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PREVIOUS ALLOCATION SQ5, CHRIST'S HOSPITAL (ADS83)
1. 
Introduction

1.1
The site at the former Station Yard and King Edward Close, Christ's Hospital has been put forward for consideration as an allocation within the Site Specific Allocations of Land document (SSAL) on the basis that it was formerly an allocation for residential development within the 1997 adopted Horsham District Local Plan, under Policy SQ5.  The Council did not carry forward the allocation, which has not yet been the subject of a planning permission or implementation, into the submission SSAL document (CDHor11).  The land is, however, included within the defined built-up area boundary for Christ's Hospital, shown on the Proposals Map (CDHor12).  

1.2
The Council takes the view that the context for the allocation has changed since the preparation of the Local Plan, particularly as a result of the confirmation of the provisions of Policy CP5 of the adopted Core Strategy 2007 (CDHor2).  The purpose of this Response Statement is to explain the Council's position and to address the issues relating to the site which have been raised in the submitted representations and statement on behalf of Christ's Hospital School.  This Statement also sets out the Council's view on the likely key issues and questions for Examination identified by the Inspectors, which are as follows:

· In this Category 2 settlement, what are the identified local needs which would be met by this site and the number of units proposed?

· Is the BUAB in the correct position?

· Is this site included in the Council's housing supply calculations?

· What are the exceptional circumstances that justify a recommendation other than one in conformity and consistent with the Core Strategy, as indicated under Tests of Soundness 4 and 6?
2.
Site Description

2.1
The site is situated in the settlement of Christ's Hospital; it covers an area of approximately 2 hectares.  The northern part of the site is part open land and partly occupied by Christ's Hospital School maintenance buildings.  The southern extent of the site is an open area at the northern end of King Edward Close.  The middle of the site is mature woodland.  The site is bounded by the station car park on its northern side; by Station Road to the east; the King Edward Close housing to the south; and to the west by the Arun Valley railway line.  The Sparrow Copse South area of Ancient Woodland and the Sparrow Copse SNCI are located to the north east of the site.  The settlement of Christ's Hospital is dominated by the adjoining Edwardian buildings of Christ's Hospital School and by recent development; it has few local facilities of its own right but is served by a railway station and has the opportunity to use the facilities at Christ's Hospital School.  
3.
Existing Policy Designation

3.1
The site is allocated for residential development under Policy SQ5 in the 1997 Horsham District Local Plan; that policy ('saved' until September 2007) permits redevelopment of the site for 40 dwellings, subject to criteria relating to the quality of design, provision of an extension to the existing station car park, safeguarding the properties from noise and the protection of mature trees.  The subsequent non-statutory Horsham District Local Plan Position Statement 2001-2006 confirmed the proposed allocation but added a requirement for the provision of a unit which could be used either for a retail or business use close to the station.
4.
Relevant Planning History

4.1
Planning permission for residential development (26-35 units) on the northern part of the site was refused in December 2006, following considerable negotiation on the proposals indicated.  The decision has been appealed by the applications and the appeal is being heard at a public inquiry on 12th June 2007.
5.
Principal Issues

5.1
The Council submits that there is no automatic right to a 'carry forward' of a previous unimplemented allocation, particularly in the context of a changed planning policy context in the nearly 10 years since the previous Local Plan policy was adopted (or 6 years since the subsequent Position Statement).  It is essential that the proposed re-allocation is justified on its merits against the current planning policies, primarily Policy CP5 of the adopted Core Strategy (CDHor2).  The Council takes the view that, whilst there could be circumstances in which the development of the site, or part of the site, might be justified, these have not been substantiated at present.  The Council's position is explained further below in relation to each of the key issues and questions identified for Examination.    


a)  Local Needs

5.2
In terms of local affordable housing needs, Christ's Hospital is within Southwater Parish and has to be considered within the context of the needs and opportunities within the Parish as a whole.  Southwater itself has seen considerable new residential development, including appropriate affordable housing provision, most recently in the Village Centre development.  There has also been some provision of affordable housing (16 units) within the development that has taken place at Christ's Hospital.  In the light of this recent development within the Parish there is not considered to be any immediate local need for affordable housing to meet the needs of the local community; indeed, the provision within Southwater has largely been the subject of nominations on the basis of meeting wider, District-based housing needs.  

5.3
The policy for the site in the Local Plan (SQ5) did not include any specific provision for affordable housing (social and low cost housing in the terminology of the time) because it was considered that the needs would be met in the major development at Southwater rather than at Christ's Hospital.  However, the Council subsequently changed its position on this, and in the development of the Home Farm/North Complex site (Policy SQ4) affordable housing provision was negotiated.  If the release of the former Station Yard site had been agreed under the Local Plan policy, the Council would have expected to see some affordable housing provision; the planning application offered 20% of the total units (5-7 units).  In the current policy context the expectation in accordance with Policy CP12 of the Core Strategy would be 100% affordable housing unless it is demonstrated that market housing is required under Policy CP5.  Whilst it is possible to express an intention to secure a mix of housing on the site, this does not amount to an identified local need for market housing.  
5.4
A potential local need relates to the presence and use of the railway station and the issues caused for the local community by car parking outside the station car park, for both capacity and cost reasons.  The Local Plan policy sought the provision of additional car parking to serve the station at the northern end of the site, adjoining the existing car park.  The planning application for the site took an amended approach but also provided for the extension of the car park.  Whilst this approach could amount to an identified local need, there has been no analysis of the viability of the development in terms of any market housing element having to fund the cost of the car park extension and associated measures to deter on-street car parking.

5.5
The only other local need that was identified for Christ's Hospital in the Local Plan was in relation to the incorporation of appropriate community facilities and the retention of the field adjoining Station Road as a village green, in relation to the larger development proposal at Home Farm/North Complex (Policy SQ4).  There was no direct linkage to the proposal for the land covered by Policy SQ5.  The non-statutory Position Statement indicated a requirement for a retail or business unit close to the station but this proposition has not been articulated further.  Even if it were to be considered that any of these provisions still related directly to the site, it would need to be substantiated how the proposed approach accords with the scale of development, particularly for market housing, envisaged.  The Council is not aware of any other local needs that have been identified by the local community for Christ's Hospital.


b)
Built-Up Area Boundary

5.6
The Council considers that the built-up area boundary for Christ's Hospital is defined in the correct position, both generally and in relation to this location specifically.  The existing use of the site, with the buildings present on the former Station Yard, together with the clearly defined boundary presented by the railway line support this conclusion.  There is housing to the east and south of the southern part of the site as well as the row of cottages to the north of the station and its existing car park.  This is a logical and clearly recognisable boundary; any alternative would be arbitrary and difficult to relate to physical features.  However, the inclusion of the site within the built-up area boundary does not presume that redevelopment is necessarily acceptable, unless the terms of the relevant policies (CP5 and CP12) are met.

(c)
Housing Supply

5.7
Appendix 3 to the Overall Position Statement (CDHor7) confirms that the site is currently included in the Council's housing land supply calculations (for 40 dwellings, expected to be completed by 2009/10).  This inclusion (as at 1st April 2006) is based on the allocation within the Local Plan; if this is not implemented or carried forward to the SSAL document, then the 40 dwellings would no longer b capable of being included within the schedule and the 5 year housing land supply.  This would have an effect on the overall figures but, as has been pointed out in the Council's Response Statement on Matter 1, this would be picked up in the normal course of monitoring and weighed against the sites which have recently been permitted for residential development that had not previously been anticipated.


(d)
Exceptional Circumstances

5.8
Whilst it is acknowledged that the particular circumstances and timing of the transition to the new planning system have created unfortunate consequences for the landowner of the site, it is not considered that this amounts to exceptional circumstances to depart from the principles and policies of the Core Strategy in considering whether the site should be re-allocated.  The Council considers that the local needs being met by the development of the site have not been adequately substantiated and nor has any other exceptional circumstance been justified.  

6.
Response to Submitted Statement

6.1
Christ's Hospital School (1035) has recommended that provision for the allocation of the site should be included within Policy AL1 and that an additional site specific policy should also be included in the SSAL document.  The recommendation is supported by evidence seeking to demonstrate that the allocation of the site meets local needs by virtue of the improvement to the site; the provision of affordable housing; the need for a balanced mix of housing in the settlement; the market housing demand and lack of alternative sites in the Parish; the contribution to the retention or enhancement of community facilities in the form of the railway station, its car park extension, and the provision of a retail or business unit; and the enhanced sustainability from the new development.  It is considered by the School that the proposal complies with Policy CP5 and will make a positive contribution to the priority given to the redevelopment of previously developed land.  The Council does not believe that a local need for the affordable housing at Christ's Hospital at this time has been established, particularly given the recent development in Southwater, and that the comments about market housing demand or mix of housing do not amount to a justification for the type and scale of development proposed.  The potential local needs in terms of improvement of the site and the station facilities/car park have not been specifically justified in terms of local support or the test of provision against the amount of housing and the viability of the development.  It is, therefore, not accepted that the proposed allocation complies with Policy CP5 of the Core Strategy and nor is it considered that he redevelopment of a 'brownfield' site is sufficient justification to override the clear objectives of that policy for a Category 2 settlement.  In addition, as a point of clarification, even if it was considered that the site should be allocated under Policy AL1, the Council would not expect a further, specific policy because the overall development would be for less than 50 dwellings, which is the level adopted for individual policies for the larger previously-developed sites.

7.
Conclusion

7.1
Notwithstanding the previous allocation in the Local Plan of this site, the Council does not believe that, in the context of the current position and the adopted Core Strategy, there is sufficient justification or exceptional circumstances to warrant the allocation now of this site in the form suggested.  The Council takes the view that, if a particular identified local need is substantiated at some point in the future which justifies development on the site, then the decision to release the site, or part of it, could be made at that point in accordance with Policy CP5, particularly given that the site is within the defined built-up area.   

7.2
The allocation of this site at this time 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 comply with the provisions of the Core Strategy, especially Policy CP5 (Tests 4 and 6);
· it would not be the most appropriate in all the circumstances, particularly as the absence of a substantial local need means that it would not be founded on a robust and credible evidence base (Test 7).
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