From: Lisa Jackson |

Sent: 09 January 2018 10:04
To: Simon Davis

Cc: Paul Hanson; Andrew Tice; Rachel Scott; James Pitt; Adam Ross; Zoe Knott; Dominick Veasey; Peter Rawlinson
Subject: Re: Application Y/44/17/0OUT Staker's Farm, Yapton

Dear Simon
Thank you for your prompt response.

Please do include the feasibility study on your website as it is part of the evidence for the Local Plan
Examination and the live outline applications for Site SD7.

Kind regards,
Lisa
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On 9 Jan 2018, at 09:58, Simon Davis <Simon. Davis @ arun.zov.uk> wrote:

Dear Lisa,

Thank vou for your letter. You have attached the feasibility study. H you want this to be considered and reported to
mambers, it will need to be made public on our website. s this acceptable?

Kind Regards

Simon d Devis MRTPY | Principal Planning Officer, Planning Departmeant, Directorate of Place, Arun District Soungil |

Leeatiors st Floor, Arun Tivic Centre, Maltravers Road, Lidtishampion, BNI7 5LF

Intermnal 37874 | External: +44 {0} 19032 737874 | E-mail: simon.dayvis@arun.gov.ai
R
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Vicit Arun's web site at www. srun,

From: Lisa Jackson
Sent: 08 January 2018 18:05
To: Simon Davis

Subject: Application Y/44/17/0OUT Staker's Farm, Yapton

Dear Simon
Please find attached a letter and enclosure in relation to the above application. I would be grateful if you could

kindly confirm receipt?

I have registered to speak at the Development Control Committee on 17th January in relation to this
application.

Kind regards,
Lisa
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Important Notice This e-mail is intended exclusively for the addressee and may contain information that is confidential and/or privileged. If you are not the intended recipient (or
authorised to receive it for the addressee), please notify the sender and delete the e-mail immediately; using, copying, or disclosing it to anyone else, is strictly prohibited and may
be unlawful. Any views, opinions or options presented are solely those of the author and do not necessarily represent those of Arun District Council. The information in this e-mail
may be subject to public disclosure under the Freedom of Information Act 2000, therefore we cannot guarantee that we will not provide the whole or part of this e-mail to a third
party. The Council reserves the right to monitor e-mails in accordance with relevant legislation. Whilst outgoing e-mails are checked for viruses, we cannot guarantee this e-mail

is virus-free or has not been intercepted or changed and we do not accept liability for any damage caused. Any reference to "e-mail" in this disclaimer includes any attachments.
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By email only
Copies to Neil Crowther, Julia Dawe, Claire Potts, David Easton,
CliIr Stephen Haymes, Clir Derek Ambler, Andrew Gardiner, Vicky Newman,

January 8, 2018

Simon Davis

Principal Planner
Arun District Council
Arun Civic Centre
Maltravers Road,

Littlehampton
West Sussex
BNI17 5LF
SRNAARYT IR
RLANDN
Dear Simon

Application by Granite Gate Ltd, Staker’s Farm Yapton Y/44/17/0UT
Introduction

| write to request a deferral of the above application that is due to be considered at the
Development Control Committee on |7 January 2018. This request in on behalf of Landlink Estates and
Gleeson Strategic Land Ltd.

| appeared at the Local Plan Examination hearings in September 2017 representing these two site promoters.
The objections to the Local Plan in respect of the strategic allocation site SD7 at Yapton and its consequences
for other non-allocated sites in Yapton are still outstanding and the Local Plan Examination remains open.

You will no doubt be aware that Landlink Estates and Gleeson Strategic Land Ltd have also recently submitted
outline planning applications for 300 and 250 dwellings respectively (references Y/92/17/OUT and Y/91/17/OUT)
these are now both live applications to be considered by your authority in due course.

Request for deferral of Y/44/17/0UT
Arun Local Plan Examination

The reason for a request for a deferral of the above application is based upon prematurity in relation to the
Parish preference for a single expanded school for primary education within the village to accommodate future
population growth, and the potential to properly assess the soundness of the allocation of site SD7 in the Local
Plan. The examination into the Local Plan is still in progress and the Inspector has yet to complete his report on
the hearings and written representations. The interim report has raised issues of whether it is appropriate to
allocate part of site SD7. He states:

Jackson Planning Led Registered in England 723411 Director Lisa jackson MRTP MABS
Fox Barn, Lower Chute, Andover, HANTS, &P DU
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21. “The figure of ‘at least 400 dwellings’ for the allocation at Yapton (SD7) appears to be inaccurate based on the
site area and the background information which led to the allocation. On the assumption that the provision of a
one form entry (1 FE) primary school remains a requirement of the allocation then the policy should state ‘at least
500 dwellings’” (my emphasis).

Issue 3 - Infrastructure Requirements

22.

23.

In terms of the requirement for new primary schools at Yapton and other locations, the County Council’s
approach set out in the September 2017 update on school provision appears to be based on the
assumption that the need for increased capacity is best dealt with by new schools linked to the
allocations. During the hearings discussion took place about a number of related factors such as optimum
school size, the scope to extend existing primary schools (to sustain them and reach an optimum size)
and the preferences of the community. For example the indication was that Yapton would prefer to
maintain a single primary school rather than have two. As a result of a planning application provision at
Climping is to be through the expansion of the existing school rather than a new school. (My emphasis)

Is the County Council able to provide more information on the factors outlined
above - optimum school size, the scope to extend existing primary schools (to
sustain them and reach an optimum size) and community preferences? This would
enable me to consider such factors in assessing the soundness of particular allocations and the primary

school components.

Education Solution for Yapton

In verbal evidence at the hearings and in my written submissions | suggested to the Inspector, given the
community requirements for a single school, that part of our preferred solution at Yapton could be to
safeguard land around the school to allow for an extension to school from its current 1.5 form entry (FE) to
2.5 or 3 FE. In my evidence | highlighted that the applicants of the scheme adjacent to the school had
offered land in association with the outline application Y/44/17/OUT. | requested that until it was clear the
extent of land required for expansion that an area around the school should be protected from
development. An outcome of the Local Plan Inspector’s decision is awaited on this point.

WSCC have confirmed that the school can expand by |2 FE within the existing site area. Indeed
WSCC have already secured S106 contributions that specifically contribute towards the expansion of
the school. Expansion to a 2FE school will provide an additional |22FE (105 pupil places). This /2FE
expansion will also achieve the WSCC and DfE recommended 2FE minimum primary school

operating size. Therefore, the further expansion of the school to 2.5FE or 3FE is necessary to
accommodate additional development approved or allocated within the village.

Feasibility Study —-Expansion of Yapton Primary School

As part of the pre-application work in relation to the strategic site, SD7, West Sussex County Council
Education Team requested that Landlink and Gleesons carry out a feasibility study to demonstrate that
Yapton Primary School was capable of further expansion beyond 2FE. The SD7 site promoters have
employed expert school designers and project managers, Mace, to plan and calculate the additional land
required for the proper expansion of Yapton Primary School to accommodate the child yield from the
planned and recently consented developments within the village. This feasibility study is attached. This
shows that the offer of land in the current application made by Granite Gate is insufficient to achieve a
2.5FE. The feasibility study includes a plan showing how the expansion to 2.5FE could be achieved with the
loss of an additional 4 dwelling units on the Staker’s Farm scheme. A 3FE solution would reduce the
capacity of the current application Y/44/17/OUT by |8 units in total.

Jackson Planning Led Registered in England 72341 1 Divector Lisa jackson MRTP MABS:
Fox Barn, Lower Chute, Andover, MANTS, SFi i DU
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Development Control Committee Report Assessment

Your report does consider the issue of school expansion, but makes errors in relation to this particular
consideration in terms of the overall planning balance.

On page 130 of the committee report at paragraph 6 you state: (| underline the key points)

“(6) It is acknowledged that there is a village preference for expansion of the existing school site rather than
the creation of a second school elsewhere. Clearly the Stakers Farm site being adjacent to the School means
that it could provide assistance in terms of land for expansion of the school. However, this application must
be considered on its own merits and it would not be possible to justify a refusal based on a preference for
expansion of the school onto the land - particularly as there is ho development plan policy in support of this.
However, members should note that the application will result in contributions being made for the
expansion of primary school provision, most likely at Yapton primary school. In addition, it is possible that
an area of land within the site (1450m2) can be gifted to WSCC for the purposes of expanding the school
site. This may alone not be suitable to enable expansion of the school but it may free up land elsewhere on
the school site for expansion”.

You are wrong to state categorically that the application cannot be refused on the basis for a preference for
a single school in the village. This is an unresolved issue currently under consideration at the Local Plan
Examination. The Inspector has yet to finally report on whether it is sound to allocate a school site on SD7
or safeguard land around the existing school to facilitate expansion. The Inspector’s interim report highlights
this very issue at Yapton as set out above. Indeed a refusal on prematurity could be justified on this point,
however, a deferral is an alternative for the Council to negotiate a solution on this unallocated site that
would properly plan for and safeguard the future expansion of the school. At the bottom of page 130 of the
report you acknowledge that the gift of land is part of the mitigation offered to expand school provision in
the village, which is currently at capacity.

It would be premature to accept the wrong part of the site as a gift for the education solution, or too small
a portion of the site to physically accommodate the needs of the school to expand and meet the needs of
the future. The government guidelines on school space standards to accommodate the children that this
and other proposals will generate have been used to calculate the space required. The feasibility study
shows the required physical layout of the 2.5FE and 3FE expanded school. This study is now a material
consideration along with the Inspector’s Interim report, and questions he posed to WSCC education about
school solutions. This must be taken into account in the consideration of this current application.

In addition there is an objection from WSCC in relation to the potential school expansion impacts : You
state on page |34 of the report that: “Subsequent correspondence received on 18/12/17 sets out a
HOLDING OBJECTION on the grounds that should it be possible to increase the capacity of the primary
school from 1.5 Form Entry (FE) to 2.5FE using funding from the proposed strategic site on the south
western side of Yapton then there would be an increase in traffic/activity around the school and it would
therefore be necessary to reconsider the highway implications of the Staker’s Farm proposal. It is requested
that determination of this application be delayed until such time as WSCC know whether a school
expansion has merit and can therefore reassess this proposal.”

Your report makes an error of assessment on page 141, second paragraph: “ The application if approved
would include a SI06 contribution towards small scale improvements at the Yapton Primary School. In
addition, the application includes the potential for a gift of land to the School for the purposes of enlarging
the existing 'playing fields' and potentially facilitating expansion of the school itself. It is considered therefore
that the proposal would provide support to the school to enable it to grow to meet future demand.

Jackson Planning Led Registered in England 72341 1 Divector Lisa jackson MRTP MABS:
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Therefore, although the exact terms of Policy HI are not met, it is considered that the proposal would gain
some support from the policy.” (My empahasis).

With the feasibility study, now completed, it is clear that the school will not be able to grow to meet its
future demand with the gift of land as currently proposed. The terms of policy HI of the NDP in relation to
education impact are not met and in particular this proposal may prevent other schemes having an
education solution compliant with policy HI of the NDP. This proposal is in direct conflict with this
adopted development plan policy in the NDP and potentially to the detriment of the education
requirements of the whole village.

Prematurity

On page 146 of your report you cite the two prematurity arguments that can be justified as set out in the
NPPG as reasons for refusal.

(a) the development proposed is so substantial, or its cumulative effect would be so significant, that to grant
permission would undermine the plan-making process by predetermining decisions about the scale, location
or phasing of hew development that are central to an emerging Local Plan or neighbourhood planning; and

(b) the emerging plan is at an advanced stage but is not yet formally part of the development plan for the
area.

You then go on to dismiss this as follows: “Although the eLP is at an advanced stage and therefore (b)
applies, the proposal is not considered to be so substantial or have a cumulatively significant effect on the
settlement. Furthermore, this application was submitted following the Local Plan Sub-Committee resolution
in December 2016 to invite planning applications for sites identified as being 'deliverable’ and sustainable
within the HELAA. It is therefore considered that a refusal on grounds of prematurity could not be
supported. “

This assessment is wrong. It fails to acknowledge that the proposal would have a cumulatively significant
impact on the settlement as it would totally prevent proper school expansion to accommodate the
approved and planned residential developments within the village and would result in children travelling out
of catchment to schools beyond the settlement. Both reasons for refusal based on prematurity are engaged
in this consideration. Given that the development would result in an unsustainable future for the whole
village it does not meet the criteria set out in the Local Plan sub Committee December 2106 and this does
not outweigh the more pressing sustainable solution for primary education.

On page 163 your report considers infrastructure impact and states : “In addition, there is currently an offer
to gift 1,450m2 of land to WSCC for the purposes of enlarging the school site and potentially enabling its
expansion. The land gift has been accepted in principle by WSCC but whether it can be secured depends on
whether a land transfer agreement can be drawn up that is acceptable to all parties. It is not considered
necessary for this land gift to be included to make the proposal acceptable in planning terms. Furthermore,
members should note that if the land gift is included, then although it would allow support for the proposal
to be gained from YNDP policy HI, it would also mean that the amount of public open space did not meet
the policy requirements.”

This assessment is incorrect the land gift is necessary for the proper planning of the community, indeed the
land gift does not go far enough. As currently proposed the gift would do nothing, and gives a small section
of additional open space, which contains a mature Category C tree and large root protection zone. The
outline application as illustrated would prevent Yapton School expanding to 2.5 or 3FE and would therefore
jeopardise education infrastructure for the whole village. The proposal would be in direct conflict with the
NDP policy HI and is premature.

Jackson Planning Led Registered in England 72341 1 Divector Lisa jackson MRTP MABS:
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The summary on page 154 is wrong the ‘tilted balance’ required under paragraph 14 of the NPPF does not
simply override all matters. The important test is where the development plan is absent, silent or relevant
policies are out of date, granting permission unless - any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the policies in this Framework taken as a whole.

The benefits of the scheme must be considered against any demonstrable harm. In this case the evidence
produced by my clients shows that should planning permission be granted as shown Yapton Primary School
could not expand to meet the needs of approved and allocated sites within the village. It is the clear
preference of the community to have a single school within the village; and any decision now that would
prejudice this is a significant impact that would outweigh the benefits.

| respectfully request that the application is deferred until WSCC Education assess the feasibility study and
for the Inspector to finally conclude on issues of school provision in relation to the strategic allocation in
Yapton. Should the applicants be minded to pursue an early consent to assist with land supply they could be
encouraged to revise the application to apply for that part of the site that is outside the 3FE expansion area,
as this would not have the same in principle obstacles to a single school solution for the village that the
Parish prefer.

Additional Errors in the Committee Report

| would also ask that you correct the facts in relation to paragraph 16 on page 31, this states it is
understood that the third party will not grant access across the track that links the site to Bonham’s Field
without significant financial benefit. The track is within control of Landlink Estates and NO approach has
been made for access across their land.

Conclusion

Should you pursue the application with a recommendation of approval as it stands with the same
assessments of issues | would wish to bring the matters raised in this letter here to the attention of
members of the committee either during public participation or by lobbying. | would anticipate the clear
facts of this letter to reported to members in a verbal update before the meeting or an update sheet. If the
contents of this letter are not properly reported to members any decision made on this basis may be unsafe
and could be open to challenge.

Given the serious implications for my clients’ land and other development sites within Yapton | would ask
that you respond formally to me about the contents of this letter in advance of the committee. It is critical
for the sustainable future of Yapton that the opportunity to properly plan for school expansion is not lost by
a poorly considered and unsustainable development proposal.

I look forward to your response.

Yours sincerely

Lisa Jackson MA BSc MRTPI

Enclosed — High level Feasibility Study Yapton Primary School, Mace, January 2018

Jackson Planning Led Registered in England 72341 1 Divector Lisa jackson MRTP MABS:
Fox Barn, Lower Chute, Andover, MANTS, SFi i DU
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OPTION 2.5FE Proposed Total Difference
PAN 525
Base Area  Area per pupil
Soft Outdoor PE 0.00 20.00 962.00 5,;803.30
Hard outdoor PE 400.00 1.50 164.50 1,222.60
Soft informal and social 600.00 2.00 1:117.90 5;299.80
Hard informal and social 200.00 1.00 287.60 1,915.30
Habitat 0.00 0.50 29130 291.30
net site area 1,800.00 30.00 2:823.30 14,532.30
non-net 350.00 3.30 1:895:60 4.433:70
bdg / sheds footprint 710,00 2,605.00
parking / access 1;085:60 182870
Site area 2,150.00 33.30 4:718:90 18,966.00
Parking Spaces 35 20 17 37
3.2 3.0 Fk bxtermnal Areas
OPTION 3FE Proposed Total Difference
PAN 630
Base Area  Area per pupil
Soft Outdoor PE 0.00 20.00 2.78510 7,626.40
Hard outdoor PE 400.00 1.50 <1,004:40 1;533:10
Soft informal and social 600.00 2.00 2,537.50 6,719,40
Hard informal and social 200.00 1.00 432720 1,300.50
Habitat 0.00 0.50 350.80 350.80
net site area 1,800.00 30.00 5,821.20 17.530.20
non-net 350.00 3.30 295410 5,492.20
bdg / sheds footprint 1,242.70 3,037.70.
parking / access 171140 2,454.50
Site area 2,150.00 33.30 8,882.00 23:129.10
Parking Spaces 31 51
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