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LAND AT HAMMONDS, BILLINGSHURST (AL 8)

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 AL8.

1.2
The Council considers that the allocation of the site for housing is appropriate for a Category 1 settlement of the scale of Billingshurst and will also help meet an identified local need. A number of issues about the allocation and the provisions of Policy AL8 were raised during the representation period and the Inspectors have identified the following key issues and questions for Examination:
· The effect of housing here on the character and appearance of the Conservation Area, the ‘gateway’ to Billingshurst, archaeological resources and the ecological value of the adjoining woodland.
· Is around 25 units appropriate?

· The availability of infrastructure, including adequate vehicular and pedestrian access.

· Is the phrasing of points b, c and g the most sustainable in all the circumstances?

· Is the site deliverable?

2.
Site Description

2.1
The site is located to the east of Billingshurst and is within the defined Built-Up Area Boundary; it has a total land area of 0.8 hectares. The site is allocated for around 25 dwellings and is located to the north of the A272 East Street. 

2.2
The site is on the eastern edge of the village and has a countryside boundary to the east. There is extensive screening of trees to this boundary enabling a self-contained area of land. Development on this site would round off the built up area as opposed to intruding into the countryside. 

2.3
Billingshurst has recently undergone large scale development with the village expanding considerably over the last few years. Through this large scale development there has been a number of new services and facilities generated.

2.4
Billingshurst is a Category 1 settlement and has the capacity to sustain further development in the village. Policy CP 5 of the Core Strategy states that development will be permitted in settlements, including Billingshurst, with a good range of services and facilities, as well as some access to public transport capable of sustaining some, expansion, infilling and redevelopment. Policy CP8 allows for limited provision for small scale extensions to meet identified local needs and assist in the gradual evolution of these communities. This development will be providing 40% affordable housing a well as securing the appropriate management, for the benefit of the local community, of the woodland to the north of the site.
3.
The effect of housing here on the character and appearance of the Conservation Area, the ‘gateway’ to Billingshurst, archaeological resources and the ecological value of the adjoining woodland?
3.1
The site is self-contained with strong natural boundaries created by the large number of mature trees that surround the perimeter of the site.  In accordance with Policy AL 8 the woodland to the north of the site will be retained and the mature trees will be protected. The intended careful approach to the development of the site will minimise any impact that the development may have on the ‘gateway’ to Billingshurst.  
3.2
The scale of the development will be appropriate to the existing settlement of Billingshurst and will relate well to its surrounding area, due to the retention of the existing trees and the location of the site.

3.2
The proposed allocation at Hammonds would extend the built form to some extent to the east and north of the village; however it is very much limited to this established part of the existing village and will be constrained by the physical boundaries of the existing trees on site. 


3.3
The site is partially located within the Billingshurst Conservation Area (the southern portion of the site). The Billingshurst Conservation Area is large in scale covering a variety of development and including new housing in certain locations. It is perfectly possible to design development so that it is of a scale and character which preserves and enhances the character and appearance of the Conservation Area; the criteria of Policy AL8 are intended to ensure that this is the case in this instance.
3.4
A proportion of the site to the north-west is part of a site of archaeological interest, comparable with other sites in Billingshurst which have accommodated development. The site will have an archaeological investigation carried out before any development can take place on this site.  The County Archaeologist has commented on the archaeology potential of the site but made no formal representation. He supported the inclusion of the requirement for archaeological investigation. Further discussions with the County Archaeologist have referred to the site possibly previously having a medieval property on it, which would be of local importance rather than national importance. The site would be suitable for development; however, any archaeological findings need to be recorded.

3.5
There are a large number of trees within the site that will need to be maintained and protected when development takes place on this site. Surrounding the perimeter of the site are a number of trees with TPOs (Tree Preservation Orders) A tree survey was undertaken within the site in the 2005 by Bourne Landscape Consultants. The purpose of this survey was to classify the trees according to BS 5837. Trees will need to be protected during the construction on the site. A copy of the Tree Survey at Hammonds Farm is available if it would be considered helpful.

3.6
Any development on this site will need to protect the landscape and character of the area as specified in the adopted (2007) Core Strategy (Policy CP 1). The specific policy for this site states that the mature trees will be protected within the development and suitable landscaping will be provided in order to retain the ecological value of the area and to minimise the impact of the new homes on the surrounding countryside.

3.8
The site adjoins a Grade II Listed Building, namely the farmhouse that is located to the south east of the site. There are also a number of listed buildings that are located off East Street to the west of the site. 
4.
Is around 25 units appropriate?

4.1
Based on the tree survey the prospective developers have prepared a indicative site layout which shows that it is capable of sustaining around 25 units in an appropriate form reflecting the site constraints and character of the area. This density will be in character with the surrounding area and the existing built form.
5.
The availability of infrastructure, including adequate vehicular and pedestrian access?
5.1
Access to the site is proposed onto the A272 to the west of Hammonds. The County Council is satisfied that, in principle, access at this point is achievable, subject to the necessary detailed Transport Assessment
5.2
The footway across the site frontage would need to be widened but is capable of being implemented. There is a public footpath that runs along the perimeter of the site. This will not be affected by any residential development on this site. This footpath will be protected and screened by the line of trees.

5.3
A sewage assessment was carried out by Southern Water in June 2005. The findings indicate that there are no insurmountable problems, although the sewers are heavily surcharged and improvement works would be required to enable this development to proceed.

6.
Is the phrasing of points b, c, and g the most suitable in all the circumstances?
6.1
The phrasing of the criteria to Policy AL 8 is intended to make it clear on what basis the development can be brought forward and the requirements necessary to secure an appropriate and high quality scheme. 

6.2
Criteria b indicates that the woodland to the north of the site should be retained as part of the development ‘package’. This will provide screening to the development. The trees may also provide valuable habitat that may be lost if the trees where not retained. A component part of the development is the opportunity to secure formal management of the woodland area and to enable improved public access, without detriment to the ecological interests; there is already some public access along the public footpath to the north and east of the site. Devine Homes, the prospective developers for the site, own the freehold of the woodland and are committed to its preservation and future management in the form intended. 
6.3
Criteria c, seeks to ensure that the mature trees will be retained on the site. The site has the capacity to retain the trees and provide suitable landscaping around the trees and throughout the site. The landscaping will contribute to the continued ecological value of the area and provide an attractive site for the new homes.
6.4
Criteria g is intended to reflect the fact that Billingshurst is a Category 1 settlement with a sustainable transport service and community facilities, but that the provision of the planning obligations contributions would go towards the cost of sustaining and enhancing further the transport and community facilities. 
6.5
It is considered that criteria b and c are appropriately phrased but that criteria g could perhaps be expressed somewhat better in relation to this site, although the intention is still clear.
7.
Is the Site Deliverable?
7.1
The site is currently available for development and can be developed within a short timescale. The site is within the control of prospective developers Devine Homes PLC. They have been working with the Council through their agents Boyer Planning for several years in the early stages of planning for development on the site. The site will need to be subject to an initial archaeological survey before development can take place; however, as the County Archaeologist has no objections to the site and no specific records of the archaeological interest on the site, it will have minimal impact on the deliverability. 
8.
 Response to Submitted Statements
8.1
Mr & Mrs Morris (358) consider that the development of housing on the site will have a negative affect because of the loss of heritage impact. They consider that there should be no more than 12 quality houses on the site and that the development will proportionately increase the danger for road users. The Council acknowledges the concerns and the need to achieve a high quality development in this location but does not believe that there is any substantive basis for suggesting that it would not be possible to design and implement a sensitive scheme without the negative effect indicated. The policy is clear on the necessary requirements and appropriate planting and management may well enhance the ecological value. The proposed limitation to 12 houses would not make effective use of the site or provide the appropriate proportion of affordable housing; it would purely be an arbitrary restriction which is not substantiated against proper planning principles. There is no objection to the development on highway safety grounds.
8.2
Devine Homes PLC (1209) supports the development in principle, including the capacity of the site and its deliverability, but remains concerned about the wording of criteria c and g. The Council does not believe that there is very much difference in terms of substance in the alternative wording suggested for criterion c, and would be content with this wording if the Inspector feels it appropriate. It is also acknowledged that the wording of criterion g could be improved and could exclude the cross-referencing to Core Strategy policies.
8.3
Croudace Strategic Limited (2468) considers that the site contributes to the character of the area and this could make the development difficult to deliver. The Council takes the view that there are many good examples of high quality development in sensitive locations and there is no reason why this development cannot achieve equal or higher standards. It is certainly deliverable accordingly.
9.
Conclusion

9.1
The Council considers this site suitable for residential development for the reasons outlined above and that it should be allocated for development. The site is in a sustainable location on the edge of a Category 1 settlement as defined in the adopted Core Strategy and is capable of being developed in an appropriate form respecting the character of the area. The proposal meets the relevant tests of soundness in that:-
· It is in accordance with National Planning Policy (PPS3) and helps meet the housing need within the District (Test 4).

· It is in accordance with Policy CP 5 of the Core Strategy (Test 6).

· It is the most appropriate in all the circumstances due to its location as an extension to a Category 1 settlement in a sustainable location (Test 7).
· It is reasonably flexible because of the ability to help meet the need for housing within the District whilst respecting the character of the area and not extending development beyond natural limits (Test 9)
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