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1. Introduction

1.7 Nova Planning has been insbructed by Ann Tavior (the Applicant} to prepare and submit an outline

planning application for

Custline: The erection of up to 73 resideniial dweliings and 405 sgm of light indusirial
units, aflotments and children’s play space, with all mafters reserved except for

access, on land at Little Meadow, Yapton, West Sussax, 8NT8 OJY.

1.2 The Planning Statement should be read togethar with the plans and Hustrative malerial, as well as the

techrical reports, which have bean prepared in support of the application:

Biodivarsity Survey and Report Phitiips Ecology

Suwrface Water Drainage Strategy Geao Smart

Landscaping Strategy Terra Fiema

Noiss Assessment Anderson Acoustics

Alr Cuiality Assessment Anderson Acoustics

Transpor! Staternent Mick Culhans Highway Consultent

1.3 The following 1APP Regquraments are also addrassad in the Planning Siatement:

= Affordabis Housing Statement

e Planning Conditions and Obligations
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2. Site Description

2.1 The site sits oulside of the setliament boundary of Yapion, in the Coundryside of Arun District, The sits
iz partly land associated with the dwelling, Litlle Meadow, partly an industrial estale and partly grasstand,
usad 10 keep horsaes. Access 1o the dwelling is via a private driveway, with a jinction onto Bilsham Hoad
io the west, This acoess provides the routs 1o the industrial units, but the main access is via Grevalls

Lane West to the south.

2.2  Siuatsd in a semi-rural location, the site is bordered by residential dwallings 1o the west, with the fand

o the north and south being used for agricultural or equestrian use. A crematorium {Y/103/18/PL) has

recerntly heen permitiad on land 1o the east of the site.
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3. Planning History

o3
b

There is z limited planning history on the site:

shiop/storage unit building Dismissed al appeal | Feb 2014

Y/53/08 Fetention of existing stables and change of use | Approved Oct 2008

of the land 1o eguine uss

Y/33/08 Change of use of existing workshop bulidings | Aliowed at appesl Fab 2008

and fand to B1/BE use, with extemal altsrations

1o existing buiidings

3.2 More recently (Novamber 20200, an outline application (Y/70/20/0UT) was refused for the following

reasons.

MY

Are Taylor

The proposal results in the loss of opan countryside, in an unstainables & isclated location and this,
coupled wilth the loss of best & most versatile agriculiural land, significant & demonstrable hamn
to the character of the locality resulls in conflict with Arun Local Plen Policies © SP1, S0 D1,
ERAP DAY, D DM A D EPT; YRNDP policies BB, H1 A E1 and the quidances in the National Planning

Policy Framewaork,

insufficient information has besn providad 1o enable the Local Planning Authority to consider the
impact on protecied species {dornice & reptilss) and whether ths proposal results in a net gain in
bindiversity. The proposal falls 1o accord with Arun Local Plan policy ENY DRMS and with the

National Planning Policy Framework,

Insufficient information has been providad to enable the Local Planning Authority 1o consider the
alr & noise podiution iImpeacts on the new dwellings arising from the industrial site and the approved
Crematoriuem on adiacent land to the sast. The proposal is in confict with Arun Local Plan policies
QF DMY and GF DM3 and with the National Planning Policy Framework,

Insufficient information has baen provided io adeguately demonsirale whether the proposal wousld
not have an unacceptable impact on highway safely, or whether the residual curmulative impacts
of the develcpmant on the road nebwork would not he sevare. The proposal s in conflict with Arun

Local Plan Policles T ST & T DM1 and with the Mational Plarming Policy Framewaork.

Insufficient information has been provided 1o adeguaialy demonstrate that proposed development

iy the land south of Grevalls Lans Waest will not be al risk from future flooding. The proposal is in
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conflict with Arun Local Plan policy W DMZ and with the guidance i the National Planning Policy

Framawork,

&,  Insufficient information has been provided 1o adequaiely demonstrale that there is foul drainege
capacity available 1o serve the proposed deveiopment. The proposal is in conflic? with Arun Local
Plan policy W DM,

N

i the absence of a signed 8.108 Legal Agreement containing provision for the affordable housing
requirements, the development fails to comply with policy A BP2 of the Arun Local Plan and the

Mational Planning Policy Framework,

3.3  These reasons for refusal primarily relate to insufficient information suibmitted with the application, which

is discusssad in relgtion {o the proposed development in Section 6.
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4. Planning Policy Framework

I
a

The policy framework relevant o the determination of the application consists of the National Planning
Policy Framework (2019 (NFPE) and the Yapion Local Plan 2018}, the relevant policies of which are

listad in the foliowing subsections and discussed in further detall in reletion to the propoesal in Seclion 6.

f. Mational Planning Policy Framework
4.2 The February 2018 NPPF replaces both the first NPPF, published in March 2012 and the second,

published in July 2018 and sels out the Government’s current planning policias for England.

--r

4.3 Paragraph 7 sets oul the purpose of the planning system as being the contribulion o achieving
sustainabls developimant. The obijective of sustainable developiment is 1o mest the nesds of the present,
without compromising the ability of fulure generations to mest thelr needs.  In achieving sustainable
davelopmeant there are three, intardependent objactives: econormic; social; and environmental Whilst
those objectives should be used to guids developmant towards sustainaide solutions, local

circumstances shouid be considerad o reflect the character, need and opporiunities of sach ares.

4.4 Al the heart of the NPPF is the presumption in favour of susiainable devslopment, where Paragraph 11
addvizses ihat in decisions, & presumption i favowr of sustainable development should apply.  For
dacision-taking, this means that development proposals should be approved without delay, i they are in
acoardance with an up-io-date development plan.  Where there are no relevant development plan
policies, or thay are out of date, perrnission should be granted unless:

1} The application of policies in the NPPF that protect areas or asseis of importance provide clear
reasor for refusing development.

23 The adverse impacts of granling permission would significantly or demonstrably outwesigh the
hanefits when assessaed against the NPPF as g whols.

45 Section 4 of the NFPF advises authorities to approach decisions on applications, in a8 positive and

craative way and that appiications for sustainable deveiopment should be approved where possible.
Paragraphs 77 and 78 promote sustainable development inrural areas, particularly where i responds to
local needs and snhances or mainiains the vilality of rural communities.  Policies should identify
opporiunities for villages 1o grow and thrive. Section 12 of the NPPF (2019 highlights the importancs of
achisving well-designed places, siating that i s fundamental to what the planning process should

achieve,

4.8 Section 15 reinforces the importance of conssrving and enhancing the nalural environment, giving greal
waight to conserving and enhancing the landscaps and scenic beauly of National Parks, as wall as

creating and mainiaining good guality habitals for the protection and recovery of priority species.,

Ann Taylor Propoesed Residential and Commercial Bevelopment 5
{and Adizcent Little Meadow Planning, Design and Access Statemeant

ARUN DISTRICT COUNCIL Y/71/21/0UT



47 The 2018 NPPF continuss to reinforos the Government’s emphasis on significantly boosting the supply
of housing and is intended 1o prompt significent change in the delivary of housing, 1o rectify the housing

crists. The aemphasis on the delivery of housing i sustainable loeations remains.

4.8 The Arun Local Plan was adopted in July 20158 and is the current Plan for Arun District, The Local Plan
sstablishes the frarmmework of detallsd policias and proposals for the control, developmant and use of

land, with which planning decisions will be assessed. The strategic and development managemsnt

policies relevant io the determination of this application ares

Sustainable developmernt

G 8P1 | Coundryside

ERP DM - Employment land: development management

3 DM ¢ Aspects of form and design guality
D&P1 | Design
ECC 8P Adapting to climate changs

ECC SP2 | Energy and climate change miligation

EMY SPY O Natural environment

ENY DM | Profection of rees

ENV OMS | Development and hicdiversity

H DT Housing mix

HS P Housing aliocation, the housing requirerment

A BRP2 - aflordable housing

HER 8P1 | The historic environmernt

HER DM Listed buildings

HER DMZ ¢ Locally listed buildings or structurss of character

HER DMS | Siles of archasological interest

HWE 5Pt | Health and welibeing

NF SP1 | infrastructure provision and implementation

LAN DM | Protection of landscape character

O8F DM © Prolection of open space, ouldoor sport, communily and recreational facilities
QE DMY ¢ Noise pollution
QE DM2Z | Light poliution
QF DMS | Alr poliution

QFE 3P Qualily of the snvironmment

S0 DM | Solis

T M1 | Bustainable travel and Public Rights of Way

T5P1 | Transport and development
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WM | Waler supply and qualily

W DMZ | Flood risk

WOME | Sustainable Urban Drainage Systams
WSP1 L Water

if. Yapton Neighbourhood Plan

=
[£n]

The Yapton Neighbourhiood Plan was made in November 2014 and estabilishes the vision for the futurs
of the parish, providing guidance on land use and developmerl. The policies relevant 1o the

detarmination of this application hclude:

BB But-up Avea Boundary

E1 | Protection of high value agricultural land

E£3  Prolection of natural habilats

B4 | Minimising the environmental impact of development

ES | Enhancemant of bicdiversity

ES | Green infrastructure and development

£ | Listed Buildings and Buildings or Structures of Character

E11 0 Minimising the impact of fiooding from developrment

H1 | Housing requirement

H3 : Dwellings appropriate for the needs of older people

PK1 | Parking standards for new rasidential devalopment

K52 | Retention of community facilities

410 s noted thal Yapton Parish Councll are in the process of reviewing thelr Neighbouwrhood Plan, the Feg
14 version having been consulted on betwsen 22™ January end 19% March 2021, Given the serly stage

in the modification of the Neighbourhood Plan, itlle waight is given 1o the policy amendments,

i, Other Planning Polioy Considerations

Supplementary Planning Documents

411 In addition to the policy context set oul above, the Councll has produced a range of Supplementary

Flanning Decuments {(8PDs} to supplament the policy delalis, Those relevant 1o this application includs:

= Upen Space & Recreation Standards
e Arun Parking Standards 2020

e Bulldings or Structures of Character

Ann Taylor Propoesed Residential and Commercial Bevelopment
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National Flanning Practice Guidance

412 The Government hes also published a series of National Planning Practice Guidence (NPPG), which
reflects the continuing amphasis on the planning system 10 deliver growth as part of the susiained
recover of the sconemy. The Applicant has given dus consideration 1o the guidelines set out, in each

refevarnt, subject-specilic elemeant of the NPPG.
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5. Application Proposal

&
b

The application is mads in oulling, with all matlers resarved except access, for up 1o 73 residential
dweailings and three additional ligh! indusinal bulldings, The proposal also includes amenity space and
an area of public open space, measwring 40% sgm, containing LEAP/NEAP. Enhancement to blus and
green infrastructure is also proposad through the inclusion of surfacs water stlenuation features, & naw

access from Bilsham Road and 34 alictments.
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8. Planning Considerations

. Principle of Development

8.1 The firsl reason for the refusal of the pravious application (Y/70/20/QUT) was dus o the loss of opan
counttryside, in an unsustainable and isoizded location, together with the loss of agricultural lend and

armt o the character of the locality. This last point is discussed further in Section 6 v, below,

6.2 Inconsidering the principle of development, Policy H 8P1 {(Housing Requirement) identifies the need for
20,000 new homes over the Plan Period {up 1o 20371, including 847 dwallings delivered through windiall
sites. The Authority Monitoring Report (Aprit 2018 -~ March 2020}, publishaed in December 2021}, highlights
that there is a2 shartial in the defivery of housing, with just 3 3.3-year supply of housing land. Thereis an

urgent need 1o deliver housing.

8.3 The Arun District Council Housing Delivery Test - Aclion Plan {June 2019} makes ssveral
recommendations 1o assist in nproving housing delivery,  One of these recommendations includes
refiance on the ‘presumption in favowr of susiainable development’, uniil the Council is able 1o
demonsirate a five-year housing land supply. Through this recommendation, the Councll acknowledgs

that sites located outside of the bulit-up arsa boundary must come forward for rasidential devaiopment.

8.4  The Officer’s report concurs with this fine of reasoning, staling:

“This application should thersfore not be delermined as being unacceptabls in
orincipfe and the development of this countryside site could be considered
acceptable subject i assassment of the other ssues and alzo, crucially, wheiher the
propasal represents susiainable developrment and whether any adverse impacts of
granting permission would sigrificantly and demonstrably oulweigh the benefits

whert assessed against the NPFF as a whols.”

n

With these points in mind, the principle of residential developiment is considered acosptable,

industiial Development

8.6 Policy EMP DM {Employment Land: Devslopment Manegement) asupports the enhancemsnt of esdsting
empioyman sites and seeks 1o mainiain the supply of good-guality commercial sites 1o meet the needs
of businesses and the local economy, with Criteria 1a. supporting propoesals that make more sfficient

use of underuised amployment praimisas,

7 With reference (o economic growth sutside of ths settlsment boundary, Criterie 8 supports developmant

»

providing it is of an appropriale size; would not intensify the uss 1o the detriment of public routes and
highways; it s of high-guality design; well served by public fransport; access and parking is provided in
accordancs with the adopted standards; & sympathetic relationship to the surrcunding areas and

neighbouring uses; and orims pravention measwres incorporated where appropriate.
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6.8 The application schems proposes three new light industrial bulldings, tolaling 405 agm of floorspace.
The addition of these hulldings makes efficient use of the site, genergting valuable amployment potential,
The Landscape mpact Assessment concludes that the proposed development would result in neutral
effects on the landscape, which is discussad further in SBubsection v, below. His not considered that the
use woulld be intensified 1o have an impact on the local highway network and all parking is to be provided
in ine with the adopled standards at Reserved Matters stage. The sile is served by a frecuent bus
sarvics, which travels from Chichester in the south and Litthlshampion from the norih every twenty
mirntes and is approximately fen and fifleen minuies from Bambam and Ford Train Stations,

respaciively, by bicvele. The proposed devslopment is considered compliant with this policy.

Loss of Agricuitural Land

8.9 The site is classified as Grads 2 Agricultural Land, which is prolecied by Policy 30 DM (Soils) unless
the nesd for the developmusnt oulweighs the nesed to protect the land in the long-term. As discussed in
the Officer’'s Report (Y/70/20/0UT), an appeal & Clays Farm, which wvohed the loss of Grade &
Agricultural Land, concluded that, although the site was adjacent to agriculiural land in use, thers was
ne evidence to support that the appeal site would be usad as such in fulure and as such, its developmant
reprasented moderate harm.  The Inspecior conciuded that the sconomic and social benefils, together
with the contributions towards the housing tand supply shortfall cutweighed this moderats harm and the

appeal was aliowed.

810 To autwsigh the loss of agricultural fand, Criteria (8}, {0}, {d} and (g} must be met. The acoompanying

Kails Sustainabilly and Options Appraisal highlights:

e The soif is underutiiised and not been used for agriculiure or horticuliurs for over 12 years.

+  {iven the size and current ownership of the site, agricultural or horliculturel use is no viable.

e Thers is no shortage of high-quality soif for farming opportunities in the lncel area.

=  Being in & future fiood zone 2111) could cause grave damags to egricultural/horlicuitural land
and as such, there is limited agricultural value in future,

¢ The Socif Analysis Assessment of the adjacent sife (Y/103/18/PL) conciuded that there ware no
alternative sites avallable of lower agricultural quality.

e The sheis gt risk of ground and surface water flooding, where it is necessary 1o raiss the finished
floor levels of residential dwellings. Levels of agriculiuralhorticuliural land cannot be raised.

+«  Allolments will be provided 1o the soulhwaest of the site to maxirmise the good ol

.11 The Officer’s Report confirms that this fulfills the requirement to provide a Sustainabilily and Oplions
Appraisal and that the current lack of five-year housing land supply justifies the need for new housing,

which has the potential to ocutwaigh the need to profect agricudtural land if the siie is it ¢ sustainabls

location.
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Sustainabie Location

612 As zet out in Section 2, the site sits cutside of the settlement boundary, in & transitional location, betwesr
existing residential and commercial devainpment and countryside. The approval of the crematorium
{YA03A8/PL) 1o the easl, which covers a substaniial ares 1o the sast of the sile, provides a more
daveloped context for the applcation site than that of the previously refused application. These

relationships are Blustrated in Figure 2.

.13 The first reason for refusal of the previous application cited an isolatad location. This fenmn is considerad
by the court in Braintree Dislrict Councll v Secrslary of Slate for Comwnunities and Local Govermnment,
Greyread Limited & Granville Developmernts Limited [2017], where Lang J agreed with the Secoretary of
State that in the NPPF, Yisolated’ should be given its ordinery and objective meaning of "far away from

other places, buildings or peopie; remole” {Ondord Concise English Diclionary). Lang .l goses on o siate:

“.. INPRF 78] cannot be read as g policy against development in setflernents without
faciities and services since It expressly recognises that developmeant in a srmalf village
may enfance and maintain services in a neighbouring village, as people fravel 1o use
them. The PPQG advises that "aff settlements can play a rofe in defivering sustainable
development in rral areas®, . “and so Dlanke! policies restricting housing
development in same seflfernents and preventing other seflflements from expanding

b

should be avoided....". Moreover, In rural aregs, where public fransport is fimited,
people may have o travel by car (o & village or town to access services.., [NPPF 103}
recognise that the general policy i favour of iocating development where irave! is
minirised, and Use of pubiic fransport is maxirmisad, has to be sufficiently flexibie to

take account of the differences hetween urban and rural areas.”

8.4 In upholding the decision of Lang J in the High Cowt, MeCombe L) and Lindblom L in the Cowrt of
Appaal stated:

“In my view, in its parficular context in ... {paragraph 78] of the NPPF, the word
“feolated” in the phrase “isolated homes in the couniryside” simply connotes a
chwedling ihat Is physically separate or rermote frorm a setflernent. Whether a proposed
new dwelling is, oris nof, “isolgiad” i this sense will be a matter of fact and planning
fudgment for the decision-maker in the partinuiar circumstances of the case in hand
... What constituies g seftlement for these purposes is also leff undefined in the NPPFE,
The NPPF confains no definitions of a “conmununity”, a “setfferment”, or a "village”.
There is no specified minimum number of dweflings, or population. it fs not said that
a setflermant or developmeani houndary must have been fixed in an adopied or
emerging local plan, or thal only the land and bulldings within that selffement or
development boundary wilf constitute the settfement. In my view g settiemeant would

not necessarily exciude & hamilet or a cluster of dweliings, without, for exampla, &
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shop or post office of its own, or a school or communily hall or a pubiic house nearby,

or public fransport within easy reaci.”

G.15 In applying this to the application sits, B is evident that the site camnot be defined as isolated within the
definition of the NPPF. It is in close proximity 1o an exisling cluster of residential and commercial
davelopment and as such, does not constitule an isclated location in the conlext of Paragraph 78, Whilst
the judgerment confirms that access to public transport is not definitive In an assessment of isolation for
the purposes of Faragraph 79, the application sife has access to excellent public transport servicss

otfaring high frequency senvices o {acilities and services.

]
and
S

Yapion can be reached on fool and there are two bus stops 1o the south of the sits on Bilsham Road,
whichy is served by a freguent bus servios running north and south, The 700 Coastliner Service runs
between Littiehamption, Yapton, Feipham, Bognor Regis, Chichesler and Porismouth, whers itis possible
to connect to mainiine rains running to London Waterloo and London Victoria, This service operates
Monday to Sunday, epproximataly every twenty minuies during the day. The 141 Compass Travel
Sarvics runs between Yapion and Chichaster, to Bishop Luffa School, via Elmer, Feipham and Bersied
on school days. [t stops in Yaplon at 06:42 and 15:30. There is a dedicated cycle path running along the
nartherm sids of the A258, which connects Littlehampton to Bognor Regis. Bilsham RHoad is a defined
cveie routs cormecting 1o the AZES. In addition, the Yapton Contexiual Appraisal and Design Guide
{Decamber 2020) highlights that there has been an agreed naw cycie route 1o provids a cyole roule linking

Yapton and Barnham.

G.17 The excallerd public transport provision and good access to cycle infrastruciure are considersd to offer
a realistic allernalive 1o travel by car and provide acoess 1o the local services and faciiities in the area.
With this in mind, ihe application sile i3 not iselatad and the provision of alfamative means of ravel to
the privete car, will allow a development of the scale proposed to oparats sustainably, With this in mind,
it is considerad that the presumplion in favouwr of susiainable developmeant applies, subject to &l other

relevant and matarial planning considerations, which are discuasad in the Tollowing subsections.

ii. Affordable Housing

818 Policy A 8P2 {Affordable Housing) sets out a requirement for 30% onsile affordable housing on
davalopments of eleven unfis or more. This generates a reguirement for 22 affordabile dwellings on sitg,
the delalls of which will be determined at Reserved Matters stags and secured through S108 in this

application. The proposal is complient with Policy AH SP2 of the Local Plan £018).

. Highwavs and Agcess

.19 The accomparnying Transport Statement, preparad by the Applicant’s highway consuliani, Nick Culhans,
demonsirates thal the sile is an appropriate walking distance o facilities and servicss, there are eveling
connections to local and national cycls routes, as weall as good levels and frequencies of bus connectivity

and train services.
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€.20 The Transport Statement Hiustrates that, through the use of TRICS data, the devsioprment will not result
in a material increass in vehicular traffic in the AM and PM peak periods, nor will it have any significant
rmpact on the Bilsharn Roead, AZ58 junclion. The proposed developmant will be saerved by a new priority
acoess unction onto Bidsharmn Road, where visiblity s it agcordancs with Manual for Strests and

supportad by an independent Stags 1 Safety Audit.

6.21 The development is considerad compliant with Policies T 3P 1 and T DM1 of the Local Plan 2018} and
will not result in any dermonstrable harm 1o the safe operation of the adioining public highway, Please

refar to the accompanying report for full detalis,

v. Ecology
.22 The second reason for refusal of the previous application (YV/70/20/0UT) was dus 1o a lack of information
to aliow the Courcilio adegualely assess the impact of the proposed development on proleciad species,

in particular dormice and reptiles, and whether the proposal resulted in a net gain in biodiversity.

6.43 The Applicant’s scologist, Phiflips Foology, has prepared an extended Phase 1 Ecological Asssssment
anwd Phase 2 Survey Reports to support the application. The assessment concluded that the siie has the
potential to support protected and priority species, including dormice, breeding birds, great orested

newls and reptiles,

.24 As aresult of this, further survey work was undertaken to continn the presence/absences of reptiles, greal
crested nawils and donmice 1o ascariain the polential impact of the proposed developiment and finaliss
the necessary miligation. The survays confinmed that the site supports & low population of commen
lizards and slow worms and a miligation strategy has been designed to ensure that the proposed
davelopment doss not harm the lizards or slow worms. Neithsr dorrnice nor great cresied newts wers

found on the site.

%.25 The overall conclusion drawn by the eoologist is that, providing the recommendations sst out in the report
are followed, the proposed development s compliant with Policy ENYV DMS of the Local Plan 2018}, as

well as the reguirsments of the NPPF (2019). Please refar to the accompanying surveys Tor full details.

v, Landscape
6.26 Tied 1o Reeson for Refusal 1 of the previcus application {Y/70/20/0UT) was the concem thal the
proposed development would cause significant and demaonstrable harm to the character of the locaiity.
The Applicants landscaps consultant has undertaken both a Landscape and Visual Evidence and Impact
Appraisal {L.VESIA), which identifies whet is important with reference 1o the site and ifs setling, used to

ivform the proposal, and an assessment of the landscape and visual effect of the final proposal

6.27 The Impact Appraisal concludes that the primary visual impact arising from the development will be
experienced from the north and northeast and from the properties overlooking the developmart. The
development will nod be seen from Yapton's local green spaces and the view comidor fowards Chichester

Cathedral, extending from the South Downs National Park will remain unhanmed,
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G.28 The proposed development will have a "Neutral® visual affact oy views that ars a key component 1o the
LCA C1 Chichester to Shoreham Coastal Plain, LCA 20 Fanshamy/Middieton Fringe Coastal Plain and
LA 30 Bilsham Coastal Plain landscape character. Al & local landscape level, the moderale scenic
beauty will be protected and in places enhanced by new planting. Cverall, there will be a minor beneficial
landscape effect on the wider LCA C1 and local LOA 20, with 3 minor advarss effect within the LCA 30

Bilsharn Coastal Plain, due to the loss of characteristic paddocks,

.28 The overall conclusion is that the proposed developmeant would be compliant with Policy LAN DM of
the Local Plan, partially protecting the highest-grade agricultural land and historic field hedgerows. Ths
proposal woulld have minor beneficial and neutral, with no significant adverse landscape effects, on the

wider landscaps character,

6.30 Similarly, the developrment proposal would resull in beneficial and nautral visual sffects, with limited
rwanibrer of significant visual sffects, identifisd from Footpalh 144 o thse norih {which cannot be mitigaled
furthery and significant visual effects, reducing efter five vears, for five of the closest propearties

overlooking the development.

.31 The proposal i3, as a resull, compliant with Policy LAN DM1 of the Local Plan 2018), as well as the

requirernants of the NPPE 20181, Pleass reler 1o the accompanying report for full details,

vi. Flood Risk and Drainage

8.32 GeoSmart information has prepared a surface watsy and foul water drainege stralegy, which assesses
the feasibilily of a various SubDS options. A SulS strategy is proposed 1o ensure surface water runoff
can be managed effectively over the lfelime of the developrnent and & foul waler sirategy o ensure foul

waler is drained effectively.

»
&3

Given the size of the site and the proposed developnent across four distingt areas, separale drainiege
schemes are proposed for each area, with separate SulS featurss in each. The site has modarats
potential for infillralion, associsted with the underlving river lerrace superficial deposits and chalk

bedrock.

8.34 GeoSmart’s Phase 1 Land Contamination report indicates that thers is potaniial for contamination in ths
arsa of the proposed commearcial astale extension. Infiltration to ground is, as a rasult, not considered
appropriate in this section of the sile. There are muitiple swrface waler faaturas within close proximity io
the site thet may be feasible to discherge into, whers infiltration to ground is not feasible. GeoBmart has
undertaken an assessment of the location of sewsr Teatures within the vicinity and found that the site is
further than 100m from a sewsr, thersiore discharge of surface water runctt 1o sewer is unlikely 1o be

appropriats. However, the discharge of foul water to the public sewsr is considered accaptable.

o
3]

With refersnce o Toul drainage, a gravity drained network to a pumping station is proposed. The
pumping station will pump the foul drainage 1o the nearest public sewar natwork, sifumied 970 m o the

narthwest of the site,
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6.36 The proposed developmant is tharefore considerad compliant with Policies W DMZ and W DM3 of the

Local Plan (2018, Pleass refer to the accompanying report for full detalls,

vil. Acouslics and Air Quality

Acoustics

6.37 A MNoise Assessmertt has been pweparad by Anderson Acoustics 1o assess the inpact of noise on the
propossed development,  NMoise generalion is primartly dominated by road traffic on Bilsham Hoad,
cultivation of the surrounding agricultural fand, and commercial activities &t the existing light industrial
estate. Predictad noise levals across the proposed development demonstrate that guideline internal
noiss levels, describad within BS8233, can be achisved with windows partially open for venlilation. Noise
levels in exlemnal private amenity areas are expectad to comfortably comply with the relsvant guidance

values,

s
o]
o]

The assessment mekes recommendations to control the noise impact and conclides that, if thess
measures are followed, the propossd development will meet the relevant BS8233 standards. The

proposal is considared comphant with Policy GF DM of the Local Plan 20185,

Afr Quality

»
&

Anderson Acoustics also underiock an alr quality asssasment, dust risk assessment and alr quality
neuiral asssssment for the proposed development, whers the impact on existing receptors is considered

negligible and the effect not significant’,

.40 The modellad annual mean NO2 and PM10 concantrations for 2020 indicate that concentrations on the
sile are bslow the annual mean objectives. The hourly mean NO2 obiective is uniikely {o bs exceeded,
The effect of the infroduction of human health recepiors is considered as ‘not significant’, as the arsas

are not it exceedance of the annual or dally mean NO2 or PMio objectives.

.41 The dust risk assessmeant shows the sife to be ‘medium risk’ for dust solling effects and ‘low risk’ for
hurnan heallh sffects, prior to the consideration of mitigation. With mitigalion in place the dust effect is

considersd ‘not significant’.

G.42 The emissions mitigation assessment shows that the development can be considersd ‘Al Quality
Neutral’ for both transport and building emissions. Ths proposed development is complient with Policy
QF DRt of the Local Plan 2018)

vill. Herilage and Archasology

Herifage

€.43 The site is adiacent to two locally listed Bullidings of Characler (84/85 Blisham Hoad) and s in close
proximity to the Grade  Listed Hobbs Farmbiouse, as well as the Grade H Listed Buildings within Hobbs
Courl.  Policies HER SP1 {The Historic Environment), HER DM1 {Listed Buildings) and HER DM2
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{Buildings or Struciwres of Character} sesk to protect listed buiidings and thelr setting, only allowing

propasals that maintain and enhance thelr character and sefiing.

6.44 In delermnining applications, the Local Planning Awthority {(LPAY must consider the level of hamm
associaied with the proposal, weighing the direct or indirect impact with the benefits of providing the
proposal. The accompanying Herilage Assessment sels out that Hobbs Farrmhouse was originally part
of Bilsham Farm and thers is very little information with refersnce 1o the reason for the Hsting. However,

it is likely due 1o Bs archilectural interest,

6.45 The proposed development iz 165m away from Hobbs Farmhouse and will nol be seen by sither the
farmhiouse or development, The selting of the bisted building will also be retained and as such, the

Herltage Assessment concluded no adverse impact on the heritage asset,

G.48 Hisnoled that the Councit's Conservation Officer concludisd less than substantial harm to the previously
refused proposat (Y/70/20/0UT) and as such, it was necassary 1o consider the public bensfits of the
proposed development. The Otlicar’s Feport concluded that the bensiits of the proposal were encugh
1o outweigh ths less than substantial harm and that ths proposal was complient with Policies HER 3P1,
HER DMT and HER DMZ of the Local Plan (0181, The same is considered 1o apply 1o the current

proposal,

Archasology

6.47 The sile does not sit within a designated archaeoiogical notification ares and i is noted that the Council’s
Archasoiogy Officer did not object o the previous proposal {Y/7020/0UT), subject 1o a condition
requiring archaeclogical investigation. I is considered that the same ¢an be appiied o the current

proposal,

ix. Contamination
8.48 GeoSmart ormation has prepared an EnvireSmart report to provids advios regarding thes nature and
potertial of contamingted land hezards that may be presant on site. The report considars the hkelihood
of sources of contamination being present and the consequencs or severity of the impact on potential
receptors. The assesameryt concludes that there is a low probability of contamination on the sie, which
woiild have a medium lavel of severity if present. However, the overall land quality risk iz considered

madarats 1o low.

3. Planning Conditions and Obligations

Flanning Conditions

5.48 Mova Planning will Haise with Officers on behalf of the Appticant, {o agrse appropriatsly worded planning

conditions.
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Filanning Obiigations

8,50 The Applicard has reviewsd the proposal in the contentt of the obligaticna highlighted in the Local Plan
{2018}, as well as the reguirements of Regulations 122 and 123 of the Community Infrastructive Levy

Hagulalions 2010 {As Amended).

8.51 The following drafl Heads of Terms for a $108 Agreement address the necessary plarming obligations fo

ensure that the scheme mests the needs generaled and is acceptabls in planning terms.

Highway Works: The Applicant will undertake the necassary iunctionnworks at the point of access io the

sits in accordance with the details set out in the Transporl Statement and access proposal plans,

Afordable Housing: Affordable housing will be provided in compliance with Policy AH BP2 of the Local

Plan (2018,

o
A1
B2

The Applicant will lisise with Officers over the course of the application o identify and agree tha finencial
contribulions o be inchided within the final 3108 Agresment, in accordance with the requiremenis of

Fegulations 122 and 123
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7. Conclusion

=
mnd

The application is made in outline for the erection of up to 73 residential dwellings and 405 sam of fight
industrial buildings, together with allolments and children’s play space - all matiers reserved except for

ACTESS.
7.2 The proposal will daliver a range of materia planning benefits, including:

«  Provision of up to 73 residential dwellings.

s 3% onsile affordable housing equating to 22 dwellings.

«  Provision of 405 sgm of Hght indusirial bulldings, which provide valuabls emplovmsit
opportunities.

+  An appropriate mix of dwelling types and sizes,

+«  Provision of onsite, publicly accessible apan space, including 34 aliotments.

«  Provision of landscaping, including substantial tres planting and ecological enhancement.

«  Provision of a managed, positive surface water drainage, which improves the surface water
regime in the locality.

¢+ Delivery of short-term aconomic bensfits in tenmns of construction.

e Delivery of long-term economic benefits in terms of ClL, New Homes Bonus and Councll Tax

revene,

-~

3 Thetechnical reports that accompany the application demonsirate that there are no overriding fechnical
constraints that would prevent the site frorm being delivered, and it is with these points in mind, that the

Applicant considers the planning balance o rest firmly in Tavour of granting consent.
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