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EASTERN BILLINGSHURST, LAND OFF DAUX ROAD, (ADS 8)
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.  The Statement sets out the Council’s view on the likely key issues and questions for Examination identified by the Inspectors, which are as follows:
· The extent of the site
· Environmental constraints - wildlife, traffic and access, drainage, flooding and water supply

· Sustainability - distance from services

2.
Site Description

2.1
The site is just under 3.4 hectares in its total extent (without taking account of boundaries or the developable area) and is proposed for mixed development for residential and employment use.
2.2
The site is located to the east of Billingshurst and would form an extension to the existing settlement.  The site has a watercourse (Par Brook) running west to east through the centre of the site which has a high risk of flooding.  The site also has a high pressure gas pipe line that runs west to east through the site that would restrict some form of development.  There is a railway line that bounds the site to the north with a number of large mature trees and hedgerows bounding the site to the east and south.  The existing settlement is to the west of the site.  There is an ancient woodland (Daux/Rosier Woods) located to the south of the site and Great Daux Farmhouse, a Listed Building, adjoins the northern part of the site to the west.

3.
Existing Policy Designation

3.1
The site lies outside the built-up area as defined in the Horsham District Core Strategy 2007 and Proposals Map 2006.  It therefore lies within an area which is designated as countryside.
4.
Relevant Planning History

4.1
The site has no previous planning history, although the Inspector who held the Local Plan Inquiry into objections to the Horsham District Local Plan considered a proposed allocation of the southern part of the site east of Daux Avenue (some 1.7 ha) for housing.  In his Report (December 1996) the Inspector concluded:

"Its development would represent an isolated and prominent incursion into the countryside in a manner unrelated to the existing pattern of development nearby.  There is a hedge with trees along the site's outer boundary but the proposed development would have an adverse impact on the character and appearance of the wider countryside, particularly when seen from rising ground to the north against the backdrop of Rosier Wood."  (paragraph 2.3.43)

In addition, the same Inspector also considered a proposal for an allocation of land for commercial development on the northern part of the site, east of Daux Road.  In respect of this part of the site and this proposal he concluded in his Report (December 1996):


"Although the objection site partly abuts the existing industrial estate at Daux Road its allocation would significantly extend the built-up area into open countryside.  Development here would be poorly related to the existing form and pattern of the village, and would represent an incongruous incursion into the pleasant rural area east of Billingshurst.  Buildings would be intrusive within the rural landscape, particularly when seen from the rising land to the north and across open fields to the east.  Although there is a tall hedge on the eastern boundary the screening effect of this and other boundary features would do little to ameliorate the harmful effects of development within what is predominantly an open landscape".  (paragraph 6.3.9)
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.  Nevertheless, the Core Strategy 2007 (CDHor2), paragraph 4.30, recognises that the position with regard to development at Billingshurst may need to be reviewed in the future, particularly with regard to the need to relocate business and redevelop some of the existing industrial area as part of a comprehensive planning strategy.  The Council believes that this co-ordinated and comprehensive approach to the release of any land on the eastern side of Billingshurst is the appropriate approach in order to secure the properly planned expansion of the village incorporating the necessary facilities and infrastructure, as well as resolving issues of integration and relationship between uses in the built-up area.  Piecemeal land releases would undermine this concept and limit opportunities to address the requirements in the most beneficial way.   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
A number of issues were identified by the Inspectors, which will be addressed individually in the following paragraphs:

i)
Extent of the site

5.4
In its original representations relating to the land off Daux Road (January 2004 Proposals document), Bellway Homes Ltd proposed the release of 3.3 ha of land south of the railway line to accommodate a mix of housing and commercial development (paragraph 1.3).  That representation document went on to propose retaining hedgerows and the watercourse; providing landscape buffers to the west and east; providing 1.8 ha of land for residential development (81 dwellings); and providing 0.47 ha of commercial development (paragraph 4.10).  The Council took the full extent of the site area (3.37 ha) as being the proposal for the purposes of the consultation on the Alternative Development Sites and Boundary Changes document (CDHor15).  It is now indicated by Bellway Homes Ltd in its submitted statement (1071) that the site comprises some 2.27 ha and a net developable area of 1.92 ha, capable of accommodating 75 dwellings.  The essential difference in approach and site areas quoted would appear to be the total gross site area or the land actually proposed for development excluding buffer planting/hedgerows and the land adjoining the Par Brook.  The Council is content that consideration of the site should be in the context of the figures now included in the submitted statement on behalf of Bellway Homes Ltd (2.27 ha/1.92 ha).  


ii)
Environmental constraints

5.5
The site, particularly the southern part, plays an important role in relation to the adjoining designated ancient woodland (Rosier Wood).  There is a clear relationship between the fields and the woods for wildlife; for example, information supplied by the Sussex Biodiversity Record Centre shows recorded sightings of Common Nightingales within the surrounding area.  Development on the site would undoubtedly impact on the wildlife value of the whole area.

5.6
The proposals for the site indicate access provided from both Daux Avenue and Daux Road.  Whilst this may be technically feasible the desirability of additional traffic using these roads is questionable, particularly in terms of the potential conflict between commercial and residential traffic.  The Inspector who held the Local Plan Inquiry in 1995, noted certain problems in his Report in relation to the then proposal for additional commercial development east of Daux Road:



"Daux Road and its junction with Lower Station Road is already used by traffic from the existing industrial estate.  The use of the road and junction would inevitably increase with further development, and I consider that this would exacerbate a situation which is already unsatisfactory.  I saw that there is considerable congestion around the junction and noted that the proximity of the level crossing and the incidence of parking and manoeuvring associated with the station and retail and commercial properties, together with the layout of the junction itself, creates a concentration of potential hazards for road users.  I am also concerned about the possible use of nearby residential roads, the southern part of Daux Road and Daux Avenue, by additional traffic, an element of which might be goods vehicles.  This would affect the living conditions of residents as well as increasing dangers."  (paragraph 6.3.11)


The position has not changed significantly since that time, other than the worsening of traffic conditions generally, confirming the concerns about releasing the land now proposed for development in the absence of a broader, comprehensive approach which might include transport links to the A272 east of Billingshurst, as well as relocation of existing commercial premises in/off Daux Road.

5.7
Some 0.32 ha within the site along Par Brook (or Rosier Gate Stream) lies within the Zone 3 flood plain (see attached map), which is the highest designation for potential flooding and restricts the development potential of the site both directly and by virtue of any development being likely to increase the risk of flooding further.

5.8
There is also concern about the impact of development, particularly commercial development as indicated in the original representation proposals for the site, on the setting of the Listed Building, Great Daux Farmhouse, adjoining the northern part of the site.  The Inspector who held the Local Plan Inquiry in 1995 commented in this respect:



"I am also concerned about the effect of the proposed development on the setting of the nearby listed building and on highway safety.  The main elevation of the timbered Great Daux Farmhouse is on its east side, and built development on the north-western part of the objection site would undoubtedly change the character of the listed farmhouse's immediate surroundings and detract from its present setting.  Whilst this harmful impact could be reduced to some extent by siting and landscape considerations the immediate setting and aspect of the attractive listed building would nonetheless be adversely affected."  (paragraph 6.3.10)


iii)
Sustainability

5.9
The configuration and structure of Billingshurst is such that any development on the site would be close to some facilities, albeit mostly separated by the railway line and level crossing, but at some distance from others, such as the village centre and doctors' surgery.  Whilst this may not be a particular impediment itself, it does serve to support the need for a longer term comprehensive approach to the future planning of the village and its facilities and services.

 om
6.
Response to Submitted Statements
6.1
Bellway Homes Ltd (1071) confirms that, in the light of the adoption of the Core Strategy, it is no longer promoting the identification of the wider area east of Billingshurst under ADS7; this alternative development proposal is, therefore withdrawn.  However, it considers that this land east of Daux Avenue is capable of independent release (apparently now for only residential development and not any commercial element) without harm to the comprehensive development of any future wider scheme.  This view partly relates to the overall housing land supply considerations and the priority for Category 1 settlements if there is any shortfall, and partly to the role the site could play in helping meet housing needs of Billingshurst and the wider area, without detriment to any future release, as with the Hammond Farm site (Policy AL8).  The issue with regard to housing land supply generally has already been addressed above and in the Matter 1 Response Statement.  The Council does not accept that the site is capable of independent release without harm to the broader comprehensive approach over the longer term for the reasons indicated above.  It also does not accept that this site is comparable with the Hammonds Farm site allocation; this site would be a significant extension of the built area into open countryside to the east of Billingshurst, compared to the logical 'rounding off' of a small scale development securing local community benefits and not prejudicing options for any wider development proposals.  The release of this site in a piecemeal way would be damaging to the local environment and structure of Billingshurst as a community and would limit the ability of the Council to address the local issues in a comprehensive manner, taking into account all the relevant considerations.
7.
Conclusions

7.1 The Council does not consider that there is any justification to release this site for development at this stage and contrary to the intended approach to the future planning of Billingshurst.  There is no overriding need for the additional development involved nor any basis to pre-empt the forthcoming Reserve Housing Sites DPD and review of the Core Strategy.  The suggested development would have damaging local impacts which could not be appropriately mitigated in the absence of the intended longer term comprehensive approach, and it would narrow the options for addressing the identified local issues in a properly planned manner.
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:
· The proposal is not in accordance with national planning policy in PPS3 (Test 3)

· The proposal would not comply with the development strategy principles of the adopted Core Strategy (Test 6)

· The proposal is not the most appropriate in all the circumstances and against the alternative longer term, comprehensive approach envisaged (Test 7)
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