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LAND AT THE PLOUGH, LOWER BEEDING (AL9)
1.
Introduction

1.1
This Statement sets out and explains the justification for the Council's decision to include this site for residential development within the Site Specific Allocations of Land (SSAL) DPD under Policy AL9.

1.2
The Council considers that the allocation of the site for housing is appropriate in order to meet the identified needs in Lower Beeding.  A number of issues about the allocation and the provisions of Policy AL9 were raised during the representation period and the Inspectors have identified the following key issues and questions for Examination.

· Lower Beeding is a Category 2 settlement.  What are the identified local needs for up to 25 open market homes in a settlement with limited services and facilities?
· How could the provision of the shop be assured?  Is the requirement reasonable?

· Effect on the character and appearance of this locality

· The ecological value of the site, particularly close to the pond

· Are there flood risk constraints?

2.
Site Description

2.1
The site is located in the village of Lower Beeding and has a land area of 1.45 hectares where one hectare of this land is developable, which is allocated for 35 dwellings.  This would include at least 10 affordable houses.  

2.2
Lower Beeding is located approximately 4 miles south of Horsham town.  The village is relatively compact but is at the heart of a wider Parish community.  The proposed housing on the site would be on land to the south of The Plough Public House.  The Plough is a Grade II listed building sited at the north east corner of the site at the junction of the B2110 and the B2135.  There is a small clump of trees near the north of the site surrounding a pond and the boundaries of the site are generally well screened with hedges and semi-mature trees.

2.3
The High Weald Area of Outstanding Natural Beauty lies on the opposite side of the road to the south east of the site.

3.
Lower Beeding is a Category 2 settlement.  What are the identified local needs for up to 25 open market homes in a settlement with limited services and facilities?

3.1
The proposed development represents a unique opportunity to meet identified local needs within Lower Beeding and to help the community to evolve with an increased level of sustainability.  It is fully supported by the Parish Council (see statement attached as Appendix 1).  The need for affordable housing for local people has been demonstrated by a series of local Housing Need Surveys, with the most recent in 2005 indicating a need for 10 shared ownership and rented properties.  The opportunities to address this need have been explored and there are no realistic alternatives in suitable locations; one site which was carefully considered was significantly outside the built-up area of the village and a considerable distance from local facilities, particularly the school.  The resulting focus on The Plough site has enabled consideration of other local benefits to the community, including traffic calming measures, provision for a local shop, improved bus service, retention/ improvement of the Public House, and local support for the primary school.

3.2
The land south of The Plough forms a discrete entity and it is both impossible in viability terms and inappropriate in proper planning terms to develop part of the site for affordable housing on a piecemeal basis.  In order to ensure the provision of the affordable housing, secure the other benefits (particularly the necessary access with its traffic calming effects), and provide a high quality development in keeping with the character of the village it is essential that the site is developed as a whole including market housing.  Policies CP5 and CP12 of the Core Strategy do not rule out market housing provision alongside affordable housing where there is a local justification, as there is in this case.  Moreover, since the preparation of the Core Strategy, PPS3 (CDNat5) has been published which recognises the need to provide housing in rural areas, not only in market towns and local service centres but also in villages in order to enhance or maintain their sustainability (paragraph 38).  The proposed development conforms to that approach.
3.3
The study prepared for the Council on 'Assessment of Development Viability and Impact of Affordable Housing Policy' (June 2005) demonstrates that the provision of affordable housing can significantly affect the viability of development, particularly where there are abnormal costs or particular localised circumstances, as in this case.  In these instances, negotiation of an appropriate proportion of the development as affordable housing is recognised as the way forward.  For this development, the proportion of affordable housing is less than 40% (29%) because of a combination of the actual local needs, the capacity of the site when planned comprehensively whilst making efficient use of the land, and the viability of developing the site including the access.  Without this approach the development will not be capable of proceeding, with adverse consequences for the local community in terms of the local needs and other benefits not being met or provided.  There would be no improvement to the sustainability of the local community and further disruption to families or local social networks as local people are forced to find accommodation elsewhere.
3.4
The process of identifying and bringing forward the site has been one with full community engagement and local co-operation.  Whilst it is not possible to satisfy everyone, there is clear support from the local community for this development, as evidenced by the statement from the Parish Council (Appendix 1).  Such a position is rare and demonstrates the local willingness to be proactive in support of the continued evolution of the village and the desire to address identified local needs.

4.
How could the provision of the shop be assured?  Is the requirement reasonable?

4.1
There is an increasing trend towards local 'shops' being provided in less traditional forms and sometimes as part of accommodation provided by the local Public House.  As example in this District is the facility at The Wise Old Owl in Kingsfold, which focuses on local/organic produce.  It is considered appropriate in extending The Plough to take account of the opportunity to provide some limited accommodation which could be utilised for a shop or retail outlet, and which could provide for some local shopping needs.  The provision can be secured through the planning application for the improvements to the Public House and any associated legal agreement, provided the requirement is specified in the site allocation policy.  The requirement is perfectly reasonable as part of the overall approach towards enhancing the sustainability of the village and meeting local needs.

5.
Effect on the character and appearance of the locality 

5.1
It is considered that the development of the site in the form intended will enhance, rather than detract from, the character and appearance of the locality.  Considerable effort has already been put into defining the local character and vernacular with a view to reflecting this in the proposed development.  The scheme will create a clear focus and more compact centre for the community, whilst being in keeping with the Listed Building (the Public House) and the nearby AONB.  There is no basis to suggest that the development would have significant adverse effects or that it would be inappropriate in visual or design terms.
6.
The ecological value of the site, particularly close to the pond

6.1
It has been established from surveys that, subject to the retention of the pond and other features, such as trees and hedges, there is no significant effect on ecological interests.  The initial concerns of the Environment Agency on ecological grounds have been satisfied by the information provided about the site and the intended approach to development.  No protected species, including in relation to the pond area, have been identified.

7.
Are there flood risk constraints?

7.1
The Council does not believe that there are any flood risk constraints to development, despite the views of the Environment Agency (EA) pending the completion of the Strategic Flood Risk Assessment.  By the time of the Hearing the necessary work will have been completed and agreed with the EA, which will satisfy its current concerns in the absence of that information.
8.
Response to Submitted Statements

8.1
The Environment Agency (136) maintains an objection to the site until a Level 2 SFRA has been undertaken, which should demonstrate and include an appraisal of SuDS techniques at the site.  The Council maintains that the advice regarding the need for, and format of, SFRAs was not in place at the time of submission of the SSAL document but every effort has now been made to provide the necessary information (see Response Statement for Matter 5).  It is inappropriate for the EA to continue its wide-ranging objection in the knowledge that the information will have been provided and agreed in time for the Examination Hearing.  There is no justification to resist the allocation of this site on the basis of flood risk information.

8.2
Bellway Homes Ltd (1071) considers that the provision of retail accommodation is not sufficient as a local need and may be difficult to achieve.  It is considered that the affordable housing could come through the rural exceptions policy.  The Council does not accept, in the knowledge of local circumstances, that the 'rural exceptions' route is a realistic alternative to secure the necessary affordable housing; there are no suitable sites which relate sufficiently well to the existing community.  There are also other benefits from the scheme and there are adequate means available to achieve the intended objectives.

8.3
Mr Peter Golden (1343, and others) considers that there is no identified local need for the market housing; that the proposal conflicts with Policies CP5 and CP8; that the affordable housing requirement is not substantiated by the surveys undertaken; that there is no need for traffic calming; and that the development is inappropriate in relation to community facilities.  An alternative proposal for 5 affordable homes on part of the site is suggested.  The Council does not accept that a need for 10 affordable homes to meet local needs has not been demonstrated; the housing need surveys have been undertaken by experienced organisations in accordance with good practice.  With regard to the 2003 survey, it appears to be accepted that 13 households can be identified as needing alternative accommodation.  The fact that respondents who expressed housing need were not on the Housing Register is immaterial to determining housing need. It simply demonstrates that households are not accessing services and that more work is required in the area to ensure residents understand the housing services the Council and Housing Associations in the District provide.    Given that two respondents thought that they would wait too long and three considered them unlikely to be accommodated, this demonstrates there is a misunderstanding regarding affordable housing in the area. Moreover, even if respondents are in full time employment locally, their incomes are often not sufficient to compete in the open market to meet their housing needs in Horsham.

8.4
The survey is actual and not theoretical as reported in Mr. Golden’s statement. A household that cannot compete in the open market for either a home to buy or rent that meets their need is considered to be in housing need. The survey identifies households in the Parish that require alternative accommodation to their current housing and their financial positions to determine whether they are in housing need. The housing need is also for the whole Parish, not villages or hamlets within it alone. Of the 13 households identified in the survey as requiring alternative accommodation all had incomes of less that £30,000; ten of which had incomes of less than £20,000 and 4 of these 10 had incomes of less that £10,000. Based on local house prices and private rent levels it is possible to determine these households as being in housing need. The average private rent for a two bed property in Horsham is £700 per month; the average property price is £219,497. To ensure households are not at financial risk the ratio of house price to income that is accepted as affordable by local authorities is 3.5 (as standard practice). Thus, none of the 13 respondents would be able to compete on the open market for a home that meets their need locally.  The fact that only 2 respondents said that they were on the Housing Register does not exclude others from being in housing need in the Parish.  Further, Mr. Golden’s statement makes no comment on the mismatch between the type of accommodation in the area and that required by those in housing need. 118 of the respondents live in properties with 3 bedrooms or more. Only 26 of the respondents live in properties with 1 or 2 bedrooms. Of the 13 identified in housing need the accommodation required was that suitable for 5 single people, 2 single people with couples, 5 couples and only 1 family.

8.5
The results of the 2005 survey are robust; however, since there is criticism of the absence of the survey form/questionnaire with the report, a copy of the form is attached to this Statement for information, as Appendix 2.  The nature of the survey is such that the only people likely to return the form distributed would be those who needed, or at least were interested in the possibility, of an affordable home.   What was achieved then, and this is normally undertaken on every such scheme, was to compile a register of those in need in the Parish.  This is usually known as a ‘second stage survey’, and it follows an initial survey (the 2003 survey).  It is considered that this information is far more relevant to an actual planning application, because it gives an accurate profile (albeit a snapshot) of the housing need in the village, and thereby provides very robust evidence of current need.  From the information gained, it is possible to determine numbers of units, size and tenure, and as far as possible, design a bespoke scheme that reflect the needs of those living in or wanting to return to the Parish.  Appendix 2 shows that the form is far from anonymous, as personal details are requested, together with information on current circumstances, and very specifically, why the respondent feels he or she needs an affordable home in the Parish.  Mr. Golden feels that those in private rented housing should not be considered for an affordable home.  However, those who register their interest are in accommodation that is both insecure and often unsuitable.  In the Council’s and its partner Housing Association’s experience, many households are paying a high rent for a short-term tenancy that is poorly maintained and unsuitable, usually because it is too small.  In rural areas, cottages are often rented on very ‘loose’ terms, with little or no paperwork, and tenants are often given very short notice to quit.  The registration of interest form gives respondents an opportunity to explain why they feel their current rented accommodation is unsuitable for their current needs and why they wish to move.  It is the Council’s view that such people are certainly in housing need.

8.6
The views expressed by Mr. Golden about local needs and community facilities are not representative of the whole community, as evidenced by the Parish Council's clear position. Speeding traffic is of major concern to villagers in particular along the B2110, and the Parish Council is under considerable pressure to provide measures to reduce traffic speed, particularly following recent monitoring of speeds.  The construction of the roundabout at the junction of Church Close and the access to the proposed development, with a pedestrian crossing on Handcross Road near the Church, will significantly reduce the speed of traffic through this area of Lower Beeding. It will also provide safer access for occupiers of Church Close on to and off the B2110 and enable pedestrians and in particular pupils of the primary school to cross the Handcross Road.  The current use of the site, which is private land, is not a factor which can be given any weight.  It is not equivalent to a village green as inferred by Mr. Golden.  The events that he refers to are infrequent and those such as car rallies are organised by non-village organisations and not for villagers.   With regard to the primary school, the Headteacher has confirmed that, in her opinion, the lack of affordable housing in the village has had a significant impact on pupil numbers at the school, which currently has 70 pupils on roll, and spaces for 91.  A policy provision for 5 affordable homes on part of the site would be inappropriate in terms of the artificial, piecemeal approach with uncertainty about the rest of the land and would be unrealistic in viability terms.

8.7
Mr R Barberis (1384) considers that the facilities and services in Lower Beeding are limited and that, therefore, the proposal does not comply with PPS3.  It is also considered that the future of the proposed shop would be uncertain and that the development would be out of keeping with the character of the area, including in relation to the Listed Building.  The Council does not accept that the proposal fails to comply with PPS3 (CDHor5) for the reasons given in paragraph 3.2 above.  The proposed shop is only part of the overall package to meet local needs and enhance sustainability but is a worthwhile proposition in the local circumstances.  The proposed development would be of a high quality and a positive enhancement to the character of the area, including to the Listed Building as the frontage could be significantly improved by virtue of the associated traffic calming measures.

8.8
Richard J Maile (1905) makes similar points and believes that the proposal is totally unsustainable with adverse effects on the setting and approach to Lower Beeding.  He concludes that it is totally unsuitable for private or affordable housing.  The Council considers that this view represents a clear misunderstanding of sustainability considerations and the future of rural villages; without further evolution communities such as this will stagnate and will not be able to maintain informal social support networks or benefit from environmental improvements (paragraph 38, PPS3).  Such a rigid, restrictive view will have long terms adverse consequences.    

8.9
Hall and Woodhouse (1982) supports the allocation of the site as proposed and addresses the issues which have been raised.  There is, however, concern that the policy criterion relating to the provision of a shop is too prescriptive as worded and should be amended to delete specific reference to being linked to The Plough Public House.  The Council acknowledges the concern from an operational point of view but does not accept that this is too onerous because it is a logical arrangement which has successfully been introduced elsewhere.  However, the proposed re-wording, particularly in the suggested revised reasoned justification (para. 3.30), retains the essential objective and the Council would not see this as undermining the intended approach if this was felt to provide appropriate flexibility.

8.10
Croudace Strategic Limited (2468) considers that the development will appear out of character in the area and potentially conflict with the objectives of the AONB.  It is also considered that the developable area will be less than indicated, because of site constraints, and that the indicated timing for delivery of the site is unduly optimistic.  The Council would point out that the site is not within the AONB as suggested and that the developable area, including  retention  of the 'pond' area, is  perfectly  sufficient  for the intended development.  The site is available for development now and the funding for the affordable housing provision has already been allocated; indeed, the site would already have come forward but for the need to consider the policy position further through the Examination process.
9.
Conclusions

9.1
The Council is convinced that the proposed development, which has been the subject of full community engagement and general support, is a unique opportunity to meet identified local needs within Lower Beeding Parish and to provide for the continued evolution of the community.  There is no realistic alternative to the approach proposed and it would be damaging to the local community not to allow this carefully conceived development to proceed.  The site is capable of being developed to a high standard as an asset to the character of the area; it is deliverable and achievable.

9.2
It is considered that the proposed allocation meets the relevant Tests of Soundness by virtue of:

· being in accordance with national planning policies, particularly PPS3 and PPS7 (Test 4);

· being in accordance with the philosophy and requirements of Policies CP5 and CP8 of the Core Strategy (Test 6);

· being the most appropriate in all the circumstances because it is founded on a robust and credible evidence base and there are no realistic or appropriate alternatives (Test 7).

APPENDIX 1

Lower Beeding Parish Council

Statement relating to: -

Horsham District Local Development Framework

Public Examination of the Site Specific Allocations of Land Development Plan Document 

Land at Plough Public House Lower Beeding 

1) Lower Beeding Parish Council (LBPC) has since 1999, in conjunction with the        villagers, been researching the requirement for social/affordable housing in the Parish.

2) Three “Housing Needs Surveys” were undertaken on LBPC’s and English Rural Housing Associations (ERHA) behalf by Action in Rural Sussex. These highlighted the need for 10 social/affordable houses to accommodate households in Lower Beeding needing separate or alternative accommodation within the village and who cannot afford open market accommodation and without the proposed development would have to move elsewhere.

3) The land adjoining the Plough Public House (2.5 acres) was identified and proposed by LBPC as the best site for such development due to its unique size, central location and availability of services. 

4) Since 2003 detailed discussions have been undertaken jointly by LBPC, Horsham District Council Planning Department, Hall & Woodhouse (freeholders of site) and English Rural Housing Association regarding the residential development of the land and schemes were prepared which are acceptable to the parties. 

 During this period

i) a public meeting was held to discuss the requirement for residential    development in the village and on a vote by those attending non were against such development and the majority favoured the land at the Plough. 

ii) ii) in order to further involve the villagers in the scheme a “Drop In” session was held at which the Horsham District Council Planning Officers and LBPC Councillors were available to explain the proposals. Various alternative layouts for the Plough land were available for comment. 75 people attended (the highest turn out of all the villages within Horsham District Council’s area for similar sessions) and the overwhelming majority of those were in favour of the development.

5) These public meetings and negotiations with the parties referred to in 4) above have resulted in a scheme of high quality design, comprising 25 open market and 10 social/affordable houses meeting the identified need of the community and, creating the following long awaited benefits to the village requested by the inhabitants;

i) Ensure the long-term viability of the village school

ii) Enable the refurbishment of the Plough Public House and ensure its long-term viability

iii) Provide, by way of a Section 106 Agreement, desperately needed traffic calming measures which will iter ailia include

a) a new full size roundabout on the busy B2110 at its junction with Church Close and the proposed development which will reduce the speed of vehicles through the village and 

b) a pedestrian crossing enabling the school pupils to cross the B2110 to reach the school and the church, 

and,

iv) Enable the local bus service to be routed through the village. It currently has to by-pass the village centre by c1/2 mile, as buses cannot manoeuvre round the junction of the B2110. and Sandygate Lane

LBPC and the majority of the villagers wish to see the development undertaken, the funding for the social/affordable housing element is available through ERHA and the site owners are prepared to release the land

Without the open market element the development will not proceed and the needs of the village in terms of social/affordable housing and general improvements to road safety etc will be lost

W S Cooper

Vice Chairman Lower Beeding Parish Council

15th May 2007 

APPENDIX 2
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ENGLISH RURAL HOUSING ASSOCIATION

REGISTRATION OF INTEREST IN AFFORDABLE HOUSING IN LOWER BEEDING

Please complete the form fully and return it to the address given below.

                                                                     Person 1                                    Person 2                                  

	Surname
	
	

	First name
	
	

	Title (Mr, Mrs, Ms, Miss)
	
	

	Address
	
	

	
	
	

	
	
	

	
	
	

	Telephone             home
	
	

	                              work
	
	

	
   mobile
	
	

	Email
	
	

	Total Annual Earnings
	
	

	Income from benefits/pensions
	
	

	Savings
	
	

	If employed, is this full time?
	
	

	If employed, is it permanent?
	
	

	Are you disabled?
	
	

	Are you a single person?
	
	

	Do you have children?
	
	

	If so, please give details of each child
	Date of birth


	Male or female



	Do you live in the village now?
	
	

	If so, for how many years?
	
	

	Have you ever lived there?
	
	

	If so, please give dates
	                    
	

	Do you work in the village?
	
	

	Do you have relatives there?
	
	              

	If so, what relatives do you have in the village?
	
	


	What is your present housing status:
	Please tick box
	Please tick box

	   council tenant
	                   (     )
	                   (    )

	housing association tenant
	                   (     )
	                   (    )

	   tied accommodation
	                   (     )
	                   (    )

	   owner occupier
	                   (     )
	                   (    )

	 tenant of private landlord
	                   (     )
	                   (    )

	  other (please give details)


	
	

	Please show your preference:
	Please tick box 
	Please tick box

	           house
	                    (     )
	                  (     ) 

	     bungalow
	                    (     )
	                  (     )

	     flat
	                    (     )     
	                  (     )

	           renting
	                    (     )
	                  (     )

	     shared ownership 
	                    (     )
	                  (     )


Please explain your current housing problems in your own words:

We assure you that information given on this form is confidential.  Your responses will help us to measure housing need in your village and to plan the size and type of any new scheme.  A summary of the key information will be produced, in order to support any proposed development, but we never reveal the personal details of those who have responded.  Before a planning application is submitted, our proposals and plans will be available for public information and comment.

Should you know anyone who might want to complete one of these forms but who has not yet received a copy, please ask them to contact us.  

We hope you will find the time to answer our questions, because in so doing you may be helping to provide a housing scheme for your village.  Please send your completed form to: 

Martin Collett,English Rural Housing Association, 2 Graphite Square, Vauxhall Walk, London SE11 5EE

Tel: 020 7840 0540
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