppment shall commence unt| detailed design and constractian
drawings, Including provision of a Stage 1 Road Safely Audit for the propased
improwvements o the Lake Lane/Yapton Lanc junction as showh an kne
indicathve Drg: 130431-094, have been cubmitted to and approved by the LPA
ard no more than 54 dwellings shall be occupied unol the junctian
medifications have been constructed in accordance wich the approved detailed
design an¢d constructizn drawings.

Reasar To ensure the safeby of residants and nighway uscrs and the limely

delivery af required junction improvaments.

L] Mo develeprnent shall take place until 3 Coostraction Methdd Statement has

bean subraitted to arcl approved 0 owriling by the LPA, The Statement shall
prowide for (but pat nececsarily be limited Eo):

it wvehigla parking for ste vperatives and visitars, and gn-gite turming Space;

in  lwading and unioading of plant and rmaterials,

iii' storage of constructon plant and materials;

v crection and mantenance of securiby hoarding, Including decorative
displays and facilities for public viewing as Approgriate;

w]  whesal wasiing facilities;

vil  measures to control the emission of dust and dirt during construckian;

viil the lacation of any site huts/cabing/offices;

wiii1 routing of construction vehiclas Eo and from the devwclopment sile;

ix] details of any temporary traffic management wocks required to construct
any of the warks,;

¥} details of Chapter 8 signage on the approaches te the sile warning of the
presance of construction vehicles and ascociated activilies an or Cose Lo
the public highway;

¥i]  delals of the Censtruction Design Maragement Co-ordinator and slte
forernar including contact detalls (and out-pi-heurs contact details):

vawewd planinfing poe bal cose akeple painglnspecarato g2
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i} evidence of community invalvement and/er public consultation prier te
any works beinc carried out.

Detai's af how reasuras will be put in place te eddress any envirorrmertal
prablems arising frem any of the above sial be provided. A named person
shall be appointed by the applicant to deal with complaints chall be availabic
pn sibe and their availzbility made known to all relevant partics.

The Statement as approved shall be adhered to at all pmas throughaut the
construction period.

Feasen: To enzure highway safety and b pratecl the amenities of residanrs.

111 Me developrent shall take place until details of the Implemencatien,
antenance and management of the sustainable drainage scheme have bean
submitted ko and approved by the LPA. The scheme shall be implemented and

thereafter managed arnd maintained in accardance with the approved details.
Those details shall nolude:

i1 a timetable for its implementaticn, aad

ii} 8 managarment and mantenance plan for the lifetime of the development
which shall inglude the arrangements for the adootion by any public body
ar statutory undertakar, or any alher arrangemenls to secure the
operakion of the sistainable dralnage scheme throughaot jts lifetima.

Feascn:  To onsure that an aporopriate drainage cirabtegy is anplemented in
accordance with the submitted proposals.

12} Mo part of the develepment shall be ocoupiad until a Travel Plan, including
timetable for implemcrtation and pericdls review, has been submitted to and

approved in writing by the LPA, The Travo! Plan shall be implemantes as
apprayved.

Reasan: To encourage the wse of sustainable modes of transporl .

131 Mp developrment shail take place urtil a detailea schame of highway warks has
bewn submitted te and approved n writing oy tha LPA {whro shal’ consult with
the Righways Agency on behalf of the Sacretary of State for Transpart}. The
works chall comprise a staggered junctian ahead sign to diagram nurber
a07.% of the Trafic Signs Regulations and General Directions 2007 (TSRGDY an
the westbouhd approach to the AZ7 junction with Yapton Lane. The sign shall
have a height of 1.30 metres, be erected betwees 245 and 305 mok-es in
advance of the hazard, have clear visibility of 105 metres and be supparted an
a yellewr backing beard, Tn addition, at *he erd of the AZ7 richt turn lane mtop
Vapton Lane, the priarity arrangemen: shall ba highlightes by the provision of
additionzal "Give Way" signs and roag rmarkings ta diagram humber 502 and
1023 of the TSRO, Na cweling in the development hereby sermitted shall be
accupied until the schame approved by the LPA has bean complated in Tull.

Reason: To ensure highway safety as directed by the Highways Agatsy.

wwia Alannegpark sl gy ol planning irsae Lorste 43
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14} ko maore than S0 dwellings of the development hereby permitted shall be
seoupiad unti the completion af the improvemeants o the A27 jurctlan with
Yapton Lare shawn on Drg: 130431-06B (or such other scheme of works
cubstantially to the same effect, as may be approved in wrtng by the LPA
fwhi shall consult with the Highways Agency an behalf of Eho Secrefary af
State for Transport).

Reasohn: To enswre highway safeby as directed by the Highways Agency.

157 Devslopment shall net cammence cnkil a programme of archacclogizal wark
has besr implemented and completed in accordance with a writken
Archaeclogical Mitgation Skrategy dacument to be sukmitted to and approved
by the LRA. Thic should inglude a hiskeric envirnonmeant desk basecl
assessment, to nclude an assassment of the potantial o encountor previcusiy
unknown archasclogy and -5 potentizl significance.,

The mitigation strategy shall outline appropriate speclhic methodelpgy and
Include comomtiments to:

1 Carry out on site archagslagical investigatian in accordance with an agreed
project design, This shall inclugde but nat be limited to archacclogical Field
walking and geephysical survey, in grder to inform the trial trenching.

. Use We resdalts of trial treaching with the resolts of this assessment to jclealify
areas that warrant furtker archaeclogigal investigation w advance of
devclopment as appropriate, such as apeh excavation or archaeolay.cal
watching briel.

. Preserve in situ and intact nen-designated archaeologusal hentage assets that
are gemonstrably of equivalent significance te scheduled monuments (with
reference to Histaeric Environment guldance in Paragraphs 132, 133 and 13% of
the Mational Planning Policy Framework, March 2012):

. Fully Inveskigate, recerd, analyse and repart, to a spenfleation b be subnitted
va and approved by the LPA, and to a standard prepectlcnate b2 thais
cignificance, archaeologica: herilage assets that unavaidably will b affected
adversaly by development-related ground excavabons;

. Prepare and implement satisfactory procedures to communicate the fndlngs of
archasological investigation to the local community, 1ncluding iryaleerment in
community archaeclogical prajects where approprate.

Peasor:  To ensure Baet the archaeolagical potential of the site is appropriately
investigated and where necessary a mitigation strategy is implarmanted,

16] Construction af the development shall not cammence unti. details of the
propasad means of foul water sewerage tisposal have been submitted to, and
appraved in wiriting by the LPA 0 consultation with Sautharn Water, Mo
dwelling shall be eccopied until works far the Zisposal af sawage haya bean
fully Implemented in accordance with the approved datails,

Reazon-  In order to ensure that apprapriate feul water seweraga dlsposal meany
are available prigr to occupation.

wawr. lanmingporeal gz n R anning s pectarake 4
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17] Details of the laying aut of 8 minimum 400 sq m area deslgrated as a Local
Eoulpped Area of Play [LEAF) and three Local Areas of Play (LAF], each of at
least 1010 sq rm, and all athsr amenity arcas (other than private gardens) ko be
provided on site together with their defined Loundaries, means of anclisure,
proposed use and ikems of equiprment and other structures to be installed shall
be submlitted Lx and approved In writing by the LPA. Na mare than 50
dwellings shall be constructed unlees ar until the amenty aréas including che

LEAF and a: least 2 EAPs have been law aut in accordance with the approved
datals. :

Reason:  To ensure the timely delivery of appropriate play areas for children
resident in the approved development in accardance with the Coundl's
adapted Dpen Space and Play Arcas Supplementary Planning
Gudance 2000,

18] The development hereby approved shall be carried cut In sceordance wich the
recammendaticns set aut in the Extended Phase 1 Habitat Survey prepared by
Carylus Ecology and submitted with the planning application. Thig will include
Updates Lo the existing Phase 1 Habitak Survey and any necessary protactad
species surveys ondertakken na less *than 12 months prior o the
commencerient of development and measures to avoid ar mitigate ecological
impacts end provide ecological enhancements, Details shall be submitted to
the LPA and approved in writing prior to the commencement ef development.

Reason: Ta enhanes biclogical diversily in accordence with Ehe MPPF and
policy GEMZF of the Arvn District Local Flan and to protect the ecological
interest of the site.

19} The tetal number of dwellings shall rot excecd 100.

Wi Eanning palcal. Jav. v kdpanrqinspecko ate 45
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Recommendation Report for Qutline Consent

REF NO: Y/80/16/0UT

LOCATION: Land to the South of Ford Lane

East of North End Road
Yapton

PROPOSAL: Outline application with some matters reserved for 4.5 hectares of residential
development comprising 3.4 hectares of land for up to 100 dwellings (up to 30
(30%) affordable housing) together with 1.1 hectares of land set aside for public
open space & strategic landscaping &
2.2 hectares of public open space and green corridors with vehicular access
from Ford Lane & pedestrian/cycle access only from North End Road.
Resubmission of Y/60/14/OUT. This application is a departure from the
development plan, affects the character & appearance of the Church Lane
Yapton Conservation Area & affects the setting of a listed building.

| SITE AND SURROUNDINGS |

DESCRIPTION OF APPLICATION As Above

SITE AREA 6.7Ha

TOPOGRAPHY Predominantly flat.

TREES The Lime and Oaks on this site all make a

significant impact in the landscape and are
worthy of protection.

BOUNDARY TREATMENT The red line application site includes
hedgerows and trees around the periphery of
the site.

SITE CHARACTERISTICS The site comprises a 6.7 hectare (ha) field

between North End Road, Ford Lane and
footpath 358. There is essentially ribbon
development along North End Road while
most of Ford Lane runs between fields. The
southern boundary to the site also borders the
businesses at the Orchard Business Park and
the rear gardens to several houses along
Church Lane. It follows that roughly half the
site perimeter adjoins existing development
and the other half is next to other fields.

The site's character type was intensive arable
farmland with relatively large fields across
relatively flat landform.

CHARACTER OF LOCALITY St. Mary's Church is located to the south-east,
believed to date from the late 12th to early

report
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' RELEVANT SITE HISTORY
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13th centuries with few alterations, is listed at
Grade I. It is mostly of flint and its tower is
surmounted by a shingled timber spirelet of
pyramidal form; this is a typical Sussex feature
know as a Sussex cap. The churchyard is
surrounded by trees which provide particularly
dense cover to the rear between the church
and the site. The church tower can be seen
above the trees from the site and beyond. Two
other listed buildings on the south side of
Church Lane are Church House, across the
road from the church lych gate, and Park
Lodge, further west along Church Lane.

To the south of the site there is Orchard
Business Park separated from the site by a
boundary hedge. There are also the rear of
properties located on Church Lane.

To the west is North End Road and to the
North is Ford Lane.

To the East is open arable farmland shown to
be in the ownership of the applicant at the time
of the application.

Y/99/13/ Outline application for 10.5 hectares of Refused

residential development (comprising up to 18-03-2014
250 dwellings (30% to be affordable) together
with ancillary open space and

Appealed
Appeal: Withdrawn

landscaping),14.9 hectares of public open 01 08 2014
space development to be laid out as public

parkland and landscaped green

corridors,vehicular access from Ford Lane

(The means of access) - This is a Departure

from the Development Plan

Y/60/14/0UT Outline planning application with some Refused

matters reserved for 4.5 hectares of 02-10-2014
residential development comprising 3.4

Appealed

hectares of land for up to 100 dwellings (up to Appeal: Dismissed
30 (30%) affordable housing) together with 13 09 2016
1.1 hectares of land set aside for public open

space and strategic landscaping and 2.2

hectares of public open space and green

corridors with vehicular access from Ford

Lane and pedestrian/cycle access only from

ARUN DISTRICT COUNCIL Y/10/22/PL
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North End Road. This application is a
Departure from the Development Plan.

The Council refused application reference Y/60/14/OUT on 2 October 2014 and this decision was
appealed. Following an inquiry held between 7-10 July 2015 the appeal was recovered by the
Secretary of State (SoS) on 8 September 2015 and the SoS made his decision on 13 September
2016. The inspector recommended to allow the appeal and the SoS subsequently dismissed the
appeal. Full details contained in appeal ref APP/C3810/A/14/2228260.

The applicant has sought Judicial Review of the decision by the SoS and this is to be heard on 21
March 2017.

| REPRESENTATIONS |
Representations received:
Yapton Parish Council
- Objection.
- Decision should be deferred until after the High Court decision.
Arun Council should decline the application as a repeat application for development that
has already been refused.
- This is a departure from the Yapton Neighbourhood Plan.
- Loss of high quality agricultural land.
- Significant and detrimental impact on listed buildings and conservation area.
- Significant impact on road network.
- Traffic Study needs updating.
- Detrimental impact on village infrastructure and facilities.
- No consultation with the community.
* The proposed development is wholly inappropriate.
- Adverse impact on community, local facilities and rural nature of village.

Letters of objection were received from 141 separate households objecting on the following
grounds:

* The application pre-empts a crucial outstanding planning decision (69)

* The Developer has not consulted with the community (72)

- The development would change the character of the village (69)

* The proposal is contrary to the Yapton Neighbourhood Plan (114)

* Impact on highways (116)

- Loss of high quality agricultural land (105)

- Impact on the character of the Conservation Area and Listed Buildings (89)
- Impact on village services, facilities and infrastructure (85)

* The site is located outside the village boundary (40)

- An application for similar development on this site was previously refused (36)
- There are plenty of building sites in Yapton so there is no demand (29)
 Impact on habitat (7)

* Flood risk (12)

- Loss of footpaths (29)

- Insufficient detail/data needs to be updated (15)

- Site 71 must be treated as one comprehensive scheme (2)

Comments on Representations received:
Comments are noted and issues are addressed in conclusions section of the report.
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| CONSULTATIONS

Southern Water Planning

Engineering Services Manager

Engineers (Drainage)

Conservation Officer

WSCC Strategic Planning

Highways England

Surface Water Drainage Team

Environmental Health

Parks and Landscapes

Arboriculturist

Economic Regeneration

Head of Planning Policy & Cons

Planning and Housing Strategy

Sussex Police-Community Safety

NHS Coastal West Sussex CCG

Network Rail

Sussex Police-Community Safety

WSCC Strategic Planning

Highways England

Consultations responses received:

Conservation Area Advisory Committee - Affects character and appearance of the Church Lane
Yapton Conservation Area (CA) and affects the setting of a Listed Building. Strong Objection -
adverse effect on CA due to scale of development and density.

Economic Development - no objections but should sign up to the Arun Developer and Partner
Charter, use local suppliers and workforce and produce a skills plan for the development.

WSCC Highways - More information required.

The Highway Authority requires additional work be carried out by the applicants/their
consultants to bring the current submission up-to-date, thereby allowing the Highway Authority
to be able to appraise the application further.

Proposed vehicular access.

Although not specifically shown on the submitted Ford Lane access drawing, forward visibility
splays in accordance with Design Manual for Roads & Bridges (DMRB) advice should be
included in any final scheme constructed.

All access revisions have been the subject of a Stage 1 Road Safety Audit (RSA). Although
satisfied overall with the RSA, the Highway Authority require signed and dated copies for its
records. The Planning Authority should also retain the same for its records.

At time of submission of S38/278 Agreement, reference should also be made to Departures
from Standards documentation dated 25th and 26th June 2014.

Personal injury accident report.
As two years have passed since the earlier proposal, a further update should be provided for
the Highway Authority to review.

Traffic Assessment.
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As the Bognor Regis Relief Road is now open to traffic and newly recorded traffic count data is
available, the applicant should re-visit and provide new traffic impact information (tables, turning
flow diagrams etc.) for all junctions tested to demonstrate any new or revised impact as a
consequence of the Relief Road opening. The Highway Authority will review this information
when available.

Effects on nearby railway crossings - Station Road (Ford) and North End Road (Yapton).

This was set out in the previous TA. However, as Network Rail has announced its intention to
replace the half barriers at the North End Road crossing with full barriers, this will extend the
'down time' of the gates. This, in turn, will have an effect on traffic queues on the highway
network. As such, the applicant should re-assess the impact of the development alongside
these changes, again providing data for the current situation (half-barrier) and now for the
proposed one (full barriers). In addition, the LPA should ensure that it consults Network Rail for
their comments about the site's proximity and impacts on both Yapton and Ford railway
crossings and other nearby non-vehicular crossings over the railway line.

Access by non-car modes.

Walking - Plans show a new footway created along the southern side of Ford Lane connecting
both the access point back to North End Road and to a crossing refuge shown on Ford Lane.
The TA also confirms that an internal hierarchy of walking routes will be provided, some of
which utilising improved PROW routes within the site and connecting to existing paths off-site. A
route to that approved under Y/81/10 would also be beneficial, if possible. The width of the
footway running on the eastern side of North End Road between Ford Lane and Orchard
Business Park should also be increased to cater for increased pedestrian demand, specifically
where highway or development land permits.

Cycling - An indicative route is shown on the application drawing. This will be considered further
at any reserved matters stage. However, if future development is proposed on land adjacent to
the application site, it would be beneficial to provide further links north-south and east-west
through the site connecting to routes already providing access to Main Road and Burndell Road.
Parts of these could be accommodated on quiet roads within the scheme. However, the
preference would be for a more formalised network of high quality routes away from access
roads leading through the site from Ford Lane and North End Road and then towards Church
Lane, with connections to and across King George Recreation Ground and through to Main
Road and Burndell Road. A link through to that approved under Y/81/10 would also be
beneficial. All changes and/or connections to formal PROW will have to be approved by the
PROW officer and, where required, the PROW Committee.

Public transport - Routes 66 and 700 are the closest to the site. The 700 'Coastliner' provides a
far more regular service than the 66. However, it is located some 1200m from the site with
(currently) limited connections to bus stops on-foot. Improved access to routes providing
connections to the 700 is, therefore, required. New bus shelters and stops are proposed on
North End Road and have been subject to Stage 1 Road Safety Audit.

Public Rights of Way (PROW).

To promote use, it is recommended that all routes within the application site should be
upgraded to dual-use (pedestrians and cyclists) with improved width and surfacing in
accordance with WSCC PROW criteria. The details of which can follow at reserved matters
stage. The applicants should future-proof any routes within land in their control to ensure that if
further land becomes available adjacent to the site, that routes could continue to destinations
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such as King George's Recreation Ground, Main Road and Burndell Road. Any diversions of
the routes (including any temporary diversions) will require a Diversion Order to be obtained
from the Local Planning Authority who would need to process and seek to make any such Order
under S257 of the Town and Country Planning Act. The existing steps at the north of the site on
PROW 357 should be removed and replaced with an alternative pedestrian and cycle-friendly
facility to ensure that improved access for all is achieved at this point. Also, the link from the site
to Church Lane should also be improved in terms of width and surfacing.

Travel Plan.
Commitment to electric car charging points and penalty measures (if targets are not met) should
also be included in any final Travel Plan.

Street lighting.

As part of the proposals, additional street lighting will be necessary on Ford Lane in and around
the new access point and proposed footway. Improvements to existing street lighting (or
replacement by new) at the junction of Ford Lane and North End Road will also be required.
The details of this can be dealt with at any detailed design stage. All to be provided at the
applicant’s expense and secured by condition.

Fire and Rescue Service (WSF&RS) - water and access.

WSF&RS would have to accommodate the resilience to cope with the increased demand. With
regards to access, provided building regulations are complied with, no objections would be
made. There is not enough detail to assess layout or hydrant requirements at this stage.
WSF&RS request through the S106 that hydrants are installed in locations to be agreed with
WSF&RS.

WSCC infrastructure contributions.

The development will be expected to provide contributions towards WSCC infrastructure. A
summary of some of this will be provided when the information is available and will be based on
standard accepted formulae and terminology. Contributions towards a number of off-site
highway works/schemes (and actual physical schemes) was also previously agreed.
Requirements for appropriate highways-related mitigation will be reviewed when the additional
information requested in this report is made available and has been considered by the Highway
Authority.

WSCC Highways Conclusion.

The following further information is required to enable further consideration of the application by
the Highway Authority:

1. New traffic impact/flow data following opening of the Bognor Regis Relief Road

2. Assessment of North End Road railway crossing in light of proposed changes to it

(i.e. full barrier installation)

3. Up-to-date accident data

Please re-consult when the information is available, at which time the Highway Authority will
consider the application further.

Highways England - Require TA to be updated to:

- reflect the latest Arun Local Plan

- show up to date baseline conditions i.e. traffic and queue length data, committed development,
and Personal Injury Accident Report

- trip generation and distribution
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- highway impact assessment - traffic growth and scenarios
 impact on A27/Yapton Lane junction

Further comments.

Given the additional consents and associated traffic impacts as a consequence, the potential
traffic flow changes on the network since BRRR opened, the need for updated accident records,
the proposed changes at the railway crossing and need for updated S106, WSCC Highways is
minded to support an objection if suitable additional information is not provided, without which
we won't be able to fully consider the proposal.

WSCC Flood Risk Management Team - no objection

Surface Water - Any existing surface water flow paths across the site must be maintained or
appropriate mitigation strategies proposed.

Reason: NPPF para 103 states - "When determining planning applications, local planning
authorities should ensure flood risk is not increased elsewhere" A wholesale site level rise via
the spreading of excavated material should be avoided.

Ground Water - Where surface water is to be disposed of via infiltration/soakaway, an
appropriate assessment as set out in BRE Digest 365 or equivalent shall be carried out.

Ground Water Contamination - The LPA should consult with the EA if this is considered as risk.
Ordinary Watercourses - If local or field boundary ditches are present these should be
maintained and highlighted on future plans.

Future Development - SuDs

- Development should not commence until finalised detailed surface water drainage designs and
calculations for the site have been submitted to and approved in writing by the Local Planning
Authority. The designs should demonstrate that the surface water runoff generated up to and
including the 100 year, plus climate change, critical storm will not exceed the run-off from the
current site following the corresponding rainfall event.

- Development shall not commence until full details of the maintenance and management of the
SuDs system is set out in a site-specific maintenance manual and submitted to, and approved
in writing, by the Local Planning Authority. The scheme shall subsequently be implemented in
accordance with the approved designs.

- Please note that Schedule 3 of the Flood and Water Management Act 2010 has not yet been
implemented and WSCC does not currently expect to act as the SuDs Approval Body (SAB) in
this matter.

Sussex Police

More in depth advice can be provided at reserved matters stage.

Recommend in-curtilage parking bays or garages. Communal parking areas should be in view
of active rooms. Boundaries between public and private spaces should be clearly indicated.
Dwelling frontages should be open to view. Perimeter fencing must be adequate and robust.
Gates must be robustly constructed and lockable. Avoid the creation of windowless elevations
and blank walls adjacent to public space. Attention is directed to the Secured by Design
website. Lighting should conform to recommendations in BS 5489:2013.

Sussex Police
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Commercial Planning Manager - Request for financial contribution towards police infrastructure
in S106 Agreement.

Southern Water

The development must provide additional local infrastructure to prevent the risk of flooding.

- Attach condition: "Development shall not commence until a drainage strategy detailing the
proposed means of foul disposal and an implementation timetable, has been submitted to and
approved in writing by, the Local Planning Authority in consultation with the sewerage
undertaker. The development shall be carried out in accordance with the approved scheme and
timetable.”

- Suggested Informative: "The applicant/developer should enter into a formal agreement with
Southern Water to provide the necessary sewerage infrastructure required to service this
development. The applicant/developer should contact Southern Water, Sparrowgrove House,
Sparrowgrove, Otterbourne, Hampshire S021 2SW (Tel: 0330 303 0119) or
www.southernwater.co.uk in order to progress the required infrastructure.”

- The Lidsey catchment is under a Hydraulic Issue preventing the connection of any additional
foul flow into any network. Development flow may be permitted if the developer can prove the
removal of surface water flows into the system and this is approved by Southern Water.

+ The applicant is advised to adopt, where appropriate, the measures in the table "Practical
measures to reduce the potential impacts of development".

- Developer should look to protect the public sewerage system from inundation and infiltration,
which contribute to flooding in unfavourable conditions.

- The applicant will need to ensure that arrangements exist for the long term maintenance of the
SuDS facilities. Drainage details submitted to the Local Planning Authority for the SuDS scheme
should:

- specify the responsibilities of each party for the implementation of the scheme

- specify a timetable for implementation

- provide a management and maintenance plan for the lifetime of the development. This should
include the arrangements for the adoption by any public authority or statutory undertaker and
any other arrangements to secure the operation of the scheme throughout its lifetime.

- Condition: "Construction of the development shall not commence until details of the proposed
means of foul and surface water sewerage disposal have been submitted to, and approved in
writing by, the Local Planning Authority in consultation with Southern Water."

- Should any sewer be found during construction works, an investigation of the sewer will be
required to ascertain its condition, the number of properties served, and potential means of
access before any further works commence on site.

Engineers (Drainage) - Please apply standard conditions ENGD2B, ENGD3A, ENGDS5A,
ENGD5B.

Percolation tests must be carried out in accordance with BRE 365, CIRIA R156 or a similar
approved method and cater for the 1 in 10 year storm between the invert of the entry pipe to the
soakaway and the base of the structure. It must also ensure that there is capacity in the system
to contain below ground level the 1 in 100 year event plus 30% on stored volumes, as an
allowance for climate change. Adequate freeboard must be provided between the base of the
soakaway structure and the highest recorded annual groundwater level identified in that
location.

Any SuDS or soakaway design must include adequate groundwater monitoring data to
determine the highest winter groundwater table in support of the design. The applicant is
advised to discuss the extent of groundwater monitoring with the Council's Engineers.
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Housing Strategy - The delivery and control mechanism for the affordable housing element
needs to be clarified. A condition should be imposed. Affordable rented properties should
comprise of 1, 2 and 3 bed dwellings. 4 bed dwellings are not recommended.

The affordable housing should be integrated to form clusters and should be indistinguishable
from the Market Housing. A minimum of 25% of the 1,2 and 3 bed dwellings provided should be
delivered to Lifetime Homes standards.

S106 - the provision of a capped percentage transfer value to a provider of affordable housing
would not be supported. Nor would support for the inclusion of Starter Homes as an affordable
housing product be forthcoming.

Summary - In terms of the provision of affordable housing there is no objection in principle but a
reserved matters application would be needed in order to comment on the detail of an on-site
provision of 30% affordable housing.

Aboriculturist - Objects

- The Aboricultural data submitted is fundamentally flawed and needs to be reviewed and
amended and re-submitted with accurate Root Protection Area calculations.

- The Lime and Oaks on this site all make a significant impact in the landscape and are worthy
of protection and | recommend that they are TPO'd (Tree Protection Area) to ensure that they
are fully respected during any potential development process.

Network Rail - no objection.

WSCC - S106 Response -

School Infrastructure Contribution - Schools do not have spare capacity for this proposal.
Contributions would need to be requested. Further advice on all of the main education sectors
should be sought. Formula for calculating the financial contribution should be inserted into the
Legal Agreement (see response).

Library Infrastructure Contribution - The library would not be able to serve the additional needs
that the development would generate. Formula for calculating the Library financial contribution
should be inserted into the Legal Agreement (see response).

Fire and Rescue Service Infrastructure - A financial contribution would be required. Formula for
calculating the financial contribution should be inserted into the Legal Agreement (see
response).

General Points - Any alteration to the housing mix may require re-assessment of contributions.
This should be sought as soon as the housing mix is known. The figures quoted are only valid
for 3 months and will thereafter be revised. Review of the contribution towards additional County
Council services should be referred to an appropriate index, preferably RICS BCIS All-In TPI
(subject to annual review). If roads are to be kept private, the S106 Agreement should ensure
that they are properly built, not offered for adoption and the construction standard is certified by
a suitably qualified professional. If land is to be transferred to the County Council as part of the
development, CAD drawings will be required to aid design/layout and ensure there is no
accidental encroachment.

Greenspace - Require confirmation of proposed areas of public open space within the
development. Proposed dwelling numbers trigger the need for onsite Local Equipped Area for
Play (LEAP), Local Area for Play (LAP) Multi Use Games Area (MUGA) contribution and
landscaped open space areas. Detail to be approved by LPA. Detail of maintenance provision to
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be provided, and commuted sum payments required towards maintenance of open spaces
where provided, and if taken on by LA. S106 contributions required for infrastructure.
Landscaping - Should be High Quality Design reflecting elements of surroundings and
enhancing local distinctiveness. Should be visually pleasing and interesting. Should enhance
Landscape quality of the site. Planting scheme to include native species, enhance biodiversity
and create enhanced wildlife corridor opportunity. Should provide a sense of flow and cohesion
between landscape and buildings. This should be conditioned. Prior to any consent being given,
a full landscaping scheme should be submitted for approval, detailing species choice, position,
densities and size at time of planting. This should be plotted in plan and list form in relation to
the planting to be retained in the locale. The setting is close to the South Downs National Park.
The long term management of the developing landscape would also need to be considered. The
landscape scheme should maximise biodiversity including native species and the retention of a
variety of habitats.

Arboriculture - Tree protection fencing requirements to be identified and tree protection plan to
be conditioned. Retained trees must be protected during the works. Protective fencing must be
erected prior to the commencement of development. Any tree removal from the site should be
agreed with Arun District Council's Tree Officer. Root protection areas should extend into the
development site and onto neighbouring land in accordance with BS 5837:2012 "Trees in
relation to construction.” Any agreed removed trees should be mitigated.

Biodiversity/Ecology - A habitat survey report must be included and recommendations
conditioned. Clearing of vegetation must not be carried out during the bird nesting season.
Vegetation on boundaries should be retained. Bat and bird boxes are recommended.

All these details should be submitted for approval.

Environmental Health

Concerns regarding potential noise nuisance form Orchard Business Park. Request information
from applicant regarding any potential noise issues and an indication of how this may impact on
future residents or be mitigated if necessary.

Since the original 2014 application for this site, the Council has received 3 separate complaints
regarding noise from Orchard Business Park. Although Statutory Nuisance has not be
substantiated, | have concerns that should this application be permitted, sensitive receptors
would be being introduced into close proximity to noise source(s).

As the applicant is unwilling to provide further information regarding noise, | would recommend
that this application is refused on the basis of insufficient information.

Comments on Consultation responses:

Further information has been requested by Consultees, including WSCC Highways, Highways
England, Greenspace and Environmental Health. Requests were made to the agent and it was
confirmed that no further information would be submitted. The Agent is of the opinion that the
Inspectors decision which recommended approval of the Y/60/14 application to the SoS and the
advice contained in the PPG warrants not providing requested information. This is assessed in
the Conclusions section below.

DEVELOPMENT PLAN POLICIES

Arun Bistrict Local Plan 2003; GENZ2 Built-up Area Boundary
GEN3 Protection of the Countryside
GEN7 The Form of New Development
GEN11 Inland Flooding
DEV17 Affordable Housing
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GEN12 Parking in New Development

GEN18 Crime Prevention

GEN20 Provision of Public Open Space within New
Development

GEN25 Water Resources

GENZ29 Nature and Conservation Across the
District

GENS8 Development and the Provision of
Infrastructure

GEN32 Noise Pollution

GEN9 Foul and Surface Water Drainage

AREA17 Sites of Archaeological Interest

AREA2 Conservation Areas

INF SP1 Infrastructure provision and
implementation

H SP2 Affordable Housing

SD SP1 Sustainable Development
D DM1 Aspects of Form and Design
Quality

OSR DM1 Open Space, Sport and
Recreation

H DM1 Housing Mix

Fublication Version of the Local
Plan {(Octeber 20141

Yapton neighbourhood plan 2014 Palicy BB1
Yapton neighbourhood plan 2014 Policy £1
Yapton neighbourhood plan 2014 Policy £11

Built-up Area Boundary
Protection of high value agricultural land
Minimising the impact of flooding from

development

Yapton neighbourhood plan 2014 Policy HY Housing requirement

Yapton naeighbourhood plan 2014 Policy H2 Dwelling size

Yapton neighbourhond plan 2014 Policy PKI Parking standards for new residential
development

PLANNING POLICY GUIDANCE

NPPF
NPPG

POLICY COMMENTARY |

The Development Plan consists of the Arun District Local Plan 2003, West Sussex County
Council's Waste and Minerals Plans and Made Neighbourhood Development Plans.

National Planning Policy Framework
National Planning Practice Guidance

Arun District Council's Development Plans:

Paragraph 215 of the NPPF ensures that specific policies in Arun District Local Plan 2003 can
carry weight. The weight afforded to the policies with Local Plan policies can be assessed
according to their level of consistency of the various policies with the National Planning Policy
Framework.

Paragraph 216 of the NPPF confirms that weight can be given to policies in emerging plans from

the day of publication. The Council resolved that the policies and maps in the Publication Version
of the Local Plan are material considerations in the determination of this planning application. The
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emerging Plan was submitted in January 2015 and the examination is currently suspended. The
examination is due to re-commence in summer 2017 following publication of modifications to the
Plan.

The policies are published under Regulations 19 and 35 of the Town and Country Planning (Local
Planning) (England) Regulations 2012.

The Neighbourhood Development Plan

Where applicable, Neighbourhood Development Plan's (more commonly known as a
neighbourhood plan or NDP), once made by Arun District Council, will form part of the statutory
local development plan for the relevant designated neighbourhood area and policies within them
will be considered in determining planning applications. Made NDP policies will be considered
alongside other development plan documents including Arun District Council's Local Plan. Made
Plans in Arun District Council's Local Planning Authority Area are: Angmering; Arundel; Barnham
& Eastergate; Bersted; Bognor Regis; Clymping; East Preston; Felpham; Ferring; Kingston;
Littlehampton; Rustington; Yapton. The written Ministerial Statement of 13 December 2016
confirms that relevant policies for the supply of housing in Neighbourhood Plans should not be
deemed to be out of date where all of the following circumstances arise;

- The NDP has been part of the development plan for 2 years or less or the ministerial statement
is less than 2 years old

- The NDP allocates sites for housing

- The Council can demonstrate a three-year supply of deliverable housing sites

Whilst an NDP is under preparation it will afford limited weight in the determination of planning
applications. lts status will however gain more weight as a material consideration the closer it is
towards it being made. Arun District Council will make reference to an NDP when it has, by the
close of planning application consultation, been publicised for pre-submission
consultation(Reg.14).

The only relevant part of the development plan for the area now comprises the Arun District Local
Plan (ADLP), adopted in 2003 and with many policies saved in 2007, and the Yapton
Neighbourhood Plan (YNP) which was made on 5 November 2014. The site is close to, but
outside, the built-up area boundaries in the ADLP and in the YNP.

All relevant policies are listed above. Particularly pertinent are saved ADLP policies GEN2, GEN3,
and GEN7(ii). Policy GEN2 does not permit development outside the built-up area boundaries
defined in the ADLP. Policy GEN3 defines areas outside the built-up area boundaries as
countryside where development will not be permitted other than in specific circumstances. Policy
GEN5 makes provision for new dwellings up to 2011 but the Plan makes no policy provisions in
terms of housing allocations to meet the housing requirements for the district beyond 2011. Policy
GEN?7 sets criteria for development which should display high quality design and layout including,
at criterion (ii), that it should respond positively to the characteristics of the area to create
attractive places and spaces and respect local distinctiveness.

ADLP policy AREAZ2 only permits development which would preserve or enhance the character or
appearance of a conservation area or its setting. ADLP policy AREA17 does not permit
development which would harm the significant archaeological interest of a site and, where the
presence of remains is known or suspected, requires an assessment of the site before the
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application is determined. Where this shows that preservation in situ is not justified, conditions
may be attached to require investigation before development starts.

The made Yapton NDP policies are listed above. The YNDP is based on an earlier version of the
OAN which has now been updated to 919 units per annum which leaves the District with a
Housing Land Supply (HLS) of only 1.92 years (ADC Authority Monitoring Report January 2016)
far less than the 5 year requirement. At the time of the Inquiry, the inspector described the HLS as
between 2.92 and 3.01 years, based on an OAN of 758.

The council cannot demonstrate a 5 year HLS.

\ DEVELOPMENT PLAN AND/OR LEGISLATIVE BACKGROUND \
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".

The proposal does not comply with the Development Plan in that it proposes residential
development outside the village development boundary.

This is assessed in the Conclusions section below.

[OTHER MATERIAL CONSIDERATIONS \
Planning Policy Guidance Update 11 February 2016

For applications in an area with a neighbourhood plan that has passed referendum and been
"made", and thus forms part of the development plan, but where the local planning authority
cannot demonstrate a five-year supply of deliverable housing sites paragraph 49 of the
Framework is clear 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." Paragraph 49 applies to policies in the statutory development plan documents which have
been adopted or approved in relation to a local planning authority area. It also applies to policies
in made neighbourhood plans.

Where the development plan is absent, silent or the relevant policies are out of date, paragraph
14 of the Framework states that the presumption in favour of sustainable development requires
the granting of planning permission, unless any adverse impacts of doing so would significantly
and demonstrably outweigh the benefits, when assessed against the policies in the Framework
taken as a whole; or specific policies in the Framework indicate development should be restricted.

In this situation, when assessing the adverse impacts of the proposal against the policies in the
Framework as a whole, decision makers should include within their assessment those policies in
the Framework that deal with neighbourhood planning.

This includes paragraphs 183-185 of the Framework; and paragraph 198 which states that where
a planning application conflicts with a neighbourhood plan that has been brought into force,
planning permission should not normally be granted”.
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CONCLUSIONS |

PRINCIPLE:

The site lies in a countryside location outside the built-up area boundary where the principle of
residential development would normally be considered to be unacceptable. Development Plan
policies seek to exert strict control over development in the countryside to protect it for its own
sake. Development will only be permitted where there is a strong justification for a countryside
location. The Government's advice indicates that planning authorities should continue to ensure
that the quality and character of the wider countryside is protected and where possible enhanced.

Arun District Local Plan policies GEN2 and GEN3 seek to focus development within built up areas
however these boundaries have reduced weight as they are time expired since they do not relate
to housing provision beyond 2011. The Arun Local Plan 2011-2031 Publication Version reflects
the need to provide housing on land outside of the defined built up areas. It sets out allocations
for future housing for Parish and Town Councils that they should bring forward over the plan
period. Policy H SP1 of the Emerging Plan requires Neighbourhood Plans to bring forward
proposals for housing delivery.

The proposed site is also outside of the built up are of Yapton village in a location that has not
been allocated for housing. The Yapton Neighbourhood Plan identifies two sites to meet its
housing requirements for the parish SA1 Land to the north of Yapton Primary and SA2 land at
Cinders Lane. However, the Council is currently unable to demonstrate an adequate supply of
housing land as required by paragraph 49 of the NPPF. The suspension of the Examination into
the Local Plan was on the grounds that the Council's Objectively Assessed Housing Need should
be reviewed higher than that proposed in the Local Plan (580 units p.a). The Council will need to
identify more suitable land supply to meet additional housing requirement. The OAN figure has
been increased to 919 units p.a as of November 2016.

The Proposal does not comply with the development plan but there are material considerations
that would justify a recommendation to approve this site as it would not be contrary to the core
principle within the NPPF.

This position has been further endorsed by the updated guidance in the PPG, and recent appeal
decisions which confirm that where there is a lack of 5 year housing land supply this renders the
policies relating to housing allocations within a neighbourhood plan out of date. This was a stance
that the District Council has taken on other applications outwith the built up area boundary. The
Inspector recommended that the appeal be allowed on the basis of the out of date local plan, lack
of 5 year HLS whereby the NPPF supported the principle of sustainable development, and Yapton
is a sustainable location. NPPF 14 should apply and the scheme should only be refused if
adverse impacts would significantly and demonstrably outweigh the benefits. The Inspector held
that less than full weight should be given to policy BB1 in the YNDP.

The NPPF states "Housing applications should be considered in the context of the presumption in
favour of sustainable development. 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". NPPF Para 49.

The site is in a sustainable location and has a positive relationship to the built up area given that
the site has existing built development to the east and south of the application site. Yapton has
existing shops, services, existing major routes for good public transport links and the site would
be physically and visually connected to the existing built up area.
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Yapton is a sustainable location for further residential development and the assessment of policy
supports the principle of residential development on this site, however the SoS took a contrary
view which gave significant weight to the built up area boundary policy BB1 in the YNDP. This
decision is to be challenged in the High Court in March 2017.

The emerging LP as confirmed by the Inspector should be afforded little weight, where the only
conclusions which can be safely drawn is the lack of 5 year HLS.

The Yapton NP is based on an earlier OAN figure which has been superseded twice since the
Inquiry on the Y/60/14 application. The Inspector took the view that YNP policy BB1 - Built up
area boundary is out of date as it restricts the supply of housing land. The SoS disagreed with his
Inspector stating that the application site "does not comply with the social element of
sustainability".

The ministerial statement on 12 December 2016 sought to clarify matters, but this has been
challenged, (pre-action Judicial Review papers have been served). This statement sets out that
the neighbourhood plans should not be deemed out of date under para 49 NPPF if all of the
following circumstances arise at the time the decision is made:

- the Ministerial Statement is less than 2 years old or the NP has been part of the development
plan for 2 years or less;

- The NP allocates sites for housing; and

- The LPA can demonstrate a three year supply of deliverable housing sites.

On this basis the SoS decision carries less weight given that the decision (Y/60/16/OUT) is
subject of a JR and that Arun has only 1.92 year HLS. This has resulted in the HLS having been
given more weight by the local planning authority.

The principle of residential development on this site would in the current policy circumstances set
out in the NPPF be acceptable.

Local Infrastructure

A number of objections refer to the lack of infrastructure, no capacity at schools and waiting times
for Doctor's appointment. As with other major residential proposals there would be a requirement
for the developer to enter into a s106 agreement where in the event of limited education space the
developer makes a contribution. WSCC has indicated that there is no capacity and there will be a
need for the developer to provide for education. A standard formula for calculating the payment
based on the confirmed housing mix will be included in the s106 if approved. NHS has been
consulted comments awaited.

The applicant has provided a signed UU which is not acceptable to either the district Council or
WSCC.

DESIGN
Planning Policies and Central Government Advice support the efficient and effective use of land.

Policy GEN7(i) requires new developments to respond positively to the identified characteristics of
a particular site to create developments which respect local characteristics. Central Government

report

ARUN DISTRICT COUNCIL Y/10/22/PL



Y/80/16/0UT

advice further indicates that more intensive development is not always appropriate and that
design which is inappropriate in its context should not be accepted. Furthermore new
development should be well integrated with and complement the local area in terms of, for
example, layout.

Policy GEN7 also sets out a requirement for schemes to display high quality design and layout.
The NPPF also attaches great weight to the design of the built environment and states that good
design is a key aspect of sustainable development and should contribute to making places better
for people.

Paragraph 7 of the NPPF states that one part of the sustainable development principle is a high
quality built environment and para 9 expands by confirming that this is through seeking
improvements to the quality of the built environment and widening choice of high quality homes.
One of the 'core planning principles’ at para 17 is securing high quality design and a good
standard of amenity.

Section 7 of the NPPF relates to 'requiring good design’. The section states good design is a key
aspect of sustainable development (para 56), that developments should establish a strong sense
of place and be visually attractive as a result of good architecture (58). Para 64 confirms that
planning permission should be refused for poor design that fails to improve the character or
quality of an area.

The proposal is for outline planning permission and an indicative masterplan layout has been
prepared.

RESIDENTIAL AMENITY

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. The NPPF
states that new development should contribute positively to making places better for people.

The detailed design layout does not form part of the application, but the indicative layout does not
suggest that there will be any significant impact on neighbouring residential amenity.

The Environmental Health Officer raised concerns regarding potential noise nuisance form
Orchard Business Park. Information was requested from applicant regarding any potential noise
issues and an indication of how this may impact on future residents or be mitigated if necessary,
but the applicant did not believe this to be necessary and dismissed the request.

Since the original 2014 application for this site, The Council received 3 separate complaints
regarding noise from this site. Although Statutory Nuisance has not be substantiated, there are
concerns that should this application be permitted, sensitive receptors would be being introduced
into close proximity to noise source(s).

As the applicant is unwilling to provide further information regarding noise, the EHO recommends
that this application is refused on the basis of insufficient information.

Policy GEN 32 states that noise sensitive development will not be permitted if its users would be
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affected adversely by noise from existing or proposed noise generating uses.

AFFORDABLE HOUSING

The delivery and control mechanism for the affordable housing element needs to be clarified and
this could be addressed by condition.

The Housing Strategy Manager has stated that affordable rented properties should comprise of 1,
2 and 3 bed dwellings. 4 bed dwellings are not recommended. The affordable housing should be
integrated to form clusters and should be indistinguishable from the Market Housing.

A minimum of 25% of the 1,2 and 3 bed dwellings provided should be delivered to Lifetime Homes
standards.

S106 - the provision of a capped percentage transfer value to a provider of affordable housing
would not be supported. Nor would support for the inclusion of Starter Homes as an affordable
housing product be forthcoming.

HIGHWAYS

Both Highways England (HE) and the Local Highway Authority have requested further
information. HE have confirmed that the council should refrain from granting the application until
the requested information has been provided and assessed.

WSCC have stated that "given the additional consents and associated traffic impacts as a
consequence, the potential traffic flow changes on the network since BRRR opened, the need for
updated accident records, the proposed changes at the railway crossing and need for updated
S$106, WSCC Highways is minded to support an objection if suitable additional information is not
provided, without which we won't be able to fully consider the proposal”.

The applicant has been asked to provide an updated TA and this request was refused on the
basis that the agent is "unable to add anything further because these statutory consultees set out
clearly and precisely what the additional information is, the reasons why it is required or why it it is
relevant, necessary and material to this application given the clear history of agreement on all
matters in question” [sic].

"The applicant sees no need to amend the submitted application or the supporting documents in
these regards and is content that the Council determines the application as submitted and has
therefore made repeated requests for the Council to do so since the closure of the
consultation/advertisement period and we do so again now". (email dated 31 January 2017).

The submitted TA which formed part of the 2014 application submission was drafted on 30 April
2014 with the revised final dated 3 June 2014.

Both HE and WSCC have confirmed that the reason for refusal on the basis of the lack of a TA
update that covers the points raised on highways matters will be supported through to appeal if
necessary.

FOOTPATHS
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A number of representations referred to the loss of footpaths, this is not proposed. The indicative
layout indicates the position of the footpaths, if the development had been acceptable the detailed
design layout would be required to take account of the public rights of way that cross the site.

FLOOD RISK AND DRAINAGE

Paragraph 103 of the National Planning Policy Framework states: "When determining planning
applications, local planning authorities should ensure flood risk is not increased elsewhere and
only consider development appropriate in areas at risk of flooding where, informed by a site
specific flood risk assessment following the Sequential Test, and if required the Exception Test, it
can be demonstrated that:

- within the site, the most vulnerable development is located in areas of lowest flood risk unless
there are overriding reasons to prefer a different location; and

- development is appropriately flood resilient and resistant, including safe access and escape
routes where required, and that any residual risk can be safely managed, including by emergency
planning; and it gives priority to the use of sustainable drainage systems".

Policy GEN9 of the Local Plan seeks to ensure that sites on which new development is provided
can be adequately drained and does not cause flood risk to existing properties. The site is within
flood zone 1 which is land assessed as having a less than 1 in 1,000 annual probability of river or
sea flooding. Although it should note that due to a high water table, the locality is susceptible to
surface water flooding from ground water. However flood risk for the locality is identified as being
low and the principle of developing in this area is therefore acceptable.

Surface Water Drainage:

The applicants will need to undertake percolation testing to support the design of any surface
water drainage design to ensure that it can be achieved, given the existing problems with the
ground water level within the locality. The Councils Drainage Engineers have confirmed that this
information can be secured by condition and will be dealt with as a reserved matter.

Any SUDS or soakaway design will need to include adequate groundwater monitoring data to
determine the highest winter groundwater table in support of the design.

The Drainage Engineers at Arun and WSCC have provided their separate detailed responses and
neither object to the proposal. The effect of assessing the current situation and designing a SUDS
scheme which provides 1 in 100 year capacity plus 30% buffer improves existing drainage in an
area.

FOUL DRAINAGE

There is currently inadequate capacity in the local network to provide foul sewage disposal to
service the proposed development. The proposed development would increase flows to the public
system and existing properties and land may be subject to a greater risk of flooding as a result.
Additional off site sewers or improvements to existing sewers will be required.

If approved the developer would enter into a formal agreement with Southern Water to provide the
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necessary infrastructure.
LANDSCAPE CHARACTER

Landscape character had been raised as an issue, but this was fully addressed at the Inquiry and
the Inspector concluded that subject to conditions requiring buffer planting, there is little sound
evidence that there would be harm beyond the immediate area. The proposal would therefore be
acceptable in terms of landscape impact.

OPEN SPACE

The Greenspace officer would require confirmation of proposed areas of public open space
within the development. Proposed dwelling numbers trigger the need for onsite LEAP, LAP Multi
Use Games Area (MUGA) contribution and landscaped open space areas. Detail to be approved
by LPA. Detail of maintenance provision to be provided, and commuted sum payments required
towards maintenance of open spaces where provided, and if taken on by LA. S106 contributions
required for infrastructure.

It would have been appropriate to have added these requirements by means of condition.

Landscaping - Should be High Quality Design reflecting elements of surroundings and enhancing
local distinctiveness. Should be visually pleasing and interesting. Should enhance Landscape
quality of the site. Planting scheme to include native species, enhance biodiversity and create
enhanced wildlife corridor opportunity. Should provide a sense of flow and cohesion between
landscape and buildings. This should be conditioned. Prior to any consent being given, a full
landscaping scheme should be submitted for approval, detailing species choice, position,
densities and size at time of planting. This should be plotted in plan and list form in relation to the
planting to be retained in the locale. The setting is close to the South Downs National Park. The
long term management of the developing landscape would also need to be considered. The
landscape scheme should maximise biodiversity including native species and the retention of a
variety of habitats.

Biodiversity/Ecology - A habitat survey report must be included and recommendations
conditioned. Clearing of vegetation must not be carried out during the bird nesting season.
Vegetation on boundaries should be retained. Bat and bird boxes are recommended.

IMPACT ON TREES

The Council's Aboriculturist objects to the granting of permission as the aboricultural data
submitted is fundamentally flawed and needs to be reviewed and amended and re-submitted with
accurate RPA calculations.

The Lime and Oaks on this site all make a significant impact in the landscape and are worthy of
protection and it is recommend that they are TPO'd to ensure that they are fully respected during
any potential development process.

The TPO procedure has commenced and notices are to be served.

If the application were to have been approved conditions relation to tree protection would be
required.
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IMPACT ON LISTED BUILDINGS AND THE CONSERVATION AREA

The Conservation Area Advisory Group stated that it had a strong objection to the proposal. The
proposal affects the character and appearance of the Church Lane Yapton Conservation Area
and affects the setting of a Listed Building. Their objection was on density and scale of
development.

The Secretary of State agrees with the inspector that that there is no evidence that the
significance of St Mary's Church would be harmed by the proposal. He further agreed, for the
reasons set out in the Inspectors report at IR11.31, that the information provided by the appellant
on the settings of heritage assets is comprehensive and the level of analysis is enough for a
proper assessment of the setting. He agrees that the scheme would not impact on Church House
and Park Lodge. It is accepted that subject to the detailed design of a residential development in
this location it can be accepted with little harm to the setting of the conservation area and nearby
listed buildings and therefore would not be contrary to planning policy.

ARCHAEOLOGY

Archaeology had been raised as an issue at the Inquiry and this had been dismissed by the
Inspector as the level of evidence was adequate and complied with para 141 of the NPPF.

LOSS OF AGRICULTURAL LAND

The Council does not have an adopted policy that seeks to protect agricultural land but Policy
GEN 3 seeks to protect the countryside. As set out above there is a requirement for land for
housing and in principle the site would be acceptable for housing development subject to othere
policy related matters being fully addressed.

INFRASTRUCTURE

A number of representations referred to the lack of infrastructure to support further residential
development. Yapton is a sustainable location with a number of local shops and services. There
would be a requirement for any major residential proposal to provide developer contributions
towards education, fire & rescue, police, library and health services. If the proposal had been
acceptable there would have been a requirement for a s106 agreement to cover these matters.

The applicant submitted a Unilateral Undertaking but this has been rejected by WSCC and Arun
Council.

SUMMARY

The application for residential development on this site is one which could have been supported
by officers given the severe lack of Housing Land Supply at only 1.92 years instead of the
required 5 years. The current HLS is less than the 3 years set out ion the December 2016
Ministerial statement.

While the principle of residential development would be acceptable it is essential that the council
does not approve development that has not full considered other policy matters. In this case there
are objections from Highways England and WSCC on the lack of an update to the TA; a need for
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consideration of noise from the adjacent Orchard Business Park and the Council's Aboriculturist
has requested revisions to the tree survey as the calculations are flawed. Despite requests to the
agent to provide updated information this was not provided, therefore the application must be
recommended for refusal on lack of crucial information.

HUMAN RIGHTS ACT |

The Council in making a decision should be aware of and take into account any implications that
may arise from the Human Rights Act 1998. Under the Act, it is unlawful for a public authority
such as Arun District Council to act in a manner, which is incompatible with the European
Convention on Human Rights.

Consideration has been specifically given to Article 1 of the First Protocol (protection of property).
It is not considered that the recommendation for approval of the grant of permission in this case
interferes unreasonably with any local residents’ right to respect for their private and family life
and home, except insofar as it is necessary to protect the rights and freedoms of others (in this
case, the rights of the applicant). The Council is also permitted to control the use of property in
accordance with the general interest and the recommendation for approval is considered to be a
proportionate response to the submitted application based on the considerations set out in this
report.

lDUTY UNDER THE EQUALITIES ACT 2010 \
Duty under the Equalities Act 2010

In assessing this proposal neutral impacts have been identified upon those people with the
following protected characteristics (age, disability, gender reassignment, marriage and civil
partnership, pregnancy and maternity, race, religion or belief, sex or sexual orientation).

RECOMMENDATION |
REFUSE

1 The application and supporting documentation fails to demonstrate that the proposed
development would not have an adverse impact on the road network. Specifically the
applicant has failed to provide an updated Traffic Assessment as requested by both
Highways England and the Local Highway Authority that takes account of the intervening
period from the original Traffic Assessment prepared 3 June 2014 and the submission of
the current application November 2016.

The information is required in order that the development can be fully assessed in terms
of Policy GEN7 and the NPPF.

2 The application and supporting documentation fails to demonstrate that the proposed
development would not have an adverse impact on the trees on site. The applicant has
failed to meet the request that the Arboricultural Study data needs to be reviewed and
amended with accurate calculations.

The information is required in order that the development can be fully assessed in terms
of Policy GEN7 and the NPPF.
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3 The application and supporting documentation fails to demonstrate that the proposed
development has taken account of the site's location adjoining the Orchard Business
Park. The applicant has failed to meet the request that further information should be
provided to address potential noise nuisance from Orchard Business Park on how this
may impact future residents or the type of mitigation may be required.
The information is required in order that the development can be fully assessed in terms
of Policy GEN32 and the NPPF.

4 The Unilateral Undertaking submitted by the applicant is not acceptable as it fails to take
account of the full requirements for infrastructure generated by the development . The
Local Planning Authority is not satisfied that the proposed development can be
undertaken in a satisfactory manner contrary to policy GEN8 of the Arun District Local
Plan and the NPPF.

5 INFORMATIVE: Statement pursuant to Article 35 of the Town and Country Planning
(Development Management Procedure){(England) Order 2015. The Local Planning
Authority has acted positively and proactively in determining this application by identifying
matters of concern with the proposal and discussing those with the Applicant.
Unfortunately, it has not been possible to resolve those matters within the timescale
allocated for the determination of this planning application. However, the Local Planning
Authority has clearly set out, within its report, the steps necessary to remedy the harm
identified within the reasons for refusal - which may lead to the submission of a more
acceptable proposal in the future. The Local Planning Authority is willing to provide pre-
application advice in respect of any future application for a revised development.
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Recommendation Report for Approval of Reserved Matters Following Outline Approval

REF NO: Y/82/20/RES
LOCATION: Land to the south of Ford Lane
and East of North End Road
Yapton
BN18 0DS
PROPOSAL: Approval of reserved matters following outline consent Y/80/16/OUT for 4.5ha of

residential development comprising of 3.4ha of land for the erection of 100 No.
dwellings (up to 30 (30%) affordable housing) together with 1.1ha of land set aside
for public open space, strategic landscaping, 2.2ha of public open space, green
corridors with vehicular access from Ford Lane & pedestrian/cycle access only
from North End Road (resubmission following Y/19/20/RES). This application may
affect the setting of listed buildings, affects the character & appearance of the
Church Lane, Yapton Conservation Area & affects a Public Right of Way. This site
falls within Strategic Site SP2 (Zero Rated).

SITE AND SURROUNDINGS

DESCRIPTION OF APPLICATION

SITE AREA

This application seeks approval of Reserved Matters for 100
dwellings and associated works following Y/80/16/OUT on
land to the south of Ford Lane and east of North End Road, at
Yapton. The reserved matters that are being applied for
comprise appearance, scale, layout and landscaping.

Separate discharge of condition (DOC) applications will be
submitted which cover surface water drainage and foul water
drainage, ecology, archaeology, energy, noise, tree protection
measures and the submission of a construction management
plan.

6.7 hectares.

RESIDENTIAL DEVELOPMENT 29 dwellings per hectare.

DENSITY
TOPOGRAPHY
TREES

BOUNDARY TREATMENT

SITE CHARACTERISTICS
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Predominantly flat

The Lime tree and the Oak trees make a significant impact in
the landscape and are subject of a Tree Preservation Order
(TPON12/17).

The site includes hedgerows and trees around the periphery of
the site. The applicant has constructed contractor fencing to
secure and enclose the site.

A field between North End Road, Ford Lane and footpath
FP358. The site is arable farmland with relatively large fields
across a relatively flat landform.

The southern boundary borders businesses at the Orchard




CHARACTER OF LOCALITY

Y/82/20/RES

Business Park and rear gardens to several houses along
Church Lane. Roughly half the site perimeter adjoins existing
development and the other half is next to fields. To the west is
North End Road and to the north Ford Lane. To the east is
open arable farmland.

Essentially ribbon development along North End Road, while
most of Ford Lane runs between fields. St. Mary's Church is to
the south-east, is listed at Grade |I. The churchyard is
surrounded by trees which provide dense cover to the rear
between the church and the site. The church tower can be
seen above the trees from the site and beyond. Two other
listed buildings on the south of Church Lane are Church
House and Park Lodge, further west on Church Lane.

RELEVANT SITE HISTORY
Y/19/20/RES Approval of reserved matters following outline consent  Refused
Y/80/16/OUT for 4.5ha of residential development 12-05-20

comprising of 3.4ha of land for the erection of 100 No.
dwellings (up to 30 (30%) affordable housing) together
with 1.1ha of land set aside for public open space &
strategic landscaping & 2.2ha of public open space &
green corridors with vehicular access from Ford Lane &
pedestrian/cycle access only from North End Road. This
application may affect the setting of listed buildings,
affects the character & appearance of the Church Lane,
Yapton Conservation Area & affects a Public Right of

Way.
Y/80/16/OUT Outline application with some matters reserved for 4.5 Refused
hectares of residential development comprising 3.4 16-02-17

hectares of land for up to 100 dwellings (up to 30 (30%)
affordable housing) together with 1.1 hectares of land set
aside for public open space & strategic landscaping &
2.2 hectares of public open space and green corridors
with vehicular access from Ford Lane & pedestrian/cycle
access only from North End Road. Resubmission of
Y/60/14/OUT. This application is a departure from the
development plan, affects the character & appearance of
the Church Lane Yapton Conservation Area & affects the
setting of a listed building.

Appeal: Allowed+Conditions
15-01-18

Y/106/20/PL Construction of 3 dwellings as temporary sales area &
sales office including access, parking and landscaping.
This application affects a Public Right of Way.
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Y/80/16/0OUT for up to 100 dwellings was allowed on appeal on 15th January 2018. A pre-application
enquiry (PAA/85/19/) was submitted relating to a reserved matters application which would be based on
Y/80/16/OUT.

A reserved matters application (Y/19/20/RES) was refused for the following four reasons:

1. The applicant has failed to submit information to demonstrate how the development accords with the
draft Arun Design Guide Supplementary Planning Document (SPD) which promotes good design in new
development.

2. The proposed layout concentrates higher density development in the western part of the site. The
apartment buildings are not provided with sufficient private amenity space. The rows of car parking lack
any tree planting to break up the negative visual impact of the parking spaces, which is visually
unacceptable. The quantum of visitor parking spaces is unacceptably low. The housing mix is not SHMA
compliant.

3. Insufficient surface water drainage details have been submitted to fully determine the viability of the
proposed surface water drainage scheme, which is incorporated into the proposed layout plan.

4. The layout is unacceptable as it includes large groupings of affordable dwellings. Affordable dwellings
should be pepper potted in small clusters.

REPRESENTATIONS

No objection.

- The housing mix should align with the NP providing family homes and houses for the elderly;

- The 3 storey homes on North End Road should be reduced to 2 storey to be in keeping with the area;
- The LEAP should be re-sited away from the attenuation basin;

- All street lighting must be designed to ensure minimum light pollution;

- All garages must be used for parking so as to prevent street / verge parking.

Further to the re-notification which ended on 28th October 2020, Yapton Parish Council made the
following comment:

- It is acknowledged that the height of the flats fronting North End Road have been reduced marginally.
YPC remain concerned with the impact high buildings fronting this section of road would have on the
streetscape of predominantly open fields and dwellings of no more than 2 storeys in height. Yapton has
very few buildings over 2 storeys in height excepting historic buildings such as Bonhams, Berricourt and
St Mary's Church.

Four letters of representation have been received from local residents objecting to the development on
the following grounds:

- The height of the apartment buildings would be out of keeping with the surrounding area.

- The apartment buildings introduce an urban form altering the charm and character of the area.

- The 2 houses to the rear of Pippin Cottage on North End Road should be re-located.

- The house adjacent to Harptree Cottage on North End Road should be re-located.

- There are trees in the garden of Harptree Cottage which will shed leaves into adjacent properties.

- Solid fuels are burnt at Harptree Cottage and logs are cut which will disturb the adjacent residents.

- The pumping station is too close to the house at Orchard Nursery on Church Lane.

- Mitigation measures are required to prevent travellers accessing the large public open space on site.

The Arun District Bridleway Group objected to the development on the following grounds:
- Footpath FP358 should be upgraded to a bridleway.
- FP358 could be surfaced with crushed stones to provide a surface suitable for year round use.

Arun District Conservation Area Advisory Panel supported the development:
- The principle of development has already been established.
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- The design of the dwellings is satisfactory but will depend on materials, detailing and finishes.

- Open space separates the housing from the Conservation Area which would lead to a neutral impact on
its setting.

- The houses are set back on the Ford Lane frontage which will help to preserve the rural character of
the street scene.

- Special care is required in the choice of materials/finishes of dwellings visible from the Conservation
Area & the roads.

COMMENTS ON REPRESENTATIONS RECEIVED:
Comments noted and issues addressed in the Conclusions section below.

CONSULTATIONS

CONSULTATION RESPONSES RECEIVED:

HIGHWAYS ENGLAND: No comments to make on this reserved matters application and await the
submission of the discharge of condition application for the A27/Yapton Lane junction improvement.

LOCAL HIGHWAY AUTHORITY:
No objection. The road widths (5.5 to 4.8m) comply with guidance in Manual for Streets. Conditions
should be imposed regarding the provision of car parking spaces and cycle parking for each dwelling.

LOCAL HIGHWAY AUTHORITY - PUBLIC RIGHTS OF WAY TEAM

No objection. Footpaths 357,358 and 359 would remain unaltered in their definitive line within the
boundary of the site and so no diversion application under S.257 Town & Country Planning Act would be
required. The southern section from Church Lane (50m approx.) falls outside the site and would require
further discussion to secure the upgrade of this section.

WSCC FIRE & RESCUE SERVICE:
No objection. A condition is required regarding the proposed location of the required fire hydrants.

NATURAL ENGLAND:
No objection. Natural England considers the development would not have significant adverse impacts on
statutorily protected nature conservation sites or landscapes.

ADC ECOLOGY:

No objection. Following a review of the Ecological Mitigation and Enhancement Strategy (October 2020),
the mitigation proposed is suitable. In line with Policy ENV DM5 of the Local Plan, information on
Biodiversity Net Gain has been provided, prior to determination and can be conditioned.

SPORT ENGLAND:
No comment to make on this application.

ADC HOUSING:
No objection to the housing mix nor to the location of the affordable housing submitted with the amended
reserved matters application.

SOUTHERN WATER:

No objection. Southern Water recognises its obligations under the new charging regime to provide
capacity in the existing sewerage system to accommodate the needs of the development. Southern
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Water and the developer will need to work together to review if delivery of the network reinforcement
aligns with proposed occupation of the development, as it will take time to design and deliver any such
reinforcement.

ADC DRAINAGE:

No objection. Drainage information has been submitted in support of the proposed layout demonstrating
that there is adequate space within the site layout for surface water drainage. A 3.0 metre easement has
been provided to the watercourse on the southern part of the site. Further drainage details will be
provided in a separate discharge of conditions application.

ENVIRONMENTAL HEALTH:

No objection. Conditions are required regarding the provision of electric vehicle charging points, the
submission of a construction management plan, limiting the working hours for construction, the
submission of details of the external lighting and a precautionary condition if contamination is discovered
on the site.

HISTORIC ENGLAND:
Do not wish to offer any comments on this reserved matters application.

ADC ARCHAEOLOGY:
No objection. The archaeological evaluation of this site and any subsequent mitigation measures will be
secured via the archaeology condition imposed on Y/80/16/0OUT.

ADC CONSERVATION OFFICER:

The site is located in the vicinity of St Mary's Church (Grade 1), Church House (Grade Il), Park Lodge
(Grade II) and The Old Cottage (Grade II); the following Locally Listed Buildings: 1 & 2 Church Cottages,
Little Orchard and Yapton Lodge; and Church Lane Conservation Area. The heritage statement
assesses the significance of the heritage assets and the potential impact of the development upon them.
The development would have a neutral impact upon the various heritage assets and their settings; due to
the location of the open space and the considered design of the properties. The proposal would not
cause harm to the significance of the heritage asset or their setting.

ADC GREENSPACE:

No objection. The layout includes 1.1ha of land for public open space and strategic landscaping and
2.2ha of public open space and green corridors and is supported. It is refreshing to see such a well
thought out and well detailed landscape setting for this development proposal. Thought has gone into
providing usable POS areas, integrated and well chosen play provision, connectivity and an overall
quality landscape proposal. Condition 16 of the outline planning permission requires the submission of
details for the LEAP and LAPs.

ADC ARBORICULTURE:

Object. The applicant has submitted a Tree Survey and an Arboricultural Impact Assessment which
includes a Tree Protection Plan proposing mitigation measures. The tree survey data is comprehensive
and the category ratings are supported. The line of the PRoW Footpath 357 runs through the root
protection area (RPA) of a Lime Tree; the line of PRoW Footpath 358 runs through the RPA of trees
along the eastern boundary of the site; and a swale to the east of the site intrudes on the RPA of an
important tree.

SUSSEX POLICE:

No objection. The development should be designed to Secured by Design standards. The apartments
should be fitted with access controls. Communal parking must be within view of an active room within a
property. Ground planting should not be higher than 1.0m, with tree canopies no lower than 2 metres.
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Bollard lighting is not appropriate as it does not project sufficient light at the right height. The public

footpaths should be overlooked.

COMMENTS ON CONSULTATION RESPONSES:
Comments noted and issues addressed in the Conclusions section below.

POLICY CONTEXT

Designation applicable to site:

Within the Built-up Area Boundary (BUAB) in the Local Plan.

DEVELOPMENT PLAN POLICIES
Arun Local Plan 2011 - 2031

AHSP2
DDM1
DDM2
DSP1
ECCDM1
ECCSP1
ENVDM4
ENVDMS5
HDM1
HERDM1
HERDM2

HERDM3
HERDM®6
LANDM1
OSRDM1
QEDM1
QEDM2
QEDM3
SDSP1
SDSP2
SODM1
TDM1
TELSP1
TSP1
WDM2
WDM3
WMDM1

Yapton neighbourhoeod plan 2014 Policy BB

Yapton neighbourhood plan 2014 Policy E1
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AH SP2 Affordable Housing

D DM1 Aspects of form and design quality
D DM2 Internal space standards

D SP1 Design

ECC DM1 Renewable Energy

ECC SP1 Adapting to Climate Change
ENV DM4 Protection of trees

ENV DM5 Development and biodiversity
H DM1 Housing mix

HER DM1 Listed Buildings

HER DM2 Locally Listed Buildings or Structures of
Character

HER DM3 Conservation Areas
HER DM®6 Sites of Archaeological Interest
LAN DM1 Protection of landscape character
Protection of open space,outdoor sport,comm& rec facilities
QE DM1 Noise Pollution
QE DM2 Light pollution
QE DM3 Air Pollution
SD SP1 Sustainable Development
SD SP2 Built-up Area Boundary
SO DM1 Soils
T DM1 Sustainable Travel and Public Rights of Way
TEL SP1 Strategic delivery of telecomms infrastructure
T SP1 Transport and Development
W DM2 Flood Risk
W DMS Sustainable Urban Drainage Systems
VWM DM1 Waste Management
Built-up Area Boundary
Protection of high value agricultural land
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Yapton neighbourhood plan 2014 Policy E11 Minimising the impact of flooding from development

Yapton neighbourhood plan 2014 Policy E4 Minimising the environmental impact of
development

Yapton neighbourhood plan 2014 Policy E5 Enhancement of biodiversity

Yapton neighbourhood plan 2014 Policy H1 Housing requirement

Yapton neighbourhood plan 2014 Policy H2 Dwelling size

Yapton neighbourhood plan 2014 Policy PK1 Parking standards for new residential development

PLANNING POLICY GUIDANCE:

NPPDG  National Design Guide

NPPF National Planning Policy Framework

NPPG National Planning Practice Guidance
SUPPLEMENTARY POLICY GUIDANCE:

SPD11 Arun Parking Standards 2020

SPD12 Open Space,Playing Pitches & Indoor& Built Sports
Facilities

POLICY COMMENTARY

The Development Plan consists of the Arun Local Plan 2011-2031, West Sussex County Council's
Waste and Minerals Plans and Made Neighbourhood Development Plans.

The policies are published under Regulations 19 and 35 of the Town and Country Planning (Local
Planning) (England) Regulations 2012.

The Yapton Neighbourhood Plan (NP) 2014-2029 was made on 5th November 2014. Relevant Yapton
NP policies have been taken into account and are addressed in the 'Conclusions' section of this report.

DEVELOPMENT PLAN AND/OR LEGISLATIVE BACKGROUND

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."

The development is located inside the built-up area boundary (BUAB) of Yapton and therefore complies
with the relevant Development Plan policies. The proposal would have no materially adverse effect on
the visual amenities of the locality or the residential amenities of the adjoining properties, nor would it
have an adverse impact upon the established character of the surrounding area including Church Lane
Conservation Area and the Listed Buildings.

OTHER MATERIAL CONSIDERATIONS

It is considered that there are no other material considerations to warrant a decision otherwise than in
accordance with the Development Plan and/or legislative background.
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CONCLUSIONS

PRINCIPLE
The principle of residential development on the site was established when Y/80/16/OUT was allowed on
appeal on 15th January 2018 for up to 100 dwellings, including up to 30 affordable dwellings.

ASSESSMENT

This reserved matters application seeks to deliver detached and semi-detached houses, terraced houses
(town houses) and two apartment buildings. Key issues to be considered are ones of detail and relate to
the layout, scale, appearance and landscaping.

DESIGN AND FORM OF BUILDINGS
Policy D SP1 of the Local Plan requires "all development proposals should be of good quality and
demonstrate a high standard of design".

Paragraph 124 of the National Planning Policy Framework (NPPF) says: "the creation of high-quality
buildings and places is fundamental to what the planning and development process should achieve.
Good design is a key aspect of sustainable development, creates better places in which to live and work
and helps make development acceptable to communities".

Paragraph 16 of the National Design Guide states: "well-designed places and buildings come about
when there is a clearly expressed 'story' for the design concept and how it has evolved into a design
proposal. This explains how the concept influences the layout, form, appearance and details of the
proposed development. It may draw its inspiration from the site, its surroundings or a wider context. It
may also introduce new approaches to contrast with, or complement, its context. This 'story' will inform
and address all ten characteristics. It is set out in a Design and Access Statement that accompanies a
planning application."

The Arun Design Guide Supplementary Planning Document (SPD), is a draft with consultation
undertaken in early 2020 with adoption expected later in the year. The guide promotes good design
through setting out key design objectives including the development of a design rationale which should
draw upon the results of a site appraisal in order to justify the reasoning behind key design decisions for
the proposed development.

A Design Response has been submitted with the application which demonstrates how the development
accords with the 10 characteristics set out in the National Design Guide and the draft Arun Design Guide.
The design rationale for the development, together with the layout - which is predicated on the indicative
layout approved at the outline planning stage, the massing and the form of the development are set out
in the Design Response.

The Design Response sets out how the "form and massing of the development responds to the
residential character of the surrounding area. The houses are closer together along the western
boundary, sitting close to and fronting onto North End Road; continuing the existing streetscene along
the road. In contrast to this, the houses moving out towards the eastern and northern boundary are larger
and more spread out. This along with both the green corridor and the pockets of strategic landscaping
running along the existing PROW 357, aid in breaking up the development". (Section 12 of the Design
Response, 2020)

It is considered that the Design Response sets out the design rationale for the development focussing on

an arts and crafts style development that is characteristic of an inter war residential development. The
Design Response identifies the layout of the development and how the form and massing of the
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development is predicated on the parameter plans listed in the conditions imposed by the Inspector on
the outline planning permission. The information in the Design Response addresses and overcomes the
first reason for refusal of the previous reserved matters application (Y/19/20/RES).

DENSITY

Policy D DM1 (13) of the Local Plan requires: "the density of new housing will make efficient use of land
while providing a mix of dwelling types and maintaining character and local distinctiveness. Higher
densities will be more appropriate in the most accessible locations. Proposals should take into account
the density of the site and its surroundings. The density of large sites should be varied to guard against
uniformity".

Paragraph 122(a) of the new NPPF (February 2019) states "planning decisions should support
development that makes efficient use of land, taking into account the identified need for different types of
housing and other forms of development, and the availability of land suitable for accommodating it".

The net density is 29 dwellings per hectare, which accords with Condition 4 imposed on Y/80/16/OUT.
The density of the development is important in the consideration of the impact on the character of Yapton
and its relationship with the adjacent listed buildings, on a site on the edge of the village.

SITE LAYOUT AND CHARACTER
Policy D DM1(1) of the Local Plan requires the development to "make the best possible use of the
available land by reflecting or improving upon the character of the site and the surrounding areas, in
terms of its scale, massing, aspect, siting, layout, density, building materials (colour, texture),
landscaping and design features".

Policy D SP1 of the Local Plan specifies that development should have been derived from a thorough
site analysis and context appraisal; adherence to objectives informing sustainable design (inclusivity,
adaptability, security, attractiveness and usability, health and wellbeing and climate change); and the
influence these objectives have on the form of the development.

Site Access Layout

The layout plan (Drawing No. 065 Rev. A) is based on and accords with the Site Access Drawing
Number 130431-10 Rev. A, which is listed in Condition 3 imposed on the outline permission (Inspector's
Decision letter (APP/C3810/W/17/3170059). Drawing Number 130431-10 Rev. A includes approved
visibility splays along Ford Lane, i.e. 4.5m x 63m to the west and 4.5m x 160m to the east.

Following on from the refusal of Y/19/20/RES, the new reserved matters application includes a number of
changes to the layout. The access road serving Plots 6, 7, 15-18, 36-45 and 54-58 on the previously
refused reserved matters application measured between 4.1 and 4.8m wide, which was unacceptable.
The road widths (5.5 to 4.8m) on the layout plan (Drawing No. 065 Rev. A) in the new reserved matters
application comply with guidance in Manual for Streets and they have footways provided on both sides.
The internal road hierarchy is acceptable as it measures 4.8m in width and complies with Policy T SP1 of
the Local Plan.

The layout plan (Drawing No. 065 Rev. A) does not include the provision of emergency access into the
site from North End Road. The ideal location for an emergency access into the site from North End Road
would be next to Plot 61; and it is considered that there is space in this location, for the emergency
services to access the site from North End Road.

Layout of Public Open Space and Play Areas

The layout plan (Drawing No. 065 Rev. A) includes the provision of 1.1 hectares of ancillary public open
space and strategic landscaping and 2.2 hectares of public parkland and green corridors, which is
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acceptable as it accords with Proposed Indicative Layout/open space proposals Drawing: 201 Rev. C
listed in Condition 4 imposed on Y/80/16/OUT.

Condition 16 of Y/80/16/OUT requires the submission of details of the laying out of a minimum 400
square metres area designated as a Local Equipped Area of Play (LEAP) and the Local Areas of Play
(LAP), each of at least 100 square metres, and all other amenity areas (other than private gardens) to be
provided together with their defined boundaries, means of enclosure, proposed use and items of
equipment and other structures to be installed. The condition includes a trigger point for delivery. The
drawings submitted with this application have been submitted for information purposes only at this stage
and the details will be formally agreed under a discharge of condition application for Condition 16.

The layout plan (Drawing No. 065 Rev. A) and the Detailed Play Provision Plans include the location of
the LEAP and the 2 LAPs; together with the details of the play equipment proposed to be provided in the
LEAP and LAPs. The LAPs are detailed in Detailed Play provision Lap 1 0502 Rev PL0O5 and LAP 2
0503 Rev PLO5 which provide two well thought out and imaginative schemes for this development. The
LEAP is located in the large area of green space in the southern part of the site. Information has been
submitted on the defined boundaries and means of enclosure of the LEAP and the two LAPs. Careful
consideration has been given to the siting of the play features ensuring they are safe and appropriately
located and that the play equipment provides a range of play experiences for children and young people.

The outline application 'Proposed Indicative Layout & Open Space Proposals Plan' (Drawing No. 201
Rev. C) identified a 32m wide open space buffer along the eastern boundary and an 85m wide buffer
along the southern boundary, adjacent to rear gardens of houses on Church Lane. The layout plan
(Drawing No. 065 Rev. A) which accompanied this reserved matters application (Drawing no. 065 Rev.
A) includes a 32m wide open space buffer along the eastern boundary and an 85m wide buffer along the
southern boundary. Part of the 32m wide open space buffer along the eastern boundary accommodates
the site access road and a swale, but this is considered to be acceptable.

The layout plan (Drawing No. 065 Rev. A) shows a good amount of public open space along the eastern
part of the development, which would allow the retention of significant trees along this boundary; together
with the provision of a central area of public open space (i.e. Green Corridor). Provision has been made
on the layout plan (Drawing No. 065 Rev. A) for connecting pathways in the public open space in the
southern and eastern parts of the site for internal movement, which would link into the existing footpath
network beyond, providing good access for pedestrians and cyclists.

The layout plan shows a larger area of open space (i.e. the Green Corridor) on either side of the existing
footpath that runs through the site than was shown on Drawing 201 Rev. C: "Proposed Indicative
Layout/open space proposals" referred to in Condition 4 in the outline permission. The larger area of
open space is considered to be acceptable, as it would create both a sense of place and a sense of
arrival for anyone walking or cycling through the site on the existing footpath.

The layout plan (Drawing No. 065 Rev. A) shows the majority of houses fronting onto areas of public
open space. The proposed layout of the dwellings on plots 33, 34, 41 and 42 is considered to be
acceptable; the houses are set back from the footpath; and the siting of the houses provides a vista from
the LEAP in the southern part of the site towards the LAP and the green space in the middle of the site.

Landscape Layout
The 'lllustrative Strategic Landscape & Open Space Proposals' (Drawing No. 202 Rev B), which was
listed in Condition 3 of the outline planning permission sets out the indicative framework for the location

of the strategic landscaping on the site. The 'lllustrative Strategic Landscape & Open Space Proposals'
(Drawing No. 202 Rev. B) included the planting of strategic landscaping along the boundary of the site
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with Orchard Business Park, and along the eastern boundary of the development, which would help to
screen views of the proposed housing when viewed from Church Farm and St Mary's Church.

The strategic landscaping along the northern, western and southern boundaries of the site and along the
eastern boundary of the proposed housing as identified on the 'lllustrative Strategic Landscape & Open
Space Proposals' plan (Drawing No. 202 Rev. B), which was approved at the outline planning stage has
been followed through, wherever practicable, and is considered to be acceptable.

A full landscape scheme has been submitted with this application in the form of a Coloured Landscape
Plan, Boundary Treatment Plans, Tree Setting Out Plans, Detailed Planting Plans and Plant Schedule
and Maintenance Specification Details, detailing species choice, position, densities and size at time of
planting. The planting has been plotted in plan and list form showing the location of the trees and shrubs
with quantities proposed, densities and size at time of planting and in relation to the trees and vegetation
to be retained and enhanced. Landscaping details ensure the setting is not compromised visually and the
proposed residential development is appropriate to its setting. The planting would be sufficient in height
with a mix of tree and shrub species that are sufficiently fast growing to provide a year' round interest.
The screening to adjacent dwellings would provide a good mix of native species, which when planted
would establish quickly to form a balanced and appropriate planting scheme, which is considered to be in
accordance with Policy D DM1 of the Local Plan.

Layout of Houses and Apartments

The layout plan (Drawing No. 065 Rev. A) ensures that the houses and apartments are located in the
areas identified for residential development on the 'Indicative Layout/open space proposals' (Drawing
201 Rev. C) which was listed in Condition 4 which was imposed on the outline permission.

Previously refused layout (Y/19/20/RES) appeared to focus the higher density developments on the west
part of the site, towards North End Road; with the lower densities comprising detached houses focussed
towards the south and east of the site. The layout of the western part of the site has been reconfigured in
the current reserved matters application through the re-orientation of the semi-detached houses on Plots
61-62 to face onto North End Road. There is a reduced number of terraced properties along the
boundary with the Orchard Business Park (now Plots 47-54). The terraced and semi-detached properties
(Plots 86-91 and 96-99) have been re-located to the western side of the centrally located area of public
open space. Smaller properties (Plots 19-23) have been re-located to the eastern part of the application
site. Alterations have been made to the tenure / mix of the affordable housing; and alterations to the
locations of some of the affordable homes as a result of re-locating some of the smaller terraced
properties; all of which has led to an improved and more balanced layout to the residential development
on the site.

The range of house types on Plots 24 to 33 has been increased to ensure that the street-scene is varied
and not uniform or regimented, creating a visually attractive residential development fronting onto the
open space that bounds the south and east parts of the site and towards the adjacent farmland. Houses
on Plots 15, 16, 17 and 18 have been re-aligned in the current reserved matters application
(Y/82/20/RES) from the layout on the previously refused application (Y/19/20/RES), so as to ensure that
they form an inherent part of the larger block of housing comprising Plots 1 to 14 inclusive. There is now
vehicular and pedestrian access around the whole block of houses in this location, which is considered to
be acceptable in terms of accessibility and permeability. A new road has been created around Plot 18
towards Plot 100, together with additional footpath links, creating increased permeability within the
application site.

The layout plan (Drawing No. 065 Rev. A) turns its back on residential development on the Crayfern

development of 10 houses on Orchard Business Park to the south and west of the site. No connectivity is
shown between the site and the housing on Orchard Business Park. However, there was never any
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connectivity between the two sites shown on the layout plan approved at the outline planning stage.

The layout plan (Drawing No. 065 Rev. A) includes 2 apartment buildings (accommodating Plots 63 to 70
and Plots 71 to 78 respectively) on the western boundary of the site. The apartment buildings are located
in a prominent gateway position, visible from North End Road. The 2 apartment buildings have been
reduced from 3 storeys to 2.5 storeys and the western elevations of both buildings include active
frontages facing onto North End Road. These apartment buildings would enhance the visual appearance
of the western part of the development, and constitute gateway buildings into the site from North End
Road; as the two buildings would have sufficient scale and height next to the highway. Private amenity
space has been provided in the layout plan (Drawing No. 065 Rev. A) for the 2 apartment buildings,
which is considered to be acceptable.

The layout plan (Drawing No. 065 Rev. A) includes details of refuse collection points for each house and
the 2 apartment buildings, together with details of the refuse vehicle tracking within the site, which are
also considered to be acceptable. The 2 apartment buildings (Plots 63 to 70 and plots 71 to 78) are
provided with bin and cycle stores that are attached to the apartment buildings, which is considered to be
acceptable. Consequently the residential development complies with Policy D DM1 of the Local Plan.

Root Protection Areas of Trees

A Tree Survey and an Arboricultural Impact Assessment have been submitted. All of the trees on the site
that are protected by a Tree Preservation Order (TPO/Y/2/17) have been incorporated into open space
or landscape buffer zones on the proposed layout plan (Drawing No. 065 Rev. A). The layout plan
includes the reconfiguration of the road and footpath in the vicinity of the retained Lime tree in the middle
of the public open space. The Lime tree is a category A tree of potential veteran status. The PRoW Team
at West Sussex County Council would not allow Footpath 357 to be re-routed. To overcome the issue of
the PRoW Footpath 357 running within the RPA of the Lime Tree, a non-dig surfacing method should be
used for the footpath. This should be conditioned to ensure that the roots of the tree are protected and
allows for a surfacing material to prevent the grass becoming muddy and unsightly in the future. This
would also prevent any deviation of the route which in itself brings legal complications and introduces the
possibility of people creating their own desire lines on the ground.

The houses on plots 95-100 which incurred into the root protection area (RPA) of the Lime tree on the
layout plan in the previously refused reserved matters application have been re-located outside the RPA
of the Lime tree in the layout plan in the current application, which is acceptable.

The PRoW Footpath 358 runs through the RPA of numerous trees growing near the eastern boundary of
the site and the proposal is to increase the width of this footpath and to create a 3.0m wide bridleway, to
ensure people are not riding under trees, removing the pressure to crown lift the TPO'd trees. The impact
has been considered within the Arboricultural Impact Assessment which describes the footpath as 'highly
unlikely to harm live roots'. A swale is proposed to run north-south through the eastern part of the site.
The proposed swale is in an area of land that is currently ploughed, and therefore it is unlikely to harm
live roots from the trees growing along the eastern boundary of the site; and there are no drainage runs
within the RPAs of the retained trees on the eastern side of the site. It is considered, on balance, that the
impact of the footpaths on the RPAs of the trees is acceptable.

There are a considerable amount of trees and hedgerow about the perimeter of the site, including
substantial linear groups of Leyland cypress which provide valuable screening. Any trees in particular
along the boundaries, which adjoin neighbouring land could provide potential valuable screening and
should be retained. The established Leylandii hedge in the south west part of the site adjoining Orchards
Business Park has the potential for shading and could in time cause high hedge issues with the location
of the housing shown on Drawing No. 065 Rev. A, but it is considered that this would be a maintenance
issue for the residents of the new houses on both sides of the Leylandii hedge.
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Layout of Surface Water Drainage Features

The surface water drainage features shown on the layout plan (Drawing No. 065 Rev. A) include an
attenuation basin in the southern part of the site, incorporating a 3.0m wide maintenance strip, and a
large swale (a rill) running along part of the eastern boundary. ADC Drainage Engineers consider that
sufficient detail has been submitted in support of the reserved matters application demonstrating that
there is adequate space within the site layout to accommodate the surface water drainage.
Consequently, the proposed development complies with Policy W DMS3 of the Local Plan and Policy E11
of the Yapton Neighbourhood Plan and the National Planning Policy Framework.

Pumping Station Layout

Layout plan (Drawing No. 065 Rev. A) includes the provision of a pumping station in the south west part
of the site adjoining Orchards Business Park. The pumping station is located 15m from the nearest
dwelling at Orchard Nursery, as required by the Sewers for Adoption (SFa7) guidelines and is located 9m
from the site boundary. The pumping station is submerged which helps to protect the surrounding area
from air and noise pollution. The area is to be enclosed by timber fencing, with additional planting and
soft landscaping proposed between the pumping station and the site boundary. Noise from the pumping
station when fully submerged is generally negligible and is unlikely to have an effect on the amenity of
surrounding dwellings and open spaces, particularly with the fencing and landscaping providing
additional protection. It is expected that the pumping station would be visited by a tanker 2-3 times per
annum as standard for general maintenance and upkeep. The location of the pumping station has been
chosen in accordance with the Sewers for Adoption Guidelines and for vehicle turning requirements
when the tanker is required to visit the site.

Layout of Footways / Cycleways

Three Public Rights of Way (FP357, FP358 and FP359) run through the site and are incorporated in the
layout plan (Drawing No. 065 Rev. A). The layout plan includes a green corridor which runs diagonally
across the site from north west to south east, following the line of one of the public footpaths; and
another footpath runs under the trees along the eastern boundary of the site. The LEAP in the southern
part of the site includes shared-use paths for a choice of users.

Condition 8 of Y/80/16/0OUT requires details to be submitted and approved prior to the commencement of
development for the retention and improvement of PROW FP357, FP358 and FP359. All public footpaths
should be widened to measure a minimum of 3.0m wide for shared foot and cycle use and be surfaced,;
and this will be achieved through the submission of a discharge of condition application. Footpath 357
would remain as such, with a hard standing agreed with the developer and in consultation with WSCC
PRoW Team. Dropped curbs would be required at any crossing points / raised platform on the section of
roadway to indicate the presence of the PRoW and pedestrian traffic. Footpath 358 on the eastern
boundary of the site is to be upgraded to Bridleway status, with a minimum 3.0m width and surfacing
specification to be agreed with WSCC PRoW team, the details of which would be included in a discharge
of condition application. The PROW FP359 which leaves the site in the south east corner would remain a
grassed surface with ground reinforcement to ensure the ground remains firm and useable all year
round, whilst maintaining its rural aspect.

The submitted Movement Plan (Drawing No. 80) shows the line of a cycleway running east-west across
the site from North End Road in the west to Ford Lane in the north east. The line of the proposed
cycleway would link-up with the cycle link that would run from the new school in Ford and on through the
strategic housing sites in Yapton and on southwards to the strategic allocation at Barnham / Eastergate /
Westergate (known as BEW). The provision of this cycleway running east-west across the application
site is supported by the Local Planning Authority and would be provided in a separate discharge of
condition application for Condition 8 which would be submitted following the determination of this
reserved matters application.
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The Local Highway Authority requested access protection barriers both within the site and on the public
highway at the new sections of footway alongside Ford Lane and the pedestrian connection on North
End Road which, in turn, leads to off-site footway improvements along this road; to protect users and be
designed to cater for those who are mobility impaired and those with pushchairs. The details and the
delivery of the access protection barriers would be provided in a separate discharge of condition
application for Condition 8.

Parking Layout and Provision
The car parking layout is predominantly on plot, but with courtyard parking serving the two apartment
buildings in the western part of the site.

The revised layout plan (Drawing No. 065 Rev. A) and the landscaping plans submitted with the current
reserved matters application (Y/82/20/RES) include the provision of increased tree planting and
landscaping in the parking courts serving the 2 apartment buildings and in the rows of car parking spaces
in the western part of the development shown on Drawing No. 065 Rev. A, serving the terraced houses
(town houses) on Plots 47-50; 51-54; 79-82; 86-90; 96-99. The proposed development includes the
planting of 214 trees, together with hedging and shrubs. The provision of additional tree planting breaks
up the visual impact of the parking spaces, and enhances the appearance of the parking areas.

The parking plan (Drawing No. 076 Rev. A) shows 2 car parking spaces per 1, 2 and 3 bed dwellings and
3 car parking spaces per 4 bed dwellings. In addition to the on-plot parking spaces per house, there are
60 garages in the proposed development, comprising 37 detached garages and 23 integral garages.
Consequently, the quantum of car parking proposed on the parking plan (Drawing No. 076 Rev. A) is in
line with the recommendations in Table 3.1 of the Arun District Parking Standards, approved January
2020. The dimensions of the garages measure 6.0m by 3.0m, and the size of the garages is therefore
considered to be acceptable.

The number of visitor parking spaces has been increased in this application to 20 parking spaces. The
previously refused application only provided 7 visitor parking spaces. The number of visitor spaces
required on site are recommended in paragraph 3.3 of the Arun District Parking Standards SPD which
states "visitor parking will be required to be provided at a ratio of 20% of the total number of residential
units. For example, if there were 100 dwellings proposed, in addition to the allocated residents parking,
20 visitor spaces should be provided". Consequently, the number of visitor parking spaces proposed in
the current reserved matters application complies with the Arun District Parking Standards SPD, January
2020.

Cycle parking is provided for the two apartment buildings in secure cycle stores which would be located
in single storey buildings attached to the apartments. The layout plan (Drawing No. 065 Rev. A) does not
include provision of garden sheds in rear gardens for the storage of bicycles; only the provision of
garages. The proposed levels of cycle parking for properties is unacceptable. The submission of details
regarding the provision/appearance of garden sheds for the storage of bicycles could be conditioned.

The quantum of residential parking spaces is acceptable and complies with the Arun District Parking
Standards SPD, January 2020; but visitor parking spaces are unacceptably low, contrary to the District
Parking Standards SPD and Policy T SP1(d) of the Local Plan; and that secure cycle storage provision
should be conditioned

Layout to deter unauthorised access

Unauthorised access by to the large open space at the southern end of the site would be restricted by
the bollards and the presence of the surface water drainage feature (the swale) which runs along the
eastern side of the site.
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APPEARANCE

The residential development would have the appearance of a typical inter-war housing estate, with
houses incorporating splayed bay windows incorporating tile hanging and projecting gables on the front
elevations with whitewashed render. A number of the houses have integral garages.

The materials palette for the houses and the 2 apartment buildings would comprise 3 types of facing
brick, together with the use of render and / or tile hanging and / or timber boarding on specific dwellings,
together with 3 types of roof tiles. The 2 apartment buildings measure up to three storeys in height and
include pitched roofed dormers and Juliet balconies. The site frontage along North End Road would be
enhanced by the provision of a feature brick entrance wall. The gardens of houses in prominent locations
and at road junctions within the site would be enclosed by brick walls. The houses facing onto the
attenuation basin along the southern side of the application site would front onto an attractive landscaped
area surrounding the attenuation basin. It is considered that the proposed appearance of the houses and
the 2 apartment buildings would enhance the built environment at the northern end of the village of
Yapton and provide the design benchmark for the development on land to the west of North End Road
site which is directly opposite the application site.

SCALE AND BUILDING HEIGHTS
Policy D DM1(14) of the Local Plan says: "the scale of development should keep within the general
confines of the overall character of a locality unless it can be demonstrated that the contrary would bring
a substantial visual improvement".

The predominance of two storey dwellings is in keeping with the character of existing development
including the two storey houses facing outwards towards Ford Lane to the north and ensures that the
development reflects the built form and massing, in this part of Yapton. The two apartment buildings on
the western boundary of the site are 2.5 storeys high on the western wings and go down to 2 storeys. It
is considered that the 2.5 storey elements of the apartment buildings would enhance the visual
appearance of the western boundary of the development, and provide prominent buildings that function
as gateway buildings into the site from North End Road; as the two buildings would have sufficient scale
and height next to the highway.

Consequently, it is considered that the proposed residential development complies with Policy D DM1 of
the Local Plan.

RESIDENTIAL AMENITY

Policy D DM1(3) of the Local Plan says: "have minimal impact to users and occupiers of nearby property
and land. For example, by avoiding significant loss of sunlight, privacy and outlook and unacceptable
noise and disturbance.

The siting of the houses and apartments would ensure that there would be no materially adverse
overlooking or overbearing impacts on existing houses along North End Road including Pippin Cottage
and Harptree Cottage. The development would be acceptable on the residential amenities of
neighbouring properties because there would be no materially adverse overlooking or overbearing
impacts given the distance to the site boundary and the siting of the houses and apartments along North
End Road.

The proposed development complies with Policy D DM1(3) of the Local Plan in terms of impact on
neighbouring residential amenity along North End Road.

AFFORDABLE HOUSING
The provision of affordable housing is not set out in the Section 106 Unilateral Undertaking which
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accompanied Y/80/16/0OUT. It was recommended at the time that the outline planning application was
presented to the Development Control Committee that the provision of affordable housing should be
dealt with by means of a condition, rather than in a Section 106 Agreement.

To meet the requirements of the Council's Affordable Housing Policy AH SP2 of the Local Plan, the
terms of the Affordable Housing Statement and Condition 6 imposed on the outline stage, provision must
be made for 30 affordable dwellings, of which 80% (24 dwellings) are to be social rented and 20% (6
dwellings) are to be shared ownership (intermediate).

The affordable dwelling mix, which has been agreed with the ADC Housing Officer comprises:
12 x 1 bed flats (all social rented);

4 x 2 bed flats (all social rented);

8 x 2 bed houses (4 = social rented and 4 = shared ownership);

4 x 3 bed houses (all social rented); and

2 x 4 bed houses (all shared ownership).

To ensure affordability of rented accommodation the rent should not be set higher than 90% of Local
Housing Allowance (LHA) levels. In addition to ensure sufficient dwellings are accessible for those on the
Council's Housing Register we would anticipate that 50% of the rented units are set at rent levels of no
higher than 65% of open market value.

Policy AH SP2 says: "affordable housing must be visually indistinguishable from market housing with
large groupings of single tenure dwellings or property types avoided. Affordable housing units shall be
permitted in small clusters throughout development schemes". The development needs to comply with
Policy AH SP2 of the Local Plan in terms of pepper potting the affordable dwellings.

The layout of the affordable dwellings on Drawing No. 068 Rev. B includes the provision of affordable
dwellings in the 2 apartment buildings on the western boundary of the site facing onto North End Road.
There are 2 semi-detached houses that are affordable dwellings (Plots 61 and 62) fronting onto North
End Road; together with terraced houses / town houses on Plots 47-50, 86-89 and 96-99 which have
been pepper potted on land to the west of the public open space which runs through the middle of the
residential development on the site.

Bearing in mind that registered social landlords do not like layouts that pepper pot affordable dwellings
sparingly around site for management reasons, it is considered that the affordable dwellings are sited in
smaller clusters than the previously refused reserved matters application (Y/19/20/RES), and that they
are pepper potted more effectively throughout the western part of the residential development.

Consequently, the proposed provision of affordable dwellings is considered to be acceptable and it
complies with Policy AH SP2 of the Local Plan and the NPPF, which require affordable housing units to
be provided in small clusters pepper potted throughout the development.

HOUSING MIX

Policy HDM1 provides for a mix of housing to meet local needs and requires that all housing
development should provide a mix of dwelling types and sizes to address the nature of local housing
needs and market demand. It is important to highlight that the policy does not prescribe a specific
housing mix that must be met by individual applications, with the policy stating that each must be
considered on its own merits. The policy (12.2.4) continues to acknowledge that the final mix will be the
negotiated on a site by site basis, having regard to the most up to date SHMA.

The 2012 SHMA was the subject of an update in 2016 in which paragraph 6.3 stated that the evidence
highlighted a direction towards the provision of 2 and 3 bed units for market units and smaller affordable
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units. The GL Hearn 2016 update acknowledges at paragraph 6.10 that the analysis clearly shows the
different profiles in the different broad tenures with affordable (rented) need being more heavily skewed
towards smaller dwellings and market housing predominantly homes with three or more dwellings. Table
29 identifies a suggested broad mix housing by size and tenure for the District.

The development comprises the following market (70 dwellings) and affordable (30 dwellings) mix:
- 12 x 1 bed dwellings;
- 16 x 2-bed dwellings;
- 32 x 3-bed dwellings;
- 40 x 4-bed dwellings.

The number of 1-bed dwellings (12%) complies with Policy H2 of the Yapton NP (i.e. 10-15% of all
dwellings); however, the number of 2-bed dwellings (16%) is less than the percentage quota for 2-bed
dwellings in Policy H2 (i.e. 25-35% of all dwellings); the number of 3-bed dwellings (32%) is less than the
percentage quota for 3-bed dwellings in Policy H2 (i.e. 45-55% of all dwellings); and the number of 4 bed
dwellings (40%) is considerably higher than percentage quota for 4+ dwellings in Policy H2 (i.e. 5-10% of
all dwellings). The number of 2-bed and 3-bed dwellings would need to be increased and the number of
4-bed dwellings would need to be reduced considerably to comply with Policy H2 of the NP.

An appeal decision (APP/Z1510/W/19/3222599 for Land adjacent to Colne House, Station Road, Earls
Colne, CO6 2LJ) has been submitted in the planning statement to justify why the housing mix should be
developed in non-compliance with Policy H2 of the NP. This is a very helpful appeal decision when
dealing with the housing mix. The Inspector found "matters to be determined in respect of this appeal
relating to scale and appearance cannot be considered to be synonymous with housing mix" and "there
is no planning condition or legal obligation attached to the outline permission which could manage the
mix of market homes. In order to manage housing mix it would have been necessary for the Council to
impose a specific condition on the outline planning permission". The LPA acknowledges that there was
no condition imposed on Y/80/16/OUT to manage the mix of market homes on the Land to the south of
Ford Lane and east of North End Road, in Yapton.

Whilst the market and affordable housing is disaggregated, Policy HDM1 of the Local Plan makes
reference to the delivery of both tenures in the creation of a balanced community. The development
comprises detached, semi-detached and terraced houses and 2 apartment buildings which provide for
variety not only in housing size but type. The overall market and affordable mix provide for a range of
dwelling sizes from 1, 2, 3 and 4 bed flats and houses. The proposed development delivers just under
half of the overall scheme as 2 and 3 bed dwellings (i.e. 48 dwellings). This is consistent with the
objectives of the SHMA in providing a focus on family housing across a range of housing sizes and types
whilst also providing a proportion of smaller 1 bed units overall. The current proposal includes 40% 4 bed
units compared to the recommended proportion of 10-15% in the SHMA update. This departure is
justified in terms of the density of the development (29 dwellings per hectare). If the plans provided a
greater number of smaller units this would increase the density in pockets of the development. This
density of the site is important in the consideration of the impact on the character of the village and its
relationship with the Conservation Area to the south, on a site on the edge of the village of Yapton. The
use of detached dwellings is important in creating larger more dense areas in the western part of the site
and the use of detached dwellings to blend out to the eastern and northern edges of the site.

Consequently, it is considered that the housing mix, sizes and tenures in this reserved matter application
provides a range of house sizes including family accommodation over a range of dwelling sizes and
tenures, and whilst it does not accord with Policy H DM1 of the Local Plan and Policy H2 of the Yapton
NP, the mix proposed is needed to provide lower density development in sensitive eastern and northern
parts of the site.
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HERITAGE ASSETS

Policy HER DM1 of the Local Plan says: "proposals affecting statutory Listed Buildings will be required to
preserve or enhance the historic character, qualities and special interest of the buildings" and "protect
and where possible enhance the setting of the building". (Policy HER DM1(a) and (e).

Policy HER DM3 of the Local Plan says: "in order to preserve or enhance the character or appearance of
the Conservation Area, planning permission will normally be granted for proposals within or affecting the
setting of a Conservation Area, provided that it does not harm important views into, out of or within the
Conservation Area".

Policy E8 of the Yapton NP says: "within the Church Lane and Main Road / Church Road Conservation
Areas development proposals will be required to preserve or enhance the character of those areas.
Development proposals and extensions and alterations to existing buildings and structures will be
expected to be suitably designed for the context within which they are set; and ensure that the scale and
massing of buildings relate sympathetically to the surrounding area; and use traditional and vernacular
building materials to respect the context of the development concerned.”

Paragraph 190 of the NPPF (February 2019) requires great weight to be given to the conservation of
heritage assets. Any harm resulting from the proposed development should be weighed against the
public benefit in accordance with paragraph 196 of the NPPF (February 2019). Paragraph 196 of the
NPPF says that "where a development proposal will lead to less than substantial harm to the significance
of a designated heritage asset, this harm should be weighed against the public benefits of the proposal
including, where appropriate, securing its optimum value".

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act, 1990 says: "In the exercise,
with respect to any buildings or other land in a conservation area, special attention shall be paid to the
desirability of preserving or enhancing the character or appearance of that area"

A heritage statement has been provided with this reserved matters application. There are 3 types of
designated heritage assets which are located adjacent to this site:

1) St Mary's Church (Grade ), Church House (Grade Il), Park Lodge (Grade Il) and The Old Cottage
(Grade Il) Listed Buildings;

2): 1 & 2 Church Cottages, Little Orchard and Yapton Lodge Locally Listed Buildings; and

3) Church Lane Conservation Area.

There are a number of heritage assets in close proximity to the site. Of specific interest to this application
are St Mary's Church (Grade |) and the Conservation Area. Church Lane Conservation Area covers a
small and tightly defined area around the church and contains a limited number of houses. The layout of
the conservation area means that the older buildings within the conservation area are located close to
some more modern houses and bungalows on the north side of Church Lane, which provide some
separation between the conservation area and the site. The other heritage assets which have been
identified based on a map-based assessment are located so as to not be directly affected by the
proposed development.

The new houses would be set back from the Church Lane Conservation Area and the associated
heritage assets through the creation of a new area of open space. The open space continues into the
site following the route of one of the existing footpaths so as to make a feature of it. Such a proposal
would have the benefit of moving the housing further away from the conservation area, whilst also
forming a pleasant transition area between it and the main part of the development. It allows for the
church tower to remain a feature of views from within the site, whilst not harming the setting of the church
which is contained more within the churchyard and surrounding Conservation Area. The intention to
include a number of areas of open space within the development will have a positive impact upon its
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character, which will better attempt to reflect this part of the village. The design of houses closest to the
Conservation Area and the church appear to be based on the designs of properties constructed in the
early to mid twentieth century. At present, the dwellings along the northern side of Church Lane are of a
similar age in terms of their construction date, so this approach would appear to be acceptable. The
designs are suitable for the character of the wider village.

The development would have a neutral impact upon the various heritage assets and their settings. This
is in part due to the location of the area of open space in the southern section of the site, along with a
more considered design of the properties. The application does not cause harm to the significance of the
heritage asset or their setting.

Having had regard for the principles established in the outline permission together with the layout of the
development on the site and the location of the Yapton Conservation Area, the design of the buildings
and their proximity; it is considered the development would continue to have no harm to the significance
of the designated heritage assets than that established in the outline planning permission and found to
be acceptable, in accordance with paragraph 196 of the NPPF.

The development is acceptable and complies with Policy HER DM1 of the Local Plan in terms of impact
on listed buildings and Policy HER DM3 of the Local Plan in terms of impact on the Conservation Area;
Policy E8 of the Yapton NP, the NPPF and the Planning (Listed Buildings and Conservation Areas) Act
1990 (as amended), in that it protects the setting of Listed Buildings and Church Lane Conservation
Area.

BIODIVERSITY

Policy ENV DM5 of the Local Plan says: "development schemes shall seek to achieve a net gain in
biodiversity and protect existing habitats on the site. They shall also however incorporate elements of
biodiversity including green walls, roofs, bat and bird boxes as well as landscape features minimising
adverse impacts on existing habitats".

Policy E5 of the Yapton NP says: "in order to retain and encourage biodiversity, flood attenuation ponds
should, where possible, be included in the design of development proposals and these should
incorporate links and corridors for wildlife. If this is not possible, then other forms of Sustainable Urban
Drainage Systems (SuDS) should be provided."

Condition 17 imposed on the outline required the submission of updates to the existing Phase 1 Habitat
Survey and any necessary protected species surveys undertaken no less than 12 months prior to the
commencement of development and measures to avoid or mitigate ecological impacts. Details of
ecological enhancements are required to be submitted to the LPA and approved in writing prior to the
commencement of development, in accordance with Condition 17.

Due to the size and location of the development it is recommended that the updates to the existing
Phase 1 Habitat Survey are undertaken by a trained ecologist to determine the presence of protected
species within the site and the impact the residential development would have on the surrounding
environment. It was recommended that all of the above points be addressed in an application for the
Discharge of Conditions (DOCs).

The Council's Ecological Advisor has withdrawn the initial objection following the submission of the
Ecology Mitigation and Enhancement Strategy. In line with Policy ENV DM5 of the Local Plan,
information has been provided on Biodiversity Net Gain in the Ecology Mitigation and Enhancement
Strategy. The proposed ecological enhancements include: any trees removed should be replace at a
ratio of 2:1; wildflower meadow planting used; wildlife pond; filling any gaps in tree lines or hedgerows
with native species; bat bricks / tiles are integrated into the buildings onsite facing south/south westerly
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positioned 3-5 metres above ground; bird box to be installed on the buildings / and or tree within the
garden of the property; grassland areas managed to benefit reptiles; log piles on the site; gaps are
included at the bottom of the fences to allow movement of small mammals across the site; and hedgehog
nesting boxes are included on the site. The ecological enhancements are considered to be acceptable as
they would constitute a biodiversity net gain on this site; and these will be dealt with in the discharge of
conditions application.

It is understood that the protected species surveys will be submitted in a discharge of conditions
application, following the determination of this reserved matters application, which is considered to be
acceptable.

NOISE POLLUTION
Policy QE DM1 of the Local Plan and the NPPF emphasise that noise sensitive development will not be
permitted if its users would be affected by noise by proposed noise generating uses.

In terms of noise pollution, Environmental Health have requested that conditions be imposed regarding
the submission of a construction management plan and limiting the working hours for construction.
These conditions were imposed by the inspector on the outline planning permission, in compliance with
Policy QE DM1 of the Local Plan and the NPPF.

Environmental Health have requested the submission of details of the external lighting and a
precautionary condition if contamination is discovered on the site. These conditions were imposed by the
inspector on the outline planning permission.

AIR POLLUTION

Policy QE DM3(c) of the Local Plan requires all major development proposals to assess the likely
impacts of the development on air quality and mitigate any negative impacts by encouraging the use of
cleaner transport fuels on site, through the inclusion of electric car charging points.

Information on electric vehicle charging points should have been submitted with the reserved matter
application. Consequently, it is considered that a condition should be imposed on the reserved matters
approval requiring the submission of an Electric Vehicle (EV) Charging Strategy and the delivery of EV
charging points within the development prior to first occupation, in accordance with Policy QE DM3 (c) of
the Local Plan.

EXTERNAL SPACE STANDARDS

The layout plan (Drawing No. 065 Rev. A) shows all houses with rear gardens that measure at least 10.5
metres in length, which is acceptable to ensure adequate amenity space is provided and is in compliance
with the Arun Design Guide. The two apartment buildings are provided with sufficient private amenity
space on the layout plan (Drawing No. 065 Rev. A), which is acceptable in terms of residential amenity.
The site layout includes 20 metre back to back stand-off distances and 11 metre side-on-back distances,
which are considered to be acceptable.

INTERNAL SPACE STANDARDS

Policy D DM2 of the Local Plan sets out that the LPA will require internal spaces to be of an appropriate
size to meet the requirements of all occupants and their changing needs. Nationally Described Space
Standards will provide guidance.

The floor plans of each house and apartment where it specifies the number of bedrooms, the occupancy
and the square metres of floor space have been cross referenced with the Nationally Described Space
Standard (NDSS) table (Table 1). The minimum gross internal floor areas of all of the houses and the 2
apartment buildings on the application site comply with Policy D DM2 and meet the NDSS requirements.
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CLIMATE CHANGE

Policy ECC SP1 of the Local Plan says: "The Council will support development which is located and
appropriately designed to adapt to impacts arising from climate change such as the increased probability
of tidal and fluvial flooding; water stress; health impacts as a result of extreme temperatures and a
decline in the quality of habitats and richness in biodiversity". Policy ECC SP2 of the Local Plan says: "All
major developments must produce 10% of the total predicted energy requirements from renewable or
low carbon energy generation on site, unless it can be demonstrated that this is unviable".

All of the dwellings on the site would incorporate up-to-date building regulations (i.e. fabric first). A
condition should be imposed on the reserved matters approval requiring the submission of the detailed
Standard Assessment Procedure (SAP) calculations (once detailed construction design has been
undertaken) together with a timetable for how the 10% decentralised energy will be achieved on the site,
in accordance with Policy ECC SP2 of the Local Plan.

The proposed east/west orientation of houses on Plots 1, 8, 15-18, 25-31, 37-40, 79-82 and 86-100
inclusive would ensure maximum solar gain and would comply with Policy ECC SP1 of the Local Plan.
The north/south orientation of the remaining houses and the two apartment buildings on the site would
not ensure maximum solar gain and would not comply with Policy ECC SP1 of the Local Plan.

The layout of the houses and apartments on the application site was predicated on the indicative
framework which was set out in Condition 3 which was imposed on the outline planning permission
Y/80/16/OUT and comprised the 'Proposed Indicative Layout & Open Space Proposals' (Drawing No.
201 Rev. C) and 'lllustrative Strategic Landscape & Open Space Proposals' (Drawing No. 202 Rev. B).
The majority of dwellings are orientated north/south and therefore, on balance the layout makes all
reasonable endeavours to achieve maximum solar gain.

PROTECTION OF SOILS

Policy SO DM1(d) of the Local Plan says: "where development is permitted it should, as far as possible,
use the lowest grade of land suitable for that development. Development will not be permitted unless the
applicant has submitted a soil resources plan for the development".

The Inspector at the appeal into the outline planning application (Y/80/16/0OUT) did not impose a
condition regarding the submission of a soil resources plan, in accordance with Policy SO DM1.
However, it is considered appropriate to impose a condition at this reserved matters stage as the site is
currently in agricultural use and to enable the Local Planning Authority to control the development and
protect the soil resources on the site.

SUMMARY

This reserved matters application seeking approval for appearance, scale, layout and landscaping is
considered to be acceptable. The proposed development is architecturally acceptable and a Design
Response has been submitted to demonstrate how the development accords with the draft Arun Design
Guide Supplementary Planning Document (SPD), which promotes good design in new development. The
affordable housing has been pepper potted around the western part of the development site. The impact
of the proposed development on the trees can be mitigated by no-dig condition. It is considered that the
proposed residential development would result in a well designed, high quality scheme which seeks as
far as possible to integrate itself with the other proposed new developments that are planned for Yapton
including the Redrow scheme on the western side of North End Road. It is therefore recommended that
this application for reserved matters is approved and the following conditions be imposed.

HUMAN RIGHTS ACT
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The Council in making a decision should be aware of and take into account any implications that may
arise from the Human Rights Act 1998. Under the Act, it is unlawful for a public authority such as Arun
District Council to act in a manner, which is incompatible with the European Convention on Human
Rights.

Consideration has been specifically given to Article 8 (right to respect private and family life) and Article 1
of the First Protocol (protection of property). It is not considered that the recommendation for approval of
the grant of permission in this case interferes unreasonably with any local residents' right to respect for
their private and family life and home, except insofar as it is necessary to protect the rights and freedoms
of others (in this case, the rights of the applicant). The Council is also permitted to control the use of
property in accordance with the general interest and the recommendation for approval is considered to
be a proportionate response to the submitted application based on the considerations set out in this
report.

DUTY UNDER THE EQUALITIES ACT 2010

Duty under the Equalities Act 2010
In assessing this proposal the following impacts have been identified upon those people with the
following protected characteristics (age, disability, gender reassignment, marriage and civil partnership,

pregnancy and maternity, race, religion or belief, sex or sexual orientation).

The proposal would have a neutral impact on the protected characteristics.

SECTION 106 DETAILS

There were two Unilateral Undertakings imposed at the outline planning stage.

The first Unilateral Undertaking dated 22nd December 2016 contains planning obligations regarding fire
hydrants, highways contribution, a library contribution, primary education contribution, sports hall
contribution, swimming pool contribution and a contribution to artificial pitches.

The second Unilateral Undertaking dated 14th December 2017 contains planning obligations regarding a
fire and rescue contribution, secondary education contribution and further education contribution.

RECOMMENDATION

APPROVE CONDITIONALLY

1 The development hereby approved shall be carried out in accordance with the following
approved drawings and submitted materials:

- Drawing No. 037 Rev. A - Site Location Plan

- Drawing No. 065 Rev. A - Planning Layout (Colour)

- Drawing No. 065 Rev. A - Planning Layout (B&W)

- Drawing No. 068 Rev. B - Affordable Housing with 80% rented / 20% shared ownership
- Drawing No. 071 Rev. A - Enclosures Plan

- Drawing No. 072 Rev. B - Materials Plan

- Drawing No. 074 Rev. A - Massing Plan

- Drawing No. 075 Rev. A - Hard Surfacing Plan

- Drawing No. 076 Rev. A - Parking Plan

- Drawing No. 077 Rev. A - Refuse Plan
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- Drawing No. 80 - Movement Plan

- Drawing No. 70 Rev. A - Street Scenes A-D

- Drawing No. 12 - Bakewell / Buxton (4 Block) Floor Plans

- Drawing No. 13 - Bakewell / Buxton (4 Block) Elevations

- Drawing No. 25 - Letchworth Special Floor Plans

- Drawing No. EF_LETC_SM.5 Rev. A - Letchworth Elevations

- Drawing No. 18 - Oxford Lifestyle Elevations and Floor Plans

- Drawing No. 19 - The Oxford Lifestyle "2017 Edition" Elevations and Floor Plans
- Drawing No. 20 - Leamington Lifestyle Elevations and Floor Plans

- Drawing No. 21 - Leamington Lifestyle Elevations and Floor Plans

- Drawing No. 46 - Stratford Elevations and Floor Plans

- Drawing No. 47 - Stratford Elevations and Floor Plans

- Drawing No. EF_CAMB_DM.8 - Cambridge Elevations and Floor Plans

- Drawing No. EF_CAMB_DM.8 - Cambridge Elevations and Floor Plans

- Drawing No. 45 - Harlech Elevations and Floor Plans

- Drawing No. EF_SHAF_DM.8 - Shaftesbury Elevations and Floor Plans
- Drawing No. EF_CANT_DM.7 Rev. C - Canterbury Floor Plans

- Drawing No. EF_CANT_DM.7 Rev. B - Canterbury Elevations

- Drawing No. EF_HARR_DM.8 Rev. B - Harrogate Elevations and Floor Plans
- Drawing No. EF_HARR_DM.8 Rev. A - Harrogate Elevations (Render) and Floor Plans
- Drawing No. EF_SUND_DM.7 Rev. A - Sunningdale Floor Plans

- Drawing No. EF_SUND_DM.7 Rev. A - Sunningdale Elevations

- Drawing No. EF_HENL_DM.6 Rev. A - Henley Floor Plans

- Drawing No. EF_HENL_DM.6 Rev. A - Henley Elevations

- Drawing No. EF_TT3_M.4 - Tavy (Four Block) Floor Plans

- Drawing No. EF_TT3_M.4 - Tavy (Four Block) Elevations

- Drawing No. EF_DD4_M.3 - Dart (Four Block) Floor Plans

- Drawing No. EF_DD4_M.3 - Dart (Four Block) Elevations

- Drawing No. EF_TEME_SM.10 - The Teme "2014 Edition" Elevations and Floor Plans
- Drawing No. 038 Rev. F - Apartment A Floor Plan and Elevations

- Drawing No. 34 - Single Garage "2017 Edition" Floor Plan and Elevations
- Drawing No. 35 - Twin Garages "2017 Edition" Floor Plan and Elevations
- Drawing No. 045 Rev. A - Proposed Residential Development Plan

- Drawing No. 046 - Feature Brick Entrance Wall

- Drawing No. 0100 Rev. PL09 - Coloured Masterplan

- Drawing No. 0301 PLO7 - Detailed Planting Plan - Sheet 1 of 8

- Drawing No. 0302 PLO9 - Detailed Planting Plan - Sheet 2 of 8

- Drawing No. 0303 PLO9 - Detailed Planting Plan - Sheet 3 of 8

- Drawing No. 0304 PLO9 - Detailed Planting Plan - Sheet 4 of 8

- Drawing No. 0305 PLO9 - Detailed Planting Plan - Sheet 5 of 8

- Drawing No. 0306 PLO9 - Detailed Planting Plan - Sheet 6 of 8

- Drawing No. 0307 PLO5 - Detailed Planting Plan - Sheet 7 of 8

- Drawing No. 0308 PLO5 - Detailed Planting Plan - Sheet 8 of 8

- Drawing No. 0309 PLO9 - Plant Schedule and Maintenance Specification
- Drawing No. 0501 PLO9 - Boundary Treatment Plan

- Drawing No. 0601 PLO7 - Tree Setting Out Plan - 1 of 8

- Drawing No. 0602 PLO9 - Tree Setting Out Plan - 2 of 8

- Drawing No, 0603 PLO9 - Tree Setting Out Plan - 3 of 8

- Drawing No. 0604 PLO9 - Tree Setting Out Plan - 4 of 8

- Drawing No. 0605 PLO9 - Tree Setting Out Plan - 5 of 8

- Drawing No. 0606 PLO9 - Tree Setting Out Plan - 6 of 8

- Drawing No. 0607 PL04 - Tree Setting Out Plan - 7 of 8
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- Drawing No. 0608 PLO5 - Tree Setting Out Plan - 8 of 8

- Drawing No. 18-344/100 Rev. F - Refuse Vehicle Swept Path Analysis

- Drawing No. 18-344/101 Rev. E - Fire Tender Swept Path Analysis

- Drawing No. 18-344/102 Rev. E - Private Car Swept Path Analysis

- Drawing No. 18-344/103 Rev. E - General Arrangement

- Drawing No. 18-344/105 Rev. D - Pumping Station Tanker Swept Path Analysis
- Drawing No. 18-344/111 Rev. A - Substation Maintenance Vehicle Tracking
- Drawing No. 0401 Rev. PLO2 - Sections through Infiltration Basin

- Drawing No. 0502 Rev. PL0O6 - Detailed Play Provision - LAP 1

- Drawing No. 0503 Rev. PL0O6 - Detailed Play Provision - LAP 2

- Drawing No. 0505 Rev. PLO5 - Detailed Play Provision - LEAP

- House Type Brochure, prepared by Geoff Perry Associates Limited

- Landscape Maintenance & Management Specification, prepared by Fabrik, dated November
2019, Rev. PLO8.

- Design Response, Ford Lane, Yapton.

- Tree Survey & Arboricultural Impact Assessment: Ford Lane, Yapton V1 (Ref.
JSL3292_772), June 2020.

- Ecology Mitigation and Enhancement Strategy, Ford Lane, Yapton, West Sussex
(ECO00395) 28th October 2020, prepared by RPS Group.

Reason: For the avoidance of doubt and in the interests of amenity and the environment in
accordance with Policy D DM1 and Policy D SP1 of the Arun Local Plan.

2 No dwelling shall be occupied until the road(s), footways, and parking areas serving it have
been constructed, surfaced and drained in accordance with the approved plans and details.

Reason: To secure satisfactory standards of access for the proposed development, in
accordance with Policy D DM1 the Arun Local Plan.

3 No dwelling shall be occupied until the garage for that dwelling shown on the approved plans
has been constructed and provided for the dwelling to which it relates. The garage shall not be
used for any purpose other than the parking of vehicles and for domestic storage unless
permission is granted by the Local Planning Authority on an application in that behalf.

Reason: To ensure that adequate and satisfactory provision is made for the parking of
vehicles in accordance with Policy D DM1 of the Arun Local Plan.

4 No dwelling shall be first occupied until covered and secure cycle parking spaces serving that
dwelling has been provided.

Reason: To provide alternative travel options to the use of the car in accordance with Policy D
DM1 and Policy T DM1 of the Arun Local Plan.

5 Prior to commencement of works to footpath 357, details of a non-dig surfacing method to be
used for the surface treatment of PRoW Footpath 357 running within the Root Protection Area
(RPA) of the Lime Tree, which is a category A tree of potential veteran status, should be
submitted for approval in writing by the Local Planning Authority. The approved details should
be implemented during the surfacing of PRoW Footpath 357 and as part of any maintenance
works on the footpath within the RPA of the Lime Tree.

Reason: To ensure that the roots of the Lime Tree are protected and allows PRoW Footpath

357 to be surfaced in robust materials in accordance with Policy D DM1 and Policy ENV DM4
of the Arun Local Plan.
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6 Prior to the export of any material from site, or within six months of commencement of
development, whichever is earlier, a soils management plan shall be submitted for approval in
writing by the Local Planning Authority. The soil handling measures and the proposed use of
on-site soils as set out in the approved soils management plan will be implemented on site to
ensure that the soil resource is preserved.

Reason: To enable the Local Planning Authority to control the development and protect the
soil resources on the site, in accordance with Policy SO DM1 of the Local Plan

7 Notwithstanding the provisions of Class A, A.1, (g) within Part 1 of Schedule 2 of the Town
and Country Planning (General Permitted Development) (England) Order, 2015 (or any Order
revoking or re-enacting this Order) no rear extensions to the dwelling houses shall be erected
within the curtilage of the dwellings hereby permitted unless planning permission is first
granted by the Local Planning Authority on an application in that behalf.

Reason: To safeguard the privacy and amenity of adjoining occupiers, maintain adequate
amenity space and safeguard the cohesive appearance of the development in accordance
with Policy D DM1 of the Arun Local Plan.

8 No development above damp proof course (DPC) level shall take place until an Electric
Vehicle Charging Strategy has been submitted and approved in writing by the Local Planning
Authority which identifies the nature, form and location of electric charging infrastructure to be
provided across the development. The electric vehicle strategy shall then be implemented in
accordance with the approved details, prior to first occupation.

Reason: New petrol and diesel cars/vans will not be sold beyond 2040, and to mitigate against
any potential adverse impact of the development on local air quality, in accordance with Policy
D DM1 and Policy QE DM3 (c) of the Arun Local Plan and the NPPF. It is considered
necessary for this to be a pre-commencement condition to ensure that the requisite charging
infrastructure is designed into the housing development and it is implemented.

9 No development above damp proof course (DPC) level shall take place until there has been
submitted to, and approved in writing by the Local Planning Authority the detailed Standard
Assessment Procedure (SAP) calculations (once detailed construction design has been
undertaken) together with a timetable for how the 10% decentralised energy will be achieved
on the site.

Reason: In order to seek to achieve high levels of energy efficiency in accordance with the
aims of the NPPF and Policy ECC SP2 of the Arun Local Plan.

10 INFORMATIVE: Statement pursuant to Article 35 of the Town and Country Planning
(Development Management Procedure)(England) Order 2015. The Local Planning Authority
has acted positively and proactively in determining this application by identifying matters of
concern within the application (as originally submitted) and negotiating, with the Applicant,
acceptable amendments to the proposal to address those concerns. As a result, the Local
Planning Authority has been able to grant planning permission for an acceptable proposal, in
accordance with the presumption in favour of sustainable development, as set out within the
National Planning Policy Framework.
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The Town & Country Planning Act 1990 (as amended)
Town & country Planning (Development Management Procedure) (England) Order
2015 - Article 6

Application for approval of Reserved Matters Following Outline Approval

BISTRICY COUNCIL

DECISION NOTICE
Application Ref: Y/82/20/RES

1 | To Addressee

Pegasus Group
Pegasus House

Querns Business Centre
Whitworth Road
Cirencester

GL7 1RT

2 | Site Address

Land to the south of Ford Lane
and East of North End Road
Yapton

BN18 0DS

3 | Description of Development

Approval of reserved matters following outline consent Y/80/16/OUT for 4.5ha of residential
development comprising of 3.4ha of land for the erection of 100 No. dwellings (up to 30 (30%)
affordable housing) together with 1.1ha of land set aside for public open space, strategic landscaping,
2.2ha of public open space, green corridors with vehicular access from Ford Lane & pedestrian/cycle
access only from North End Road (resubmission following Y/19/20/RES). This application may affect
the setting of listed buildings, affects the character & appearance of the Church Lane, Yapton
Conservation Area & affects a Public Right of Way. This site falls within Strategic Site SP2 (Zero
Rated).

4 | In pursuance of their powers under this Act and related Orders and Regulations the Council PERMIT
this development to be carried out in accordance with the application and plans and subject to the
following conditions.

1 The development hereby approved shall be carried out in accordance with the following approved
drawings and submitted materials:

- Drawing No. 037 Rev. A - Site Location Plan

- Drawing No. 065 Rev. A - Planning Layout (Colour)

- Drawing No. 065 Rev. A - Planning Layout (B&W)

- Drawing No. 068 Rev. B - Affordable Housing with 80% rented / 20% shared ownership
- Drawing No. 071 Rev. A - Enclosures Plan

- Drawing No. 072 Rev. B - Materials Plan
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- Drawing No.
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- Drawing No.
- Drawing No.
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- Drawing No.
- Drawing No.
- Drawing No.
- Drawing No.
- Drawing No.
- Drawing No.
- Drawing No.
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- Drawing No.
- Drawing No.
- Drawing No.
- Drawing No.
- Drawing No.
- Drawing No.
- Drawing No.
- Drawing No,
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074 Rev. A - Massing Plan

075 Rev. A - Hard Surfacing Plan

076 Rev. A - Parking Plan

077 Rev. A - Refuse Plan

80 - Movement Plan

70 Rev. A - Street Scenes A-D

12 - Bakewell / Buxton (4 Block) Floor Plans

13 - Bakewell / Buxton (4 Block) Elevations

25 - Letchworth Special Floor Plans

EF_LETC_SM.5 Rev. A - Letchworth Elevations

18 - Oxford Lifestyle Elevations and Floor Plans

19 - The Oxford Lifestyle "2017 Edition" Elevations and Floor Plans
20 - Leamington Lifestyle Elevations and Floor Plans

21 - Leamington Lifestyle Elevations and Floor Plans

46 - Stratford Elevations and Floor Plans

47 - Stratford Elevations and Floor Plans

EF_CAMB_DM.8 - Cambridge Elevations and Floor Plans
EF_CAMB_DM.8 - Cambridge Elevations and Floor Plans
45 - Harlech Elevations and Floor Plans

EF_SHAF_DM.8 - Shaftesbury Elevations and Floor Plans
EF_CANT_DM.7 Rev. C - Canterbury Floor Plans
EF_CANT_DM.7 Rev. B - Canterbury Elevations
EF_HARR_DM.8 Rev. B - Harrogate Elevations and Floor Plans
EF_HARR_DM.8 Rev. A - Harrogate Elevations (Render) and Floor Plans
EF_SUND_DM.7 Rev. A - Sunningdale Floor Plans
EF_SUND_DM.7 Rev. A - Sunningdale Elevations
EF_HENL_DM.6 Rev. A - Henley Floor Plans
EF_HENL_DM.6 Rev. A - Henley Elevations

EF_TT3_M.4 - Tavy (Four Block) Floor Plans

EF_TT3_M.4 - Tavy (Four Block) Elevations

EF_DD4_M.3 - Dart (Four Block) Floor Plans

EF_DD4_M.3 - Dart (Four Block) Elevations
EF_TEME_SM.10 - The Teme "2014 Edition" Elevations and Floor Plans
038 Rev. F - Apartment A Floor Plan and Elevations

34 - Single Garage "2017 Edition" Floor Plan and Elevations
35 - Twin Garages "2017 Edition" Floor Plan and Elevations
045 Rev. A - Proposed Residential Development Plan

046 - Feature Brick Entrance Wall

0100 Rev. PLO9 - Coloured Masterplan

0301 PLO7 - Detailed Planting Plan - Sheet 1 of 8

0302 PLQO9 - Detailed Planting Plan - Sheet 2 of 8

0303 PLQO9 - Detailed Planting Plan - Sheet 3 of 8

0304 PLQO9 - Detailed Planting Plan - Sheet 4 of 8

0305 PLQO9 - Detailed Planting Plan - Sheet 5 of 8

0306 PLQO9 - Detailed Planting Plan - Sheet 6 of 8

0307 PLO5 - Detailed Planting Plan - Sheet 7 of 8

0308 PLO5 - Detailed Planting Plan - Sheet 8 of 8

0309 PLO9 - Plant Schedule and Maintenance Specification
0501 PLO9 - Boundary Treatment Plan

0601 PLO7 - Tree Setting Out Plan - 1 of 8

0602 PLQO9 - Tree Setting Out Plan - 2 of 8

0603 PLO9 - Tree Setting Out Plan - 3 of 8
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- Drawing No. 0604 PLO9 - Tree Setting Out Plan - 4 of 8

- Drawing No. 0605 PLO9 - Tree Setting Out Plan - 5 of 8

- Drawing No. 0606 PLO9 - Tree Setting Out Plan - 6 of 8

- Drawing No. 0607 PL0O4 - Tree Setting Out Plan - 7 of 8

- Drawing No. 0608 PLO5 - Tree Setting Out Plan - 8 of 8

- Drawing No. 18-344/100 Rev. F - Refuse Vehicle Swept Path Analysis

- Drawing No. 18-344/101 Rev. E - Fire Tender Swept Path Analysis

- Drawing No. 18-344/102 Rev. E - Private Car Swept Path Analysis

- Drawing No. 18-344/103 Rev. E - General Arrangement

- Drawing No. 18-344/105 Rev. D - Pumping Station Tanker Swept Path Analysis
- Drawing No. 18-344/111 Rev. A - Substation Maintenance Vehicle Tracking
- Drawing No. 0401 Rev. PLO2 - Sections through Infiltration Basin

- Drawing No. 0502 Rev. PL0O6 - Detailed Play Provision - LAP 1

- Drawing No. 0503 Rev. PL0O6 - Detailed Play Provision - LAP 2

- Drawing No. 0505 Rev. PLO5 - Detailed Play Provision - LEAP

- House Type Brochure, prepared by Geoff Perry Associates Limited

- Landscape Maintenance & Management Specification, prepared by Fabrik, dated November
2019, Rev. PLO8.

- Design Response, Ford Lane, Yapton.

- Tree Survey & Arboricultural Impact Assessment: Ford Lane, Yapton V1 (Ref. JSL3292_772),
June 2020.

- Ecology Mitigation and Enhancement Strategy, Ford Lane, Yapton, West Sussex (ECO00395)
28th October 2020, prepared by RPS Group.

Reason: For the avoidance of doubt and in the interests of amenity and the environment in
accordance with Policy D DM1 and Policy D SP1 of the Arun Local Plan.

2 No dwelling shall be occupied until the road(s), footways, and parking areas serving it have been
constructed, surfaced and drained in accordance with the approved plans and details.

Reason: To secure satisfactory standards of access for the proposed development, in accordance
with Policy D DM1 the Arun Local Plan.

3 No dwelling shall be occupied until the garage for that dwelling shown on the approved plans has
been constructed and provided for the dwelling to which it relates. The garage shall not be used
for any purpose other than the parking of vehicles and for domestic storage unless permission is
granted by the Local Planning Authority on an application in that behalf.

Reason: To ensure that adequate and satisfactory provision is made for the parking of vehicles in
accordance with Policy D DM1 of the Arun Local Plan.

4 No dwelling shall be first occupied until covered and secure cycle parking spaces serving that
dwelling has been provided.

Reason: To provide alternative travel options to the use of the car in accordance with Policy D
DM1 and Policy T DM1 of the Arun Local Plan.

5 Prior to commencement of works to footpath 357, details of a non-dig surfacing method to be
used for the surface treatment of PRoW Footpath 357 running within the Root Protection Area
(RPA) of the Lime Tree, which is a category A tree of potential veteran status, should be
submitted for approval in writing by the Local Planning Authority. The approved details should be
implemented during the surfacing of PRoW Footpath 357 and as part of any maintenance works
on the footpath within the RPA of the Lime Tree.
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Reason: To ensure that the roots of the Lime Tree are protected and allows PRoW Footpath 357
to be surfaced in robust materials in accordance with Policy D DM1 and Policy ENV DM4 of the
Arun Local Plan.

6 Prior to the export of any material from site, or within six months of commencement of
development, whichever is earlier, a soils management plan shall be submitted for approval in
writing by the Local Planning Authority. The soil handling measures and the proposed use of on-
site soils as set out in the approved soils management plan will be implemented on site to ensure
that the soil resource is preserved.

Reason: To enable the Local Planning Authority to control the development and protect the soil
resources on the site, in accordance with Policy SO DM1 of the Local Plan

7 Notwithstanding the provisions of Class A, A.1, (g) within Part 1 of Schedule 2 of the Town and
Country Planning (General Permitted Development) (England) Order, 2015 (or any Order
revoking or re-enacting this Order) no rear extensions to the dwelling houses shall be erected
within the curtilage of the dwellings hereby permitted unless planning permission is first granted
by the Local Planning Authority on an application in that behalf.

Reason: To safeguard the privacy and amenity of adjoining occupiers, maintain adequate amenity
space and safeguard the cohesive appearance of the development in accordance with Policy D
DM1 of the Arun Local Plan.

8 No development above damp proof course (DPC) level shall take place until an Electric Vehicle
Charging Strategy has been submitted and approved in writing by the Local Planning Authority
which identifies the nature, form and location of electric charging infrastructure to be provided
across the development. The electric vehicle strategy shall then be implemented in accordance
with the approved details, prior to first occupation.

Reason: New petrol and diesel cars/vans will not be sold beyond 2040, and to mitigate against
any potential adverse impact of the development on local air quality, in accordance with Policy D
DM1 and Policy QE DM3 (c) of the Arun Local Plan and the NPPF. It is considered necessary for
this to be a pre-commencement condition to ensure that the requisite charging infrastructure is
designed into the housing development and it is implemented.

9 No development above damp proof course (DPC) level shall take place until there has been
submitted to, and approved in writing by the Local Planning Authority the detailed Standard
Assessment Procedure (SAP) calculations (once detailed construction design has been
undertaken) together with a timetable for how the 10% decentralised energy will be achieved on
the site.

Reason: In order to seek to achieve high levels of energy efficiency in accordance with the aims
of the NPPF and Policy ECC SP2 of the Arun Local Plan.

INFORMATIVE: Statement pursuant to Article 35 of the Town and Country Planning (Development
Management Procedure)(England) Order 2015. The Local Planning Authority has acted positively and
proactively in determining this application by identifying matters of concern within the application (as
originally submitted) and negotiating, with the Applicant, acceptable amendments to the proposal to address
those concerns. As a result, the Local Planning Authority has been able to grant planning permission for an
acceptable proposal, in accordance with the presumption in favour of sustainable development, as set out
within the National Planning Policy Framework.
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Neil Crowther
Group Head of Planning

Case Officer: Michael Eastham Arun District Council
The Arun Civic Centre

Decision Issued: 10th November 2020 Maltravers Road
Littlehampton

West Sussex BN17 5LF

IT IS IMPORTANT THAT YOU READ THE NOTES ATTACHED TO THIS DOCUMENT
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APPEALS TO THE SECRETARY OF STATE

If you are aggrieved by the decision of your local planning authority to refuse permission for the proposed
development or to grant it subject to conditions, then you can appeal to the Secretary of State under section
78 of the Town and Country Planning Act 1990.

If this is a decision on a planning application relating to the same or substantially the same land and
development as is already the subject of an enforcement notice, and you want to appeal against this planning
application decision, then you must do so within 28 days of the date of this notice.

If an enforcement notice is served relating to the same or substantially the same land and development as in
your application and you want to appeal against this planning application decision, then you must do so within
28 days of the date of service of the enforcement notice, or within 6 months of the date of this notice,
whichever period expires earlier.

Otherwise, if you want to appeal against this decision then you must do so within 6 months of the date of this
notice.

Appeals must be using a form which you can get from the Secretary of State at Temple Quay House, 2 The
Square, Temple Quay, Bristol BS1 6PN (Tel: 0303 444 5000) or online at
http://acp.planninginspectorate.gov.uk

The Secretary of State can allow a longer period for giving notice of an appeal but will not normally be
prepared to use this power unless there are special circumstances which excuse the delay in giving notice of
appeal.

The Secretary of State need not consider an appeal if it seems to the Secretary of State that the local
planning authority could not have granted planning permission for the proposed development or could not
have granted it without the conditions they imposed, having regard to the statutory requirements, to the
provisions of any development order and to any directions given under a development order.

If you intend to submit an appeal that you would like examined by inquiry then you must send notice to the
Local Planning Authority and Planning Inspectorate(inquiryappeals@planninginspectorate.gov.uk) at least 10
days before submitting the appeal. Further details can be found at www.GOV.uk

PURCHASE NOTICES

If either the local planning authority or the Secretary of State refused permission to develop land or grants it
subject to conditions, the owner may claim that he can neither put the land to a reasonably beneficial use in
its existing state nor render the land capable of a reasonably beneficial use by the carrying out of any
development which has been or would be permitted.

In these circumstances, the owner may serve a purchase notice on the Council (that is, where the land is
situated in a National Park, the National Park authority for the Park, or in any other case the district council in
whose area the land is situated). This notice will require the Council to purchase the owner's interest in the
land in accordance with the provisions of Chapter 1 of Part VI of the Town & Country Planning Act 1990.

Please note that this decision notice only relates to matters under the Planning Acts and does not give
consent under any other legislation that may apply to the development. You will need to carry out your own
checks to determine whether any other consents or permissions are required. For example, the Building
Regulations are likely to apply to most developments, and a Highways Licence may be required from West
Sussex County Council for any development within the public highway (including the placing of skips on
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highway land).
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Heritage Category: Listed Building

Grade: I

List Entry Number: 1237782

Date first listed: 05-Jun-1958

Statutory Address: THE PARISH CHURCH OF ST MARY, CHURCH ROAD
County: West Sussex

District: Arun (District Authority)

Parish: Yapton

National Grid Reference: SU 98170 03535

Details:

SU 90SE YAPTON CHURCH ROAD 15/368 5.6.58 The Parish Church of St Mary
I

Chancel, nave with aisles and tower to the south west of the nave. Nave and tower C12. The nave has lean-to roofs with later dormer
windows inserted. The tower has red brick buttresses and a hipped shingled roof. Chancel C13. Very attractive unrestored medieval
church.

Listing NGR: SU9816703535
Legacy System number: 414766
Legacy System: LBS

PZ1-2310 | CG | 18" Novemnber 20231 Land bto the South of Ford Lane and East of North End Read, Yapben, BNIg GDS
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Heritage Category: Listed Building

Grade: II

List Entry Number: 1222545

Date first listed: 20-Sep-1984

County: West Sussex

District: Arun (District Authority)

Parish: Yapton

National Grid Reference: SU 98074 03557
Details:

SU 90SE YAPTON CHURCH LANE 15/364 Church House
II

Early C19. Two storeys. Five windows. Stuccoed. Eaves cornice. Hipped slate roof. Windows with Venetian shutters and glazing bars
intact on first floor only. Doorway with flat hood on brackets and door of six fielded panels.

Listing NGR: SU9807203555
Legacy System number: 414761
Legacy System: LBS

aba

P21-2310 | CG | 18" Novemnber 2021 Land bto the South of Ford Lane and East of North End Read, Yapben, BNIg GDS
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Heritage Category: Listed Building

Grade: II

List Entry Number: 1237777

Date first listed: 20-Sep-1984

Statutory Address: PARK LODGE, CHURCH LANE
County: West Sussex

District: Arun (District Authority)

Parish: Yapton

National Grid Reference: SU 97994 03570
Details:

SU 90SE YAPTON CHURCH LANE 15/365 Park Lodge
II

Early C19. Two storeys. Four windows. Stuccoed. Slate roof. Two C19 bays three windows each on ground floor. Glazing bars intact in the
other windows. Doric porch between the bays.

Listing NGR: SU9799403570
Legacy System number: 414762
Legacy System: LBS

aba
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