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LAND SOUTH OF SOUTHWATER (ADS 75)

1. 
Introduction

1.1 Following the submission by the Council in November 2005 of the Site 

Specific Allocations of Land document (SSAL) (CDHor11) a number of alternative development sites were put forward by respondents for consideration as allocations.  These sites were included within the Alternative Development Sites and Boundary Changes document (CDHor15), published for consultation in January 2006.

1.2 The Council does not support these suggested sites and maintains that 

they are neither necessary nor appropriate in the context of both the provisions of The Core Strategy 2007 (CDHor2) and the site specific considerations.  The purpose of this Response Statement is to explain the Council’s position on this Alternative Development Site and to address the issues raised in the submitted representations in support of, or against, the suggested allocation.  

2.
Site Description

2.1
There are two separate areas to ADS 75. One area consists of dense woodland, almost entirely ancient woodland (ref. ANCWOO145255), with two houses on the north eastern edge of the site. There are a number of public footpaths which cross the land. To the north of the site is the existing settlement and along the north eastern boundary there are a substantial number of trees covered by a Tree Preservation Order (No. 227). The other perimeters of the site open out onto countryside. The second, more southerly, area of the site is a mix of farmland and woodland. The woodland is a large irregular shape which stretches from north to south, dividing the site in two. The existing settlement is to the north of the site. There is a public footpath (1688) which runs along this northern boundary and a Tree Preservation Order (No. 720) covering a group of trees in this area. There is also a public footpath (2815) running along the southern boundary. The site is fairly well contained as it is bordered by trees. The site area is in total approximately 32.7 ha; 11.59 ha and 20.95 ha respectively.
3.
Existing Policy Designation

3.1
The sites fall outside of the built- up area boundary of Southwater as defined in The Core Strategy and within the countryside. The Council’s approach to the potential development of such sites is set out in Policy CP8 of the Core Strategy and also relates to the provisions of Policy CP5 which is relevant.
4.
Relevant Planning History

4.1 
There is no planning history relating to the site, other than that the site was previously considered by the Council in the LDF Preparation Process before the submission stage.
5.
Principal Issues

5.1 The Council submits that any form of residential development on this site would be unnecessary at this stage.  The position on housing land supply is set out in the Council’s Overall Position Statement and the Response Statement on Matter 1.  This demonstrates that the Council has allocated sufficient previously developed land sites and smaller scale greenfield sites to meet the requirement of Policy CP4 of the adopted Core Strategy over the period to 2018.  It is further considered that the Council does not need additional greenfield site allocations at this stage but, if there is a need to address the small unidentified site allowance, or any other deficiency that might be identified, through new allocations, this should be undertaken through the programmed Reserve Housing Sites DPD and review of the Core Strategy.

5.2
In the light of the above context, it is submitted that there no need for additional greenfield sites to be included within the built up area boundary of Southwater.   Furthermore, there are a number of constraints on this site which, if developed, could result in significant adverse environmental consequences which would override any more general housing development requirement considerations.

5.3
The sites are proposed for residential development, recreational and conservation areas, with 250 -300 dwellings specified on the more southern site. Development of this scale, covering two large areas to the south of the village, would be visually intrusive in the wider area.
5.4
The southern site is seen as a rural entrance into Southwater. It is situated opposite ADS 76, where a similar argument is made, that there is no development on the opposite side of the road at this point and therefore development would be visible and intrusive into the open countryside, detracting from this green entrance to the south of the village. It is considered that it is not necessary to develop up to the main road, the A24, and even though this main road exists the rural character along the edge of the village would be eroded by development in this area.


5.5
On the more northern site, a large area of ancient woodland would have to be removed if the site was to be developed. This would have both visual and environmental impacts. The ancient woodlands are important habitats and have a significant ecological value, which would be lost. Development would also be visible in the wider surroundings and change the character of the area which is accessible to the public through a network of footpaths. Overall any development on this site would therefore have a detrimental effect on the woodland and the wider area.        
5.6
It is considered that noise from the A24 could be a significant constraint on the southern site. It would require a PPG24 assessment to see how much of a constraint it would be. Visits to the site have indicated that there is a high level of noise from the A24, although no technical readings have been taken. Initial discussions with Environmental Health Officers suggest it is unlikely in any instance that development up to the highway boundary would be allowed. Currently this area acts as a separation buffer between the existing development and the trunk road, as traffic levels (and noise and air quality issues) are only going to increase, it is considered appropriate to keep it as such. 
5.7
It is also noted that the introduction of technical measures such as triple glazing and acoustic ventilation may allow internal noise environments to meet the standards but would not provide a high quality environment for new residents near the A24.

5.8
The development of the site for up to 300 dwellings would result in an increase in traffic movements to and from the southern end of the village. These movements may be into larger towns such as Horsham and Crawley, however they are also likely to be into the village centre of Southwater due to edge of village location of the site. The southern site is approximately 1.5 km from the village centre. The potential increase in traffic is of concern to the local community as the new village centre has limited parking facilities. With there also likely to be access to the site from Mill Straight near the roundabout with the A24, there is some concern that the increase in traffic would be an issue in this area too. 
7.
Conclusions

7.1 The propose inclusion of the Land South of Southwater sites within the BUAB would be inappropriate as it would not comply with the adopted Core Strategy (2007), and due to the loss of woodland, noise issues and other concerns which have not been fully addressed at this stage, make it less desirable than the allocated sites. 

7.2
The allocation of this site would not comply with the relevant Tests of 
Soundness and would make the Site Specific Allocations of Land Document less sound because:
· it would not have regard to national planning policy, particularly PPS3 and PPG24 or other relevant plans, policies and strategies relating to the area (Test 4);
· the allocation of this site would not be consistent with the adopted Core Strategy prepared by the Authority as it lies outside of the settlement (Test 6);
· the allocation would fail to represent the most appropriate in all the circumstances, having considered the relevant alternatives, given the nature of the site (Test 7).
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