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LAND AT SOPERS LANE, STEYNING (ADS18)

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 or changes to defined built-up areas 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 or changes 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 built-up area boundary change.  

2.
Site Description

2.1
The village of Steyning lies at the foot of the Sussex Downs.  It has an historic core but extensive areas of more modern housing estates on all sides.  This site lies on the north-western boundary of Steyning, on the southern side of Mouse Lane.  It is located between the boundary of the Sussex Downs Area of Outstanding Natural Beauty (AONB) to its north side (although part of the site actually falls within the boundary) and the existing built-up area boundary and Conservation Area boundary, to its south and east sides.

2.2
The site comprises an area of land of approximately 0.17ha adjacent to Mouse Lane, a single track lane from the village along the foothills of the Downs towards Wiston Park.  The site is crossed in three directions by a public footpath linking Mouse Lane with the countryside to the west and Sir George’s Place to the south (FP2718/1). A track also crosses the site in a south westerly direction from Mouse Lane.   The closest residential properties to the south and east are listed buildings.
2.3
The site itself is occupied by a prefabricated timber structure previously used as a Nautical Training Corps Headquarters.  It is understood that there is no current use of the building and the site has become overgrown.  
3.
Existing Policy Designation

3.1
The site lies outside the built-up area as defined in the adopted Horsham Core Strategy 2007 and the Proposals Map 2006.  It therefore lies within an area designated as countryside.  Steyning, Bramber and Upper Beeding is classified as a Category 1 Settlement as set out in Core Strategy Policy CP5 (Built-up Areas and Previously Developed Land).
4.
Relevant Planning History

4.1
The building on this site was retained under a series of temporary planning permissions.  The last permission was granted in 1991 for the temporary use of the building until 30th April 1994 and was personal to the Nautical Training Corps.  In 1997, an application for the alteration of the building and improvement of access for use by 2nd Steyning Scout Group was refused on the impact of the proposed activity and traffic on the character of the area, amenities of local residents and highway safety.  A subsequent appeal was dismissed. 
5.
Principal Issues

5.1 The principal issue in relation to this site is whether the built-up area boundary should be amended to include this site.  This is largely dependent upon an assessment of the character of the site and whether it is more akin to the built development to the south and east or whether its particular characteristics make it more rural in appearance.
5.2
The site is largely rural in character being overgrown and bounded by a number of mature and semi-mature trees.  There is only one building on the site; a prefabricated timber structure which is of functional proportions and design.  In no way does the building have any characteristics which would associate it with the residential properties to the south and east, the nearest of which are listed buildings. The building does not address the road frontage being set back almost 30m and appears as an isolated rural building.  In these circumstances it is submitted that the site associates with the surrounding countryside rather than forming part of the built-up area where sites are predominantly of built form.
5.3
The inclusion of this site within the built up area boundary could imply that further development or redevelopment is acceptable.  It is submitted that this assumption would be inappropriate in this sensitive location between the AONB and the Conservation Area with associated Listed Buildings.  Furthermore there are particular site constraints such as the access, proximity of adjoining residents and the presence of public footpaths which would need particular consideration.  It is therefore submitted that this site would be more appropriately maintained outside the built-up area boundary where the landscape implications of any use or development would be of principal importance.
6.
Response to Representations

6.1
No additional representations have been received in respect of this site.
7.
Conclusions

7.1 The Council opposes the inclusion of this site within the built-up area boundary and submits that, given the particular characteristics of the site and its location adjacent to the AONB, it is considered more appropriately maintained outside the built-up area.

7.2
The inclusion 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 be consistent with national planning policy, particularly PPS3 and PPS7, by virtue of its location and impacts (Test 4);

· it would not be coherent and consistent with the Core Strategy, particularly Policies CP1 and CP8 (Test 6);

· it does not represent the most appropriate approach in all the circumstances (Test 7).

_1211359827.bin

