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Lifestyle Ford, Bishopric, Horsham (Policy AL2) 
1. 
Introduction
1.1 
This Statement explains the background and justification for the Council’s decision to include this site for residential development within the Site Specific Allocations of Land (SSAL) DPD. 

1.2 
The overall spatial strategy for Horsham District is set out in The Core Strategy (2007), adopted by the Council on 2 February 2007 (CDHor2). Reference is made to the Urban Housing Potential Study 2004 – 2018, published as a Background Document (CDHor1).  This led to an assessment of the level of development likely to take place on previously developed land between 2004 and 2018 of which 1290 homes are to be provided on identified large sites. The Lifestyle Ford site, which is in the Category 1 settlement of Horsham, is expected to provide around 105 of those dwellings, in accordance with the Core Strategy Policies CP4 and CP5.

1.3
A number of issues relating to the allocation of the site were raised in the original representations on the submission SSAL document.  The Inspectors have identified the following key issues and questions for examination:
· Whether the development requirements duplicate other national and DPD policies.
· When could the site be deliverable or developable for housing, given its existing employment use?

· Loss of employment land.
· Flood risk – is this site acceptable ’in principle’ and how much land will be available for housing?
· Contamination risk – how much land will be available for housing?
· Is the proposed density of housing acceptable?

2. 
Site Description
2.1 
The site is located in central Horsham, approximately 200 metres to the west of the main shopping area. The site area is approximately 1.4 ha. The site is level and consists of workshops and a showroom surrounded by areas of hardstanding used for parking of cars. The site is bounded by both wire and wooden fencing; and to the east and south there is intermittent tree planting. The southern boundary of the site slopes down steeply to the River Arun, which adjoins the site boundary and runs through an area of open space. The area surrounding the site to the north, east and west is a mixture of residential, recreation and commercial uses.  
3. 
Principal Issues
3.1 
The site falls within the Built - Up Area Boundary of Horsham, which is defined as a Category 1 Settlement in Policy CP5 of The Core Strategy (2007). The policy states that Horsham is capable of sustaining some expansion, infilling and redevelopment and that the emphasis will be on re-use of suitable previously developed land for housing. The town centre of Horsham is probably the most sustainable location in the District. This site would be located within close proximity to all the facilities the town centre offers and would also be close to sustainable travel choices. Thus it is an ideal location for residential development and in particular affordable homes in an area where demand is greatest, as highlighted in the Housing Needs Survey 2003 and the 2006 update (CDHor5 and 6). Indeed, Policy CP12 requires that the housing provided meets the needs of the District’s communities with a mix of sizes, types and tenures, with up to 40% of the total number of units to be affordable homes.

3.2 
The following paragraphs address the specific issues identified for examination.

Duplication of Other National and DPD Policies

3.3
In drafting Policy AL 2 the intention was to highlight all the key policy considerations involved in bringing the site forward for residential development.  It was considered that it would be helpful to ensure that there was sufficient clarity about the requirements of the relevant Core Strategy policies in relation to the site, including where these relate to national planning policies, as well as the more specific land use provisions for the site itself.  It is certainly the case that for planning permission to be granted for residential (and other) development on the site a number of criteria will need to be met, including the broader policy issues such as affordable housing.  However, particularly given that since the preparation of the SSAL document, the General Development Control Policies DPD has been submitted, it is accepted that the specification of these broad criteria in the form indicated, might be unnecessary duplication.  Provided it is clear within the SSAL document that all the policies and provisions relate to the requirements of the Core Strategy and are supplemented by the policies of the General Development Control Policies DPD, then it is considered that these criteria could be omitted from Policy AL 2.

Site Deliverability
3.6 
The site is currently leased to Lifestyle Ford. There have been discussions between the Council and the land owners as stated in paragraph 3.9 who are keen to secure its redevelopment.  The current occupiers are aware of these discussions and the possibility of relocating. It is possible that a new site on, for instance, the land west of Horsham (or perhaps even west of Crawley) would satisfy their requirements. In light of these discussions it is considered that there is a reasonable prospect that the site will come forward in the period after 2011.  
3.7 
There are no insurmountable constraints to development once relocation or cessation of the use has been confirmed.  The Highway Authority has advised that a safe and practical access point would be possible to the site. The site is located to the south of Bishopric and to the east of Albion Way. The current main access is from Bishopric but this is not ideal as it is a tandem access located immediately adjacent to an open car display area and to a garage serving a residential dwelling. In principle access to the residential development from the retail park roundabout off Albion Way would be acceptable subject to the redesign of the existing access road spur to accommodate it. The Highway Authority would prefer that there was no access onto Bishopric; however, it accepts that this may be required if some retail use is proposed. Indeed the policy requires commercial premises fronting onto Bishopric. In this case, it is recommended that the existing main access onto Bishopric would have to be relocated westwards away from the Barclays building access point or alternatively, it might be possible to negotiate with Barclays to share their access. The Highway Authority does not see the need for emergency access if only 105 dwellings are proposed. A transport contribution would be required. No pedestrian access issues exist and the re-development of this site may allow more public access to banks of the River Arun.  


Loss of employment land
3.8
The proposals include the provision of commercial premises along the frontage with the Bishopric, retaining an element of employment use on the site.

3.9
It is considered in overall terms that there would not be a loss of employment land if the current occupiers of the land were relocated successfully elsewhere in the District, particularly if within one of the Strategic Locations. 


Flood Risk

3.10
There is a potential flood risk on a small part of this site as 0.02 ha adjacent to the River Arun is in a Flood Zone 3 area. This is shown on the attached map. The policy identifies the need for a Flood Risk Assessment, which has now to some extent been undertaken as part of the Strategic Flood Risk Assessment (See Response Statement for Matter 5). It is anticipated that by thorough appropriate design measures any problems can be addressed. There are known solutions to the type of issues which may arise, such as run-off from the buildings.  There is no impediment to development on the majority of the site or to the achievement of the expected development potential of 105 units.

Contamination Issues

3.11
The Council is aware that the site is previously developed land and has been used for industrial purposes. The possibility of contamination should therefore be assumed in accordance with PPS23, Planning and Pollution Control Annex 2: Development on Land Affected by Contamination paragraph 2.27; in any case, due to the nature of uses which have taken place on the site, some confirmation is considered likely. The Chief Environmental Health Officer advises that from the available knowledge of the site the contamination is likely to take the form of petrol, oils, paint and solvents. There may also be asbestos waste in the ground.  However there is no known ground gas and no obvious contamination of water. It is considered therefore that appropriate remediation would be possible and it is noted that other sites in the District have been treated for similar contaminants with success. In light of the high density of dwellings proposed on the site, it seems likely that the development would be flats with communal gardens which would present less of a risk from a contamination point of view and would impact positively on the measures of remediation and the scale of the works that may be necessary. 
3.12
In accordance with PPS23 Annex 2 paragraph 2.20 it is recommended that appropriate conditions be applied to any planning permission granted requiring that the remediation measures which would have been identified prior to any planning application being submitted are carried out to an appropriate standard.  


Density and Character
3.13
The use of this site for residential development would not be out of character with the surrounding area and it is unlikely that any significant levels of overlooking would be created.

3.14
The proposed density on this site is high at 120 dwellings per ha. It is considered that on this site this is a realistic figure. The site is within the town centre with the immediate area characterised by three storey development. Part of the site may be able to take some higher development as on the former Kings and Barnes brewery site on the opposite side of Bishopric on Albion Way.
3.15
Some potential for landscaping may be possible as part of any scheme and the potential exists for additional informal space alongside the River Arun.


Response to Submitted Statements 
3.16
Independent Town Planning Services (2024/2025) raises concerns regarding the deliverability of the site. In light of the comments above and specifically paragraph 3.6 it is considered that there is a reasonable prospect of the site coming forward in the period after 2011.  Even if a planning permission is required to establish an alternative use to the current use (which is disputed because there are other ways to achieve such an assessment), there is ample time still to achieve such a permission and commence on site.

3.17
Croudace Strategic Ltd (2468) considers that relocation of the existing use to the West of Horsham is unlikely because the timescale for the strategic allocation is uncertain.  It is also stated that the side is within the designated flood zone.  The Council rejects both these suggestions; the delivery of the West of Horsham and West of Crawley strategic developments is progressing well and only a small part of the site is within the Flood Zone 3 area, which does not constrain the vast majority of the site. 
4.
Conclusions
4.1
It is considered that this is an appropriate site for residential redevelopment in a sustainable location which will be available for delivery after 2011.
4.2
The policy meets the relevant tests of soundness, particularly Test 4 (it complies with national policy including PPS3 and PPG13); Test 6 (the policy complies with the Core Strategy); and Test 7 (it is considered the most reasonable in all circumstances and is founded on a robust and credible evidence base. 
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