Department for
Communities and
Local Government

Robin Shepherd Our Refs: APP/D3830/A/13/2198213
Barton Willmore and 2198214

Beansheaf Farmhouse

Bourne Close Your Ref: 02/507

Calcot

Reading

RG31 7BW

1 May 2014 %
o
>

TOWN AND COUNTRY PLANNING ACT 1990 - SE 78

APPEALS BY HALLAM LAND MANAGEME AND THE HYDE ESTATE
LAND AT HANDCROSS, WEST SUSSEX
1@ 2

Dear Sir

(APPLICATION REFS: 12/04033/0OUT and /OUT)

1. I am directed by the Secretary of S ay that consideration has been given to the
report of the Inspector, John Ch D Dip Arch RIBA MRTPI who held a public
local inquiry on 24-27 Septem 13 into your clients’ appeals under Section 78 of
the Town and Country Planai t 1990 against the refusal of Mid Sussex District
Council (“the Council”) to outline planning permission for

Appeal A . Q
Up to 90 dwelli ' ding 30% affordable); a 60 bed care home and new
community h retaker’s flat and associated parking; removal of the existing

parish hall an retaker’s cottage and relocation of the existing bowling green;
provision of areas of public open space and a new vehicle access onto the B2114,
creation of pedestrian/cycle links and new planting. (Application reference
12/04033/0OUT dated 21 November 2012.)

Appeal B

Up to 75 dwellings (including 30% affordable); a 60 bed care home with associated
parking; use of the existing access onto the B2114; provision of areas of public open
space; creation of pedestrian/cycle links and new planting. (Application reference
12/04032/0OUT dated 21 November 2012.)

2. On 31 July 2012, the appeals were recovered for the Secretary of State’s
determination, in pursuance of section 79 of, and paragraph 3 of Schedule 6 to, the
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Town and Country Planning Act 1990 because they involve proposals which raise
important or novel issues of development control and/or legal difficulties.

Inspector’'s recommendation and summary of the decision

3.

The Inspector recommended that both appeals be allowed and outline planning
permission granted. For the reasons given below, the Secretary of State agrees with
the Inspector’s conclusions, except where stated, and agrees with his
recommendations. He has decided to allow the appeals and grant planning
permission. A copy of the Inspector’s report (IR) is enclosed. All references to
paragraph numbers, unless otherwise stated, are to that report.

Procedural matters

4.

The Secretary of State has had regard to the Inspector’'s remarks (IRg) about the
planning agreement of 1938 (document ID27). The Secretary of St as considered
whether the agreement means that the developments could d if planning
permission was granted and whether the agreement has an tions for the
planning obligations (documents ID19, 20, 21 and 22). e observes that,
even if the agreement remains in force, it includes provi r rewew and arbitration
and other mechanisms may also be available for r g the land from this
agreement. In such circumstances he is satisfie agreement does not
constitute a reason to dismiss the appeals.

Having considered the Inspector's comme IR7, the Secretary of State agrees
with him that the matters raised are mat rivate ownership rights which do not
carry significant weight in these decisi

Matters arising after the close of t@uwy

6.

Following the close of the,i he Secretary of State received representations from
you dated 17 Decemher nd 31 January 2014. These representations included a
letter dated 2 Decembeg 2 from Inspector David Hogger to Mid Sussex District

Council about thesM sex District Plan and a report dated 17 January 2014 by the

Independent@ f the Slaugham Parish Neighbourhood Plan.

On 6 March 2014, Government published new Planning Practice Guidance (the
Guidance) and withdrew previous planning practice guidance documents and, on 14
March 2014, the Secretary of State wrote to you inviting comments from you and other
parties on this matter and also on your representations dated 17 December 2013 and
31 January 2014. On 1 April, the Secretary of State circulated the representations he
had received (a representation from you dated 28 March and a representation from
the Slaugham Parish Council dated 24 March) and invited any further comments from
the parties on those representations. No further comments were received. In
reaching his decision on these appeals, the Secretary of State has taken account of
the material considerations raised in those letters.

In addition to the representations referred to in the preceding paragraph, the Secretary
of State received a letter from Irwin Mitchell LLP dated 14 November 2013. The
Secretary of State has carefully considered this representation, but as it did not raise
new matters that would affect his decision, he has not considered it necessary to



circulate it to all parties. A copy of this letter will be provided on written application to
either of the addresses at the bottom of the first page to this letter.

Policy considerations

9.

10.

11.

12.

In deciding the appeal, the Secretary of State has had regard to section 38(6) of the
Planning and Compulsory Purchase Act 2004 which requires that proposals be
determined in accordance with the development plan unless material considerations
indicate otherwise.

In this case, the development plan comprises the saved policies of the Mid Sussex
Local Plan, adopted in 2004 (LP). The Secretary of State considers that the
development plan policies most relevant to the proposals are those summarised by
the Inspector at IR12.

Other material considerations which the Secretary of State has take@o account
include: the National Planning Policy Framework (the Framewor Ished in March
2012; the Guidance referred to at paragraph 6 above; and thv& unity
Infrastructure Levy (CIL) Regulations 2010 as amended. also taken account
of Development and Infrastructure Supplementary Plan cument for Mid Sussex.

Like the Inspector (IR13 — 15), the Secretary of ad regard to the emerging
Mid Sussex District Plan and to the submission versign of the Slaugham
Neighbourhood Plan 2013-2031. The Secr f State has taken account of the
Inspector's comments about the objection eQﬁagainst the emerging District Plan
(IR13 and IR19) and the fact that, as se our letter of 17 December 2013, the
Council has been advised to withdraw<he as it had failed to meet the Duty to
Cooperate. In these cwcumstances cretary of State does not consider that the
emerging District Plan carries sgﬁn t weight in this case. He has considered the
weight to be attributed to the g Neighbourhood Plan below.

Main issues

13.

including that il accepts that it is not possible to demonstrate a five year
supply of delQ& ousing land as required in paragraph 47 of the Framework and
that the CouncilNdid not raise any significant objection to the appellants’ estimates that
the supply lies in the range of 1.66 to 2.02 years. He has also had regard to the fact
that the parties agreed that a buffer of 20% should be applied to the housing target
(IR19). The Secretary of State has considered the Inspector's comments at IR69 and
he agrees with the parties that the Local Plan’s policies concerning the supply of
housing are out of date and that the structure for consideration of these appeals is
determined by the process set out in paragraphs 14 and 49 of the Framework (IR69).

The Secretary of State agrees with the Inspector that the main issues in this case are
those identified by the Inspector at IR70.

The Secretary of.@&taken account of the Inspector’'s comments at IR19

Whether the proposals are a sustainable form of development capable of meeting the

housing need in the District

14.The Secretary of State has given very careful consideration to the Inspector’s analysis

at IR71 — 73. For the reasons given by the Inspector, the Secretary of State agrees



with his conclusion (IR74) that, subject to the potential environmental impact on the
AONB, and within the limitations imposed by a rural setting, the site meets the
objectives of paragraph 7 of the Framework by providing economic and social
benefits, and occupying a position easily accessible to the range of local shops and
services available within the village and that in these respects it is a sustainable form
of development capable of meeting the housing need of the District.

The weight to be accorded to the emerging Neighbourhood Plan, and whether the
proposals would prejudice the outcome of the plan making process

15.The Secretary of State has taken account of the Inspector's comments at IR75 -77.
The Inspector states that the submission version of the Neighbourhood Plan has been
prepared and is subject to consideration by an Examiner (IR76). The Inspector goes
on to say that a number of factors create some uncertainty about the final outcome
which restricts the weight that may be applied to the emerging plan hut that, as it has
progressed further than was the case at the time of the Pease Pott%ppeal and has
received a period of publicity carried out by the District Council, i alance
entitled to some weight (IR76). The Secretary of State obser that, as explained in
your letter of 31 January 2014, the Examiner’'s Report into %Lelghbourhood Plan
was issued in January 2014. The Examiner concluded Neighbourhood Plan
does not meet the basic conditions and recommenged e Council that it should not
proceed to a referendum. Having had regard to paraQr 41-006-20140306 of the
Guidance and to the letter dated 24 March 2014 fr augham Parish Council and
your own letter of 28 March 2014, the Secr f State considers that the emerging
Neighbourhood Plan is a material consideration,in this case. However, also bearing in
mind the Inspector’s concerns about supp the Neighbourhood Plan (IR76) and
the Examiner’s recommendation that feyt rk be undertaken before it proceeds to
referendum, he does not consider t @ document carries great weight in his
determination of this appeal. Likelthesihspector (IR77), the Secretary of State has
gone on to consider whether XQ these appeals would prejudice the delivery of
the emerging Neighbour :

16.For the reason given bysth&lnspector at IR78 the Secretary of State shares his view
that the appeals proposals would be contrary to policies in the emerging
Neighbourhoo hilst the Secretary of State notes the Inspector’s remarks
about the rel%of paragraph 49 of the Framework (IR79), he sees no reason to
reach conclusiohs on this matter in respect of these appeals given his comments at
paragraph 15 above on the status of the emerging Neighbourhood Plan and the views
he sets out at paragraph 17 below.

17.Having given careful consideration to the Inspector’s analysis at IR80, the Secretary of
State agrees with him that overall there is not a substantial case that the housing
proposed by the appeals would be unduly harmful to the infrastructure or character of
the village, nor reason to consider that it could not take place alongside the housing
proposals contained in the Neighbourhood Plan (IR81).

18.For the reasons given by the Inspector at IR83, the Secretary of State shares his view
about the weight to be accorded to Neighbourhood Plan Policy 10. The Secretary of
State observes that, in any event, the Examiner has now concluded that this policy
does not accord with the Framework and has recommended that it be deleted in its
entirety. The Secretary of State has given very careful consideration to the Parish



Council’'s continuing opposition to the appeals scheme (as set out in its letter of 24
March 2014). However, for the reasons given by the Inspector (IR84 — 85) he sees no
reason to disagree with the Inspector’s conclusion that the possible effect on morale
and confidence does not form part of the main criteria for assessing an emerging plan
and is not entitled to significant weight (IR85).

19.Turning to the Inspector’s conclusions on this issue (IR86), the Secretary of State
observes that The Planning System: General Principles has been withdrawn with the
publication of the Guidance, and the Guidance published on 6 March differs from the
draft Guidance to which the Inspector refers in this paragraph. However, the
Secretary of State shares the Inspector’s view that the emerging Neighbourhood Plan
tackles a much broader range of issues than those affected by these appeals and that
there are not substantial grounds to show that the appeals schemes would be
fundamentally incompatible with it (IR86). Having taken account of your letter of 28
March, in respect of arguments on prematurity and section 21b-012-20140306 of the
Guidance, the Secretary of State does not consider that there is sul%tial evidence
to show that the adverse impacts of granting planning permis io@ d significantly
and demonstrably outweigh the benefits in this case. In con xg n this matter, the
Secretary of State sees no reason to disagree with the Ins opinion (IR86) that
there are adequate grounds to consider that the appealg sals would not unduly

prejudice the outcome of the plan making process.
The effect on the character and appearance of the locality’and in particular the landscape
quality of the Area of Outstanding Natural Beaw@@
ta

20.The Secretary of State has given careful; eration to the Inspector’s remarks at

IR87 — 88 and he agrees with the Inspect , on balance, there is adequate reason
to consider that these schemes sh(@w regarded as major developments to which
paragraph 116 of the Frameworkssh apply in this case (IR87).

21.Having had regard to th I's reasoning at IR89 — 93, the Secretary of State
agrees with his conclusi 4) that, alongside the relatively limited effect of the
appeals proposals on%evailing character of the AONB, there are adequate
grounds to consider {that the exceptional circumstances referred to paragraph 116 of

environment to refuse the schemes. In common with the Inspector he
agrees that theynywould not have an unduly harmful effect on the character and
appearance of the locality and in particular the landscape quality of the AONB (IR94).

the Framewor@N olicy C4 arise in this case, and that there is not a substantial

Planning Obligations and Conditions

22.The Secretary of State agrees with the Inspector that there is sufficient evidence to
conclude that the obligations identified by him at IR95 would meet the tests in
Regulation 122 of the CIL Regulations. He also agrees with the Inspector that there
would be a need for a new community hall to replace the existing structure if the
present parish hall site was redeveloped in accordance with Appeal A (IR95). For the
reasons given by Inspector, the Secretary of State agrees that the matters set out in
IR96 do not meet the tests in Regulation 122 and he gives them no weight.

23.The Secretary of State has considered the proposed conditions at Annex 3 of the IR,
the Inspector’'s comments at IR58 — 63 and IR97, national policy as set out at in the



Framework and the Guidance. He is satisfied that the conditions are necessary,
reasonable and otherwise comply with the tests set out in the Framework.

Overall Conclusions

24

25.

Formal Decision

26

.Having considered the Inspector’s overall conclusions at IR100-101, the Secretary of

State sees no reason to disagree with his reasoning. He is satisfied that, in terms of
paragraph 14 of the Framework, the appeal proposals are sustainable forms of
development entitled to the presumption in favour of development. He considers that
any potential harm to the emerging Neighbourhood Plan would not be of such weight
as to significantly and demonstrably outweigh the benefits arising out of the supply of
market and affordable housing. Furthermore, as set out at paragraph 15 above, he
has had regard to the fact the Plan has been found not to meet the basic conditions
and he considers it likely that further work will be required before it proceeds to
referendum. This reduces the weight to be applied to policies in the current version of
the Neighbourhood Plan. While the Framework specifically restrict%elopment
within Areas of Outstanding Natural Beauty, the Secretary of St siders that
there are adequate grounds to consider that the impact in thi K ould be
sufficiently limited to enable exceptional circumstances t a@ n these respects, he
considers that the developments would meet the criteri s&r fy granting planning
permission. The Secretary of State is satisfied th jeet

detailed designs which respect the quality of the ngfandscaping and minimise
the impact on surrounding areas, there is no reaso y the land should not provide
satisfactory forms of residential developme ich are compatible with the social,
economic and environmental character of leﬁng village, and which would
contribute to the shortfall of housing Ia@msmct.

Like the Inspector (IR102), he consi at there are no substantial grounds to
suggest that one scheme should e Wed and the other dismissed.

)

o the consideration of

.Accordingly, for the reﬁ% ;iven above, the Secretary of State agrees with the

Inspector’'s recommeéndations and hereby allows your clients’ appeals and grants
outline planni e ion for
Appeal A

up to 90 dwellings (including 30% affordable); a 60 bed care home and new
community hall with caretaker’s flat and associated parking; removal of the existing
parish hall and caretaker’s cottage and relocation of the existing bowling green;
provision of areas of public open space and a new vehicle access onto the B2114,
creation of pedestrian/cycle links and new planting.

Appeal B
up to 75 dwellings (including 30% affordable); a 60 bed care home with associated

parking; use of the existing access onto the B2114; provision of areas of public open
space; creation of pedestrian/cycle links and new planting.

at land at Handcross, West Sussex in accordance with application references
12/04033/0OUT (Appeal A) and 12/04032/OUT both dated 21 November 2012.



27.An applicant for any consent, agreement or approval required by a condition of this
permission for agreement of reserved matters has a statutory right of appeal to the
Secretary of State if consent, agreement or approval is refused or granted
conditionally or if the Local Planning Authority fail to give notice of their decision within
the prescribed period.

28.This letter does not convey any approval or consent which may be required under any
enactment, bye-law, order or regulation other than section 57 of the Town and Country
Planning Act 1990.

Right to challenge the decision

29.A separate note is attached setting out the circumstances in which the validity of the
Secretary of State’s decision may be challenged by making an application to the High
Court within six weeks from the date of this letter.

30.A copy of this letter has been sent to Mid Sussex District Coupci %Slaugham

Parish Council. A notification letter or e-mail has been sent t er parties who
asked to be informed of the decision.

Yours faithfully @%\'

Christine Symes \O

Authorised by Secretary of Sta@ ign in that behalf
.\c‘(\,



Annex A

CONDITIONS
APPEALS A AND B

1)

2)

3)

4)

5)

Details of the access, appearance, landscaping, layout, and scale, (hereinafter
called "the reserved matters") for each phase of development shall be
submitted to and approved in writing by the local planning authority before
commencement of that phase and the development shall be carried out as
approved. Application for approval of the reserved matters shall be made to the
local planning authority not later than three years from the date of this
permission. The development hereby permitted shall begin not later than two
years from the date of approval of the last of the reserved matters to be

approved.

No part of the development hereby permitted shall be co %d until a
phasing strategy has been submitted to and approved xmg by the local
planning authority. The development shall be carrie W accordance with
the approved phasing strategy.

Notwithstanding the details shown on the appr rawings, no development
shall commence until details of arrangemefitsgfor ¥ehicle access from the public
highway to serve the development have bee mitted to and approved in
writing by the local planning authorit uilding hereby approved shall be
occupied until the access serving it y@n carried out in accordance with the
approved details.

No development shall take pl luding any works of demolition, until a

Construction Method State, as been submitted to, and approved in writing
by, the local planning authoxity. The approved Statement shall be adhered to
throughout the constru eriod. The Statement shall provide for:

i)  the parking o@ es of site operatives and visitors

i)  the means\ef ss and proposed road routing for all construction traffic
associa h the development

i) lo & unloading of plant and materials
Iv) stegadge™of plant and materials used in constructing the development
v) the erection and maintenance of security enclosures

vi) measures to control the emission of dust and dirt during construction
including wheel washing facilities

vii) measures to control the emission of noise and vibration during
construction, including any piling

viii) external lighting to be used during the course of construction

iX) the hours of construction, including deliveries

x)  compliance with the Code of Considerate Practice set out under the
Considerate Constructors Scheme

No phase of development shall take place until details of existing and proposed
ground and building levels for that phase have been submitted to and approved
in writing by the local planning authority, and development shall be carried out
in accordance with the approved details.



6)

7)

8)

9)

10)

11)

No development shall take place until a site investigation of the nature and
extent of contamination has been carried out in accordance with a methodology
which has previously been submitted to and approved in writing by the local
planning authority. The results of the site investigation shall be made available
to the local planning authority before any development begins. If any
contamination is found during the site investigation, a report specifying the
measures to be taken to remediate the site to render it suitable for the
development hereby permitted shall be submitted to and approved in writing by
the local planning authority. The site shall be remediated in accordance with
the approved measures before development begins. If, during the course of
development, any contamination is found which has not been identified in the
site investigation, additional measures for the remediation of this source of
contamination shall be submitted to and approved in writing by the local
planning authority. The remediation of the site shall incorporate the approved
additional measures.

No building hereby approved shall be occupied until a sch @r the
management of all areas outside the private curtilage Ofai ual properties
has been submitted to and approved in writing by th lanning authority.
The scheme shall include details of maintenance g& ents, and the setting
up of any management company. The areas s eafter be managed in
accordance with the approved scheme. %

No building hereby permitted shall be occup ntil surface water drainage

works have been implemented in ac ce with details that have been
submitted to and approved in writin € local planning authority. Before
these details are submitted an as nt shall be carried out of the potential
for disposing of surface water b@a of a sustainable drainage system, and

the results of the assessmerm ided to the local planning authority. The
submitted details shall: prVi formation about the design storm period and
intensity, the method e d to delay and control the surface water
discharged from the si the measures taken to prevent pollution of the
receiving ground nd/or surface waters; include a timetable for its
implementationNanthprovide a management and maintenance plan for the
lifetime o1‘;hegf}1 opment which shall include the arrangements for adoption
by any ority or statutory undertaker and any other arrangements to
secur ration of the scheme throughout its lifetime.

No external lighting of any areas outside the private curtilage of individual
properties shall be installed except in accordance with details that have first
been approved in writing by the local planning authority.

No development shall take place until a scheme showing the means of
complying with the summary recommendations of the FPCR Ecological
Assessment dated November 2012 have been submitted to and approved in
writing by the local planning authority. The scheme shall be carried out in
accordance with the approved details.

No development shall take place until details for the protection of residents
within buildings from noise intrusion from the A23 road have been submitted to
and approved in writing by the local planning authority. The development shall
be carried out in accordance with the approved details.
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Report /D3830/A/13/2198213 and 2198214

Appeal A File Ref: APP/D3830/A/13/2198213
Land at Handcross, West Sussex

e The appeal is made under section 78 of the Town and Country Planning Act 1990 against
a refusal to grant outline planning permission.

e The appeal is made by Hallam Land Management Ltd and the Hyde Estate against the
decision of Mid-Sussex District Council.

e The application Ref 12/04033/0UT, dated 21 November 2012, was refused by notice
dated 30 April 2013.

e The development proposed is an outline planning application for up to 90 dwellings
(including 30% affordable); a 60 bed care home and new community hall with caretaker’s
flat and associated parking; removal of the existing parish hall and caretaker’s cottage
and relocation of the existing bowling green; provision of areas of public open space and a
new vehicle access onto the B2114, creation of pedestrian/cycle links and new planting.

Summary of Recommendation: That the Appeal be allowed subject to the
conditions set out in the annex to this report

Appeal B File Ref: APP/D3830/A/13/2198214 6
Land at Handcross, West Sussex
e The appeal is made under section 78 of the Town and Count ing Act 1990 against

a refusal to grant outline planning permission.

e The appeal is made by Hallam Land Management Ltd yde Estate against the
decision of Mid-Sussex District Council.

e The application Ref 12/04032/0UT, dated 21 N m 012, was refused by notice
dated 30 April 2013.

e The development proposed is an outline planning lication for up to 75 dwellings
(including 30% affordable); a 60 bed car e with associated parking; use of the
existing access onto the B2114; provisio %as of public open space; creation of
pedestrian/cycle links and new planting%

Summary of Recommendation: Appeal be allowed subject to the

-

conditions set out in the anne@ is report

Procedural Matters QK
e

1. The Inquiry took r four days from 24th to 27th of September 2013,
e visit on 30th September.

with an accom%
2. Both appligationgyWere submitted in outline, with all matters reserved except
access. C lication was accompanied by illustrative layouts and elevations

(Docs , along with a design and access statement and a range of
technicalseports (Docs AS1-AS25). Appendix 6 of the appellants’ landscape
proof (Doc AD4) includes alternative illustrative layouts.

3. The Council refused both appeals on the grounds that i) the site lies in a
countryside area of restraint which should be protected for its own sake from
development which does not need a rural location, ii) the proposals would fail to
conserve and enhance the High Weald Area of Outstanding Natural Beauty,
there being alternative sites with the potential to cause less harm, and iii) there
is no provision for meeting the infrastructure requirements arising out of the
development, nor for securing a proportion of affordable housing (Doc AD2
Appendices 19 and 20).

4. To address the third reason for refusal, planning agreements concerning
affordable housing and infrastructure contributions have been made under

www.planningportal.gov.uk/planninginspectorate Page 3



Report /D3830/A/13/2198213 and 2198214

The Site an

9.

Backgroun

Section 106 of the Town and Country Planning Act 1990. In addition, Unilateral
Undertakings have been submitted in respect of both appeals to provide for the
replacement or repair of a village hall, and to transfer property to the County
Council. The documents were in draft form at the end of the Inquiry, and it was
agreed that further time would be allowed for the production of completed
versions, which are now included as Docs 1D19-1D22.

Screening opinions of the need for an Environmental Impact Statement are
contained in Doc SD2. It is concluded that no statement is necessary, having
regard to the scale and localised effect of the development.

After the close of the Inquiry, the Council produced a planning agreement of
1938, made under the Town and Country Planning Act 1932, restricting the use
of land around Handcross, including the main part of the appeals site. It is the
Council’s opinion that the agreement remains in force. In view of the late
emergence of this document, the response of the appellants has not been
obtained. However, whether or not the Council are correc their opinion
about the enforceability of this agreement, it does not the main
considerations in these appeals, and any action arisi tJof it would be
separate from the present planning process. Fort '&son, the existence of
the agreement has not been taken into account'&5 eport. (Doc 1D27)

Representatives of the Parish Council hav
community hall proposals in Appeal A w ire their consent as land
owners, which would not be forthcoming, t the appellants claim legal
impediments to the alternative pro in the Neighbourhood Plan (disputed
by the Parish Council). It may wellLhexthat these issues would be resolved in

that the replacement

due course, having regard to the, s of the Hyde Estate as long standing
land owners in the village, andyth@&rale’ of the Parish Council as representatives

of the community’s interest r way, they are matters of private ownership
rights which fall outside t it of these appeals, and they are not given
significant weight in thij rt. (Docs AD5 para 5.45 and AD1 para 3.18)

The appeals were@ d for determination by the Secretary of State on 31

July 2013 bec involve proposals which raise important or novel issues
of developmeb ntrol.
.

A

urroundings

There is an agreed site description in the Statement of Common Ground (Doc
ADS8 paras 2.1-2.8). Plans pL2 and pPL7 illustrate the extent of the application site
in Appeal A and Appeal B respectively. The ‘main part’ of the site is common to
both appeals and comprises about 5ha of undeveloped grassland and wooded
areas to the north of the village of Handcross. It forms part of the Hyde estate,
and is separated from the rest of this estate by the realignment of the A23
trunk road, which is set in a cutting along the western boundary. The previous
route of the A23 is now incorporated into the site as a grassed strip, running
alongside a recreation ground which separates the site from the village centre.
The outer boundaries of the land are defined by tree and hedge lines, including
a heavily planted bund alongside the A23, and trees on either side of the
previous road alignment. The site is crossed by the vegetation of an earlier field
boundary, and by a wooded area around a former water course (or ‘ghyll’).

www.planningportal.gov.uk/planninginspectorate Page 4



Report /D3830/A/13/2198213 and 2198214

10. Appeal A includes two further parcels of land: the northern portion of the
recreation ground adjoining the main part of the site, and 0.4ha of land within
the village to the south, which is presently occupied by a parish hall, bowling
green, and caretaker’s cottage. This latter is set behind the main line of
development in the village street, from which it has access via a driveway.
Photographs of both sites are available in Appendix 2 of the appellants’
landscape proof (Doc AD4).

11. The High Weald AONB ‘washes over’ the settlement, which is set within the
characteristic Wealden landscape of a patchwork of small fields and ancient
woodland. The village has grown up alongside the London-Brighton road and,
whilst now by-passed, it remains as a local centre, with a retail frontage along
the High Street, and a range of local facilities and services which are itemised in
Table 2.1 in the Statement of Common Ground (Doc AD8). The more intensively
developed part of the village ends at the southern edge of the recreation
ground. The area to the north, including the main part of the appeals site and
the recreation ground, falls outside the Local Plan settlem oundary, in a
predominantly open area, but with sporadic developme ecially alongside
the B2114 London Road, which is the extension of th me High Street. Land
uses within this area include two schools, a doctor% ry, a café and petrol
station associated with the A23 road, and small& of houses, including a
row of estate cottages on Hoadlands private r iMmediately north of the
appeals site. Appendix 1 of the appellants’ | ape proof (Doc AD4) contains a
range of maps of the locality, including thoge defining land uses and the
settlement boundary, whilst appendices, 3 and 4 of the same proof, and
appendices C and E of the Council’s%ape proof (Doc AD7) contain context

photographs. Q
Planning Policy 0
Local Plan @

12. The development plan @prises saved policies from the Mid Sussex Local Plan,
adopted 2004 (Do -“Policy C1 designates all parts of the District outside
the settlement ies as a Countryside Area of Development Restraint
where the co sidte will be protected for its own sake. Proposals that would
extend the*bulilt-tp areas will be firmly resisted. Policy C4 gives priority to the

aim to e and enhance the natural beauty of the AONB, restricting

develo o0 uses which must be located within the countryside, or are

essential for local social or economic needs, or which are in the national interest
and no suitable sites are available elsewhere. Policy H4 seeks 30% affordable
housing in larger scale developments, and Policy G3 includes provision for the
collection of contributions towards infrastructure made necessary by new
development. The Handcross village centre is designated a Conservation Area,
the northern boundary of which abuts the parish hall portion of the site in

Appeal A. The Development and Infrastructure Supplementary Planning

Document (SPD) sets out the justification for planning obligations and formulae

to calculate the levels of contribution (Doc CD3).

13. The emerging Mid Sussex District Plan has been submitted for Examination.
Policy DP5 sets a housing requirement of 10,600 homes between 2011 and
2031, of which 2,000 are allocated outside the main settlements, which are
expected to come forward through the Neighbourhood Planning process. There
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are a number of objections to the proposed housing policy, including from
neighbouring planning authorities (Docs 1D23 and AD2, Appendix 22)*.

Neighbourhood Plan

14.

15.

Slaugham Parish Council published the submission version of its Neighbourhood
Plan 2013-2031 in May 2013. Scrutiny by an independent Examiner
commenced on 21 August 2013, and it is likely that a public session will take
place during November. Amongst its provisions, Policy 3 allocates land for the
development of up to 130 homes, which should take place either within the
settlement boundary where there is sufficient control over the land to provide
50% affordable housing and to deliver custom built homes, or on previously
developed land within the built up area. Policy 4 identifies the sites to meet this
requirement, the Handcross portion of which is 76 dwellings on land south of
the village at St Martin Close/Coos Lane, and 24 houses on the parish hall site
off the High Street. Policy 5 of the Neighbourhood Plan refers to windfall sites

of six or fewer dwellings on previously developed land withi e built up area,
and Policy 7 amends the settlement boundary in Handcr, incorporate the
St Martin Close/Coos Lane land referred to in Policy of CD4)

Policy 10 allocates the main part of the appeals 't@ang with the adjoining
recreation ground, as Local Green Space which be protected from
development, being of particular significa community by virtue of its
landscape beauty and tranquillity, histori ance as part of the Hyde
Estate, and recreational value for casual walkihg and sports events. Policy 15

envisages the replacement of the paxki all and bowling green with a new
community centre on land adjoinin recreation ground. Both the
community centre and the St M e/Coos Lane housing proposal are
subject to Community Right t ders which will be considered by the
Examiner alongside the Nei ood Plan. (Docs CD4, CD5 and CD6)

National Policy K

16.

Reference has be 0 a range of National Planning Policy Framework
(NPPF) policies, i g: Section 6 ‘Delivering a wide choice of high quality
homes’ and its on decision taking in para 14; Section 11 ‘Conserving and
enhancing ghg natural environment’ and in particular the provisions for

conservij ndscape quality of the Area of Outstanding Natural Beauty
(AON s 115 and 116; issues surrounding the designation of local green
space inparas 76 and 77; the role of neighbourhood plans in paras 183-185;
and the weight to be given to emerging plans in para 216. In addition, the
issue of prematurity was discussed during the Inquiry in relation to the advice in
paras 17-19 of The Planning System: General Principles, and to relevant
paragraphs in the draft National Planning Practice Guidance (NPPG). (Docs CD8
and CD9)

L At the Inquiry the Council tabled the report of a meeting of 10 September 2013 with
adjoining authorities containing a joint statement which, amongst other matters,
acknowledged that Mid Sussex would be unlikely to have the potential to make a strategic
contribution to the cumulative shortage of housing in the sub region and agreed to further
cooperation (Doc 1D6).
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The Proposals

17.

18.

Both appeals concern the residential development of the main part of the site,
served by a new access off the Hoadlands private estate road at the northern
end. The illustrative plans indicate a road system throughout the site, serving a
range of detached, semi-detached and terraced houses, and a care home on the
western boundary, adjacent to the A23 cutting. A tree preservation order
applies to part of the site and it is intended that the layout should preserve the
more significant trees, including the area around the ghyll. (Plans PL2 and PL7
and Doc SD1)

The lease on the present parish hall land expires in 2014, and the proposals
make provision for either developing the parish hall site for housing and
replacing the hall on the northern part of the recreation ground (Appeal A) or
making a contribution to the repair of the existing hall (Appeal B). In addition it
is proposed to transfer either a building known as the Pheasantry and its
associated land (Appeal A) or the land alone (Appeal B) to County Council
for use by the local school/play group. The schemes w ke contributions
to the enhancement of the village High Street, subje thhe appeals decisions
determining that such contributions would meet th in Regulation 122 of
the Community Infrastructure Levy (CIL) Regulati 10.

Other Facts not in Dispute

19.

20.

The other agreed facts are set out in the tefment of Common Ground (Doc
ADS8). It is accepted that the Local Rl ousing policies are out of date as they
do not make provision for housing % 2006. At the Inquiry the Council
confirmed that the targets from t

most recent, tested figures, and

er South East Plan are accepted as the

is not placed on any later figures, in
light of the preliminary stage-@fthe District Plan and the objections raised to it.
It is accepted that it is no t% ble to demonstrate a five year supply of
deliverable housing land as,required by para 47 of the NPPF. An appeal decision
concerning land in Pea @

pttage of March 2013 (Doc AD2 appendix 8, para 60)
found that the su dS appreciably less than 2.73 years and the Council have
not raised any gigni t objection to the appellants’ estimates that the supply
lies in the ran % to 2.02 years (Doc AD1 table 6.2 on pages 48 and 49), nor
offered alté r@e figures. It is agreed that a buffer of 20% should be applied
to the i arget, as advised in NPPF para 47.

The Coungil also accept that the proposals would satisfy development plan
policies concerning access and traffic, and that they would not have an
unacceptable impact on ecology and biodiversity. It would be possible to
overcome issues of noise intrusion and flood control by appropriate planning
conditions. There is no dispute that the development would benefit the local
economy, and that the care home would generate 70 full time equivalent jobs.

The Cases of the Parties

The Case for the Council

The AONB

21.

Para 115 of the NPPF gives great weight to conserving the landscape and
natural beauty of the AONB, and para 116 indicates that major development in
the AONB should be refused other than in exceptional circumstances. Case law
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(Aston v SSCLG [2013] EWHC 1936, (Doc ID11, para 93)) makes clear that the
word ‘major’ should take on its natural meaning, and the appeals proposals
should be construed as major in this case, having regard to the quantity of land
lost from the AONB, the impact on the village, and the amount of new
development. The provisions of para 116 apply to these appeals.

22. The High Weald AONB falls within National Character Area (NCA) 122 as defined
by Natural England, being an area of fields within woodland with dispersed and
isolated settlements. In this context, the site forms part of the parkland of the
Hyde Estate, containing a number of groups of sizeable trees, some of which
would be lost by the development. Apart from the urbanising influence of the
A23 trunk road, the area is predominantly open, creating a transition between
the countryside and the built up part of the village. (Doc AD4, Appendix 7)

23. Whilst it is accepted that the site is contained, and not visible in long range
views within the AONB, its development would have an impact on the local area,
both from specific viewing points, and the suburbanising i nce on the
approach to the village and its setting. Particular attenti r%rawn to views
from the London Road at its junction with Hoadlands om the recreation
ground through a gap in the existing tree belt (Doc &ppendix E, Photos 3, 9
and 10). The absence of a footpath on the Lond to the north of
Hoadlands makes it likely that the main percep#tio the entry to the village is
from vehicles, and photographs in the Co c'I%ﬁdscape proof (Doc AD7,
Appendix C) illustrate a range of views wh wauld be affected by the
development, and which would lead to the la@s€s of the transition between the
built up part of the village and the codntwyside.

includes suburbanisation amo ey pressures on the AONB, and NCA 122
identifies the need to prote istinctive character of settlements in the
AONB, including their sepg m\ The proposals would be contrary to these
objectives by eroding theytyral hinterland of the village, and would set a
precedent for furthe Q opment within the green corridor between Handcross
and Pease Pottage: raII, they would harm the AONB, contrary to the
provisions of p 5 and 116 of the NPPF, not protecting the intrinsic
character an ty of the countryside referred to in para 17. The appeals
proposal d mount to the exceptional circumstances set out in para 116,
and t \o the AONB would not be outweighed by any public benefits. (Doc
AD4, Ap dices 7 and 8)

24. The High Weald Management PI adopted by the Council in 2004 and
nqis&

Neighbourhood Plan

25. Since determination of the planning applications, the Neighbourhood Plan (Doc
CD 4) has been submitted for independent examination, and is sufficiently
advanced to be a material consideration. Amongst other matters, it makes
adequate provision for new housing in the village without the need for the
appeals site. The allocation of 130 dwellings is twice the level that would arise
if the 2,000 homes referred to in the draft Mid Sussex District Plan policy DP5
were distributed in proportion to the existing households in the rural parts of the
District, and provides sufficient capacity to avoid the necessity for early review.
Local housing needs have been established in consultation with the community
(Doc 1D8), revealing a requirement for affordable housing and for custom built
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homes, adequate levels of which could only be provided where there is sufficient
control over the land.

26. The land adjoining St Martin Close/Coos Lane, which is in the ownership of, or
controlled by, the Parish Council is the only site meeting this criterion. Unlike
the appeals site, this land abuts the existing settlement boundary, with housing
on two sides, is surrounded and screened by vegetation, and would not affect
the approach into the village. It would have a lesser impact on the AONB, and
the benefits arising out of its development would amount to the exceptional
circumstances set out in para 116 of the NPPF, including the choice of homes
and widened ownership opportunities promoted in para 50. There are no
objections to the proposals from the High Weald AONB Unit (Doc AD6, Appendix
B) or Natural England.

27. In addition, the Neighbourhood Plan proposals provide for housing on the Parish
Hall site, and replacement and enhancement of the community facilities on land
adjoining the recreation ground, without the need for the llants’ enabling
development. The benefits to the local economy and c ion industry
claimed for the appeals schemes would apply equall Neighbourhood Plan
proposals. The type of jobs available in a care hor?b d not meet the

employment needs of the local population.

28. The acceptance of the appeals proposals uI%ve a prejudicial effect on the
emerging Neighbourhood Plan. The addifiopfof ‘& further 75 houses over the
130 allocated in the Plan would be an exceSsi¥e increase in the size of the
village, and would lead to the inevit xtension of the settlement boundary,
to incorporate the site and the exis %using to the north, preventing the
designation of the main part of t eals site as Local Green Space. Itis
likely that confidence in the Nej ood Planning process would be
undermined and it would no@ ssible to achieve the 50% vote necessary for

acceptance. &

29. The appellants’ princip jection to the Neighbourhood Plan is its approach to
setting a policy fofyt ount of housing, but the Plan would form part of the
Development there is no indication in the NPPF that its scope should
be limited in this\xcespect. In particular, para 16 expressly provides for the
inclusion of h@using policies in a neighbourhood plan, para 183 gives power to
local c unities to deliver the sustainable development they need, and para 7
recogn t sustainable development is not unlimited. There is no sound

basis for excluding the ability to plan for the amount of housing.

30. The appellants have drawn attention to an appeal at Pease Pottage which noted
that little weight could be allocated to the emerging District Plan and it was not,
therefore, possible to conclude that the Neighbourhood Plan would comply with
its strategic objectives. However, the Examination Report of the Tattenhall and
District Neighbourhood Plan concluded that there was no legislative requirement
for housing numbers to be allocated at a district level before a neighbourhood
plan could proceed. (Docs AD2, Appendix 8, paras 25-28 and 1D12, Page 17)

31. Turning to the question of whether the Neighbourhood Plan should immediately
be considered out of date if the Council cannot demonstrate a five year housing
supply, the provisions of NPPF paras 47 to 49 are directed at local planning
authorities and their policies and not neighbourhood plans. Para 185 makes
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clear that, when there is no strategic allocation at a district level,
neighbourhood plans take precedence.

32. The decision of the Parish Council to give its land to a community land trust to
enable the delivery of 50% affordable housing was a key factor in the selection
of housing sites, but the evidence given on behalf of the Neighbourhood
Planning Committee of the Parish Council indicated that sustainability issues had
also been taken into account.

33. The Planning System: General Principles sets out the circumstances when an
application may be refused on the grounds of prematurity, including where the
scheme is so substantial as to prejudice proposals for the location of
development in an emerging plan. The appeals schemes would have such an
effect on the Neighbourhood Plan, and it is noted that the draft National
Planning Practice Guidance indicates that refusal on the grounds of prematurity
may be justified where the Neighbourhood Plan has passed the local planning
authority publicity period, as in this instance. (Docs CD8, pa%L?—lQ and CD9)

The Case for the Appellants @

Background

34. The Hyde Estate has a long relationship with t &age, and has been
consulting with the community for 6 year e prospect of developing the

appeals site, the main part of which has vered from the remainder of
the estate by the realignment of the A23 tr road.

The AONB

35. Whilst the appeals site lies withi NB, so does a vast tract of land,
crossing virtually every settl nd road and occupying nearly 50% of the
Mid Sussex District. Not 3 @ land is of equal quality and there is no dispute
that it is necessary to estallish the specific impact on landscape and natural
beauty, rather than ru @ t'development as a matter of course. In this
respect, both the ﬁ of the main part of the site, and its lack of visibility,

limits any contq'@' o the AONB.

36. The main narﬁfe e site has been subject to significant intervention over the
course ntieth century, including two re-alignments of the London to
Bright . Its character has been altered by the deposit of spoil on the
former carriageway and in the bund on the western boundary, and the ghyll
crossing the site is truncated and a remnant of its former course. It does not
have the appearance of undisturbed countryside, and the proximity of the A23
trunk road has a distinctly urbanising effect, removing any sense of remoteness
or tranquility.

37. Whilst the site falls outside the tightly drawn settlement boundary, the Council’s
planning proof recognises that it is within the village of Handcross. It lies in an
area of built development, including schools and housing, and the village entry
sign lies beyond the appeals site. The area has a distinctly different character
from the open countryside beyond. In this respect, there is no support for the
contention that it would lead to a narrowing of the separation from Pease
Pottage. (Doc ADS, para 3.1)
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38. Any impression of a less developed transition zone on entering the village would
not be significantly diminished by the development of the appeals site. The
Council’s landscape proof accepts that it is has limited visual impact on the
wider locality and the Council’s case has focussed on just two public view points
and a transient view along the London Road. These would give limited glimpses
of the development, and the effect on the AONB would be equally limited, with
the potential in the working up of detail designs to minimise any impact. In any
event, Handcross has grown up alongside the London to Brighton Road, and the
present proposals are consistent with this historical pattern of development.
(Doc ADG, paras 5.2.1-5.2.9)

39. With respect to whether the proposals amount to major development in terms
of NPPF para 116, the proper interpretation of the judgement in the Aston Case
(Doc 1D11, para 93) is the application to major projects of strategic, possibly
national, significance, not those of a local nature. This is consistent with the
conclusion of the Cuckfield appeal (Doc AD2, Appendix 11, para 20) when dealing
with 42 houses in the High Weald AONB. It is submitted t he intention of
para 116 is to capture developments which have a maj ct on the AONB,
which does not apply to the present case. In any eVN en if para 116 was
to apply, the development would meet its criteria. isSignificant that the

Council finds the tests to be met in the case of t ghbourhood Plan
proposals for St Martin Close/Coos Lane, and no reason to consider that
the need for housing should carry less w I spect of the appeals
proposals.

Sustainability \Q

40. There is no dispute that the villa :@ dlandcross contains a wide range of shops,
services and facilities, which a ithia” safe and convenient walking distance of
the site, and an increased | ulation would support the more vulnerable
retail and service elemen;& rby bus stops provide a regular service to local

towns and the wider ar, he Council’s SHLAA conclusion describes the site as
very close to village s and suitable for development. Mid Sussex is
reliant on greenfi(@s to fulfil its housing needs and, whilst it is accepted
that developm d not be positively directed to the 50% of the District
that lies withi AONB, there is no reason not to realise the potential of sites
within that" Q)/hich have high sustainability and connectivity credentials.
(Docs A @1 able 2.1 and 1D24)

Housing Need

41. The Council’s housing land supply currently lies in the range 1.66 to 2.02 years.
A recent appeal in Pease Pottage found that a supply appreciably less than 2.73
years should attract very significant weight in favour of the proposal then being
considered, and a similar or greater weight should be applied to the present
appeals. In addition, the schemes would contribute to the supply of affordable
housing, recent evidence indicating a demand from 131 households on the
housing register with a connection with the parish, in excess of the 42
households shown by the Slaugham Parish Housing Needs Survey referred to in
the Neighbourhood Plan. The provision of a care home would cater for an
increasing elderly population, as well as providing jobs to meet the needs of the
wide socio-economic profile of Handcross. (Docs AD1 table 6.2; AD2, Appendix 8,
paras 57-60; 1D7, Appendix, 3™ page, ‘affordable homes’; Doc CD4, page 23)
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Neighbourhood Plan

42.

43.

44.

45.

46.

47.

It is noted that the alleged prejudice to the emerging Neighbourhood Plan did
not form part of the Council’s reasons for refusal, but now appears to be the
main plank in the Council’s case.

The guestion of weight to be allocated to an emerging plan is dealt with in para
216 of the NPPF and, in particular, the number of unresolved objections are a
key determinant. There are real doubts about the substance of the
Neighbourhood Plan, as well as the process thus far, which are likely to be
further articulated at the public sessions of the Examination. The weight to be
accorded is limited, and insufficient to override the arguments in favour of the
proposals. A recent appeal in Pease Pottage (Doc AD2, Appendix 8, para 27) gave
little weight to the emerging Neighbourhood Plan.

Amongst the matters of concern is the speed of the process, clearly accelerated
to block the appeals proposals, which is likely to have led taserrors, including
the indication that whole sections of the community hav een effectively
engaged in the process, including those who have gi idence at the Inquiry.
It is noted that the three consultation rounds produ onses from only
3.5%, 1% and 1% of the Parish Electoral Roll, r% ely.

From the earliest stages, the Neighbourho mmittee chose to exclude
the main part of the appeals site as an option, only real explanation being
that it was not in public ownership and co t therefore offer 50% affordable
housing, and finance for a new parish faall without cross subsidy from developer
led housing. By selecting the St Ma ose/Coos Lane site, under the Parish
Council’s control, the committee’s ' ons were self serving, and did not take
account of normal planning critefig®nAcluding sustainability. This land is
significantly further from th(@@ centre and facilities than the appeals site

(Doc ADS, Table 2.1).

Even if the Neighbour &Ian proceeded in its present form, the only potential
conflict with the agpea oposals would be the 130 house ceiling in the Plan,
and the Local ce designation. It is not the purpose of Neighbourhood
Plans to set cap development, but to plan for types of development (NPPF
para 184 refefs d para 3.2 (1) of the Neighbourhood Plan (Doc CD4, page 18)
indicate x ntion to make provision for ‘at least’ 130 new homes.

Howe Plan is interpreted as setting a limit to the amount of new
housing,here is no support in the NPPF for this approach. It would not be
based on any top-down distribution within Mid Sussex of its overall housing
need, and the figure of 130 has been arrived at by no recognised methodology:
the pro-rata allocation based on the rural population does not reflect the highly
sustainable character of Handcross. In addition, para 49 of the NPPF would be
engaged, with the relevant policies not being considered up to date. It would
be a perverse interpretation of para 49 to exclude its application to
Neighbourhood Plan policies.

There is no indication that the designation of the main part of the appeals site
as Local Green Space was done in compliance with the criteria in para 77 of the
NPPF. It is not plausible that the site, lying next to the busy A23, incorporating
the former carriageway of this road, and with no public access or history of
recreational use, and very few public vantage points, could justify Local Green
Space designation.
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48. The appeals schemes would not prevent the Neighbourhood Plan from
proceeding in respect of the majority of its proposals, including the development
of the St Martin Close/Coos Lane site if that is what the community really wants.
If it was determined that the appeals proposals do, in fact, represent
sustainable development, help to meet the serious housing land shortage, and
would have minimal impact on the AONB, then any demotivation arising from
the Neighbourhood Plan Committee being rebuffed in its attempts to thwart the
proposals could hardly be a reason to dismiss the appeals. Adjustment of the
Neighbourhood Plan to accommodate the appeals schemes would not be an
unduly complex or lengthy process.

49. With respect to the question of prematurity, the principles applicable have been
set out in the appellants’ discussion note (Doc 1D3), which recognises that the
draft NPPG may change after consultation and that in the meantime ‘The
Planning System: General Principles’ remains in force, in conjunction with para
216 of the NPPF. In any event, the wording of the draft NPPG remains similar
to that of the General Principles, whilst indicating an even ter requirement
that justifying refusal of planning permission on prema rounds is unlikely
other than in exceptional circumstances, and where N ly that the adverse
impacts of granting planning permission would sig% ly and demonstrably
outweigh the benefits, limited to development s antial that it would
undermine the plan-making process by pre e% ng decisions that are
central to the emerging plan. The High I e Shottery case (Doc I1D10,
paras 63 and 65) talks of the importance o jding “unreasonably holding up
proposals on the basis of conflict Wiw:h r process which has an uncertain

\%

outcome” and the “public interest i , hamely of getting applications for
development determined promptl

The Case for the Parish Council 0

50. In addition to the submissi ade on behalf of the District Council, the
representatives of the r- Council Neighbourhood Plan Committee made a
number of points, in %4 that there had been considerable publicity of the
Neighbourhood Pla @ d its preparation had been informed by extensive
discussion and ation in the parish. The key concerns revealed by this
process were; eed to protect the AONB from development; the lack of

capacity @ervices and infrastructure to accommodate development; an

of'new housing, but on small sites within the villages; a lack of

housing; poor public transport services; and the importance of a

distinct village identity.

51. The resulting plan is pro-development, with proposals for at least 130 new
homes, in excess of the allocation which would arise as a proportion of the rural
population of Mid Sussex, and above the household interim projection 2011-
2021 prepared by the Department of Communities and Local Government in
April 2013. By identifying land for housing which is under the control of the
Parish Council, it is possible to return the profits of the development to the
community, rather than a developer, and secure control over housing and
community assets in perpetuity. The Plan’s proposals maximise community
benefit whilst minimising environmental impact. It is not accepted that the St
Martin Close/Coos Lane site is inaccessible to local services, and the plan
includes a proposal for 24 houses on the Parish Hall site which is in the centre of
the village.
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52.

Allowing these appeals would undermine the emerging Neighbourhood Plan,
which could not proceed in its present form. It would need to be rewritten, and
there is a strong likelihood that the confidence of the community in the
neighbourhood planning process would be lost, jeopardising the outcome of the
referendum, and the considerable time and commitment that has been
expended on the project. The decision to grant planning permission at appeal
for 51 houses in Pease Pottage (Doc AD2, Appendix 8) in March 2013 had a
damaging effect on the process, but the Plan has now advanced to examination
and is entitled to greater weight than was allocated at that time. In addition to
the excessive amount of development that would arise if the appeals schemes
were permitted, the community would lose valuable green space between the
A23 and the recreation ground. There is no indication that a care home of the
size proposed is necessary to meet local needs.

Other Oral Representations to the Inquiry

53.

54.

Ms S Fowler spoke as chair of the Handcross Playgroup Co ittee and the
Governors of Handcross Primary School. There are vul families in the
village with significant educational and child care ne benefit from the
facilities offered, but the present accommodation i &equate. Appeal A is
supported because it would provide good, perm@wommodaﬂon for the
playgroup and better outside space for the sc \and enable all the community
facilities to be grouped together for mutuafl's t. In response to a question
on behalf of the Parish Council, noting th eighbourhood Plan would
provide new community facilities, Ms Fowlemfeplied that they would not offer
the advantages of their own, dedica ace. Ms G Pederson, head teacher of
the Handcross Primary School, an Noes, reception teacher, support both
appeals. In addition to the poin by Ms Fowler, they noted that the
Neighbourhood Plan proposals 4o ace new housing at the southern edge of
the village, remote from the@ | and from other services and healthcare
facilities, with potential diQ es for children using the intervening road

system. O

proposals: Mr G

Mr E Dowz‘sr,
T Large. t the points raised was the view that the appeals proposals
o%ntegrate the village at its northern end around the existing centre

Close/Coos Lane would be remote and involve greater travel through an
inadequate road system; some parties were unaware of the Neighbourhood Plan
preparation and had not been adequately consulted; the existing parish hall is
not fit for purpose and Appeal A would ensure its replacement; and, there is a
need for the elderly facilities provided by the new care home.

Written Representations

55.

11 parties made representations to the Planning Inspectorate following the
appeals, of which eight were in favour and three against the appeals proposals.
Approximately 60 parties made representations to the Council in respect of one
or both of the applications, of which five were in favour, and the remainder
raised objections. The representations can be found in Docs TP1-TP3.
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56. The points made against the proposals included: the schemes would result in
too many houses, not supported by adequate infrastructure and services, and
diminishing the identity of the village; there would be a tendency for Handcross
to merge with Pease Pottage; the existing road system would be unable to cope
with the additional traffic, parking and congestion; the village is poorly served
by buses; development should be directed to previously developed land; there
is no requirement for a care home of the size envisaged; there should be a
reliance on the neighbourhood planning process; there would be a loss of green
space. The following points were made in respect of Scheme A only: there
would be a greater need for sporting facilities whilst reducing the size of the
recreation ground; it would result in the loss of the historic parish hall, and the
new hall would be too remote from the village; the redevelopment of the parish
hall site could lead to overlooking of adjoining property.

57. In addition to the issues raised in the oral representations to the Inquiry
referred to above, those in favour of the proposals included the following points:
the additional housing would allow the village to grow and le local people to
stay in the area; the schemes would make use of redur@ nd; Appeal A
would provide improved community facilities and rep e inadequate parish
hall; the development of the northern area would I@ balance the village.

Conditions

58. The Council’s suggested conditions are ¢ ned in the schedule at Doc I1D15.
They have been considered in relation to t dvice in Circular 11/95 and the
discussion at the Inquiry, and a pro revised list is included at Annex 3.
The numbering below refers to the cil’'s schedule, with the numbering of

the revised list at Annex 3 include quare brackets after.
Conditions applying to both AppeQ

59. Condition 1 [Condition proval of reserved matters: in view of the
likelihood that the devg ent will be carried out in phases it is reasonable
that the approval @fgreserved matters should be dealt with prior to the
construction of eact ase, rather than necessarily before any development
commences. C ion 2 [Condition 2], phasing strategy: agreement to a
programme hasing of development is necessary to enable Condition 1 to

rily and to ensure that the essential infrastructure is in place

. Condition 3 [Condition 3],_road works: whilst access is not

a reserved matter in either appeal, the submitted drawings do not show the

road and junction arrangements in sufficient detail to prove compliance with

highway standards. The wording suggested by the Council applies only to the
widening of Hoadlands but, whilst it is likely that only part of this road will
require improvement, there will be other technical details which will need
approval. A more generally applicable condition is required.

60. Conditions 4 and 5, car and cycle parking, roads: parking and road layouts
will form part of the reserved matters application, and it was agreed at the
Inquiry that appropriate conditions concerning their provision and use could be
applied at that time. Condition 6 [Condition 4], construction management
plan: control over the arrangements made for building of the development is
necessary for the benefit of road safety and residential amenity in the area. It
is not clear that agreement to construction phasing would be necessary over
that applied in the earlier condition, and it was the appellants’ suggestion that
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61.

62.

63.

64.

the imprecise wording concerning appropriate public consultation should be
replaced by a requirement that the construction should be carried out by a
member of the Considerate Contractors scheme.

Condition 7 [Condition 5], levels: control over the levels of buildings and
landscaped areas is necessary because of the sensitive position of the site
within the AONB. Layouts submitted under reserved matters would not
necessarily include this information. Conditions 8, 9 and 11, materials,
landscaping, enclosure: these matters may be adequately dealt with at the
reserved matters stage. Condition 12 [Condition 6], site contamination:
the main part of the site has been disturbed during the realignment of the A23,
with levels raised with imported material, and the parish hall site is previously
developed land within the village. There are reasonable grounds to consider
that potential ground contamination should be investigated and, if necessary,
remedied, for the benefit of the health of the future residents. However, in the
absence of any indication of previous uses which would create a severe risk of
pollution, a more compactly worded condition than that pr ed would
adequately address the point.

Condition 13 [Condition 7], management of t \mmon parts: a

condition is necessary to ensure that the parts ofet tate outside private
residential ownership should be subject to a ment programme, for the
benefit of the appearance and amenity of ghe lopment within its setting.
Condition 14 [Condition 8], drainage: | drainage provision is covered by
other legislation, but a condition is necessay/to ensure adequate surface water
drainage to eliminate the risk of flo with provision for the establishment of

a SUDS scheme where applicable.
authority easements: any nec
the A23 trunk road may be ad
layouts at the reserved ma %

itions 15 and 16, highway
restrictions on development alongside
addressed during the consideration of

age.

Condition 17 [Condit} ], external lighting adjacent to the A23: control
of lighting during th @ruction phase would be adequately covered by the
construction manal nt plan condition, above. The need for a more general
condition to co manent external lighting installations was discussed at
the Inquirx, ac) necessary for the benefit of road safety and to maintain the
esidential amenity of the estate. Condition 18, drainage
A23: the need to avoid surface water run-off to the trunk road

19 [Condition 10], ecology: a condition is needed to manage and protect the
ecology of the site, for the benefit of bio-diversity.

Conditions 20 and 21, local employment: despite the appellants’ intention
to employ local people in conjunction with the development it is not accepted
that a necessity for such conditions has been proved, nor that they would be
sufficiently precise, reasonable and enforceable, especially when applied in
perpetuity to the staffing of the care home. Condition 22, tree management
plan: the protection and management of existing trees on the site would be
adequately covered by the general management provisions of the earlier
condition, and in respect of reserved matters applications. [Condition 11],
protection from noise: in addition to the suggested conditions, the Statement
of Common Ground (Doc ADS8, paras 4.15-4.16) makes clear the intention to
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maintain the amenity of future residents by incorporating measures to attenuate
the noise from the A23 road.

Conditions applying only to Appeal A

65.

Conditions 1A and 2A, road access to the parish hall site and the
proposed community hall: the need for additional access details would be
adequately covered by the earlier condition. Condition 3A, restrictions on
development on the recreation ground: the location of residential
development would be subject to consideration under the reserved matters
applications. Condition 4A, no development before parish hall lease
expires: this is a matter of private legal rights, rather than applicable to a
planning permission and, in any event, with any realistic programme, it is
unlikely that development would commence before 3 March 2014.

Planning Obligations

66.

67.

The Obligations comprise a Unilateral Undertaking and an Qement for each
appeal. With respect to the Undertakings, that for A pm akes provision for
the construction of a replacement community hall, u alue of £1,000,000,
or, if the existing parish hall site is not redeveloped, tribution of £99,250
towards the repair of the existing building. In addition, there is an obligation to
transfer the Pheasantry building to the Count cil conditional upon it being
used for educational purposes. The Und in Appeal B creates an
obligation to transfer the land adjacent tothe/Pheasantry to the County Council.
(Docs ID19-1D22)

The Agreements are in substantial ilar terms for both appeals. Provision is
made for 30% affordable housin travel plan, for fire hydrants, and for
contributions to outdoor play s space, Vvillage centre enhancements,
libraries, local community i tructure, education, transport, and a monitoring
charge. The village centr€ enlancements payment is subject to these appeals
determining that the c' tion meets the tests in the Community
Infrastructure Regulation22. In addition to the foregoing, the Agreement for

Appeal B include pitribution for the repair of the parish hall, in similar terms
to that referre I

e Undertaking in Appeal A.

, *
Inspector’s ons

The numbe are brackets refer back to earlier paragraphs of relevance to the
conclusions

The Main Considerations

68.

69.

Whilst two separate applications have been made, the main part of the site,
providing land for up to 75 houses, is common to both schemes, and in other
respects the differences mainly amount to whether the parish hall land is
redeveloped and, if so, the provisions to be made for a new parish hall. The
reasons for refusal of planning permission are the same in each case and, to a
large extent, the arguments of the parties are applicable to both schemes.
Taking account of all the representations made, the main considerations set out
below are the same for both appeals. [3, 17-18]

There is no dispute that there is a significant shortfall in the five year housing
land availability and that therefore the Local Plan policies concerning the supply
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of housing are considered out of date, including the relevant parts of Policies C1
and C4 which seek to restrict the use of land. In these respects, the NPPF is a
material consideration which outweighs the development plan policies, and the
structure for consideration of these appeals is determined by the process set out
in NPPF paras 14 and 49. Housing applications should be considered in the
context of the presumption in favour of sustainable development, with
permission granted unless any adverse impacts of doing so would significantly
and demonstrably outweigh the benefits, or the proposals would be contrary to
specific policies in the NPPF indicating that development should be restricted.
The particular issues raised in these respects are the effect of the development
on the emerging Neighbourhood Plan, and on the landscape quality of the
AONB. [19]

70. Therefore the main considerations are as follows: i) whether the proposals are a
sustainable form of development capable of meeting the housing need in the
District, ii) the weight to be accorded to the emerging Neighbourhood Plan, and
whether the proposals would prejudice the outcome of the making process,
and iii) the effect on the character and appearance of tm ity and in
particular the landscape quality of the Area of Outsta atural Beauty.

i) Whether the proposals are a sustainable for @Q/elopment capable of

meeting the housing need in the District %

71. Para 7 of the NPPF sets out the economi i nd environmental roles of
sustainability. The Council’s main objectioRji@ these respects relates to the
environmental damage to the AONB%h will be dealt with further below.

There is no serious opposition to the lants’ claim that the development
would favour the economic life o illage, by providing a market for goods
and services and, whilst the Ca estion whether the jobs at the care home
would match the employm eds of the village, there is no clear indication
that they would not. Ind@e evidence given at the Inquiry concerning the

educational needs of t indicated a wide social profile in the village. Nor
is there significant o Gon to the proposal on social grounds. It would help
to address the ack%dged shortfall of housing land, and provide a proportion
of affordable h meet a recognised need. [19, 20, 53]

72. The stateni rg) ommon ground confirms the Council’s position that any
physic mlngs of the site and supporting infrastructure could be
overco lanning conditions or obligations. There are adequate grounds to
consider that the site would be capable of delivering new housing to meet the
NPPF objective of providing a choice of high quality homes. [20]

73. The village has a good range of local facilities, and some sources of
employment, illustrated by table 2.1 of the Statement of Common Ground,
which confirms that the majority are within walking distance. There are bus
stops accessible to the site and, whilst the limited frequency and operating
hours of the service are noted, it does provide a reasonable level of accessibility
for a rural location and a viable alternative to private transport. Itis,
nonetheless, realistic to suppose that a significant proportion of the new
residents would use cars for access to employment and larger scale shopping
and social facilities, falling outside the objective of the NPPF to select locations
that maximise the use of public transport, walking and cycling. However, in the
absence of evidence of an adequate supply of deliverable sites within
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74.

established centres, the village appears to offer a suitable alternative, with easy
access to the A23, providing a fast route to Crawley and Brighton to minimise
the need to make use of the rural road system. [40]

Subject to the potential environmental impact on the AONB, considered below,
and within the limitations imposed by a rural setting, the site meets the
objectives of NPPF para 7 by providing economic and social benefits, and
occupying a position easily accessible to the range of local shops and services
available within the village. In these respects it is a sustainable form of
development capable of meeting the housing need of the District.

i) The weight to be accorded to the emerging Neighbourhood Plan, and
whether the proposals would prejudice the outcome of the plan making
process

75.

76.

77.

Attention has been drawn to the appeal decision APP/D3830/A/12/2184075 of
March 2013 which allowed a scheme of 51 dwellings in Pe ottage, part of
the same parish as the present appeals. The Inspector tle weight to the
Neighbourhood Plan at that time, noting that it was rly stage and would
be likely to change during the course of the proces %ng up to a referendum.
It was not possible to be certain that it would b@eral conformity with

strategic policies of the emerging District Plan might also be subject to

considerable change. [43]
Since that time, the submission verS|on of eighbourhood Plan has been

prepared and is now subject to con tion by an Examiner. It is certainly the
case that the strategic position remains unhresolved and there is the possibility
that the housing provision will n t’%d with the final, adopted version of the
Local Plan. The content of the@ rhood Plan may change following the
Examination and the consid of objections, and, having regard to the low
response rates reported f g publicity of the Plan, and the opposition
expressed to it by inter, & parties at the Inquiry, it may not succeed at
referendum. These create some uncertainty about the final outcome
which restricts the%ht that may be applied to the emerging plan.
Nonetheless, i ogressed further than was the case at the time of the
Pease Pottag ppeal, and has received a period of publicity carried out by the
District CoU n balance, it is entitled to some weight in the consideration of
these ¢ @ [25, 30, 44]

The point%herefore arises whether allowing these appeals would prejudice the
delivery of this plan and, if so, the extent of any harm. Three main areas of
concern have been raised: the effect on the housing policies for the village, the
loss of an area of local green space, and whether allowing the appeals would
undermine confidence in the neighbourhood planning process in the village.
[28, 52]

Housing Policy in the Neighbourhood Plan

78.

The Neighbourhood Plan does not explicitly limit the total number of new
dwellings in the parish, with para 3.2 Objectives and Measures, referring to ‘at
least’ 130 new homes to be built. Nonetheless, any larger scale development
would be restricted to the sites identified in Policy 4, with any further increase
only taking place on small, windfall sites on previously developed land in
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accordance with Policy 5. The appeals proposals would be clearly contrary to
these policies. [14]

79. However, there is strength to the appellants’ case that, if the Neighbourhood
Plan was in force, and its policies had the effect of restricting the supply of
housing land, then the relevant parts of those policies would be considered out
of date in terms of para 49 of the NPPF, in view of the shortfall in the five year
housing supply. The Council’s argument that this provision should not apply to
Neighbourhood Plan policies is noted, and it is the case that the wording of
Section 6 of the NPPF is aimed at planning authorities. However, the
Neighbourhood Plan would form part of the development plan, and in the
absence of any clear direction in the NPPF to the contrary, there is no
substantial reason to consider that its provisions should fall outside the general
definition of ‘relevant policies for the supply of housing’. [46, 31]

80. The research carried out in preparation of the Neighbourhood Plan recognises a
public desire to restrict new housing to small developmentg®ithin the village,
and the submissions in response to the planning applica include concerns
about the lack of capacity of local infrastructure, an ect of additional
houses on the identity of the village. However, th d&cll have not raised any
specific objection on the grounds of the effect o moads, services and other

infrastructure, and the appellants’ planning obligations are intended to

overcome any shortfall. The additional Si er that proposed in the
Neighbourhood Plan would have some e op the character and identity of the
village, but there is little evidence that this Would be unduly harmful.

Handcross has a relatively busy, co ial character, functioning as a local

centre. Itis of an adequate size t the proposed housing, and there is no
reason to consider that the new ts would not be absorbed into the
existing village community. 2@) 6]
81. Overall, there is not a su | case that the housing proposed by the appeals
he infrastructure or character of the village, nor

would be unduly harmf
reason to consider t ould not take place alongside the housing proposals
contained in the N ourhood Plan.

Local Green Space Q
*

82. Neighb NZ an Policy 10 allocates the main part of the appeals site,
betwe 3 and the recreation ground, as Local Green Space, with no
development allowed except that related to the public recreational use of the
land. The appeals proposals would not be compatible with this policy. [15, 52]

83. It is the appellants’ contention that this measure has been included as a means
of preventing the appeals development, rather than because of any inherent
qualities of the land. Whether or not this is the case, it is certainly true that
there is no indication of public rights of access to the land, and it has only been
in its present condition for a relatively limited period, with the A23 previously
occupying part of the land, and the remainder separated from the village by this
road. There are not substantial grounds to show that it meets the criteria in
para 77 of the NPPF, with little evidence that it has special community
significance, recreational value or, alongside the A23, particular tranquillity. In
these respects, any lack of consistency with the NPPF diminishes the weight that
may be allocated to this emerging development plan policy in terms of para
216. [47]
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Confidence in the Neighbourhood Planning Process

84. Itis clear that members of the Parish Council have dedicated a great deal of
time and effort to the preparation of the Neighbourhood Plan, and they are
worried that allowing these appeals could undermine the morale of those
involved in the process, and the public perception of the value of the Plan. The
strength of this concern is recognised, but there is no certainty that this would
be the outcome. Those making representations on behalf of the Neighbourhood
Plan Committee at the Inquiry appeared to have an enthusiastic and vigorous
attitude to the plan preparation, which should be capable of surviving any need
to make modifications to the Plan that may arise out of these appeals. Similar
arguments were made in relation to the Pease Pottage appeal decision, but the
plan preparation has continued despite the permission granted for that
development. [52]

85. As an integral part of the development plan process, subject to scrutiny,

objection and changing circumstances, there is an expect that the plan
preparation should be both flexible and reactive, and suf#i y robust to
withstand potential setbacks. The possible effect on I and confidence
does not form part of the main criteria for assessin erging plan contained

in para 216 of the NPPF, and it is not entitled to& ant weight.

Conclusions 6
86. The Neighbourhood Plan tackles a much %& range of issues than those

affected by these appeals and, for t%so s set out above, there are not
O

substantial grounds to show that th als schemes would be fundamentally
incompatible with it. As such, ref @ the grounds of prematurity in terms of
paras 17 and 18 of The Planning em: General Principles would not be
Natignal Planning Practice Guidance implies that
weight may be allocated t w ighbourhood Plan once it has passed the local
planning authority publici eriod, the central premise remains that refusal on
the grounds of premat @ Is only justified where the effect would be so
substantial as to e the planning process, noting that this would only
occur in excepti umstances. There are adequate grounds to consider
that, whilst th bourhood Plan is entitled to some weight, the appeals
proposals wouald hot unduly prejudice the outcome of the plan making process.
[33, 4 &

iili) The effecon the character and appearance of the locality and in
particular the landscape quality of the Area of Outstanding Natural Beauty

87. Para 116 of the NPPF indicates that permission should be refused for major
developments in the AONB other than in exceptional circumstances where the
proposal is in the public interest. There is no agreed definition of ‘major
development’ and whether a proposal falls into this category is a matter of fact
and degree, and subject to the context of the site. It is certainly the case that
the Cuckfield appeal decision concluded that it referred to projects of national
significance in relation to the definition in the Planning Policy Statement 7 which
applied at the time. On the other hand, the Judicial opinion quoted by the
Council in the ‘Aston’ Case suggests that ‘major’ should take on its natural
meaning. In the present context, a scheme of 75 or 90 houses would fall into
the normal interpretation of the word ‘major’ in relation to the size of the
village. There is not a compelling case that para 116 refers only to schemes of
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national or regional significance and, on balance, there is adequate reason to
consider that these schemes are major developments to which the paragraph
applies. [21, 39]

88. In reaching this conclusion, account is taken of the appellants’ suggestion that
para 116 is intended to capture schemes which have a major effect on the
AONB, which they consider does not apply to the present appeals. However,
the wording of para 116 refers to major developments rather than effects. It
lies with the assessment carried out in accordance with the third bullet point of
the paragraph to establish the level of any effect. A limited degree of harm, or
the potential for mitigation, would clearly count in favour of the proposal when
establishing whether exceptional circumstances apply. This is consistent with
Local Plan Policy C4, which gives particular attention to the impact on the visual
quality and essential characteristics of the area when determining whether a
development may be regarded as an exception to the policy of restraint. [39,
12]

89. The Council accept that the development of the land wo have a
significant effect on the wider landscape and, with t so mentioned below
in relation to the development alongside the A23, is no reason for this

report to come to a different conclusion on this onetheless, the

published assessments of the AONB referred t e parties confirm that the
nature of the built form, and the setting i , forms part of its character,
and, in this respect, development of the weuld extend the built up area of

Handcross northwards, and have some effeéfon the appreciation of the village
when approached along the LondonRoad, [22, 23, 24]

90. The prevailing character of the @und the site is not of open countryside.
The uses alongside the Londo% hilst extensive in nature, have a clearly
developed character, includi row of houses to the north of Handcross

i@, a doctor’s surgery and car park, and the

Primary School, the schoq

recreation ground and jtsspavilion. On the western side of the site is the A23
and its associated rog .@ facilities. The development of the land would tend
to consolidate the © % opment of the village in this sector, but there is little
evidence to sh its present openness is an important component of the
setting of ghe@ e, nor that any transient quality between rural and urban
areas whe gt ing the village along the London Road would be unduly upset,

o the distance between the site and the road, and amount of

distinguishes it from the open countryside beyond, and this, along with the
contained nature of the site, diminishes the likelihood that its development
would create irresistible pressure for further building in the rural gap between
Handcross and Pease Pottage. [11, 22, 23, 24, 37, 38]

91. Whilst the main part of the site was formerly parkland within the Hyde estate,
its separation from the remainder by the realignment of the A23 has effectively
ended this role. It retains some of the features of that former use, including
extensive belts of trees, but the appellants’ illustrative layouts indicate that it
would be possible to retain a substantial portion of the more significant
landscape features. It is also accepted that the successive changes of road
alignment have materially altered the land over time, and that much of it does
not retain an original rural character. [22, 36]
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92. Reference was made in para 89 above to one proviso about the impact of the
development on the wider area. Most of the western boundary of the main site
is separated from the A23 trunk road by a planted bund, which would effectively
screen the development of the site. However, the southern portion of this
boundary comes closer to the road, and it became apparent during the site visit
that any building in this position would be relatively prominent, being elevated
above the A23 at the top of an embankment. The illustrative layouts indicate
the care home in this location, which would be a substantial building with
limited potential for screening by new or reinforced planting. The present
impression of this area when viewed from the A23, or from the bridge over this
road within the village, is an absence of development, with wooded
embankments on either side of the road (Eg Doc AD4, Appendix 3, photos A and D),
whereas prominent built form would have an urbanising effect that would not
necessarily be compatible with the landscape quality of the AONB. The site is of
sufficient size to allow adjustment of the layout to minimise the effect of the
development, and the actual impact of any buildings in thisgavicinity would be
subject to consideration during the submission of detaile %gns.

93. In terms of the criteria in para 116 of the NPPF, ther&q’I lear need for
residential development to overcome the shortfall(m ousing land supply.
Nearly half of the District falls within the AONB re is no clear evidence
that it is possible to fully satisfy the housin n% land outside this zone.
Account is taken of the appellants’ point att esignation covers a wide
range of land uses, including villages, roa other developed areas, and

that not all parts are equally sensitive 40 change. In terms of potential
alternative sites, the St Martin C|OSKOE& Lane site identified in the
Neighbourhood Plan is also undev land within the AONB and, whilst it
abuts an existing housing estate'a ) sides, it is more remote from the village
centre than the appeals site and glose to open countryside and a traditional

rural lane. The views of t =® ncil on this point are noted, but it is not
accepted that it offers ear environmental advantage over the appeals site.
[26, 35, 39] 6

94. Taking these fact
appeals propos

ether, alongside the relatively limited effect of the
he prevailing character of the AONB, there are adequate
that the exceptional circumstances referred to in NPPF para
n Policy C4 arise in this case, and that there is not a
ironmental reason to refuse the schemes. They would not have
an undulyy harmful effect on the character and appearance of the locality and in
particular the landscape quality of the Area of Outstanding Natural Beauty.

Planning Obligations and Conditions

95. Local Plan Policies H4 and G3 respectively set out the need for affordable
housing and contributions towards infrastructure, with the Development and
Infrastructure SPD setting out a detailed justification for the type and level of
contributions. This policy background, along with the specific information
submitted in relation to these appeals (Docs ID16 and 1D18) provides sufficient
evidence to conclude that the following obligations would meet the tests in
Regulation 122 of the CIL Regulations, 2010: affordable housing, formal sport
and outdoor play space, children’s play space, local community infrastructure,
total access demand, primary education, secondary education, sixth form
education, library contribution, travel plan and fire hydrants. In addition, there
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96.

97.

would be a need for a new community hall to replace the existing structure if
the present parish hall site was redeveloped in accordance with Appeal A. [66,
67]

The appellants have provided details of proposed environmental enhancements
of the High Street (Doc AD2, Appendix 7). Whilst the additional population would
provide a need for the High Street facilities, there is no clear justification for this
obligation in addition to the local community infrastructure contribution, which
is intended to address, amongst other matters, enhancement of the public
realm. Similarly, whilst the grant of the Pheasantry building or adjoining land
for educational purposes would be a significant benefit, as would contributions
to the upkeep of the existing parish hall, there is not evidence that these
measures are made necessary by the development. In the absence of an
adequate justification, the foregoing obligations do not meet the tests in
Regulation 122. [66, 67]

Paras 58 to 65 above set out the justification for the condl in Annex 3,
which are considered to be necessary, reasonable and e comply with
the provisions of Circular 11/95. It is recommended @ese conditions be
applied in the event that one or both of the appeal wed.

Other Matters

98.

99.

Whilst the parish hall site in Appeal A ab nservatlon Area, the Council
have not raised any objection to the prlnc e the redevelopment of this land
on heritage grounds, and conS|dera opof detailed designs at the reserved

rol to avoid harm to the character
f respondents have referred to the
ing, but it does not have formal heritage
recognition, being a buildin arian appearance with additions and
alterations, and there are stantial grounds to show that its preservation
would outweigh the be of redeveloping the site. The need to maintain the
amenity of adjoining h would form part of the consideration of detailed

proposals. [56] Q
There is a conc@ t the care home would be larger than necessary to meet
local needs. Ko er, it would help to contribute to the choice and range of

matters stage would enable adequa
and appearance of the Area. A n
historic value of the existing hall

accom ncouraged by the NPPF, and, having regard to the availability
of loc s and the accessibility of the appeals site, it would not be an
inapprophiate location to serve the wider area. With respect to the use of part

of the recreation ground for a replacement community hall, the land in question
is a triangular portion at the northern end of the ground, and there is no clear
evidence to show that its use would unduly diminish the utility and recreational
value of the remainder of the park. The specific details of the design would be
subject to a reserved matters application. [52, 56]

Overall Conclusions

100. In terms of NPPF para 14, the proposals are sustainable forms of development

entitled to the presumption in favour of development. Any potential harm to
the emerging Neighbourhood Plan would not be of such weight as to
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101.

102.

significantly and demonstrably outweigh the benefits arising out of the supply of
market and affordable housing, and, whilst the NPPF specifically restricts
development within the AONB, there are adequate grounds to consider that the
impact would be sufficiently limited to enable exceptional circumstances to
apply. In these respects, the developments would meet the criteria to justify
granting planning permission.

In physical terms there is no clear impediment to the development of the site,
the main part of which occupies a relatively contained location, detached from
open countryside. Successive changes in the route of the A23 have separated it
from the estate of which it formed a part. Subject to the consideration of
detailed designs which respect the quality of the existing landscaping and
minimise the impact on surrounding areas, there is no reason why the land
should not provide satisfactory forms of residential development which are
compatible with the social, economic and environmental character of the
existing village, and which would contribute to the shortfall of housing land in
the District.

The differences between schemes A and B mainly re @/\/hether the parish
hall site is redeveloped, and it is likely that this wo I&subject to whether
agreement is reached between the parties with @Vest in the land. There
are no substantial grounds to suggest that onessc e should be allowed and
the other dismissed. %

Recommendation

103.

For the reasons given above, it is re@ended that both appeals be allowed,
subject to the conditions set out i X 3

)

John Chase &O

INSPECTOR

AS)
S
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ANNEX 1
APPEARANCES
FOR THE LOCAL PLANNING AUTHORITY:

Mr A Byass Of Counsel instructed by the District Council
Solicitor
He called
Mr S Pearce BA, PG Dip, First Environment Consultants Ltd
HND Arb, M Arbor A
Mr N Homer BSc, DipTP rCOH Ltd
UD, MRTPI, MBA

FOR THE APPELLANTS:

Mr T Hill QC Instructed by Ms R McKeo Pl, Hallam Land
Management Ltd
He called \
Ms L Toyne BA, DipLA, Barton Willmore
MLI, DipTP, CMLI
Mr R Shepherd BSc, Barton Will 6
DipTP, MRTPI

FOR THE PARISH COUNCIL:

Mr C Hinchey Chai hbourhood Planning Committee,
Stau Parish Council

Mr J Welch @ er, Neighbourhood Planning Committee

INTERESTED PERSONS: &

Ms S Fowler Chair, Handcross Playgroup Committee and Chair

Q: of Governors Handcross Primary School

Ms G Pederson , Head Teacher, Handcross Primary School

Ms J Noes \ Reception Teacher, Handcross Primary School

Mr E Dowz Local resident

Mr G Reid 2 Local resident, speaking on behalf of himself and
Dr R Morris

Mr N Williams On behalf of Rev G Simmons, Slaugham Parish
Church

Mr M Sugrue Local Resident

Mr R Thirkettle Local Resident

Ms T Large Local Resident
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ANNEX 2
DOCUMENTS

Core Documents

CD1 National Planning Policy Framework

CD2 Saved Policies of the Mid Sussex Local Plan 2004

CD3 Development and Infrastructure Supplementary Planning Document for Mid
Sussex

CD4 Slaugham Neighbourhood Plan, Submission Document, May 2013

CD5 Community Right to Build Order No.1

CD6 Community Right to Build Order No.2

CD7 Neighbourhood Planning (General) Regulations, 2012

CD8 The Planning System: General Principles

CD9 Draft National Planning Practice Guidance on Prematurity

Site Documents 6
SD1 Tree Preservation Order @

SD2 EIA scoping opinion

Planning Application Support Documents 6\2

Appeal A

AS1 Planning Statement

AS2 Design and Access Statement

AS3 Transport Assessment and Travel

AS4 Landscape and Visual Impact Ass ent

AS5 Aboricultural Assessment
AS6 Extended Phase 1 Survey Re@a Species Survey
AS7 Noise Assessment

AS8 Flood Risk Assessment a&‘l inage Strategy

AS9 Statement of Commu volvement

AS10 Sustainability Stat @

AS11 Archaeological As£:§nent

AS12 Service Supp ment

Appeal B . Ca
AS13 Planni ent

AS14 Desi cess Statement

AS15 Transp@rt Assessment and Travel Plan

AS16 Landscape and Visual Impact Assessment
AS17 Aboricultural Assessment

AS18 Extended Phase 1 Survey Report and Species Survey
AS19 Noise Assessment

AS20 Flood Risk Assessment and Drainage Strategy
AS21 Statement of Community Involvement

AS22 Sustainability Statement

AS23 Archaeological Assessment

AS24 Service Supply Statement

AS25 Structural Condition Report of the Village Hall
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Plans

Appeal A

PL1 02-507-101 Location Plan

PL2 02-507-102 Site Plan

PL3 02-507-103 lllustrative Master Plan

PL4 02-507-104 lllustrative Hoadlands Elevation
PLS 02-507-105 lllustrative Community Hall Plans and Elevations
Appeal B

PL6 02-507-201 Location Plan

PL7 02-507-202 Site Plan

PL8 02-507-203 lllustrative Master Plan

PL9 02-507-204 lllustrative Hoadlands Elevation

Third Party Representations

TP1
TP2
TP3

Responses to the planning application (Appeal A)
Responses to the planning application (Appeal B)
Responses to the appeals applications 6

Appeals Documents @

AD1
AD2
AD3
AD4
AD5
ADG6
AD7
AD8
AD9

Proof of evidence of Mr Shepherd @.
Appendices to proof of evidence of Mr Shephe

Proof of evidence of Ms Toyne 6
Appendices to proof of evidence of Ms

Proof of evidence of Mr Homer

Proof of evidence of Mr Pearce

Appendices to proof of evidence g Pearce

Statement of common ground
Statement on behalf of the N@ ood Planning Committee

Inquiry Documents

ID1
ID2

ID3

ID4
ID5

ID6

ID7

ID8
ID9

ID10

ID11

ID12

Opening statement o %If of Mid Sussex District Council
District Council’s sub on to the Inquiry concerning the weight to be
attributed to the & @ ging Neighbourhood Plan

O

Appellants’ n icerning the Draft National Planning Practice Guidance and
prematurity@

About t % Introduction to the Draft National Planning Practice Guidance
Age r exploratory meeting of 16 September 2013 concerning the Mid
istrict Plan Examination, dealing with the duty to cooperate

eeting of 10 September 2013 between Mid Sussex District Council
and neighbouring authorities concerning the duty to cooperate with respect to
housing numbers

Rebuttal statement on behalf of Slaugham Parish Council dated 20 September
2013

Slaugham Neighbourhood Plan, Consulation Statement

Inspector’s Report to the Secretary of State, appeal by Fox Strategic Land and
Property Ltd, Ref APP/AO665/A/11/2167430

Report of the High Court Decision CO/12539/2012: Stratford on Avon District
Council v. SOS for CLG and others

Report of the High Court Decision CO/5940/2012: Deborah Jane Aston and
Westcott Meadow Action Group Limited v. SOS for CLG and others

Examiner’s Report on the Tattenhall and District Neighbourhood Plan, August
2013
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ID13
ID14
ID15
ID16
ID17
ID18

ID19
1ID20
ID21
ID22
ID23
1D24
ID25

ID26
ID27

Notes of Statement by Mr Reid

Written statement on behalf of Rev and Mrs G Simmons

Schedule of suggested conditions

West Sussex County Council submission with regard to suggested obligations
Appellants’ schedule of proposed obligations

Statement of common ground with respect to proposed obligations to District
Council

Agreement between the appellants/land owners and the District and County
Councils concerning planning obligations, Appeal A

Agreement between the appellants/land owners and the District and County
Councils concerning planning obligations, Appeal B

Unilateral Undertaking given by the appellants/land owners to the District and
County Councils concerning planning obligations, Appeal A

Unilateral Undertaking given by the appellants/land owners to the District and
County Councils concerning planning obligations, Appeal B

Extract from Mid Sussex District Plan submission documenpt, May 2013
Extract from the Mid Sussex Housing Land Availability %ment‘

Closing Statement on behalf of Mid Sussex District @

Closing Statement on behalf of the appellants

Agreement of 1938 made under the Town and Cc%/ Planning Act 1932 with
covering letter from the Council dated 9/10/1%\'

)

O
&
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ANNEX 3

CONDITI

ONS

APPEALS A AND B

1)

2)

3)

4)

5)

Details of the access, appearance, landscaping, layout, and scale,
(hereinafter called "the reserved matters™) for each phase of development
shall be submitted to and approved in writing by the local planning
authority before commencement of that phase and the development shall
be carried out as approved. Application for approval of the reserved
matters shall be made to the local planning authority not later than three
years from the date of this permission. The development hereby permitted
shall begin not later than two years from the date of approval of the last of
the reserved matters to be approved.

No part of the development hereby permitted shall be commenced until a
phasing strategy has been submitted to and approvedgin writing by the
local planning authority. The development shall be d%i out in
accordance with the approved phasing strategy. X?

Notwithstanding the details shown on the app rawings, no

development shall commence until details ements for vehicle
access from the public highway to serv, elopment have been
submitted to and approved in writin ocal planning authority. No
building hereby approved shall be oc until the access serving it has
been carried out in accordance he pproved details.

No development shall take pla%c uding any works of demolition, until a

Construction Method State s been submitted to, and approved in
writing by, the local pIann@u

rity. The approved Statement shall be
adhered to throughout@ struction period. The Statement shall provide

for:

i) the parking les of site operatives and visitors

ii) the mea ess and proposed road routing for all construction
traffi ed with the development

i) loadi nd unloading of plant and materials

iv) \ of plant and materials used in constructing the development

\Y; ection and maintenance of security enclosures

Vi) easures to control the emission of dust and dirt during construction
including wheel washing facilities

vii) measures to control the emission of noise and vibration during
construction, including any piling

viii) external lighting to be used during the course of construction

iX) the hours of construction, including deliveries

X) compliance with the Code of Considerate Practice set out under the
Considerate Constructors Scheme

No phase of development shall take place until details of existing and
proposed ground and building levels for that phase have been submitted to
and approved in writing by the local planning authority, and development
shall be carried out in accordance with the approved details.
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6) No development shall take place until a site investigation of the nature and
extent of contamination has been carried out in accordance with a
methodology which has previously been submitted to and approved in
writing by the local planning authority. The results of the site investigation
shall be made available to the local planning authority before any
development begins. If any contamination is found during the site
investigation, a report specifying the measures to be taken to remediate
the site to render it suitable for the development hereby permitted shall be
submitted to and approved in writing by the local planning authority. The
site shall be remediated in accordance with the approved measures before
development begins. If, during the course of development, any
contamination is found which has not been identified in the site
investigation, additional measures for the remediation of this source of
contamination shall be submitted to and approved in writing by the local
planning authority. The remediation of the site shall incorporate the
approved additional measures.

7) No building hereby approved shall be occupied unti me for the
management of all areas outside the private curti f individual
properties has been submitted to and approveg% iting by the local

planning authority. The scheme shall inclu Is of maintenance
arrangements, and the setting up of any ement company. The areas
shall thereafter be managed in accor h the approved scheme.

8) No building hereby permitted shall be pied until surface water drainage
works have been implemented ingaecordance with details that have been
submitted to and approved in ing’by the local planning authority. Before
these details are submitted a @ essment shall be carried out of the
potential for disposing of % ater by means of a sustainable drainage
system, and the result assessment provided to the local planning
authority. The submi tails shall: provide information about the design
storm period and ipteRsity, the method employed to delay and control the
surface water discharged from the site and the measures taken to prevent
pollution of thelregeiving groundwater and/or surface waters; include a
timetable plementation; and provide a management and

mainte@’ lan for the lifetime of the development which shall include

the art emhents for adoption by any public authority or statutory
and any other arrangements to secure the operation of the
e throughout its lifetime.

9) No external lighting of any areas outside the private curtilage of individual
properties shall be installed except in accordance with details that have first
been approved in writing by the local planning authority.

10) No development shall take place until a scheme showing the means of
complying with the summary recommendations of the FPCR Ecological
Assessment dated November 2012 have been submitted to and approved in
writing by the local planning authority. The scheme shall be carried out in
accordance with the approved details.

11) No development shall take place until details for the protection of residents
within buildings from noise intrusion from the A23 road have been
submitted to and approved in writing by the local planning authority. The
development shall be carried out in accordance with the approved details.
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Department for
Communities and
Local Government

RIGHT TO CHALLENGE THE DECISION IN THE HIGH COURT

These notes are provided for guidance only and apply only to challenges under the
legislation specified. If you require further advice on making any High Court challenge, or
making an application for Judicial review, you should consult a solicitor @r other advisor or
contact the Crown Office at the Royal Courts of Justice, Queens Ben@vision, Strand,
London, WC2 2LL (0207 947 6000).

State cannot amend or interpret the decision. It may be redeterfin y the Secretary of State
only if the decision is quashed by the Courts. Howevey, f i
necessarily follow that the original decision will be revers

The attached decision is final unless it is successfully challengec& urts. The Secretary of

redetermined, it does not

SECTION 1: PLANNING APPEALS AND CALLED-IN.PLANNING APPLICATIONS;
The decision may be challenged by making an appligation,to the High Court under Section 288 of
the Town and Country Planning Act 1990 (the TC

Challenges under Section 288 of the TCP @

Decisions on called-in applications un%Qtion 77 of the TCP Act (planning), appeals under
section 78 (planning) may be chal under this section.  Any person aggrieved by the
decision may question the validit ecision on the grounds that it is not within the powers of
the Act or that any of the rele guirements have not been complied with in relation to the
decision. An application u section must be made within six weeks from the date of the
decision.

L 2
SECTION 2: AW & COSTS

There is no statutory®provision for challenging the decision on an application for an award of
costs. The procedure is to make an application for Judicial Review.

SECTION 3: INSPECTION OF DOCUMENTS

Where an inquiry or hearing has been held any person who is entitled to be notified of the
decision has a statutory right to view the documents, photographs and plans listed in the appendix
to the report of the Inspector’s report of the inquiry or hearing within 6 weeks of the date of the
decision. If you are such a person and you wish to view the documents you should get in touch
with the office at the address from which the decision was issued, as shown on the letterhead on
the decision letter, quoting the reference number and stating the day and time you wish to visit. At
least 3 days notice should be given, if possible.

https://www.gov.uk/government/organisations/department-for-communities-and-local-
government
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