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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 issue and question for Examination identified by the Inspectors, which is as follows:
· the loss of the allotments (PPG17)

2.
Site Description

2.1
The site comprises of an area of approximately 1.7 hectares and lies to the east of Billingshurst, immediately next to the built-up area.  The site is currently being used as local allotments which are privately owned.  The access to the allotments is through Little East Street.  
2.2
The site has open countryside to the east, but is bounded by large mature trees to the east and south of the site.  To the north and west of the site is the existing built-up area of Billingshurst.  The site has a public footpath that runs to the east and north-east of the site.  There is an existing doctor's surgery to the north east of the proposed site which is located off Roman Way.
2.3
The allotments on the proposed site are identified within the PPG17 Planning for Open Space, Sport and Recreation Assessment (CDHor17) and therefore should where possible be protected and retained.  Allotments form part of open space.  Any area of open space should be taken as being of public value, as they offer important opportunities for recreation as well as acting as a visual amenity (PPG 17, Annex, paragraph 1).  

3.
Existing Policy Designation

3.1
The site is designated outside of the defined built-up area in the adopted Horsham District Core Strategy 2007 and Proposals Maps 2006.  
4.
Relevant Planning History

4.1
The site has no relevant planning history.
5.
Principal Issues

5.1 The Council submits that any form of residential development on this 'greenfield' 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.   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 key issue has been identified by the Inspectors and this will be addressed firstly in the following section:

i)   The loss of allotments (PPG 17)

5.4
Across the District the take up of allotments is high (CDHor17 chapter 3).  This demonstrates a general need for further allotments and shows the need for retaining existing allotments.  The Horsham District PPG 17 Assessment recommends a provision standard of one allotment plot to 100 people in those areas where allotments are needed; this level is considered essential within Category 1 settlements.  It does, however, suggest that there may not be such a great need for allotments in an area where the density of dwellings is less than 30 per hectare.  The area surrounding the proposed site has a fairly high density overall and, therefore, there must be a presumption in favour of the retention of the allotments.  

5.5
This position is reinforced given that any future development will need to be built at densities of at least 30 dwellings per hectare, but ideally in sustainable locations should achieve a density closer to 50 dwellings per hectare.  This increased level of density will inevitably decrease the size of garden space.  As a consequence there is likely to be a need for more allotment space.  The allotment space needs to be well connected to residential development; therefore this site should be retained as an allotment site as it is well located to existing residential development and is in an ideal location as it currently meets a number of requirements for allotments, reflecting the principles set out in PPG17, particularly with regard to the advice in paragraph 14.

ii)   Other Issues

5.6
In addition to the role of the site in providing much needed allotments, the Council considers that residential development on the majority of this site would have adverse environmental consequences and would be difficult to access satisfactorily.  The site represents a 'green lung' in the structure of the built form of Billingshurst and is valuable visually, as well as functionally, for this purpose.  The fact that existing development bounds the site to the west and north does not mean that the land is automatically suitable for development.  The intensity of development resulting from the need to make efficient use of the land would have a detrimental impact on the character of the area, which has the feeling of drawing the countryside close into the centre of Billingshurst.  
5.7
The access to the site along Little East Street is unmade in part and is significantly constrained for a residential development of the scale intended, particularly by the on-street parking, including in Rose Hill.  No Transport Assessment has been prepared demonstrating how the necessary access and footways could be achieved (it is not even clear if there is the necessary control over Little East Street); indeed, any making up of the current access road could itself have a detrimental environmental impact on this area of Billingshurst.  Without proper access provision there is the potential for conflict between pedestrians and vehicles which would be a concern.  It is not believed that there is any control in order to establish an alternative access, either vehicular or pedestrian/cyclist, from Roman Way to the north (across the car park to the Doctors' Surgery).  
6.
Response to Submitted Statements
6.1
Independent Town Planning Services (2024), promotes the site for residential development and reduced replacement allotments due to its location abutting the built-up area and the close proximity to the services and facilities in the village.  The Council's view that the proposed site should not be allocated for a mixed use development of residential, allotments and a possible extension to the doctor's surgery is disputed on the basis of the potential benefits.  It is considered that the loss of allotments does comply and fully accord with PPG17 as a more efficient layout of a reduced number of allotments will be retained within the development site.  It is considered that the loss of a proportion of the allotment space is compliant with the requirements set out in PPG17, paragraph 18, as the development will enable significant improvements to the value of the existing facilities and that this improvement will significantly outweigh the loss of existing allotment space.  It is also suggested that the profile of the land for development is well enclosed and contained in relation to the existing development and is more physically related to the built-up area as opposed to the countryside; therefore it is considered to be in a sustainable location for development.
6.2
The Council does not agree that it is appropriate to release this land for residential development.  The site is located outside the built-up area and would lead to the irretrievable loss of allotment space.  The loss of this allotment space would not be compliant with PPG17 as Category 1 settlements such as Billingshurst are most in need of allotment space.  Whilst some improvements may well result to the layout and facilities of the remaining area of allotments, this would remove the most cultivated area, which is well tended at present, and limit the allotments to the area most affected by the adjoining trees and woodland.  The fact that the allotments are currently privately owned and it is suggested that their permanency cannot be guaranteed, is not in itself a reason for allowing residential development; there could be other means to secure the long term use, including the Council taking control of the land, supported by the Parish Council.  This is a matter which could be negotiated if the principle of residential development has been clearly rejected.  The Council could also improve the access to the allotments and car parking arrangements by the injection of fairly limited funding, in conjunction with its management of the adjoining woodland area, secured in conjunction with the release of the Hammonds Farm site (Policy AL8).  The current demand for the allotments on this site may be more a reflection of the existing ownership and management practice than any lack of local need for this amount of allotment land.  The existing allotments nearest Little East Street are certainly in full production.

6.3
The suggested area of land (0.4 ha) for extension of the Doctors' Surgery facilities seems more ephemeral than founded in any realistic proposition.  It is highly likely that this would simply mean more housing as there is no clear mechanism to ensure the land is secured for use by the Doctors' practice.  A similar principle applies to the suggested improved pedestrian and cycle links to the Surgery and Village Hall, which are potentially not capable of implementation.  It is also not clear how the proposed 36 dwellings allocation is arrived at; presumably at 30 dwellings per hectare, this assumes the development of the land suggested as a possible extension to the Doctors; Surgery, (1.2 ha in total) with the remainder of the site as retained allotments.  Whilst it is accepted that the site is in a sustainable location, the practicalities of development, particularly access in the light of current on-street parking problems, and the environmental impacts remain key constraints on the development of the site.  

7.
Conclusions

7.1 The Council does not consider this site suitable for residential development for the reasons outlined above and considers that this site should not be allocated for development.  The site is not consistent with Policies CP5 and CP14 of the Horsham District Core Strategy or PPG17 by virtue of the irretrievable loss of allotments, when other options for the long term future of the land might be feasible.  The implications of development in this location outweigh any of the suggested benefits and the land should be retained in its present use, with improvements as necessary.
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 PPG17 (Test 4)

· it is not in accordance with Policies CP5 and CP14 of the Core Strategy (Test 6)

· it does not represent the most appropriate allocation in all the circumstances having explored all the alternatives (Test 7).
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