General Development Control Policies:

Alternative Policy Boundaries Document
Regulation 33 Statement
General Development Control Alternative Policy Boundaries consultation was held for 6 weeks from 3rd November until 15th December 2006.

It was a document that identified alternative policy boundaries put forward to the Inspector at the Submission stage as objections to the General Development Control Policies document.
The final number of ‘duly made’ comments was 33. One representation was rejected as it was received after the close of the consultation period, with the respondent being duly informed. 
The details in this report are for your information. The representations will be made available to the Inspector through the Programme Officer and will be considered at the Examination into the General Development Control Policies Submission document. 
The level of public interest in the document was low, probably due to the small number of suggested changes to the General Development Control Policies. There was less confusion over the origin of the proposals than with the Alternative Development Sites document, when many people thought that the proposals were being put forward by the Council rather than objectors to the Council’s proposals.    
Summary of Representations

APB 5105 – Horsham/Southwater Strategic Gap

Nine representations were received on this Alternative Policy Boundary, eight in support and one in objection. The representations suggested that it is essential that the Strategic Gap between Southwater and Horsham is maintained.  This is because these sites contain a number of features, which are valuable for local biodiversity and would offer some measure of protection from development. 

APB 5130 – Horsham/Southwater and Horsham/Crawley Strategic Gaps

Seven representations were received on this Alternative Policy Boundary, all in objection. The representations conveyed a strong objection to the proposed removal of the Strategic Gaps as it was felt that the Strategic Gaps provide essential buffer zones between the built up areas of Horsham/Crawley and Horsham/Southwater, and they were effective in preventing development within the area. 
APB 5057 – Omission of Parsonage Farm, Horsham, As an EPZ

Three representations were received on this Alternative Policy Boundary, one in support, one in objection and one observation.  The Environment Agency advised of a number of ditches on this site and that any form of development would require their consultation. The objection highlighted no identified shortfall in potential sites of industrial use and as such the site could be identified for residential development.  The other representation supported the designation provided it was properly managed.
APB 5153 – Horsham/Southwater Strategic Gap

Nine representations were received on this Alternative Policy Boundary, one in support and eight in objection. Again it was felt that the Strategic Gap should be preserved to prevent pressure from developers, preserve biodiversity and habitat and so the individual characters of the settlements could be preserved.
APB 5231 – Billingshurst Employment Protection Zones

Three representations were received on this Alternative Policy Boundary, two in objection and one observation. The representations called for the continued protection of employment sites within Billingshurst, principally to provide local employment opportunities and to minimise ‘rush hour’ traffic movements. 
General Document
Two representations were received confirming that the respondents did not have any comments to make on the document. 

	Policy
	ID no./ Name
	Rep ID
	Sup/

Obj
	Representation

	APB

5105
	1908
	1
	Sup
	Policy Background

The Core Strategy Spatial Objective 1 sets out the Council’s philosophy for the settlement distinction and the avoidance of coalescence thus:

To protect and enhance the diverse character and local distinctiveness of the District -  this will be addressed through the application of policies which will ensure that both the quality and key characteristics of the District’s biodiversity and landscape character of settlements, are retained and, where possible, enhanced. 

Paragraph 4.14 of the Core Strategy explains that: The maintenance of the settlement pattern is a key objective and it is particularly important to maintain the ‘strategic gaps’ between Horsham and Crawley and Horsham and Southwater. 

Policy CP1: Landscape and Townscape Character describes that the landscape character of the District, including the settlement pattern, together with the townscape character of settlements will be maintained and enhanced. Activities which may influence character should only take place where: a) the landscape and townscape character is protected, conserved or enhanced taking into account key landscape and settlements characteristics, including maintaining separation…etc
Our Comments
Successive Structure Plan approvals by the Secretary of State have stressed that the boundaries of Strategic Gaps and built-up areas should not, necessarily, be coincidental and that the purpose of gaps is to prevent coalescence and not to impose a presumption against development. 

The submitted West Sussex County Structure Plan of 1998 equated the longevity of a Strategic Gap to the duration of the relevant Plan. 

Consequently, in this instance there seems to be a good reason to include area F in the Strategic Gap area to prevent the possible development up to the A24, on the outer reaches of Christs Hospital. This would be a major visual intrusion and it would give the impression that Southwater had spread north-westwards to join the bypass. 

However, there does not seem to be a need for Area G to be included, as it would not help to prevent coalescence and would princuipally impose a presumption against development to the west of the village. 

Summary

We SUPPORT the inclusion of Area F in the Strategic Gap.

We OBJECT to the inclusion of Area G in the Strategic Gap. 
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	APB

5105
	1908
	2
	Obj
	Policy Background

The Core Strategy Spatial Objective 1 sets out the Council’s philosophy for the settlement distinction and the avoidance of coalescence thus:

To protect and enhance the diverse character and local distinctiveness of the District -  this will be addressed through the application of policies which will ensure that both the quality and key characteristics of the District’s biodiversity and landscape character of settlements, are retained and, where possible, enhanced. 

Paragraph 4.14 of the Core Strategy explains that: The maintenance of the settlement pattern is a key objective and it is particularly important to maintain the ‘strategic gaps’ between Horsham and Crawley and Horsham and Southwater. 

Policy CP1: Landscape and Townscape Character describes that the landscape character of the District, including the settlement pattern, together with the townscape character of settlements will be maintained and enhanced. Activities which may influence character should only take place where: a) the landscape and townscape character is protected, conserved or enhanced taking into account key landscape and settlements characteristics, including maintaining separation…etc
Our Comments
Successive Structure Plan approvals by the Secretary of State have stressed that the boundaries of Strategic Gaps and built-up areas should not, necessarily, be coincidental and that the purpose of gaps is to prevent coalescence and not to impose a presumption against development. 

The submitted West Sussex County Structure Plan of 1998 equated the longevity of a Strategic Gap to the duration of the relevant Plan. 

Consequently, in this instance there seems to be a good reason to include area F in the Strategic Gap area to prevent the possible development up to the A24, on the outer reaches of Christs Hospital. This would be a major visual intrusion and it would give the impression that Southwater had spread north-westwards to join the bypass. 

However, there does not seem to be a need for Area G to be included, as it would not help to prevent coalescence and would princuipally impose a presumption against development to the west of the village. 

Summary

We SUPPORT the inclusion of Area F in the Strategic Gap.

We OBJECT to the inclusion of Area G in the Strategic Gap.

	Policy
	ID no./ Name
	Rep ID
	Sup/

Obj
	Representation

	APB 5105
	1576
	3
	Sup 
	Keep Green Lung and extend between Horsham and Southwater.



	Policy
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	Sup/

Obj
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	APB 5105
	2875
	4
	Sup
	It is essential that the Strategic Gap between Southwater and Horsham is maintained. 
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Obj
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	APB 5105
	2287
	5
	Sup
	These are areas of attractive countryside, very rural in nature which provide a natural buffer zone on the western boundary of the built-up area of Southwater. Southwater has grown enormously in the last 10 years development of Area’s ‘F’ & ‘G’ would create a massive urbanised settlement and create a precedent for future development of the land between here and Broadbridge Heath.

The infrastructure of these areas consists of attractive, narrow winding country lanes not capable of coping with an increase in traffic, and the character of the hamlets of Two Mile Ash & Tower Hill would be irretrievably lost were development of this area to take place.

Re-instating these areas into the Horsham/Southwater Strategic Gap would offer some measure of protection from development. 
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	APB 5105
	127
	6
	Sup
	The Parish Council supports the policy APB 5105 to reinstate the strategic gap between Southwater and Horsham at areas F and G around Christ’s Hospital.
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	APB 5105
	2899
	7
	Sup
	We support the reinstatement of Areas F and G into the Horsham/Southwater Strategic Gap for the reasons outlined below:

These sites contain a number of features, which valuable for local biodiversity. These features include open space for amenity, populations of protected species and important habitats for biodiversity. These will act as sources for biodiversity to populate the nearby urban areas, and vital wildlife corridors between two significant settlements. Therefore, the inclusion of these areas within the strategic gap will allow them to be protected from development in the long term and prevent the loss of these features and functions, which are vital within the wider landscape. 

We highlight the following features of biodiversity value at these sites for your information:

Area F

This area contains Sparrow Copse SNCI, areas of ancient and ghyll woodland, ponds and watercourses. We also have previous records of protected species, including bats and water voles within this area. 

Area G

This area contains Courtland wood SNCI, ancient woodland and several watercourses. 
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	APB

5105
	121
	8
	Sup
	The Parish Council would like to strongly support this boundary change. 
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	APB 5105
	2853
	30
	Sup
	The Horsham Society supports the proposal from Southwater Parish Council to reinstate Areas F and G into the Horsham/Southwater Strategic Gap.
The retention of a significant and effective strategic gap is in our view essential if the eventual coalescence of the two communities is to be prevented.  The gap must be both real and create a feeling of separation.  The existing Gap is already compromised by council developments at Hop Oast.   The proposed development to the west of Horsham within the A24 boundary makes it all the more important to retain Area F.  

Any development within Areas F and G would significantly reduce the feeling and reality of separation between Southwater and Horsham. 


	Policy
	ID no./ Name
	Rep ID
	Sup/
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	APB

5130
	2287
	9
	Obj
	The Parish Council are horrified by this proposal. The Strategic Gaps provide essential buffer zones between the ever expanding built up areas of Horsham/Crawley and Horsham/Southwater, these are already being encroached upon. It is vitally important that measures are kept in place to prevent further erosion. 

To remove the Strategic Gap status would provide an open invitation to developers and potentially create an urban sprawl over a vast swathe of the northern half of the District.

The very separate and different identities of Horsham and Crawley would be lost and the nature of the area irrevocably damaged. 


	Policy
	ID no./ Name
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	Sup/

Obj
	Representation

	APB

5130
	1908
	10
	Obj
	Policy Background

The Core Strategy Spatial Objective 1 sets out the Council’s philosophy for the settlement distinction and the avoidance of coalescence thus:

To protect and enhance the diverse character and local distinctiveness of the District -  this will be addressed through the application of policies which will ensure that both the quality and key characteristics of the District’s biodiversity and landscape character of settlements, are retained and, where possible, enhanced. 

Paragraph 4.14 of the Core Strategy explains that: The maintenance of the settlement pattern is a key objective and it is particularly important to maintain the ‘strategic gaps’ between Horsham and Crawley and Horsham and Southwater. 

Policy CP1: Landscape and Townscape Character describes that the landscape character of the District, including the settlement pattern, together with the townscape character of settlements will be maintained and enhanced. Activities which may influence character should only take place where: a) the landscape and townscape character is protected, conserved or enhanced taking into account key landscape and settlements characteristics, including maintaining separation…etc
Our Comments
Successive Structure Plan approvals by the Secretary of State have stressed that the boundaries of Strategic Gaps and built-up areas should not, necessarily, be coincidental and that the purpose of gaps is to prevent coalescence and not to impose a presumption against development. 

The submitted West Sussex County Structure Plan of 1998 equated the longevity of a Strategic Gap to the duration of the relevant Plan. 

There is to be a Strategic Housing development to the west of Crawley (mainly in Horsham District) and the land to the south and south west of Horsham has been acknowledged at the Core Strategy Examination in September 2006 as being a highly sensitive area not suitable for development. Consequently, there seem to be good reasons to retain these Strategic Gaps areas to prevent the coalescence of Horsham and Southwater and Horsham and Crawley. 

Summary

We OBJECT to the exclusion of the Horsham/Southwater and Horsham/Crawley Strategic Gaps. 
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	APB

5130
	127
	11
	Obj
	The Parish Council objects to policy APB5130 to remove the strategic gaps between Horsham and Southwater and Horsham and Crawley
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	APB

5130
	121
	12
	Obj
	The Parish Council would like to strongly object to this boundary change. 
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	APB

5130
	2899
	13
	Obj
	We object to the removal of both Horsham/Southwater and Horsham/Crawley Strategic Gaps for the following reasons:

Horsham-Southwater Strategic Gap:

· We have prior records of several protected species within this area, including reptiles,     

bats and water voles.

· The River Arun also runs through this area. The Arun and its floodplain have historically been affected by urban development, and would benefit from being protected within the Strategic Gap, maintaining the potential for restoration.

· Within this Strategic Gap are also significant areas of ancient and ghyll woodland, which are valuable and irreplaceable habitats, requiring protection. 
Horsham-Crawley Strategic Gap

· We have prior records of protected species within this area, including reptiles, bats, great crested newt and shrews.

· The River Mole runs through this area. 

· There are large areas of woodland, and also within this significant area are Kilnwood Copse, Hyde Hill and Buchan Country Park SNCI’s, and the House Copse SSSI. 

· This area has therefore been recognised as having a high value for nature conservation, and would greatly benefit from being kept within the Strategic Gap to ensure that these recognised areas are not fragmented through development, and would continue to provide a wildlife corridor between these two significant settlements.



	Policy
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	Sup/

Obj
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	APB

5130
	2875
	14
	Obj
	It is essential to preserve the strategic gap. 


	Policy
	ID no./ Name
	Rep ID
	Sup/

Obj
	Representation

	APB 5130
	2853
	31
	Obj
	The Horsham Society strongly objects to this proposal.   As stated in our previous representations on the LDF the Society believes that the retention of the Strategic Gaps, with a presumption against any development, is essential to prevent the future coalescence of Horsham with Crawley and Southwater.  The proposed development to the west of Crawley and the recent growth in the size of Southwater demonstrate the real pressure for development and only the most rigorous protection will be enough to safeguard these essential rural buffer zones.


	Policy
	ID no./ Name
	Rep ID
	Sup/

Obj
	Representation

	APB

5057
	2899
	15
	Obs
	We have no major concerns with the designation of this site for employment protection, however highlight for your information that there are a number of ditches on this site. Therefore, if a future development proposal is submitted for this site, we would advise that:

· If it proposed to fill, divert, obstruct or culvert a watercourse, under section 23 of the Land Drainage Act 1991, our prior consent will be required. We also note that generally we have a presumption against diverting of watercourses beyond that required for access. 

· It will be required that a naturally vegetated buffer strip of at least 5 metres is retained between the top of the bank of any existing watercourse.

We also note that there is both a minor aquifer and also a waste management licence for a metal recycling site at Parsonage farm scrap yard within this area. These will need to be considered at the planning application stage is any development is proposed at this site. 



	Policy
	ID no./ Name
	Rep ID
	Sup/

Obj
	Representation

	APB

5057
	2875
	16
	Sup
	The FNC supports the designation provided it is properly managed

	Policy
	ID no./ Name
	Rep ID
	Sup/

Obj
	Representation

	APB 5057
	2853
	32
	Obj
	The land in question is currently used for industrial purposes although surrounded on three sides by residential developments.  The Society is unaware of any identified shortfall in potential sites for industrial use within the overall LDF and it is therefore reasonable that the site should be identified for residential development.  If it is not, and assuming that the housing targets remain unaltered, the alternative would be increased pressure on green field sites.  


	Policy
	ID no./ Name
	Rep ID
	Sup/

Obj
	Representation

	APB

5153
	1905
	17
	Sup
	I would suggest that the Horsham/Southwater Gap needs to be looked at in detail and, if necessary, the land south of the By-Pass retained within the Gap and all of the land northeast of the By-Pass from the railway line to Worthing Road excluded from the Gap. 



	Policy
	ID no./ Name
	Rep ID
	Sup/

Obj
	Representation

	APB

5153
	1908
	18
	Obj
	Policy Background

The Core Strategy Spatial Objective 1 sets out the Council’s philosophy for the settlement distinction and the avoidance of coalescence thus:

To protect and enhance the diverse character and local distinctiveness of the District -  this will be addressed through the application of policies which will ensure that both the quality and key characteristics of the District’s biodiversity and landscape character of settlements, are retained and, where possible, enhanced. 

Paragraph 4.14 of the Core Strategy explains that: The maintenance of the settlement pattern is a key objective and it is particularly important to maintain the ‘strategic gaps’ between Horsham and Crawley and Horsham and Southwater. 

Policy CP1: Landscape and Townscape Character describes that the landscape character of the District, including the settlement pattern, together with the townscape character of settlements will be maintained and enhanced. Activities which may influence character should only take place where: a) the landscape and townscape character is protected, conserved or enhanced taking into account key landscape and settlements characteristics, including maintaining separation…etc
Our Comments
Successive Structure Plan approvals by the Secretary of State have stressed that the boundaries of Strategic Gaps and built-up areas should not, necessarily, be coincidental and that the purpose of gaps is to prevent coalescence and not to impose a presumption against development. 

The submitted West Sussex County Structure Plan of 1998 equated the longevity of a Strategic Gap to the duration of the relevant Plan. 

Consequently, in this instance there seems to be a good reason to include the south west area in the Strategic Gap area to prevent the possible development up to the A24, on the Tower Hill area. This would be a major visual intrusion and it would give the impression that Horsham had spread south-westwards to join the bypass.



	Policy
	ID no./ Name
	Rep ID
	Sup/

Obj
	Representation

	APB

5153
	2287
	19
	Obj
	Tower Hill is an attractive, small settlement with a unique and separate identity, rural in nature, despite being on the outskirts of Horsham. It is served by a single, narrow winding country road, already under pressure from present traffic movements. 

The District Council have so far been able to resist constant pressure from developers. If the Strategic Gap status is removed, this is unlikely to be possible and would lead to the urbanisation of the area, also creating a precedent for the built up area of Horsham to spread ever further south and west. 



	Policy
	ID no./ Name
	Rep ID
	Sup/

Obj
	Representation

	APB

5153
	127
	20
	Obj
	The Parish Council objects to policy APB5153 as the Horsham and Southwater strategic gap should include both land south of Horsham and south-west of Horsham.



	Policy
	ID no./ Name
	Rep ID
	Sup/

Obj
	Representation

	APB

5153
	1576
	21
	Obj
	Keep, not reduce Green Lung

	Policy
	ID no./ Name
	Rep ID
	Sup/

Obj
	Representation

	APB

5153
	121
	22
	Obj
	The Parish Council would like to object to this boundary change. 

	Policy
	ID no./ Name
	Rep ID
	Sup/

Obj
	Representation

	APB

5153
	2899
	23
	Obj
	We would be concerned about the removal of the south-west section of the strategic gap due to the general functions of strategic (as discussed above) with regard to supporting local biodiversity and ecology. 



	Policy
	ID no./ Name
	Rep ID
	Sup/

Obj
	Representation

	APB

5153
	2875
	24
	Obj
	Again it is essential that the strategic gap is preserved to prevent pressure from developers and also to keep the area as it is. 



	Policy
	ID no./ Name
	Rep ID
	Sup/

Obj
	Representation

	APB 5153
	2853
	33
	Obj
	The Horsham Society strongly objects to this proposal which would significantly reduce the size and effectiveness of the Horsham/Southwater Strategic Gap, and amounts to an attempt to neuter the policy.

As stated in our previous representations on the LDF the Society believes that the retention of the Strategic Gap, with a presumption against any development, is essential to prevent the future coalescence of Horsham with Southwater.  The proposed development to the west of Horsham within the A24, and the recent growth in the size of Southwater, demonstrate the real and continuous pressure for development.  Only the most rigorous protection will be enough to safeguard this essential rural buffer zone.


	Policy
	ID no./ Name
	Rep ID
	Sup/

Obj
	Representation

	APB

5231
	2901
	25
	Obj
	I am objecting to the Employment Protection Zone being removed:- there is very little employment in Billingshurst in the last 20 years no new area or zone has been created from employment. On the other hand more than 1,000 homes have been built in the same period causing a mass exodus in the mornings 6-9am and again in the evenings 4-8pm 80% having to drive as there is NO alternative transport. Every time an industrial site is lost to housing there is an increase in congestion on the roads along with more pollution. Good planning would ensure adequate infrastructure was in place before development. But 106 monies has caused inbalace in the system and once size does not fit all. 



	Policy
	ID no./ Name
	Rep ID
	Sup/

Obj
	Representation

	APB

5231
	1908
	26
	Obj
	Background

Policy DC23: Employment Site / Land Protection

We offered an OBJECTION to Policy cp10 of the Site Specific Allocations of Land Document Submissions Document in December 2005 regarding the reference to Employment Protection Zones – with particular reference to those in Billingshurst.

There are three Employment Protection Zones in Billingshurst – Huffwood Trading Estate, Gillmans Industrial Estate, and Daux Road Industrial Estate. It was estimated that these occupy approximately 8.00 ha (20 acres). There are varying standards of building condition and a variety of users from general engineering to high tech. They all have residential development nearby or rely upon highway access through these housing areas. Any traffic too large to pass under the Natts Lane bridge either goes north along Station Road or south down Marringdean Road, despite the weight limit on this rural road. The concept of mixed use developments is supported in principle, but there is also an opportunity to locate employment land with direct access to the north east bypass. Policy NE1 of the West Sussex Structure Plan identified a need for a further 190,000 square metres of employment space in Horsham District in the Plan period. We appreciate that a proportion of this is being located at Southwater, West of Crawley, Brinsbury, Shoreham Cement Works, Warnham Brick Works etc. However, the northern part of our site at Billingshurst is capable of accommodating employment land at this road and rail interchange and District Transport Hub. 

This would allow the outdated and poorly positioned employment uses to be relocated within the same village thus maximising the chance of retaining key employees. 

North East Billingshurst is a highly sustainable location that can provide a mixed use, urban expansion scheme of a minimum of 300 homes and employment land. The bypass will complete the village pattern and will resolve the problems of through traffic. Billingshurst should be seen in the sub regional context, as a town capable of providing complementary housing and update employment provision to Horsham town. It has a mainline station and is at the junction of two major roads – the A29 and the A272. 

We made representations to Policy DC23: Employment Site/Land Protection of the General Development Policies Submission Document in October 2006. 

We proposed that The Employment Protection Zones for Billingshurst should be used to prevent ad-hoc redevelopment proposals and to provide a forum for a comprehensive relocation proposal linked to the future expansion of Billingshurst and the provision of the North East Bypass. 

Submission
Our submission to Policy DC23 and to this Alternative Boundary Change Document is that two paragraphs should be added to the supplementary text thus:

3.94 The Employment Protection Zones for Billingshurst are there to prevent the ad-hoc redevelopment proposals on these partly out dated and poorly accessed estates. The Employment Protection Zones will allow a comprehensive review of the condition of the business with a view to their relocation to the outskirts of the village when the development proposals for the North East sector of the village, and the ‘missing link’ of the bypass, are progressed. 

3.95 The West Sussex County Council, in their responses to the Core Strategy, recognised that some of the Employment Protection Zones need enhancing – and there is a need to work with partners, including businesses and business organisations to retain existing firms but also to attract new ones. The Structure Plan does recognise that some allocations or existing employment sites are no longer suitable for employment use and would be more appropriate for other uses. 



	Policy
	ID no./ Name
	Rep ID
	Sup/

Obj
	Representation

	APB

5231
	2899
	27
	Obs
	We have no comments to make relating to the request to remove Employment Protection Zone designations at Huffwood Trading Estate, Gillmans Industrial Estate and Daux Road Industrial Estate. 



	Policy
	ID no./ Name
	Rep ID
	Sup/

Obj
	Representation

	Whole

Doc
	121
	28
	Obs
	The Parish Council would not like to make any comment on this boundary change. 



	Policy
	ID no./ Name
	Rep ID
	Sup/

Obj
	Representation

	Whole

Doc
	472
	29
	Obs
	SEEDA has no objections to make




