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LAND AT CHANTRY LANE, STORRINGTON (ADS98)

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:
· Effect on the landscape setting of Storrington, particularly as seem from the AONB.

· Suitability of access.

· Flood risk, nature conservation (SSSI), drainage and water supply.

· Possible loss of employment floorspace.

2.
Site Description

2.1
This site is located on the southern side of Storrington and comprises two parts, firstly, the Chantry Lane industrial estate which is accessed from Chantry Lane to the west and secondly, land south of Washington Road (A283) which includes a sand quarry and fields to the south and east. The site has an area overall of about 21 ha.

2.2
The industrial estate has been in existence since the 1950’s. It comprises some 25 units in mainly B1 and B2 uses. The existing commercial buildings are situated on the western boundary and the central part of the site. They are predominantly single and 1½ storey brick units. The remainder of the industrial estate consists of hardstanding and material storage areas. The site is self-contained and well screened by trees on all boundaries except the western boundary where the screen is thinner.  To the north and east, the boundary trees form a woodland. There are sporadic residential properties to the west and north, accessed off Chantry Lane. The industrial estate is within the countryside and adjoins the Sussex Downs Area of Outstanding Natural Beauty (AONB) on its eastern, western and southern boundaries.
2.3
That part of the site south of Washington Road is located south of the Sussex Down RAFA development and extends to Sullington Lane to the east. This land slopes away from Washington Road to form a pattern of irregular shaped fields. Trees along some of the field boundaries within the site are protected by Tree Preservation Orders. However, with the exception of a woodland in the south-western corner of this part of the site, the site boundaries are generally open to views. A public right of way (FP2664) runs along the western boundary of this area of land between Meadowside to the north-west and Sullington Lane to the south-east.
3.
Existing Policy Designation

3.1
The Chantry Lane industrial estate is a previously-developed site located in the countryside outside of and divorced from the settlement boundary.  The land south of Washington Road is also within the countryside; part of this area of land is within the AONB and part is designated as a Site of Special Scientific Interest (SSSI). As such, Policy CP1 of the Core Strategy which seeks to protect landscape and townscape character is relevant and Policies DC4 (AONBs) and DC5 (Biodiversity) of the General Development Control Policies Submission Document are also relevant. 

3.2
The Council’s approach to the development of such sites is set out in Policy CP8 of the Core Strategy and the provisions of Policy CP5 which are also relevant. Policy DC 30 (Rural commercial development and the expansion of existing rural commercial sites/intensification of uses) of the General Development Control Policies Submission Document is also relevant in this case as there are existing buildings on part of the site.

4.
Relevant Planning History

4.1
There have been numerous planning applications associated with the commercial use of the industrial estate. The sand quarry started operating in the 1930’s and was registered in 1993. The use is subject to various operating conditions.
4.2
The site was put forward to the Council in the LDF Preparation Process before the Submission Stage.

5.
Principal Issues

5.1 The site as a whole is proposed for mixed use development. The Council submits that any form of residential development on the 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 Additionally, that part of the site comprising the industrial estate does not adjoin the built-up area boundary and could not therefore be included within it without the inclusion of a further area of countryside designated as AONB, which would be highly undesirable and would conflict with the policies of the Core Strategy.

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

5.4
In relation to the proposed employment use as put forward by the respondent, the Council submits that enhanced employment use and improvement of the existing buildings on the industrial estate together with additional landscaping and improved access would be more appropriately determined via a planning application in accordance with national guidance in PPS1 and PPS7 and the relevant employment policies of the adopted Core Strategy (2007) and General Development Control Policies DPD. Any more significant level of employment development on this site, including on the land outside the industrial estate would be unnecessary at this stage. 
5.5
The Council's overarching position with regard to the development of Employment Sites is set out in the Adopted Core Strategy (2007) (CDHor2), under policies CP10 and CP11 and paragraphs 4.59 – 4.62. This position has been informed by the West Sussex Structure Plan 2001-2016 requirements and the findings of the strategic Employment Land Review (ELR) (CDsx1), undertaken jointly between Horsham District Council, Crawley Borough Council and Mid Sussex District Council. The Inspectors were satisfied at the Core Strategy examination that the ELR had been carried out in accordance with Government guidance. They saw no evidence that would cause them to doubt the main thrust of the Review’s conclusions, and they were satisfied that the ELR had been competently carried out.

5.6
This demonstrates that the Council has a robust policy framework that has allocated sufficient employment sites, coupled with the natural ‘frictional vacancies’ in employment buildings and market and the intensification of floorspace provision at existing premises, to meet the requirement of Policy CP10 of the adopted Core Strategy over the period to 2018. In the light of the above context, it is submitted that there is currently no overriding need for additional dedicated employment sites to be allocated within the SSAL DPD. As outlined above, it is considered that policies of the adopted Core Strategy and the General Development Control Policies DPD will be sufficient to deal with any applications for suitably located employment sites within the plan period. 

Effect on the landscape setting of Storrington, particularly as seem from the AONB.
5.7
The industrial estate part of the site is relatively well screened and contained. There may be scope for appropriate employment redevelopment and improvement including strengthening the existing landscaping on the western boundary, subject to other considerations, without any significant adverse impact on the landscape setting of the village or the character and setting of the AONB. 

5.8
However, the eastern half of that part of the site south of Washington Road is within the AONB and this part of the site is more open to views from the south. Given the sloping level of the land away from Washington Road, it is visible from both short and long views from the AONB. It is considered that development of this land would be prominent and detrimental to the landscape setting of the village as viewed from Washington Road and Sullington Lane to the east and rights of way to the south. There a number of trees along field boundaries, subject to TPO’s within this part of the site and these would be a further constraint on development.  Overall, it is considered that development of this land would represent an unacceptable incursion into a sensitive and attractive area of countryside.

Suitability of access

5.9
The site and existing uses are accessed from Chantry Lane which leads south from the A283. Chantry Lane is narrow with poor visibility along parts of its length and access into the industrial estate also suffers from restricted visibility. The limitations of the existing access arrangements are a severe constraint to further development and it is likely that any material increase in traffic using Chantry Lane would be opposed by the County Council as Highway Authority on highway safety and capacity grounds.  

5.10
No alternative option for access has been put forward and it is unlikely that a new access off Washington Road would be viewed favourably due to the likely harm to the character of the AONB.
5.11
A transport assessment has not been submitted for the development of this site.  Without detailed information relating to the point of access, sustainability and accessibility the County Council cannot support the site based on the limited information currently submitted.

5.12
Any subsequent planning application would be required to be supported by a Stage 1 Road Safety Audit, Transport Assessment or Statement and associated Travel Plan.  If any transport assessment highlights issues that cannot be addressed in terms of safety, capacity or sustainable access then the Highway Authority would object to the development of this site.

Flood risk, nature conservation (SSSI), drainage and water supply.

5.13
The Environment Agency’s indicative flood plain map shows the site not to be at risk from flooding. There is no indication from Southern Water that appropriate drainage or a water supply could not be provided to any development on the site.
5.14
A large part of the land south of Washington Road including the woodland in the south-western corner is a designated Site of Special Scientific Interest (SSSI). Give its recognised important for biodiversity, this represents a further significant constraint. PPS9 makes it clear that planning permission should not normally be granted for development on land within or outside an SSSI that is likely to have an adverse impact on the SSSI. Given the limited details provided by the respondent, the combination of SSSI and AONB designations on the land south of Washington Road indicate that this site is inappropriate for development. 

Possible loss of employment floorspace.
5.15
Despite its location and access constraints, the existing industrial estate makes a valuable contribution to local employment opportunities. Whilst the site is not identified as an Employment Protection Zone, Policy CP11 of the Core Strategy states that the loss of employment sites will not be permitted where their retention is justified by the need to protect the stock of premises in the area. Recent survey work undertaken of existing occupiers appears to indicate that the estate is performing well and has done so for many years as a manufacturing based commercial estate. Given this, it is considered that any significant loss of employment space at this site arising from the proposals that have been put forward would be a negative aspect of the development.
6.
Response to Submitted Statements
6.1
Richard Maile on behalf of Mr and Mrs Robinson (135) considers that a Development Brief should be prepared for this large, previously developed site which could include enhanced public access to the AONB. He acknowledges that access improvements would be required and that flood risk and nature conservation are relevant issues. 
6.2
For the reasons given in section 5 above, it is not considered that allocation of this land or preparation of a Development Brief would be necessary or appropriate given the limited opportunities for development/enhancement of the industrial estate. The other issues have been addressed above.

6.3
The issues referred to by Berkeley Strategic/Fletcher Trust (1514) reflect those raised by the Inspector as addressed above.

6.4
Objections to development of this land have been lodged by Storrington & Sullington Parish Council (2230), Sussex Downs Joint Committee (157), Crest Nicholson (South East ) Ltd (2575) and Natural England (962 and 1776). The concerns raised have been addressed in Section 5 above.

6.5
Mr R T Edworthy on behalf of Denne Neighbourhood Council (146 and 1085) supports the inclusion of Chantry Lane for housing development to relieve the pressure created by building 2000 homes on land West of Horsham. The Council considers that the issues of the acceptability and deliverability of the strategic allocation - West of Horsham have been dealt with as part of the Core Strategy Examination and that it is inappropriate to re-open the consideration in the context of the SSAL document.  The issues relating to the land west of Horsham have been addressed in the Inspectors Report on the Core Strategy (paragraph 7.4).  
7.
Conclusions

7.1
The Council opposes the inclusion of this site within the built-up area boundary and its allocation for mixed use commercial/residential development. It has been demonstrated that there is no need to allocate smaller greenfield sites at this stage to meet the housing need indicated in Policy CP4 and the employment needs indicated in Policy CP10. Furthermore, no local need has been identified in accordance with Policy CP8. The Council therefore contends that the development of this site would be inappropriate as it would not comply with the adopted Core Strategy. Additionally, there are no exceptional circumstances that justify a recommendation to allocate this rural site given its location within an AONB, SSSI, the likely resulting harm to the landscape setting of Storrington and the constraints on access.

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 policy, particularly PPS3 and PPS7, 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 particularly Policies CP5, CP8, and CP10 (Test 6);
· the allocation would fail to represent the most appropriate in all the circumstances, having considered the relevant alternatives, and given that suitable sites within the built up area and the site at RMC Engineering Works (AL6) been identified in the SSAL (Test 7).
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