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RMC ENGINEERING WORKS, WASHINGTON (POLICYAL6)
1.0 
Introduction

1.1 
This Statement explains the background and justification for the Council’s decision to include this site at the former RMC Engineering Works for residential development and open space within the Site Specific Allocations of Land document. 

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 provides 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 former RMC Engineering Works site is located within the parish boundary of Washington, but the site actually adjoins the built-up area boundary for Storrington/ Sullington, a defined Category 1 settlement under Policy CP5 of the Core Strategy. It is expected to provide around 75 of those dwellings, in accordance with the Core Strategy Policies CP4 and CP5.

2.0 
Site Description
2.1 
The overall site is approximately 3.5 ha and is located on the north side of the A283 Storrington Road and to the east of Hampers Lane. The built area of the Heath Common part of Storrington/ Sullington is to the north of the site, and to the west of the site there is an active area of sand working. The site has an old engineering works in it which used to relate to the sand working operations and numerous buildings remain. This part of the site is at a lower level than the surrounding land. The northern part of the site is an area of former sand excavation that has now been filled and returned to grassland. The site is well screened as the perimeter is lined with mature trees. 
3.0 
Existing Policy Designations

3.1 
The site falls within the Built - Up Area Boundary of Storrington/Sullington, which is defined as a Category 1 Settlement in Policy CP5 of The Core Strategy (2007). The policy states that Storrington/Sullington 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.

3.2 
Policy CP12 requires that the housing provided meets the needs of the Districts communities with a mix of sizes, types and tenures, with up to 40% of the total number of units to be affordable homes.

4.0 
Relevant Planning History

4.1
The site can be considered as four separate areas. The north of the site was used for sand extraction until 1958 when all extraction stopped. The southern part of this area was then used as a tip, although most of the site was inundated and kept from overflowing by pumping. The lagoons were filled in and restored in two stages. Two areas of water remain at the southern end of the site.

4.2 
The central and main part of the site proposed for housing was until 1999 used as engineering workshops associated with RMC’s operations and vehicle fleet. Planning permission reference WS/43/68 allowed for an extension to the engineering works whilst acknowledging its change of use to the repair and maintenance of plant in connection with RMC’s extraction and other works. Due to the controversial nature of the proposals the permission was personal to RMC and a Section 37 agreement was required, although this was later varied to some extent. The buildings remain on the site.
4.3 
Land to the west and south of the engineering works have been used for the storage of vehicles and with some limited tipping of inert materials.

5.0 
Principal Issues
5.1 
It is considered that RMC Engineering Works is a previously-developed site in a sustainable location close to a large settlement.  The site has been left unused for years and the development of the southern part of the site would help secure the phased provision of the proposed Sandgate Country Park (Policy AL20). This would begin with the public access to the northern part of this allocated site. It is therefore considered that the inclusion of the whole site within the allocation is necessary to show commitment to the future development of the wider area as a Country Park. It is considered that the approach taken by the Council to the RMC Engineering Works is in line with Government Guidance (PPS3) in trying to make the best use of previously-developed land in preference to the release of greenfield sites. 

5.2 
The following paragraphs address the specific issues identified for examination:
Built up area boundary
5.3 
The whole site should be within the built up area boundary. It represents an appropriate allocation in the specific local circumstances and is a logical recognition of the extent of the existing settlement. Although the new buildings would not directly abut existing residential development, cycle and pedestrian links could be provided through the accessible open space to the north of the site. The specific provisions for each part of the site are clear within the policy and there is no reason to suggest that the northern part would be vulnerable to development proposals by virtue of being included within the boundary.
Country Park Designation 
5.4 
The whole site should not be designated as Country Park. Although the north of the site would in due course become part of the Country Park once it is provided, the housing development itself would not sit comfortably within a designated Country Park. The connection between the existing settlement and the new housing, at least on foot, would be through the area of land to the north and it is important that this area is brought forward alongside the housing, not left until further phases of the Country Park are implemented.
Precedent
5.5 
This proposal would not set a precedent for further development nearby as the nature of the site is unique, that is, as a previously developed site with a particular justification for development. There would be no further logical extension to the development. 
Facilitation of Country Park
5.6 
This housing development would help secure the phased provision of a Country Park for this area, which would be a welcomed development offering recreational facilities for local people and users of the nearby South Downs. The designation of the Park is examined more specifically under Policy AL20.  However it is noted here that the feasibility study (CDOther2) referred to in paragraph 3.64 of the SSAL document indicates that the housing development would help to secure the Park. The allocation of this site for housing and open space would generate land value to assist in the measures required to bring forward the Country Park without being detrimental to the character of the area; at the same time the initial phase of the Country Park would begin with the ‘opening up’ of the north of the site. It is not considered unusual for developments to facilitate benefits for the wider community and as such the allocation of this site is fully justified.
Duplication of National and DPD policies
5.7  
In drafting Policy AL6 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 AL6.
Extent of Site
5.8 
It would not be appropriate to include the sand workings to the west as part of this site allocation because of the different ownership involved in at least part of this area and the wider issues relating to the minerals role of this area for continuing sand extraction. The provision for the future of the sand workings to the west of the site are included within the wider Country Park area dealt with under Policy AL20. Whilst it is anticipated that the release of the former Engineering Works site will enable agreement to be reached over the phased introduction at the Country Park, it would be unreasonable to require the actual provision of the Country Park in parallel with the development of the housing.
Contamination
5.9 
Investigations have taken place into the issue of contamination on the site and further studies are being done. Initial findings indicate that the site could be developed safely for housing subject to appropriate remediation works being carried out. The main issues relate to gassing from the landfill area to the north and to a lesser extent spillage/leaking of oils where vehicles were parked. Detailed methods of remediation would need to be specifically identified as required by the policy. The studies have not indicated at this time that the developable area is constrained or that the cost of these works would preclude the development. In terms of site area it is still anticipated that this would allow the whole of the central area to be developed. Although the overall area of land allocated to housing is 3.5 ha it is likely that the housing itself would be on approximately 2.2 ha of land, allowing for necessary ditching around garden areas and taking into account the nature of the land. This would still allow development for the development of 75 dwellings at a density of approximately 34 dwellings per ha, within Government guidelines.  
Timing of Phasing
5.10 
In terms of site availability and timing the Council has been involved in discussions with the land owners who have indicated that the site would be available for development by 2011, having allowed sufficient time to complete the necessary studies and remediation work. The development of the site from 2011 onwards would enable work on improving the northern part of the site to begin and detailed discussions on the phased implementation of the Country Park to be pursued.

Land slippage
5.11 
In order to re-establish the slope along the eastern boundary of the site and secure the long term stability of the land to the east, it will be necessary to undertake remedial works which have been identified and which would be specifically addressed at the planning and building regulation application stage. Technical solutions including some regarding, erosion control measures and construction of appropriate drainage measures, are available to overcome any problems and there is no finite constraint on development as a result.   
Noise
5.12 
It is accepted that the issue of noise from the kennels next door to the site would need to be addressed at an early stage and a solution put in place prior to occupation of any new dwellings. A full study has been undertaken which recommends specific measures to mitigate the noise impact to an appropriate level.The kennels are at a higher level from the development which would be in the former ‘quarry’. The kennels mainly cause noise issues during specific times of the day and this is already an issue for nearby residents which is being addressed in any case. The Chief Environmental Health Officer considers that there are technical solutions available which would in effect soundproof the kennels and overcome the problems. In addition, discussions have taken place with the owners of the kennels regarding the possibility of relocating if a suitable site can be found.
Loss of Employment Land
5.13 
It is not considered that the proposal represents a loss of employment land in that the former engineering works have been empty for several years; the buildings were specifically constructed for use in association with RMC’s operations and are limited in use accordingly by legal agreement. The access into the site restricts the operation as an employment site even if it were considered a feasible and viable proposition, without significant improvement involving third party land. The residential development would ensure the tidying up and re-use of the site, and secure the Country Park, which could itself provide some possible employment benefits (essentially leisure related) for the community.
Infrastructure and Access
5.14 
The site lies within the built up area boundary of Storrington and Sullington which is categorised as a Category 1 settlement in Policy CP5 of the Core Strategy (2007). The site is very accessible as it is situated in close proximity to a wide area, both locally and from the A24. Storrington would be the main service centre for the new development as it is in close proximity to the site and has a good public bus service. There are bus stops situated on the edge of this site on Storrington Road. Storrington village centre has a good range of amenities, including schools, library, medical centre and shops, that can be easily accessed, including by other modes of transport that the private car. The configuration of Storrington/ Sullington is such that the site is closer to the centre than many existing residential areas within the wider village built-up area.
5.16 
The site is located on the north side of the A283 Storrington Road and to the east of Hampers Lane, an unclassified road. The Highway Authority has commented that access to the site would have to be taken from Storrington Road as Hampers Lane is unsuitable. Any access would have to be provided with adequate visibility and laid out with a right turn lane so that the free flow of traffic on the main road is maintained. This may necessitate the closure of the Hampers Lane/ Storrington Road junction and its realignment into any new access road serving this site. 
5.17 
Cycle and pedestrian links would be improved as part of the scheme, particularly as the northern part of the site would link directly to the new Country Park.
6.
Responses to Submitted Statements
6.1
Heath Common Residents Association (0896) considers that the proposal to define the built- up area boundary as intended is unsound and submits that the policy area for AL6 should be transferred to the policy area for AL20; alternatively, if the Inspectors consider this inappropriate then at least the northern part of the site should be coloured dark green on the map to reflect its delivery to country park. The Council contend for the reasons set out in this statement that it is appropriate to include the site within the BUAB as it represents a logical extension and would ensure the connection, via pedestrian and cycle routes, of this important development of new dwellings to the settlement as well as ensuring the development of the area to the north as an public open space prior to its inclusion in the Country Park. The Council would not oppose a change to the colouring of the map to indicate the dual designation of the northern part of the site in relation to both the housing development and the Country Park, such as diagonal stripped green and brown, if this would ease local concerns.
6.2
Sandgate Conservation Society (0898) considers that the site should be excluded from the BUAB, as by designating it ‘brown land’ it allows for the possibility of development on that area creating uncertainty as to its future as part of the Country Park. The Council contends that the inclusion of the northern part of the site within the BUAB does not make it vulnerable to future development, as Policy AL6 clearly states that it would be for public use and that there is a commitment for it to become part of the Country Park. As stated above, the Council would not oppose a change to the colouring of the map, such as, diagonal stripped green and brown if this would help.
6.3
PH2 Planning (1920) considers that the wording of AL6(b) should be altered to reflect the nature of the site. The wording should be the same as that in policy AL5(c). This would allow the amount of affordable housing provided to take into account the remediation and development costs of this site. The Council contend that no specific number of units has been put forward in AL6(b), unlike in policy AL4, for instance, where a figure of 27 affordable units is given, and therefore there is some flexibility to take into account the concerns relating to abnormal costs from possible remediation works arising from any contamination and land stability issues. There is, therefore, no need to change the wording of the policy, although if the Inspectors consider it necessary there would be no objection to the wording used in AL5(c) being used.
6.4
Independent Town Planning Services (2024/ 2025) consider that the allocation of a site, which lies in a rural area outside of any settlement boundary, with no transport links, and dependent on the private car, is unsound, being contrary to national planning policy (PPS7 and PPG13) and local policies, including those in the adopted Core Strategy (CP1, CP2 and CP5). The Council has put forward the site to be included in the BUAB of a Category 1 settlement. It is considered that this would be a logical extension to the settlement boundary and would define the site as a sustainable location for development, which would accord with existing policy.

6.5
Bellway Homes Ltd (1071) considers that the local housing needs of Washington would be met by Bellamy’s garage, and as such this development is excessive; and that the additional benefits of the proposal, that is, the country park and the restoration of this PDL site, are not cited in Policy CP5 and are contrary to Circular 5/05, Planning Obligations. The Council contends that this site, although lying within the Parish of Washington is in fact an extension of the Category 1 settlement of Storrington/ Sullington, hence the number of units would not be considered excessive in this sustainable location. In relation to the country park allocation there is a specific Policy AL20 which deals with this matter. It is not considered that the proposals are contrary to Circular 5/05 and that any Section 106 agreement would comply with national guidelines.
7.
Conclusions
7.1 The Council is convinced that this proposal, the fundamental basis of which has received considerable local support, is an important opportunity to bring a sustainable previously developed site back into viable use, whilst helping to secure the phased introduction of the long intended Country Park.  The allocation of the site for residential development and open space is clear in its objective and the only difference with local groups is in relation to the best means of securing the policy designations, not whether it should happen at all.  The location of the site within Washington Parish, but adjoining the built-up area of Storrington/Sullington, has caused some misunderstanding but the site is a logical extension of the current settlement boundary in all the circumstances and is a sustainable location for the intended development.
7.2
It is considered that the proposed allocation meet the relevant Tests of Soundness by virtue of:

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

· being in accordance with the philosophy and requirements of Policy CP5 of the Core Strategy (Test 6); and
· being the most appropriate in all the circumstances because it is founded on a robust and credible evidence base of detailed studies and is the best means to achieve the intended local objectives (Test 7).
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