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PLANNING COMMITTEE 
REPORT

TO: Planning Committee North

BY: Head of Development and Building Control

DATE: 11 April 2024

DEVELOPMENT: Erection of 8no. dwellings, with associated parking, drainage, and hard and 
soft landscaping

SITE: Former Arun Feedmills Sincox Lane Shipley West Sussex    

WARD: Southwater South and Shipley

APPLICATION: DC/23/2278

APPLICANT: Name: Forays Homes   Address: c/o Bell Cornwell LLP Unit 2, Meridian 
Office Park Osborn Way Hook RG27 9HY   

REASON FOR INCLUSION ON THE AGENDA: The proposal would represent a departure from 
the local plan if approved. 

RECOMMENDATION: To approve planning permission subject to appropriate conditions

1. THE PURPOSE OF THIS REPORT

1.1 To consider the planning application.

DESCRIPTION OF THE APPLICATION

1.1 The application seeks full planning permission for the erection of 8no. dwellings, along with 
associated parking, drainage, and hard and soft landscaping. 

1.2 The proposed development would be arranged in two linear terraces of 4no. dwellings, 
facing north and south respectively. The dwellings would be separated by a central access 
road extending from north-west to south-east, with a turning head located to the south-east. 
The dwellings would extend over two storeys, with a mixed palette of materials including 
render and timber cladding. Gable features would be provided to the frontage of the site, with 
landscaping to the front of each dwellings alongside dedicated parking.

DESCRIPTION OF THE SITE

1.3 The application site is positioned to the south-east of Sincox Lane, outside of any defined 
built-up area boundary. The site comprises a former commercial site, with the area currently 
unused and comprising hardstanding. 

1.4 The site is located approximately 4.5km north-east of West Chiltington and approximately 
5.8km north-west of Ashington. The wider area primarily consists of open countryside, with 



a scattering of farm enterprises and sporadic residential development within the wider 
locality. 

1.5 The site is bound by mature hedging to the north-western boundary, with the perimeter of 
the site separated from the wider surroundings by informal hedging.

2. INTRODUCTION

STATUTORY BACKGROUND

2.1 The Town and Country Planning Act 1990.

RELEVANT PLANNING POLICIES

2.2 The following Policies are considered to be relevant to the assessment of this application:

2.3 National Planning Policy Framework

2.4 Horsham District Planning Framework (HDPF 2015)
Policy 1 - Strategic Policy: Sustainable Development 
Policy 2 - Strategic Policy: Strategic Development 
Policy 3 - Strategic Policy: Development Hierarchy
Policy 4 - Strategic Policy: Settlement Expansion 
Policy 15 - Strategic Policy: Housing Provision
Policy 16 - Strategic Policy: Meeting Local Housing Needs
Policy 24 - Strategic Policy: Environmental Protection 
Policy 25 - Strategic Policy: The Natural Environment and Landscape Character 
Policy 26 - Strategic Policy: Countryside Protection 
Policy 27 - Settlement Coalescence
Policy 31 - Green Infrastructure and Biodiversity 
Policy 32 - Strategic Policy: The Quality of New Development 
Policy 33 - Development Principles 
Policy 35 - Strategic Policy: Climate Change 
Policy 36 - Strategic Policy: Appropriate Energy Use 
Policy 37 - Sustainable Construction 
Policy 38 - Strategic Policy: Flooding 
Policy 40 - Sustainable Transport 
Policy 41 - Parking

RELEVANT NEIGHBOURHOOD PLAN

2.5 Shipley Neighbourhood Plan
Policy Ship HD1 – New Housing Development
Policy Ship HD2 – Housing Mix
Policy Ship HD3 – High Quality Design
Policy Ship CO3 – Broadband and Mobile Reception

2.6 Shipley Parish Design Statement

2.7 Planning Advice Notes
Facilitating Appropriate Development
Biodiversity and Green Infrastructure

PLANNING HISTORY AND RELEVANT APPLICATIONS



SP/15/90 Redevelopment of feed mill into 6 small industrial 
units (b.1 use) and alterations to existing 
accesses
Site: Arun Feed Mills Sincox Lane Shipley

Application 
Permitted on 
09.07.1993

SP/22/96 Erection of 4 dwellings (outline)
Site: Arun Feeds Sincox Lane Shipley

Application 
Refused on 
19.06.1996

SP/48/98 Redevelopment by erection of two-storey b1 units
Site: Arun Feeds (Southern) Ltd Sincox Lane 
Shipley

Application 
Permitted on 
26.03.1999

DC/05/1865 Erection of building comprising 8 x 4 bed 
dwellings, 2 x 3 bed dwellings and 2 x 2 bed 
dwellings, access and parking (Outline)

Application 
Refused on 
30.09.2005

DC/18/1412 Erection of 4x detached dwellings with 
associated garaging, hardstanding and 
landscaping

Application 
Refused on 
21.09.2018

3. OUTCOME OF CONSULTATIONS

3.1 Where consultation responses have been summarised, it should be noted that Officers have 
had consideration of the full comments received, which are available to view on the public 
file at www.horsham.gov.uk

INTERNAL CONSULTATIONS

3.2 HDC Landscape Architect: No response received

3.3 HDC Environmental Health: Objection
Given the historic use of the site as an agricultural feed mill, a land use which Environmental 
Health considers potentially contaminating, and the likely presence of made ground 
associated with the previous development, are of the view that the ground on the site is highly 
likely to be contaminated.  To ensure that the site is suitable for residential development the 
application should therefore be supported by a comprehensive and robust Phase 1 
Preliminary Risk Assessment (PRA), undertaken by a suitably competent and experienced 
environmental consultant.
During site clearance, preparation and construction there is the potential for local residents 
to experience adverse impacts from noise, dust and construction traffic movements. These 
should be minimised and controlled by the developer and a construction environmental 
management plan (CEMP) will be recommended as a condition.
It is not clear if water neutrality requirements will be met with a private water supply such as 
a rainwater harvesting scheme or an onsite borehole.

3.4 HDC Environment Waste Management: No response received

OUTSIDE AGENCIES

3.5 WSCC Highways: No Objection
The site is situated within a rural area approximately 800m to the west of the hamlet of
Broomers Corner and 17km to the south of Horsham.
The Transport Statement states that the site has an extant consent for a replacement
commercial building / courtyard of offices (1,234sqm B1 use) which was granted in March 
1999 (Planning Reference: SP/48/98). A review of the documents submitted in relation to 
this application indicate that 8no. B1 units were proposed (720sqm industrial floor space at 



ground floor level and 541sqm office floor space at first floor) along with 55 car and 4 lorry 
parking bays with access and egress retained via the existing access point.
An automatic speeds survey was undertaken to establish the 85th %ile speeds and these
were found to be 37.1mph northbound and 39.3mph southbound. Using this data the Annual 
Average Daily traffic flow has been calculated bat 222 vehicles per day in the vicinity of the 
junction.
The access to the site has been designed to allow for 2 vehicles to pass clear of the highway. 
It has been demonstrated that visibility distances from the access meets both Manal for 
Streets and DMRB standards. Given the recorded speeds are on the boundary between the
2 standards it is recommended that maximum achievable distances are implemented. 19 Car 
parking spaces have been proposed which is acceptable to WSCC. 14 cycle parking spaces 
will be accommodated in the rear gardens. This parking will need to be secure and covered.
A turning head has been provided for delivery and service vehicles to turn within the site and 
enter in a forward gear.
Using the TRICS database it is estimated that the development will generate 44 two-way
vehicle movements per day resulting in an overall reduction of 127 trips when compared to 
the extant use.
There are no footpaths or cycle routes from the site, it is therefore likely that residents will 
choose to use a private vehicle for primary journeys. Public transport links are not within 
walking distance of the site.

3.6 WSCC Fire and Rescue: Comment
Currently the nearest hydrant to these proposed properties is 210 metres away. The supply 
or water for firefighting for a domestic premises should be within 175 metres.

3.7 Ecology Consultant: Comment
Note that there are no buildings on site, the trees on the north-western boundary are outside 
the red line boundary and there are no trees on site. Therefore agree that no further surveys 
for bats are required. However, highlight that if the plans change in the future and the mature 
trees outside the site boundary, in particular the Oak trees close to the site entrance, will be 
impacted then further assessment for bat roost potential will be required to avoid impacts on 
these European Protected Species.
The site lies approximately 9.7km to the northeast of The Mens Special Area of Conservation 
(SAC) (Sussex Bat Special Area of Conservation Planning and Landscape Scale 
Enhancement Protocol) and 14.6km from the Ebernoe Common SAC. The site therefore falls 
within the 12 km Wider Conservation Area for The Mens SAC and outside that of the Ebernoe 
Common SAC. The qualifying feature for The Mens SAC is Barbastelle bats, but there are 
no records for this species within 2km of the site (Sussex Biodiversity Records Centre –
accessed under licence). Noctule bat, Brown Long-eared bat, Soprano Pipistrelle bat and 
Whiskered bat have been recorded within 2km of the site (Sussex Biodiversity Records 
Centre – accessed under licence).
The site is 0.49ha and mainly comprises a central area of hard standing, with bramble scrub 
on the north-eastern and southwestern boundaries, ruderal vegetation and grassland, with a 
tree belt outside the north-western boundary (Biodiversity Net Gain Assessment (AEWC, 
August 2023). We understand there will be no loss of hedgerow or woodland and therefore 
no severance to the flight lines of foraging or commuting bats from the SAC and habitat 
connectivity within the site will be maintained. We note that of 0.03ha of rural trees and 0.1km 
of native hedgerows will be planted on site (Biodiversity Metric 4.0,).
Support the recommendation that a Wildlife Friendly Lighting Strategy is implemented for 
this application to avoid impacts from light disturbance. This should be secured by a condition 
of any consent and implemented in full. Therefore, technical specification should be 



submitted prior to occupation, which demonstrates measures to avoid lighting impacts to 
foraging / commuting bats, which are likely to be present within the local area.
The mitigation measures identified in the Protected Species Walkover Survey (AEWC, 
August 2023), Biodiversity Net Gain Assessment (AEWC, August 2023) and Biodiversity 
Metric 4.0 should be secured by a condition of any consent and implemented in full. This is 
necessary to conserve and enhance protected and Priority Species. The finalised measures 
should be provided in a Construction and Environmental Management Plan - Biodiversity to 
be secured as a pre-commencement condition of any consent.
Welcome the indicated biodiversity net gain of 78.97% for habitat units and the 100% gain 
for linear hedgerow units (Biodiversity Net Gain Assessment (AEWC, August 2023). The 
proposed habitats, including introduced shrub, modified grassland, bramble scrub, native 
hedgerows and small rural trees, should be subject to a long-term Landscape and Ecological 
Management Plan (LEMP) to ensure they are managed to benefit wildlife and deliver the 
promised net gain for biodiversity. This LEMP should be secured by a condition of any 
consent for a period of 30 years to deliver the required condition of habitats created.
Also support the proposed reasonable biodiversity enhancements in Section 7 of the 
Biodiversity Net Gain Assessment (AEWC, August 2023) which have been recommended to 
secure net gains for biodiversity, as outlined under Paragraph 180[d] of the National Planning 
Policy Framework (December 2023). The reasonable biodiversity enhancement measures 
should be outlined within a Biodiversity Enhancement Layout and should be secured by a 
condition of any consent for discharge prior to slab level.

3.8 Southern Water: Comment
The Environment Agency should be consulted directly by the applicant regarding the use of 
a private wastewater treatment works which disposes of effluent to sub-soil irrigation.
The supporting documents make reference to drainage using Sustainable Drainage Systems
(SuDS). Under certain circumstances SuDS will be adopted by Southern Water should this 
be requested by the developer. Where SuDS form part of a continuous sewer system, and 
are not an isolated end of pipe SuDS component, adoption will be considered if such systems 
comply with the latest Design and Construction Guidance (Appendix C) and CIRIA guidance. 
Where SuDS rely upon facilities which are not adoptable by sewerage undertakers the 
applicant will need to ensure that arrangements exist for the long-term maintenance of the 
SuDS facilities. It is critical that the effectiveness of these systems is maintained in perpetuity. 
Good management will avoid flooding from the proposed surface water system, which may 
result in the inundation of the foul sewerage system.

3.9 NatureSpace: Comment
It is considered that the proposed development would present a low risk to Great Crested 
Newts and/or their habitats. However, as the development is within the red Impact Risk Zone, 
recommend an informative be attached to the planning consent. 

3.10 Natural England (Standing Advice): Objection
It cannot be concluded that existing abstraction within the Sussex North Water Supply Zone 
is not having an adverse effect on the integrity of the Arun Valley SAC/SPA/Ramsar sites. 
Developments within Sussex North must therefore must not add to this impact and one way 
of achieving this is to demonstrate water neutrality.  The definition of water neutrality is the 
use of water in the supply area before the development is the same or lower after the 
development is in place.
To achieve this Natural England is working in partnership with all the relevant authorities to 
secure water neutrality collectively through a water neutrality strategy.  Whilst the strategy is 
evolving, Natural England advises that decisions on planning applications should await its 
completion. However, if there are applications which a planning authority deems critical to 



proceed in the absence of the strategy, then Natural England advises that any application 
needs to demonstrate water neutrality.

3.11 Natural England: No Objection
We concur with the conclusion of your authority’s HRA appropriate assessment, insofar that 
we have no objections subject to the delivery, management and maintenance of measures 
identified in the water neutrality statement, and subject to relevant pre-commencement 
conditions identified in the appropriate assessment being put in place, to achieve water 
neutrality.

PUBLIC CONSULTATIONS

3.12 Shipley Parish Council: Objection
- Conflicts with the made Shipley Neighbourhood Plan and HDC Local Plan
- Small scale development
- Overtly domestic in nature
- Not infill development on previously developed land
- Outward extension of the village outside Coolham settlement boundary
- Doesn’t deliver affordable housing
- Contravenes the Shipley Parish Design Statement
- Water Neutrality Statement and reliance on projected future use

3.13 7 letters of objection were received from 2 separate households, and these can be 
summarised as follows:
- Inappropriate for a small local community
- No support from local services
- Excess traffic and noise
- Loss of general amenity
- Overdevelopment of a sensitive site
- Impact on wildlife
- Light pollution
- Out of character with rural area
- Impact on road safety
- Impact on tranquillity of the countryside

3.14 6 letters of support were received from 5 separate households, and these can be 
summarised as follows:
- Should support affordable housing
- Extant permission for commercial units
- Smaller footprint than the extant permission
- Less hardstanding
- Excellent design of the residential houses

4. HOW THE PROPOSED COURSE OF ACTION WILL PROMOTE HUMAN RIGHTS AND 
EQUALITY

4.1 The application has been considered having regard to Article 1 of the First Protocol of the 
Human Rights Act 1998, which sets out a person’s rights to the peaceful enjoyment of 
property and Article 8 of the same Act, which sets out their rights in respect to private and 
family life and for the home. Officers consider that the proposal would not be contrary to the 
provisions of the above Articles.

4.2 The application has also been considered in accordance with Horsham District Council’s 
public sector equality duty, which seeks to prevent unlawful discrimination, to promote 



equality of opportunity and to foster good relations between people in a diverse community, 
in accordance with Section 149 of the Equality Act 2010. In this case, the proposal is not 
anticipated to have any potential impact from an equality perspective.

5. HOW THE PROPOSAL WILL HELP TO REDUCE CRIME AND DISORDER

5.1 It is not considered that the development would be likely to have any significant impact on 
crime and disorder.

6. PLANNING ASSESSMENTS

6.1 The application seeks full planning permission for the erection of 8no. dwellings along with 
associated parking, drainage, and hard and soft landscaping.

6.2 The application site has been subject of a number of previous refused planning applications 
for residential development under references SP/22/96, DC/05/1865, and DC/18/1412. 
These sought outline and full planning permission for development ranging between 4no. 
dwellings and 12no. dwellings. 

6.3 The most recent planning application under reference DC/18/1412 considered against the 
policies within the HDPF. This application was refused on the grounds that the Council could 
demonstrate a 5-year housing land supply, where the development would be located in the 
countryside, outside of a defined built-up area boundary, and on a site not allocated for 
development. Consequently the development would be contrary to the overarching spatial
strategy and would not be essential to its countryside location. The application was also 
refused on the grounds of the use, scale, form, massing and layout of the development 
formalising and urbanising the character of the rural locality, where the height and mass 
would detract from the modest and sporadic build pattern and character of the wider 
surroundings. Insufficient information had also been provided to demonstrate that the 
development would not result in adverse harm to the ecological interests of the site.

Principle of Development

6.4 The application seeks full planning permission for the erection of 8no. dwellings, along with 
parking, drainage, and landscaping. The application site is located outside of any built-up 
area, and the site is therefore located within the countryside location in policy terms. 

6.5 As the site is located outside of any defined built-up area boundary, Policies 3 and 4 of the 
HDPF are of significant weight in the determination of the application. As stated within Policy
3 of the HDPF, development will be permitted within towns and villages that have defined 
built-up areas; with development in the countryside more strictly controlled through the 
provisions of Policy 4. This policy states that development outside of built up areas will only 
be supported where the site is allocated in the Local Plan or in a Neighbourhood Plan and 
adjoins a settlement edge. The application site is not identified in the Local Plan and is not 
allocated within an adopted Neighbourhood Plan. The proposed development would not 
therefore accord with the spatial strategy expressed through Policies 3 and 4 of the HDPF.

6.6 Paragraph 83 of the NPPF states that "to promote development in rural areas, housing 
should be located where it will enhance or maintain the vitality of rural communities. Planning 
policies should identify opportunities for villages to grow and thrive, especially where this will 
support local services. Where there are groups of smaller settlements, development in one 
village may support services in a village nearby."



6.7 Paragraph 84 of the NPPF continues that "planning policies and decisions should avoid the 
development of isolated homes in the countryside unless one or more of the following 
circumstances apply: 
a) there is an essential need for a rural worker, including those taking majority control 

of a farm business, to live permanently at or near their place of work in the 
countryside;

b) the development would represent the optimal viable use of a heritage asset or would 
be appropriate enabling development to secure the future of heritage assets;

c) the development would re-use redundant or disused buildings and enhance its 
immediate setting;

d) the development would involve the subdivision of an existing residential dwelling; or
e) the design is of exceptional quality, in that it: 

- is truly outstanding or innovative, reflecting the highest standards in 
architecture, and would help to raise standards of design more generally in 
rural areas; and 

- would significantly enhance its immediate setting, and be sensitive to the 
defining characteristics of the local area.

6.8 The term <isolated= is not defined within the National Planning Policy Framework, but case 
law has confirmed that it should be given its ordinary objective meaning of remote and far 
away from other places, buildings and people, and separate or remote from a settlement, 
services, and facilities. It was concluded in the Braintree Judgement that a settlement would 
not necessarily exclude a cluster of dwellings. The application site is located within close 
proximity to a number of residential dwellings and other buildings, and given this spatial 
context is not considered to be <isolated= in its truest sense, and does not therefore engage 
the considerations of paragraph 84.  

6.9 Policy Ship HD1 states that applications for housing developments within Shipley and 
Coolham villages, and Dragons Green and Brooks Green hamlets, will be considered 
favourably where the proposals meet all of the following criteria: the proposed development 
is for an infill gap, or on previously developed land, within the continuity of existing buildings; 
the proposed development will not result in the outward extension of the villages or hamlets 
onto greenfield land; the proposed development delivers new affordable housing; the 
proposed development reflects the scale and density of existing development in the village 
or hamlet where it is located; and the proposed development responds positively to Shipley 
Parish Design Guidance. This policy does not allocate sites, nor establish a housing target 
for the Parish, but does provide general guidance as to the location, mix, and quality of any 
proposed new development.

6.10 Policy Ship HD2 continues that applications for new housing in Shipley Parish should 
respond to the most up-to-date local housing need wherever possible, including 2- and 3-
bedroom homes as well as new affordable housing, contributing to a balanced mix of housing 
in the Plan area. 

6.11 In this countryside location, the proposal is also considered against Policy 26 which seeks to 
protect the countryside against inappropriate development unless it is considered essential 
and appropriate in scale; whilst also meeting one of four criteria. This criterion includes: 
supporting the needs of agriculture or forestry; enabling the extraction of minerals or the 
disposal of waste; providing for quiet informal recreational use; or enabling the sustainable 
development of rural areas. The proposed development does not meet any of this criterion, 
nor is it considered to be essential to the countryside location, and does not therefore comply
with Policy 26 of the HDPF.



6.12 The application site lies outside of the built-up area, and is therefore considered to be within 
the countryside in policy terms. The site is located approximately 4.5km north-east of West 
Chiltington and approximately 5.8km north-west of Ashington. As such, the application site 
does not adjoin an identified settlement, and is not considered to be close to any identified 
settlements. Occupiers of the development would therefore be wholly reliant on the car to 
access all services. On this basis the location of the site is not considered to be sustainable 
for housing development.

6.13 It is recognised that the Applicant has made reference to an extant planning permission under 
reference SP/48/98 for the erection of a two storey building to be used for B1 use. Following 
the demolition of the buildings on the site, a letter dated 28 November 2006 confirmed that 
works pursuant of the permission had been commenced by the laying of foundations. This 
letter confirmed that the planning permission had been implemented, and as such this extant 
permission is of weight when considering the current application.

6.14 Policy 2 of the HDPF states that the effective use of land by reusing land that has been 
previously developed (brownfield land) will be encouraged provided that it is not of high 
environmental value. The aim of this policy is to encourage the appropriate re-use of 
brownfield sites in sustainable locations, locating new development in sustainable locations 
that respect environmental capacity and which have appropriate infrastructure, services and 
facilities in place, or in places where these can be realistically provided.

6.15 Paragraph 124 of the NPPF states that planning decisions should give substantial weight to 
the value of using suitable brownfield land within settlements for homes and other identified 
needs, and promote and support the development of under-utilised land and buildings, 
especially if this would help to meet identified needs for housing where land supply is 
constrained and available sites could be used more effectively. 

6.16 While it is acknowledged that the application site comprises previously developed land, the 
spatial strategy and directive from the NPPF guides development to previously developed 
land within settlements, where it is considered to be more sustainable. The application site 
is located in a countryside location, at a distance from the nearest settlements. Future 
occupiers would be reliant on private vehicles, and it is therefore considered that the 
application site is located in an unsustainable location. 

6.17 Although the extant permission is acknowledged, the proposed residential development on 
the site is comparatively different to the B1 commercial development approved under this 
previous planning permission reference SP/48/98. Such commercial uses can be considered 
appropriate within a countryside location in order to support rural economic development, 
whereas the allocation of residential development is more strictly controlled through the 
spatial strategy. Given the material difference between the nature of the development 
approved and that proposed, limited weight is given to the extant permission.

6.18 The proposed development is located in the countryside, outside of any defined built-up area 
boundary, on a site not allocated for development within the Horsham District Planning 
Framework. The proposed development would therefore be in conflict with the spatial 
strategy for housing within the development plan as set out in Policies, 2, 3, and 4 of the 
HDPF. In addition, the proposal would not meet any of the exceptions as identified within 
Policy 26 of the HDPF. The proposal would not therefore provide a suitable location for 
housing with regard to the spatial strategy within the Development Plan.

6.19 Whether this policy conflict is outweighed by other material considerations is considered in 
the ‘Planning Balance’ section of this report.



Design and Appearance

6.20 Policies 25, 32, and 33 of the HDPF promote development that protects, conserves and 
enhances the landscape and townscape character from inappropriate development. 
Proposals should take into account townscape characteristics, with development seeking to 
provide an attractive, functional and accessible environment that complements the locally 
distinctive character of the district. Buildings should contribute to a sense of place, and should 
be of a scale, massing, and appearance that is of a high standard or design and layout which 
relates sympathetically to the landscape and built surroundings.

6.21 Policy Ship HD3 of the Shipley Neighbourhood Plan states that all proposals for new 
development in Shipley Parish are expected to respond positively to local design 
characteristics and features as set out in the Shipley Parish Design Guidance. New 
development should be of a size and scale which respects, and where possible, enhances 
the character of the area or locality, using materials typical of the area. 

6.22 Paragraph 135 of the NPPF states that planning decisions should ensure that developments 
function well and add to the overall quality of the area; are visually attractive as a result of 
good architecture, layout and appropriate and effective landscaping; are sympathetic to local 
character and history, including the surrounding built environment and landscape setting; 
establish a strong sense of place, using the arrangement of streets, spaces, building types 
and materials to create attractive, welcoming and distinctive places to live, work and visit; 
optimise the potential of the site to accommodate and sustain an appropriate amount and 
mix of development; and create places that are safe, inclusive and accessible.

6.23 The proposed development would be arranged in two linear terraces of 4no. dwellings, facing 
north and south respectively. The dwellings would be separated by a central access road 
extending from north-west to south-east, with a turning head located to the south-east. The 
dwellings would extend over two storeys, with a mixed palette of materials including render 
and timber cladding. Gable features would be provided to the frontage of the site, with 
landscaping to the front of each dwellings alongside dedicated parking. 

6.24 It is recognised that the site benefits from an extant planning permission for a commercial 
building under reference SP/48/98. The approved building extended over two storeys, with 
the area surrounding the building utilised for parking.

6.25 It is acknowledged that a previous planning permission under reference DC/18/1412 related 
to the redevelopment of the site for 4no. dwellings. It was considered that the layout, scale, 
form, and design of the proposal, when considered individually and cumulatively, evoked an 
artificial evolution of the site that failed to reflect the locally distinctive vernacular of the locality 
and the scale, proportionality, and traditional features of nearby development. It was 
considered that the proposal would represent an urbanised form of development, where the 
proposal was not considered to relate sympathetically to the built surroundings or landscape 
of the wider locality.

6.26 While the quantum of development has increased from that previously proposed, the design 
and layout of the proposal has been altered to reflect a more traditional rural arrangement. 
The development would be rationalised within the site, set immediately adjacent to the 
access road, with open spaces maintained serving as private amenity space. The design and 
vernacular of the development is considered to reflect a more traditional style, with the 
variance of architectural features and material palette considered to provide visual interest 
that breaks up the massing so that the development appears more proportionate within the 
context of the site. 

6.27 The proposed development would be located over the footprint of the approved building 
under reference SP/48/98, where the visual massing would be reduced due to the design 
and arrangement of the development. It is acknowledged that the development would sit 



prominently within the unaltered network of fields to the south of Sincox Lane, however the 
proposal would result in no greater visual impact than the previously approved commercial 
scheme. The development would be read in the context of other built form to the south-west 
and north-east of the application site, and although recognised that this built form 
predominantly comprises agricultural buildings, it is not considered that the proposal would 
result in significant adverse harm to the landscape character of the area. 

6.28 On the balance of these considerations, the proposed development is considered to have 
been designed to better reflect the built character of the rural area, with the visual massing 
and interest provided by the design considered to reduce the dominance of the development 
when viewed from the wider surroundings. For these reasons, the proposal is considered to 
accord with the relevant policies.

Amenity Impacts

6.29 Policy 32 of the HDPF states that development will be expected to provide an attractive, 
functional, accessible, safe, and adaptable environment that contribute a sense of place both 
in the buildings and spaces themselves. Policy 33 continues that development shall be 
required to ensure that it is designed to avoid unacceptable harm to the amenity of 
occupiers/users of nearby property and land.

6.30 The application site is positioned to the north-east and south-west of a cluster of agricultural 
and commercial buildings, including converted residential buildings. These surrounding 
properties are located between approximately 75m and 200m from the site, and separated 
by boundary hedging, paddocks, and the public highway. Given the distance between the 
development site and the nearby residential and commercial properties, it is not considered 
that the proposal would result in harm to the amenities or sensitivities of neighbouring 
properties.

6.31 The proposed 8no. dwellings would be built around a central access road, with the dwellings 
oriented to face the shared access and set at a distance of between approximately 7.1m and 
19.8m from one another. Given this layout, it is considered that the proposal has addressed 
potential amenity impacts from within the development.

6.32 It is therefore considered that the proposed development would not result in harm to the 
amenities or sensitivities of neighbouring properties, in accordance with Policy 33 of the 
Horsham District Planning Framework (2015).

Highways Impacts

6.33 Policies 40 and 41 of the HDPF promote development that provides safe and adequate 
access, suitable for all users.

6.34 The proposed development would utilise the existing access from Sincox Lane, where the 
access road would extend centrally to the south-east. A turning head would be provided to 
the south-east of the access road, with a total of 19no. parking spaces provided located to 
the frontage of each dwelling and to the north-west and south-east of the built form. 

6.35 Following consultation with WSCC Highways, it is noted that access to the site has been 
designed to allow for 2no. vehicles to pass clear of the highway. It has been demonstrated 
that visibility distances from the access meets the required standards, where the Transport 
Statement identifies that there would be a reduction in vehicle movements when compared 
to the extant commercial permission under reference SP/48/98. No objections have therefore 
been raised by the Local Highways Authority. 



6.36 The proposed development would benefit from safe and adequate access, with a suitable 
level of parking to meet the anticipated needs of the future occupiers. The proposal is 
therefore considered to accord with the above policies.

Ecology

6.37 Policy 31 of the HDPF states that proposals will be required to contribute to the enhancement 
of existing biodiversity, and should create and manage new habitats where appropriate. The 
Council will support new development which retains and/or enhances significant features of 
nature conservation on development sites.

6.38 The Applicant has submitted a Protected Species Walkover Survey by Animal Ecology & 
Wildlife Consultants Ltd reference 23-110 dated August 2023 and a Biodiversity Net Gain 
Assessment by Animal Ecology & Wildlife Consultants Ltd reference 23-110 dated August 
2023. The Report identified that the site contains degraded hardstanding, tall ruderal 
vegetation, grassland, and scrub. The Reports identify opportunities for biodiversity 
enhancements through tree and hedgerow planting, the creation of areas of amenity 
grassland and ornamental planting, and retention and enhancement to existing areas of 
scrub and grassland.

6.39 The site lies approximately 9.7km to the northeast of The Mens Special Area of Conservation 
(SAC) (Sussex Bat Special Area of Conservation Planning and Landscape Scale 
Enhancement Protocol) and 14.6km from the Ebernoe Common SAC. The site therefore falls 
within the 12 km Wider Conservation Area for The Mens SAC and outside that of the Ebernoe 
Common SAC. The qualifying feature for The Mens SAC is Barbastelle bats, but there are 
no records for this species within 2km of the site. Noctule bat, Brown Long-eared bat, 
Soprano Pipistrelle bat and Whiskered bat have been recorded within 2km of the site. 

6.40 Following consultation with the Council’s Ecologist, it is agreed that no further biodiversity 
surveys are required. The mitigation and enhancement measures as proposed within the 
Reports are considered satisfactory, and no objections on ecology grounds have been 
raised. An Appropriate Assessment has been undertaken in reference to The Mens SAC, 
where it is concluded that subject to appropriate mitigation, and namely a biodiversity 
sensitive lighting scheme, the proposal will avoid an adverse effect on the integrity of the 
habitats sites.

6.41 The application site is located within the Amber Great Crested Newt Impact Risk Zone, which 
is considered to represent suitable habitat where Great Crested Newts are likely to be 
present. Following consultation with NatureSpace, it is considered that the proposed 
development would present a low risk to Great Crested Newts and/or their habitats. 

6.42 For the above reasons, the proposed development is considered to accord with the above 
policy.

Climate Change

6.43 Policies 35, 36 and 37 require that development mitigates to the impacts of climate change 
through measures including improved energy efficiency, reducing flood risk, reducing water 
consumption, improving biodiversity and promoting sustainable transport modes. These 
policies reflect the requirements of Chapter 14 of the NPPF that local plans and decisions 
seek to reduce the impact of development on climate change. 

6.44 Should the proposed development, the following measures to build resilience to climate 
change and reduce carbon emissions:
- Requirement to provide full fibre broadband site connectivity
- Dedicated refuse and recycling storage capacity



- Opportunities for biodiversity gain
- Cycle parking facilities
- Electric vehicle charging points

6.45 Subject to these conditions, the application will suitably reduce the impact of the development 
on climate change in accordance with local and national policy. 

Water Neutrality

6.46 The application site falls within the Sussex North Water Supply Zone as defined by Natural 
England which draws its water supply from groundwater abstraction at Hardham. Natural 
England has issued a Position Statement for applications within the Sussex North Water 
Supply Zone which states that it cannot be concluded with the required degree of certainty 
that new development in this zone would not have an adverse effect on the integrity of the 
Arun Valley SAC, SPA and Ramsar sites.

6.47 Natural England advises that plans and projects affecting sites where an existing adverse 
effect is known will be required to demonstrate, with sufficient certainty, that they will not 
contribute further to an existing adverse effect. The received advice note advises that the 
matter of water neutrality should be addressed in assessments to agree and ensure that 
water use is offset for all new developments within the Sussex North Water Supply Zone.

6.48 The Applicant has submitted a Technical Note 1: Water Neutrality Statement dated 
22.06.2023. The water strategy proposes to utilise water efficient fixtures and fittings to 
reduce the water demand. The proposal would utilise the following efficiencies: dual flush 
toilets; low flow taps; low volume bath; low flow showers; water efficient washing machine 
and dishwasher. The Part G Water Calculator shown at Appendix G indicates that the water 
efficiencies would reduce the overall demand to 93.99 litres per day. Based upon the 
occupancy levels above, the resulting water demand would be 1,819.6 litres per day. 

6.49 The proposal relies upon an extant planning permission under reference SP/48/98, which 
has been evidenced to have been implemented. This was confirmed by a letter from the 
Council dated 28 November 2006. This extant permission relates to the development of 
commercial units with a total floor area of 1,235.52m2. Based upon the OffPAT Employment 
Densities Guide, 1no. full time employee requires 13m2, with a total of 95 employees for the 
approved floor space. A BREEAM Water Calculator has been provided based upon the 
commercial use and total number of employees, where the overall water demand is 
calculated to be 2,062.42 litres per day.

6.50 The mitigation measures proposed would reduce the water consumption of the proposed 
residential accommodation to below the existing baseline. Subject to the water strategy as 
proposed within the Water Neutrality Statement, the development would be water neutral. 
Subject to appropriately worded conditions to secure the water strategy, the grant of planning 
permission would not therefore adversely affect the integrity of these sites or otherwise 
conflict with policy 31 of the HDPF, NPPF paragraph 186 and the Council’s obligations under 
the Conservation of Habitats and Species Regulations 2017.

Planning Balance and Conclusions

6.51 The application seeks full planning permission for the erection of 8no. dwellings on a site 
located outside of any built-up area and not allocated for development. The site is located 
within a countryside location in policy terms, where the principle of residential development 
is more greatly restricted. The proposed development would be contrary to the overarching 
spatial strategy.

6.52 The application site benefits from an extant planning permission under reference SP/48/98 
for the erection of a two storey building to be used for B1 use. The Applicant has confirmed 



the intention to complete the development should the current application be refused, and the 
extant permission is therefore considered to represent a reasonable fallback. The supporting 
information has demonstrated that the proposed development would generate 44 two-way
vehicle movements per day resulting in an overall reduction of 127 trips when compared to 
the extant use. It is recognised that future occupiers would be reliant upon private vehicles 
to access local services and amenities, however it has been demonstrated that the proposal 
would not result in any greater level of activity than the extant permission. This is considered 
of weight in the planning balance. 

6.53 The Council is currently unable to demonstrate a five year housing land supply, with the latest 
Authority Monitoring Report (December 2023) detailing a supply of 2.9 years. In such 
instances the Paragraph 11(d)(ii) of the NPPF states that where there are no relevant 
development plan policies in place, or the policies that are considered most important for the 
determination of applications are out of date (such as when a five year housing land supply 
cannot be demonstrated), planning permission should be granted unless any adverse 
impacts of doing so would significantly and demonstrably outweigh the benefits, when 
assessed against the policies in the NPPF taken as a whole.

6.54 In this case the most important policies contained within the HDPF, including Policies 2, 4 
and 26 must be afforded reduce weight given the engagement of the ‘tilted balance’ within 
Paragraph 11d. 

6.55 Paragraph 14 of the NPPF states that in situations where the presumption applies to 
applications involving the provision of housing, the adverse impact of allowing development 
that conflicts with the neighbourhood plan is likely to significantly and demonstrably outweigh 
the benefits, provided the neighbourhood plan became part of the development plan five 
years or less before the date on which the decision is made, and the neighbourhood plan 
contains policies and allocations to meet its identified housing requirement. While Shipley 
Neighbourhood Plan was made on 23.06.2021, it has not established a housing target for 
the Parish nor allocated sites for housing development. As such, the provisions of paragraph 
14 of the NPPF do not therefore apply. On this basis, Policies Ship HD1, Ship HD2 and Ship 
HD3 are of reduced weight. 

6.56 The proposal would provide 8no. residential dwellings, where given that the Council cannot 
currently demonstrate a five-year housing land supply, the contribution to the housing supply 
would be moderate and would be of significant weight in the planning balance. The proposed 
development would also provide associated socio-economic benefits in the form of short-
term construction employment and increased local spend. These benefits are also 
considered to be of some weight in the overall assessment. 

6.57 The proposed development would not result in visual harm or harm to the landscape 
character of the countryside location, with the proposal not considered to result in harm to 
the amenities of nearby residential properties or users of land. The proposal would benefit 
from safe and adequate access and suitable parking arrangements, where with mitigation, 
the proposed development would not result in a likely significant effect on the protected Arun 
Valley sites. 

6.58 Considering the application as a whole in the context of the Paragraph 11d ‘tilted balance’,
and given the particular circumstances specific to this site, it is not considered that the harm 
afforded by the conflict with Policies 2, 4, 26 of the HDPF and Policy Ship HD1 and HD2 
(which must be afforded reduced weight applying Paragraph 11d of the NPPF) significantly 
and demonstrably outweighs the benefit of a new dwellings in this location. It is therefore 
recommended that planning permission be granted, subject to conditions.



COMMUNITY INFRASTRUCTURE LEVY (CIL)

6.58 Horsham District Council has adopted a Community Infrastructure Levy (CIL) Charging 
Schedule which took effect on 1st October 2017.

6.59 It is considered that this development constitutes CIL liable development.

Use Description Proposed Existing Net Gain
District Wide Zone 1 1220.86 1220.86

Total Gain
Total Demolition

6.70 Please note that the above figures will be reviewed by the CIL Team prior to issuing a CIL 
Liability Notice and may therefore change.

6.61 Exemptions and/or reliefs may be applied for up until the commencement of a chargeable 
development.

6.62 In the event that planning permission is granted, a CIL Liability Notice will be issued 
thereafter. CIL payments are payable on commencement of development.

7. RECOMMENDATIONS

7.1 To approve the application subject to the following conditions:

Conditions:

1 Approved Plans

2 Standard Time Condition:  The development hereby permitted shall begin before 
the expiration of three years from the date of this permission.

Reason:  To comply with Section 91 of the Town and Country Planning Act 1990.

3 Pre-Commencement Condition: No development shall commence until a drainage 
strategy detailing the proposed means of foul and surface water disposal has been 
submitted to and approved in writing by the Local Planning Authority.  The 
development shall be carried out in accordance with the approved scheme.

Reason:  As this matter is fundamental to ensure that the development is properly 
drained and to comply with Policy 38 of the Horsham District Planning Framework 
(2015).

4 Pre-Commencement Condition: No development shall commence until the 
following components of a scheme to deal with the risks associated with 
contamination, (including asbestos contamination), of the site be submitted to and 
approved, in writing, by the local planning authority:

(a) A preliminary risk assessment which has identified:
- all previous uses
- potential contaminants associated with those uses
- a conceptual model of the site indicating sources, pathways and 

receptors
- potentially unacceptable risks arising from contamination at the site. 



The following aspects (b) - (d) shall be dependent on the outcome of the above 
preliminary risk assessment (a) and may not necessarily be required.  

(b) An intrusive site investigation scheme, based on (a) to provide information for 
a detailed risk assessment to the degree and nature of the risk posed by any 
contamination to all receptors that may be affected, including those off site.

(c) Full details of the remediation measures required and how they are to be 
undertaken based on the results of the intrusive site investigation (b) and an 
options appraisal.

(d) A verification plan providing details of the data that will be collected in order 
to demonstrate that the works set out in (c) are complete and identifying any 
requirements for longer-term monitoring of pollutant linkages, maintenance 
and arrangements for contingency action where required.

The scheme shall be implemented as approved.  Any changes to these components 
require the consent of the local planning authority. 

Reason:  As this matter is fundamental to ensure that no unacceptable risks are 
caused to humans, controlled waters or the wider environment during and following 
the development works and to ensure that any pollution is dealt with in accordance 
with Policies 24 and 33 of the Horsham District Planning Framework (2015).

5 Pre-Commencement Condition: No development shall commence until a 
Biodiversity Enhancement Strategy for Protected and Priority species has been 
submitted to and approved in writing by the local planning authority. The content of 
the Biodiversity Enhancement Strategy shall include the following:

a) Purpose and conservation objectives for the proposed enhancement 
measures;

b) detailed designs to achieve stated objectives;
c) locations of proposed enhancement measures by appropriate maps and 

plans;
d) persons responsible for implementing the enhancement measures;
e) details of initial aftercare and long-term maintenance (where relevant).

The works shall be implemented in accordance with the approved details and shall 
be retained in that manner thereafter.

Reason: As these matters are fundamental to safeguard the ecology and biodiversity 
of the area in accordance with Policy 31 of the Horsham District Planning Framework 
(2015), and to enhance Protected and Priority Species/habitats and allow the LPA to 
discharge its duties under the s40 of the NERC Act 2006 (Priority Habitats & 
Species).

6 Pre-Commencement Condition: No development shall take place, including any 
works of demolition, until the following construction site set-up details have been 
submitted to, and approved in writing by, the Local Planning Authority. 

i. the location for the loading and unloading of plant and materials, site offices, 
and storage of plant and materials (including any stripped topsoil) 

ii. the provision of wheel washing facilities (if necessary) and dust suppression 
facilities

The approved details shall be adhered to throughout the construction period.



Reason:  As this matter is fundamental in order to consider the potential impacts on 
the amenity of nearby occupiers during construction and in accordance with Policy 
33 of the Horsham District Planning Framework (2015).

7 Pre-Commencement Condition: No development shall commence until a lighting 
design scheme for biodiversity has been submitted to and approved in writing by the 
local planning authority. The scheme shall identify those features on site that are 
particularly sensitive for bats and that are likely to cause disturbance along important 
routes used for foraging; and show how and where external lighting will be installed 
(through the provision of appropriate lighting contour plans, lsolux drawings and 
technical specifications) so that it can be clearly demonstrated that areas to be lit will 
not disturb or prevent bats using their territory.

All external lighting shall be installed in accordance with the specifications and 
locations set out in the scheme and maintained thereafter in accordance with the 
scheme. Under no circumstances should any other external lighting be installed 
without prior consent from the local planning authority.

Reason: As these matters are fundamental to safeguard the ecology and biodiversity 
of the area in accordance with Policy 31 of the Horsham District Planning Framework 
(2015), and to enhance Protected and Priority Species/habitats and allow the LPA to 
discharge its duties under the s40 of the NERC Act 2006 (Priority Habitats & 
Species).

8 Pre-Commencement (Slab Level) Condition: No development above ground floor 
slab level of any part of the development hereby permitted shall take place until a 
schedule of materials and finishes and colours to be used for external walls, windows 
and roofs of the approved building(s) has been submitted to and approved by the 
Local Planning Authority in writing and all materials used in the construction of the 
development hereby permitted shall conform to those approved.

Reason:  As this matter is fundamental to enable the Local Planning Authority to 
control the development in detail in the interests of amenity by endeavouring to 
achieve a building of visual quality in accordance with Policy 33 of the Horsham 
District Planning Framework (2015).

9 Pre-Commencement (Slab Level) Condition: No development above ground floor 
slab level shall commence until full details of the water efficiency measures required
by the approved water neutrality strategy (Technical Note 1: Water Neutrality 
Statement by Motion dated 22.06.2023) have been submitted to and approved in 
writing by the Local Planning Authority. 

Reason: To ensure the development is water neutral to avoid an adverse impact on 
the Arun Valley SACSPA and Ramsar sites in accordance with Policy 31 of the 
Horsham District Planning Framework (2015), Paragraphs 185 and 186 of the 
National Planning Policy Framework (2021), its duties under the Conservation of 
Habitats and Species Regulations 2017 (as amended), and s40 of the NERC Act 
2006 (Priority Habitats & Species).

10 Pre-Occupation Condition: No part of the development hereby permitted shall be 
first occupied until full details of all hard and soft landscaping works shall have been 
submitted to and approved, in writing, by the Local Planning Authority.  The details 
shall include plans and measures addressing the following:

- Details of all existing trees and planting to be retained
- Details of all proposed trees and planting, including  schedules specifying 

species, planting size, densities and plant numbers and tree pit details



- Details of all hard surfacing materials and finishes
- Details of all boundary treatments

The approved landscaping scheme shall be fully implemented in accordance with the 
approved details within the first planting season following the first occupation of any 
part of the development.  Unless otherwise agreed as part of the approved 
landscaping, no trees or hedges on the site shall be wilfully damaged or uprooted, 
felled/removed, topped or lopped without the previous written consent of the Local 
Planning Authority until 5 years after completion of the development. Any proposed 
or retained planting, which within a period of 5 years, dies, is removed, or becomes 
seriously damaged or diseased shall be replaced in the next planting season with 
others of similar size and species unless the Local Planning Authority gives written 
consent to any variation. 

Reason:  To ensure a satisfactory development that is sympathetic to the landscape 
and townscape character and built form of the surroundings, and in the interests of 
visual amenity in accordance with Policy 33 of the Horsham District Planning 
Framework (2015).

11 Pre-Occupation Condition: No dwelling hereby permitted shall be first occupied 
until evidence has been submitted to and been approved in writing by the Local 
Planning Authority that the approved water neutrality strategy for that dwelling has 
been implemented in full. The evidence shall include the specification of fittings and 
appliances used, evidence of their installation, and completion of the as built Part G 
water calculator or equivalent. The installed measures shall be retained as such 
thereafter.

Reason: To ensure the development is water neutral to avoid an adverse impact on 
the Arun Valley SACSPA and Ramsar sites in accordance with Policy 31 of the 
Horsham District Planning Framework (2015), Paragraphs 185 and 186 of the 
National Planning Policy Framework (2021), its duties under the Conservation of 
Habitats and Species Regulations 2017 (as amended), and s40 of the NERC Act 
2006 (Priority Habitats & Species).

12 Pre-Occupation Condition: No part of the development hereby permitted shall be 
occupied until the parking, turning and access facilities necessary to serve that 
dwelling have been implemented in accordance with the approved details as shown 
on plan r 19.004.L(PA)011and shall be thereafter retained as such.  

Reason:  To ensure adequate parking, turning and access facilities are available to 
serve the development in accordance with Policy 40 of the Horsham District Planning 
Framework (2015).

13 Pre-Occupation Condition: No part of the development shall be first occupied until 
visibility splays of 2.4 metres by 98 metres to the right and 2.4m x 89m to the left 
have been provided at the proposed site vehicular access onto Sincox Lane. Once 
provided the splays shall thereafter be maintained and kept free of all obstructions 
over a height of 0.6 metre above adjoining carriageway level or as otherwise agreed.

Reason:  To ensure safe and adequate access facilities are available to serve the 
development in accordance with Policy 40 of the Horsham District Planning 
Framework (2015).

14 Pre-Occupation Condition: No part of the development hereby permitted shall be 
occupied until a fast charge electric vehicle charging point for that dwelling has been 
installed.  As a minimum, the charge point specification shall be 7kW mode 3 with 



type 2 connector.  The means for charging electric vehicles shall be thereafter 
retained as such.  

Reason: To mitigate the impact of the development on air quality within the District 
and to sustain compliance with and contribute towards EU limit values or national 
objectives for pollutants in accordance with Policies 24 & 41 of the Horsham District 
Planning Framework (2015).

15 Pre-Occupation Condition: No part of the development hereby permitted shall be 
occupied until the cycle parking facilities serving it have been provided within the side 
or rear garden for that dwelling.  The facilities shall thereafter be retained for use at 
all times. The cycle parking facilities shall thereafter be retained as such for their 
designated use. 

Reason:  To ensure that there is adequate provision for the parking of cycles in 
accordance with Policy 40 of the Horsham District Planning Framework (2015).

16 Pre-Occupation Condition: No part of the development hereby permitted shall be 
occupied until provision for the storage of refuse and recycling has been provided 
within the side or rear garden for that dwelling (or use). The facilities shall thereafter 
be retained for use at all times.

Reason:  To ensure the adequate provision of refuse and recycling facilities in 
accordance with Policy 33 of the Horsham District Planning Framework (2015).

17 Pre-Occupation Condition: No part of the development hereby permitted shall be 
occupied until the necessary in-building physical infrastructure and external site-wide 
infrastructure to enable superfast broadband speeds of 30 megabits per second 
through full fibre broadband connection has been provided to the premises.

Reason: To ensure a sustainable development that meets the needs of future 
occupiers in accordance with Policy 37 of the Horsham District Planning Framework 
(2015).

18 Regulatory Condition: The development hereby permitted shall be undertaken in 
strict accordance with the ecological mitigation and enhancement measures set out 
in the Protected Species Walkover Survey by Animal Ecology & Wildlife Consultants 
Ltd dated August 2023. 

Reason: As these matters are fundamental to safeguard the ecology and biodiversity 
of the area in accordance with Policy 31 of the Horsham District Planning Framework 
(2015), and to enhance Protected and Priority Species/habitats and allow the LPA to 
discharge its duties under the s40 of the NERC Act 2006 (Priority Habitats & 
Species).

NOTE TO APPLICANT
The Applicant is reminded that, under the Conservation of Habitats and Species Regulations 
2017 (as amended) the Wildlife and Countryside Act 1981 (as amended), it is an offence to 
(amongst other things): deliberately capture, disturb, injure, or kill Great Crested Newts; 
damage or destroy a breeding or resting place; intentionally or recklessly obstruct access to 
a resting or sheltering place. Planning permission for a development does not provide a 
defence against prosecution under this legislation. Should Great Crested Newts be found at 
any stage of the development works, then all works should cease, and a professional and/or 
suitably qualified and experienced Ecologist (or Natural England) should be contacted for 
advice on any special precautions before continuing, including the need for a licence. 
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Horsham District Council, Parkside, Chart Way, Horsham, West Sussex RH12 1RL
Telephone: 01403 215100 (calls may be recorded)     www.horsham.gov.uk     Chief Executive: Jane Eaton

Ms Karen Tipper
Bell Cornwell LLP
Unit 2
Meridian Office Park
Osborn Way
Hook
RG27 9HY

Former Arun Feedmills Sincox Lane Shipley West Sussex

Erection of 8no. dwellings, with associated parking, drainage, and hard and soft landscaping

Your application DC/23/2278 has now been determined and I enclose the decision notice. The 

decision notice contains important information. Please take a moment to read it as further action may 

be required.

Conditions

Before you start work, information must be submitted for any conditions that require discharge before 

development can begin. The decision notice will set out what information need to be sent.

Failure to discharge conditions before commencing development could result in the 

development being unlawful or enforcement action being taken. You can notify us of your 

intention to initiate development by completing a pre-commencement notification which will help us to 

monitor your development. There is no fee to use this service. To do this, or for further information 

about discharging planning conditions, visit us online at horsham.gov.uk/planning/discharging-a-

planning-condition

Community Infrastructure Levy (CIL)

If this development is CIL liable, the requirements of CIL must be met before you start work. Failure to 

do so could result in additional financial penalties. For further information relating to CIL visit 

horsham.gov.uk/planning/planning-policy/community-infrastructure-levy/cil-charges-and-how-to-pay

If you have any questions about the decision notice, you can call us and speak to a member of the 

team on 01403 215187 between 9AM - 5PM, Monday to Friday.

If you are acting as the planning agent for this application, please ensure that the applicant is given a 

copy of the decision notice and this letter.

Yours Sincerely,

Development Management 

http://www.horsham.gov.uk/planning/discharging-a-planning-condition
http://www.horsham.gov.uk/planning/discharging-a-planning-condition
https://www.horsham.gov.uk/planning/planning-policy/community-infrastructure-levy/cil-charges-and-how-to-pay
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RG27 9HY

Application Number: DC/23/2278

TOWN AND COUNTRY PLANNING ACT, 1990 (as amended)

TOWN AND COUNTRY PLANNING (Development Management Procedure) (England) Order 2015

On behalf of: Refer to company name  Forays Homes

In pursuance of their powers under the above-mentioned Act and Order, the Council hereby notify 

you that they PERMIT the following development, that is to say:

Erection of 8no. dwellings, with associated parking, drainage, and hard and soft 
landscaping

Former Arun Feedmills Sincox Lane Shipley West Sussex

to be carried out in accordance with Application No. DC/23/2278 submitted to the Council on 

13/12/2023 and subject to compliance with the plans/documents and conditions specified hereunder.

 

Emma Parkes

Head of Development and Building Control

Date: 16/04/2024

 1 Plans Condition:  The development hereby permitted shall be carried out in accordance with 

the approved plans listed in the schedule below.

SCHEDULE OF PLANS/DOCUMENTS

Plan Type Description Drawing Number Received 
Date

Site plan Roof, as proposed 19.004.L(PA)010 REV PA1 13.12.2023

Site plan As proposed 19.004.L(PA)011 REV PA1 13.12.2023

Location plan 19.004.L(PA)001 REV PA1 13.12.2023

Block plan 19.004.L(PA)002 REV PA1 13.12.2023

Floor plan First, as proposed 19.004.L(PA)016 REV PA1 13.12.2023

Floor plan Ground, as proposed 19.004.L(PA)015 REV PA1 13.12.2023

Elevation plan North East and South 
West, as proposed

19.004.E(PA)021 REV PA1 13.12.2023



Elevation plan North West and South 
East, as proposed

19.004.E(PA)023 REV PA1 13.12.2023

Elevation plan North West and South 
East, as proposed

19.004.E(PA)020 REV PA1 13.12.2023

Elevation plan North West and South 
East, as proposed

19.004.E(PA)022 REV PA1 13.12.2023

Supporting 
Statement

Schedule of proposed 
accommodation

NONE 13.12.2023

Supporting 
Statement

Energy Assessment 
Report

NONE 13.12.2023

Supporting 
Statement

Water Neutrality NONE 13.12.2023

Supporting 
Statement

Planning NONE 13.12.2023

Supporting 
Statement

Flood Risk Assessment MT/DE/5969/FRA.6 13.12.2023

Supporting 
Statement

Bio Diversity Net Gain 
Assessment

NONE 13.12.2023

Supporting 
Statement

Transport 6508/TS01 13.12.2023

Supporting 
Statement

Protected Species 
Walkover Survey

NONE 13.12.2023

Supporting 
Statement

Phase 1 Ground and 
Water Desk Study Report

NONE 11.03.2024

Reason:  For the avoidance of doubt and in the interest of proper planning.

 2 Standard Time Condition:  The development hereby permitted shall begin before the 

expiration of three years from the date of this permission.

Reason:  To comply with Section 91 of the Town and Country Planning Act 1990.

 3 Pre-Commencement Condition: No development shall commence until a drainage strategy 

detailing the proposed means of foul and surface water disposal has been submitted to and 

approved in writing by the Local Planning Authority.  The development shall be carried out in 

accordance with the approved scheme.

Reason:  As this matter is fundamental to ensure that the development is properly drained and 

to comply with Policy 38 of the Horsham District Planning Framework (2015).

 4 Pre-Commencement Condition: No development shall commence until the following 

components of a scheme to deal with the risks associated with contamination, (including 

asbestos contamination), of the site be submitted to and approved, in writing, by the local 

planning authority:

(a) A preliminary risk assessment which has identified:

- all previous uses

- potential contaminants associated with those uses

- a conceptual model of the site indicating sources, pathways and receptors

- Potentially unacceptable risks arising from contamination at the site. 



The following aspects (b) - (d) shall be dependent on the outcome of the above preliminary 

risk assessment (a) and may not necessarily be required.  

(b) An intrusive site investigation scheme, based on (a) to provide information for a 

detailed risk assessment to the degree and nature of the risk posed by any contamination to 

all receptors that may be affected, including those off site.

(c) Full details of the remediation measures required and how they are to be undertaken 

based on the results of the intrusive site investigation (b) and an options appraisal.

(d) A verification plan providing details of the data that will be collected in order to 

demonstrate that the works set out in (c) are complete and identifying any requirements for 

longer-term monitoring of pollutant linkages, maintenance and arrangements for contingency 

action where required.

The scheme shall be implemented as approved.  Any changes to these components require 

the consent of the local planning authority. 

Reason:  As this matter is fundamental to ensure that no unacceptable risks are caused to 

humans, controlled waters or the wider environment during and following the development 

works and to ensure that any pollution is dealt with in accordance with Policies 24 and 33 of 

the Horsham District Planning Framework (2015).

 5 Pre-Commencement Condition: No development shall commence until a Biodiversity 

Enhancement Strategy for Protected and Priority species has been submitted to and approved 

in writing by the local planning authority. The content of the Biodiversity Enhancement 

Strategy shall include the following:

a) Purpose and conservation objectives for the proposed enhancement measures;

b) detailed designs to achieve stated objectives;

c) locations of proposed enhancement measures by appropriate maps and plans;

d) persons responsible for implementing the enhancement measures;

e) details of initial aftercare and long-term maintenance (where relevant).

The works shall be implemented in accordance with the approved details and shall be retained 

in that manner thereafter.

Reason: As these matters are fundamental to safeguard the ecology and biodiversity of the 

area in accordance with Policy 31 of the Horsham District Planning Framework (2015), and to 

enhance Protected and Priority Species/habitats and allow the LPA to discharge its duties 

under the s40 of the NERC Act 2006 (Priority Habitats & Species).

 6 Pre-Commencement Condition: No development shall take place, including any works of 

demolition, until the following construction site set-up details have been submitted to, and 

approved in writing by, the Local Planning Authority. 

i. the location for the loading and unloading of plant and materials, site offices, and 

storage of plant and materials (including any stripped topsoil) 

ii. the provision of wheel washing facilities (if necessary) and dust suppression facilities

The approved details shall be adhered to throughout the construction period.

Reason:  As this matter is fundamental in order to consider the potential impacts on the 

amenity of nearby occupiers during construction and in accordance with Policy 33 of the 

Horsham District Planning Framework (2015).



 7 Pre-Commencement Condition: No development shall commence until a lighting design 

scheme for biodiversity has been submitted to and approved in writing by the local planning 

authority. The scheme shall identify those features on site that are particularly sensitive for 

bats and that are likely to cause disturbance along important routes used for foraging; and 

show how and where external lighting will be installed (through the provision of appropriate 

lighting contour plans, lsolux drawings and technical specifications) so that it can be clearly 

demonstrated that areas to be lit will not disturb or prevent bats using their territory.

All external lighting shall be installed in accordance with the specifications and locations set 

out in the scheme and maintained thereafter in accordance with the scheme. Under no 

circumstances should any other external lighting be installed without prior consent from the 

local planning authority.

Reason: As these matters are fundamental to safeguard the ecology and biodiversity of the 

area in accordance with Policy 31 of the Horsham District Planning Framework (2015), and to 

enhance Protected and Priority Species/habitats and allow the LPA to discharge its duties 

under the s40 of the NERC Act 2006 (Priority Habitats & Species).

 8 Pre-Commencement (Slab Level) Condition: No development above ground floor slab level 

of any part of the development hereby permitted shall take place until a schedule of materials 

and finishes and colours to be used for external walls, windows and roofs of the approved 

building(s) has been submitted to and approved by the Local Planning Authority in writing and 

all materials used in the construction of the development hereby permitted shall conform to 

those approved.

Reason:  As this matter is fundamental to enable the Local Planning Authority to control the 

development in detail in the interests of amenity by endeavouring to achieve a building of 

visual quality in accordance with Policy 33 of the Horsham District Planning Framework 

(2015).

 9 Pre-Commencement (Slab Level) Condition: No development above ground floor slab level 

shall commence until full details of the water efficiency measures equired by the approved 

water neutrality strategy (Technical Note 1: Water Neutrality Statement by Motion dated 

22.06.2023) have been submitted to and approved in writing by the Local Planning Authority. 

Reason: To ensure the development is water neutral to avoid an adverse impact on the Arun 

Valley SACSPA and Ramsar sites in accordance with Policy 31 of the Horsham District 

Planning Framework (2015), Paragraphs 185 and 186 of the National Planning Policy 

Framework (2021), its duties under the Conservation of Habitats and Species Regulations 

2017 (as amended), and s40 of the NERC Act 2006 (Priority Habitats & Species).

10 Pre-Occupation Condition: No part of the development hereby permitted shall be first 

occupied until full details of all hard and soft landscaping works shall have been submitted to 

and approved, in writing, by the Local Planning Authority.  The details shall include plans and 

measures addressing the following:

- Details of all existing trees and planting to be retained

- Details of all proposed trees and planting, including  schedules specifying species, 

planting size, densities and plant numbers and tree pit details

- Details of all hard surfacing materials and finishes

- Details of all boundary treatments



The approved landscaping scheme shall be fully implemented in accordance with the 

approved details within the first planting season following the first occupation of any part of the 

development.  Unless otherwise agreed as part of the approved landscaping, no trees or 

hedges on the site shall be wilfully damaged or uprooted, felled/removed, topped or lopped 

without the previous written consent of the Local Planning Authority until 5 years after 

completion of the development. Any proposed or retained planting, which within a period of 5 

years, dies, is removed, or becomes seriously damaged or diseased shall be replaced in the 

next planting season with others of similar size and species unless the Local Planning 

Authority gives written consent to any variation. 

Reason:  To ensure a satisfactory development that is sympathetic to the landscape and 

townscape character and built form of the surroundings, and in the interests of visual amenity 

in accordance with Policy 33 of the Horsham District Planning Framework (2015).

11 Pre-Occupation Condition: No dwelling hereby permitted shall be first occupied until 

evidence has been submitted to and been approved in writing by the Local Planning Authority 

that the approved water neutrality strategy for that dwelling has been implemented in full. The 

evidence shall include the specification of fittings and appliances used, evidence of their 

installation, and completion of the as built Part G water calculator or equivalent. The installed 

measures shall be retained as such thereafter.

Reason: To ensure the development is water neutral to avoid an adverse impact on the Arun 

Valley SACSPA and Ramsar sites in accordance with Policy 31 of the Horsham District 

Planning Framework (2015), Paragraphs 185 and 186 of the National Planning Policy 

Framework (2021), its duties under the Conservation of Habitats and Species Regulations 

2017 (as amended), and s40 of the NERC Act 2006 (Priority Habitats & Species).

12 Pre-Occupation Condition: No part of the development hereby permitted shall be occupied 

until the parking, turning and access facilities necessary to serve that dwelling have been 

implemented in accordance with the approved details as shown on plan r 19.004.L(PA)011and 

shall be thereafter retained as such.  

Reason:  To ensure adequate parking, turning and access facilities are available to serve the 

development in accordance with Policy 40 of the Horsham District Planning Framework 

(2015).

13 Pre-Occupation Condition: No part of the development shall be first occupied until visibility 

splays of 2.4 metres by 98 metres to the right and 2.4m x 89m to the left have been provided 

at the proposed site vehicular access onto Sincox Lane. Once provided the splays shall 

thereafter be maintained and kept free of all obstructions over a height of 0.6 metre above 

adjoining carriageway level or as otherwise agreed.

Reason:  To ensure safe and adequate access facilities are available to serve the 

development in accordance with Policy 40 of the Horsham District Planning Framework 

(2015).

14 Pre-Occupation Condition: No part of the development hereby permitted shall be occupied 

until a fast charge electric vehicle charging point for that dwelling has been installed.  As a 

minimum, the charge point specification shall be 7kW mode 3 with type 2 connector.  The 

means for charging electric vehicles shall be thereafter retained as such.  

Reason: To mitigate the impact of the development on air quality within the District and to 

sustain compliance with and contribute towards EU limit values or national objectives for 



pollutants in accordance with Policies 24 & 41 of the Horsham District Planning Framework 

(2015).

15 Pre-Occupation Condition: No part of the development hereby permitted shall be occupied 

until the cycle parking facilities serving it have been provided within the side or rear garden for 

that dwelling.  The facilities shall thereafter be retained for use at all times. The cycle parking 

facilities shall thereafter be retained as such for their designated use. 

Reason:  To ensure that there is adequate provision for the parking of cycles in accordance 

with Policy 40 of the Horsham District Planning Framework (2015).

16 Pre-Occupation Condition: No part of the development hereby permitted shall be occupied 

until provision for the storage of refuse and recycling has been provided within the side or rear 

garden for that dwelling (or use). The facilities shall thereafter be retained for use at all times.

Reason:  To ensure the adequate provision of refuse and recycling facilities in accordance 

with Policy 33 of the Horsham District Planning Framework (2015).

17 Pre-Occupation Condition: No part of the development hereby permitted shall be occupied 

until the necessary in-building physical infrastructure and external site-wide infrastructure to 

enable superfast broadband speeds of 30 megabits per second through full fibre broadband 

connection has been provided to the premises.

Reason: To ensure a sustainable development that meets the needs of future occupiers in 

accordance with Policy 37 of the Horsham District Planning Framework (2015).

18 Regulatory Condition: The development hereby permitted shall be undertaken in strict 

accordance with the ecological mitigation and enhancement measures set out in the Protected 

Species Walkover Survey by Animal Ecology & Wildlife Consultants Ltd dated August 2023. 

Reason: As these matters are fundamental to safeguard the ecology and biodiversity of the 

area in accordance with Policy 31 of the Horsham District Planning Framework (2015), and to 

enhance Protected and Priority Species/habitats and allow the LPA to discharge its duties 

under the s40 of the NERC Act 2006 (Priority Habitats & Species).

Note to Applicant

The Applicant is advised that the following information be included as part of any application for the 

Approval of Details Reserved by Condition:

Surface Water Drainage

- Site drainage patterns - assessment of the current drainage patterns entering, within, and 

leaving site including an understanding of how surface water would flow across the site in 

normal and rainfall event conditions (see to GOV.UK Long term flood risk mapping). It is 

evident from the OS mapping and topographical survey that an existing ditch bisects the site, 

however there are no details of how the existing flows are managed or diverted through the 

site.

- Provide the following flow and volume rates with supporting evidence (based on FEH rather 

than IH124 and FSR):

- Existing runoff rates for the 100% Annual Exceedance Probability (AEP), 3.33% AEP and 1% 

AEP storm events

- Post development discharge rates during a 100% AEP, 3.33% AEP, 1% AEP and 1% AEP + 

Climate Change storm events



- Greenfield runoff flow rate (QBAR)

- Water storage capacity volumes of the proposed attenuation basin to understand its capacity 

to attenuate the 1% AEP + climate change storm event.

- Updated drainage strategy drawing to identify size and location of the attenuation basin, which 

is currently shown as a geocellular storage feature.

-  Fully designed surface water management strategy including the rationale for SuDS selected 

in line with the:

- Building Regulations (Part H)

- West Sussex LLFA Policy for the Management of Surface Water (2018)

- Horsham District Planning Framework (2015) - Policy 38

- Industry best practice, such as The SuDS Manual (C753).

- Detailed surface water drainage strategy, including supporting calculations, detailing outfall 

location, runoff rate/s as per the LLFA's SuDS Policy 3, with allowance for urban creep, 

required and proposed volumes of attenuation storage, freeboard and sizing of all drainage 

features, should be provided. A detailed drainage layout plan should reference all assets 

showing characteristics such as; pipe sizes and materials, gradients, and manhole type, 

depths, size, SuDS dimensions, materials and depths.

- Evidence of a third-party agreement for discharging to an ordinary watercourse. In addition to 

confirmation of ownership of the land between the application site and discharge location.

- Maintenance access, frequency, responsibility, and manuals provided in a Management Plan 

for proprietry systems and SuDS devices.

- Evidence of measures to prevent pollution of the receiving ordinary watercourse.

- Drawings showing conveyance routes for flows exceeding the 1% AEP+ climate change storm 

event.

Foul Water Drainage

- A foul water drainage strategy, with supporting flow calculations in line with Sewerage Sector 

Guidance and/or Building Regulations Part H is to be provided, including a detailed drainage 

layout, showing pipe sizes, materials, gradients and outfall location. Confirmation of 

permission to discharge to the watercourse, should also be provided.

- Consultation should be undertaken with the Environment Agency to gain the necessary 

permits for the discharge of treated effluent to the watercourse.

Note to Applicant � Community Infrastructure Levy (CIL):

Horsham District Council has adopted a Community Infrastructure Levy (CIL) Charging Schedule 

which took effect on 1st October 2017.  This development constitutes CIL liable development.

If you have not received a Liability Notice from the Council within 1 month of the decision date please 

contact the CIL Team at cil@horsham.gov.uk

CIL is a mandatory financial charge on development.  To avoid additional financial penalties, the 

requirements of CIL must be managed before development is commenced (including in the event of 

any successful appeal).

Payment must be made in accordance with the requirements of the CIL Demand Notice issued.

Note to Applicant

Statement pursuant to Article 35 of the Town and Country Planning (Development Management 

Procedure) (England) Order 2015.  The Local Planning Authority has acted positively and proactively 

in determining this application by assessing the proposal against all material considerations, including 

planning policies and any representations that may have been received, in order to be able to, where 

possible, grant permission.



ADDITIONAL INFORMATION

Planning Permission � Important Provisos

If planning permission has been granted, please note that your Notice of Decision refers only to 

consideration of your proposal under the Town and Country Planning Acts.  It is not a building 

regulations approval and does not mean that you can disregard other Acts of Regulations, or avoid 

any other legal obligations.  Some of these obligations, of particular relevance to your proposal are 

referred to elsewhere in this note.  Before you proceed with your proposal you should ensure that a 

Building Control application is not required, or has been submitted.  The Building Control Department 

can be contacted on 01403 215151.

If this permission relates to new dwellings, commercial premises or other buildings which will require 

a new postal address you should contact the Council�s Street Naming & Numbering Department as 

soon as possible or before work commences on site.  Further details are available on the Street 

Naming page on the Council�s website or alternatively e-mail streetnaming@horsham.gov.uk or 

telephone 01403 215139.

It is the responsibility of the developer to provide bins for the development. If you are a developer and 

need to purchase bins, please email hop.oast.admin@horsham.gov.uk. 

It must be stressed that the information included on this Notice of Decision may not include all your 

legal obligations, and it does not grant you rights to carry out works on or over lands, or to access 

land that is not within your control or ownership.

Amendments

Should alterations or amendments be required to the approved plans, it will be necessary to apply 

either under Section 96A of the Town and Country Planning Act 1990 for non material alterations, or 

under Section 73 of the Act for minor material alterations.  An application must be made using the 

standard application form and you should consult with us, to establish the correct type of application 

to be made.

Monitoring

Horsham District Council monitors the implementation of planning permissions.  Please be aware that 

monitoring officers may visit the application site at various stages of the development to ensure 

compliance with the approved plans and conditions.

Right of Appeals

If you are aggrieved by the decision to refuse permission for the proposed development or to grant it 

subject to conditions, then you can appeal to the Secretary of State under Section 78 of the Town and 

Country Planning Act 1990.

You must appeal within 12 weeks of the date of the decision notice for a householder application or 

�minor commercial� (shop front) development, and within 6 months for other types of planning 

applications. There are different timescale � usually 28 days � if an enforcement notice is/has been 

served for the same (or very similar) land and development. Please note, only the applicant 

possesses the right of appeal.

Appeals can be made online at: https://www.gov.uk/planning-inspectorate. If you are unable to access 

the online appeal form, please contact the Planning Inspectorate to obtain a paper copy of the appeal 

form on tel: 0303 444 5000.

mailto:streetnaming@horsham.gov.uk
mailto:hop.oast.admin@horsham.gov.uk
https://www.gov.uk/planning-inspectorate


The Secretary of State can allow a longer period for giving notice of an appeal but will not normally be 

prepared to use this power unless there are special circumstances which excuse the delay in giving 

notice of appeal.

The Secretary of State need not consider an appeal if it seems to the Secretary of State that the local 

planning authority could not have granted planning permission for the proposed development or could 

not have granted it without the conditions they imposed, having regard to the statutory requirements, 

to the provisions of any development order and to any directions given under a development order.  

If you intend to submit an appeal that you would like examined by inquiry then you must notify the 

Local Planning Authority and Planning Inspectorate (inquiryappeals@planninginspectorate.gov.uk) at 

least 10 days before submitting the appeal. Further details are at 

https://www.gov.uk/government/collections/casework-dealt-with-by-inquiries. 

https://www.gov.uk/government/collections/casework-dealt-with-by-inquiries


Contact Officer: Tamara Dale Tel: 01403 215166

PLANNING COMMITTEE 
REPORT

TO: Planning Committee North

BY: Head of Development and Building Control

DATE: 11 April 2024

DEVELOPMENT: Erection of 8no. dwellings, with associated parking, drainage, and hard and 
soft landscaping

SITE: Former Arun Feedmills Sincox Lane Shipley West Sussex    

WARD: Southwater South and Shipley

APPLICATION: DC/23/2278

APPLICANT: Name: Forays Homes   Address: c/o Bell Cornwell LLP Unit 2, Meridian 
Office Park Osborn Way Hook RG27 9HY   

REASON FOR INCLUSION ON THE AGENDA: The proposal would represent a departure from 
the local plan if approved. 

RECOMMENDATION: To approve planning permission subject to appropriate conditions

1. THE PURPOSE OF THIS REPORT

1.1 To consider the planning application.

DESCRIPTION OF THE APPLICATION

1.1 The application seeks full planning permission for the erection of 8no. dwellings, along with 
associated parking, drainage, and hard and soft landscaping. 

1.2 The proposed development would be arranged in two linear terraces of 4no. dwellings, 
facing north and south respectively. The dwellings would be separated by a central access 
road extending from north-west to south-east, with a turning head located to the south-east. 
The dwellings would extend over two storeys, with a mixed palette of materials including 
render and timber cladding. Gable features would be provided to the frontage of the site, with 
landscaping to the front of each dwellings alongside dedicated parking.

DESCRIPTION OF THE SITE

1.3 The application site is positioned to the south-east of Sincox Lane, outside of any defined 
built-up area boundary. The site comprises a former commercial site, with the area currently 
unused and comprising hardstanding. 

1.4 The site is located approximately 4.5km north-east of West Chiltington and approximately 
5.8km north-west of Ashington. The wider area primarily consists of open countryside, with 



a scattering of farm enterprises and sporadic residential development within the wider 
locality. 

1.5 The site is bound by mature hedging to the north-western boundary, with the perimeter of 
the site separated from the wider surroundings by informal hedging.

2. INTRODUCTION

STATUTORY BACKGROUND

2.1 The Town and Country Planning Act 1990.

RELEVANT PLANNING POLICIES

2.2 The following Policies are considered to be relevant to the assessment of this application:

2.3 National Planning Policy Framework

2.4 Horsham District Planning Framework (HDPF 2015)
Policy 1 - Strategic Policy: Sustainable Development 
Policy 2 - Strategic Policy: Strategic Development 
Policy 3 - Strategic Policy: Development Hierarchy
Policy 4 - Strategic Policy: Settlement Expansion 
Policy 15 - Strategic Policy: Housing Provision
Policy 16 - Strategic Policy: Meeting Local Housing Needs
Policy 24 - Strategic Policy: Environmental Protection 
Policy 25 - Strategic Policy: The Natural Environment and Landscape Character 
Policy 26 - Strategic Policy: Countryside Protection 
Policy 27 - Settlement Coalescence
Policy 31 - Green Infrastructure and Biodiversity 
Policy 32 - Strategic Policy: The Quality of New Development 
Policy 33 - Development Principles 
Policy 35 - Strategic Policy: Climate Change 
Policy 36 - Strategic Policy: Appropriate Energy Use 
Policy 37 - Sustainable Construction 
Policy 38 - Strategic Policy: Flooding 
Policy 40 - Sustainable Transport 
Policy 41 - Parking

RELEVANT NEIGHBOURHOOD PLAN

2.5 Shipley Neighbourhood Plan
Policy Ship HD1 – New Housing Development
Policy Ship HD2 – Housing Mix
Policy Ship HD3 – High Quality Design
Policy Ship CO3 – Broadband and Mobile Reception

2.6 Shipley Parish Design Statement

2.7 Planning Advice Notes
Facilitating Appropriate Development
Biodiversity and Green Infrastructure

PLANNING HISTORY AND RELEVANT APPLICATIONS



SP/15/90 Redevelopment of feed mill into 6 small industrial 
units (b.1 use) and alterations to existing 
accesses
Site: Arun Feed Mills Sincox Lane Shipley

Application 
Permitted on 
09.07.1993

SP/22/96 Erection of 4 dwellings (outline)
Site: Arun Feeds Sincox Lane Shipley

Application 
Refused on 
19.06.1996

SP/48/98 Redevelopment by erection of two-storey b1 units
Site: Arun Feeds (Southern) Ltd Sincox Lane 
Shipley

Application 
Permitted on 
26.03.1999

DC/05/1865 Erection of building comprising 8 x 4 bed 
dwellings, 2 x 3 bed dwellings and 2 x 2 bed 
dwellings, access and parking (Outline)

Application 
Refused on 
30.09.2005

DC/18/1412 Erection of 4x detached dwellings with 
associated garaging, hardstanding and 
landscaping

Application 
Refused on 
21.09.2018

3. OUTCOME OF CONSULTATIONS

3.1 Where consultation responses have been summarised, it should be noted that Officers have 
had consideration of the full comments received, which are available to view on the public 
file at www.horsham.gov.uk

INTERNAL CONSULTATIONS

3.2 HDC Landscape Architect: No response received

3.3 HDC Environmental Health: Objection
Given the historic use of the site as an agricultural feed mill, a land use which Environmental 
Health considers potentially contaminating, and the likely presence of made ground 
associated with the previous development, are of the view that the ground on the site is highly 
likely to be contaminated.  To ensure that the site is suitable for residential development the 
application should therefore be supported by a comprehensive and robust Phase 1 
Preliminary Risk Assessment (PRA), undertaken by a suitably competent and experienced 
environmental consultant.
During site clearance, preparation and construction there is the potential for local residents 
to experience adverse impacts from noise, dust and construction traffic movements. These 
should be minimised and controlled by the developer and a construction environmental 
management plan (CEMP) will be recommended as a condition.
It is not clear if water neutrality requirements will be met with a private water supply such as 
a rainwater harvesting scheme or an onsite borehole.

3.4 HDC Environment Waste Management: No response received

OUTSIDE AGENCIES

3.5 WSCC Highways: No Objection
The site is situated within a rural area approximately 800m to the west of the hamlet of
Broomers Corner and 17km to the south of Horsham.
The Transport Statement states that the site has an extant consent for a replacement
commercial building / courtyard of offices (1,234sqm B1 use) which was granted in March 
1999 (Planning Reference: SP/48/98). A review of the documents submitted in relation to 
this application indicate that 8no. B1 units were proposed (720sqm industrial floor space at 



ground floor level and 541sqm office floor space at first floor) along with 55 car and 4 lorry 
parking bays with access and egress retained via the existing access point.
An automatic speeds survey was undertaken to establish the 85th %ile speeds and these
were found to be 37.1mph northbound and 39.3mph southbound. Using this data the Annual 
Average Daily traffic flow has been calculated bat 222 vehicles per day in the vicinity of the 
junction.
The access to the site has been designed to allow for 2 vehicles to pass clear of the highway. 
It has been demonstrated that visibility distances from the access meets both Manal for 
Streets and DMRB standards. Given the recorded speeds are on the boundary between the
2 standards it is recommended that maximum achievable distances are implemented. 19 Car 
parking spaces have been proposed which is acceptable to WSCC. 14 cycle parking spaces 
will be accommodated in the rear gardens. This parking will need to be secure and covered.
A turning head has been provided for delivery and service vehicles to turn within the site and 
enter in a forward gear.
Using the TRICS database it is estimated that the development will generate 44 two-way
vehicle movements per day resulting in an overall reduction of 127 trips when compared to 
the extant use.
There are no footpaths or cycle routes from the site, it is therefore likely that residents will 
choose to use a private vehicle for primary journeys. Public transport links are not within 
walking distance of the site.

3.6 WSCC Fire and Rescue: Comment
Currently the nearest hydrant to these proposed properties is 210 metres away. The supply 
or water for firefighting for a domestic premises should be within 175 metres.

3.7 Ecology Consultant: Comment
Note that there are no buildings on site, the trees on the north-western boundary are outside 
the red line boundary and there are no trees on site. Therefore agree that no further surveys 
for bats are required. However, highlight that if the plans change in the future and the mature 
trees outside the site boundary, in particular the Oak trees close to the site entrance, will be 
impacted then further assessment for bat roost potential will be required to avoid impacts on 
these European Protected Species.
The site lies approximately 9.7km to the northeast of The Mens Special Area of Conservation 
(SAC) (Sussex Bat Special Area of Conservation Planning and Landscape Scale 
Enhancement Protocol) and 14.6km from the Ebernoe Common SAC. The site therefore falls 
within the 12 km Wider Conservation Area for The Mens SAC and outside that of the Ebernoe 
Common SAC. The qualifying feature for The Mens SAC is Barbastelle bats, but there are 
no records for this species within 2km of the site (Sussex Biodiversity Records Centre –
accessed under licence). Noctule bat, Brown Long-eared bat, Soprano Pipistrelle bat and 
Whiskered bat have been recorded within 2km of the site (Sussex Biodiversity Records 
Centre – accessed under licence).
The site is 0.49ha and mainly comprises a central area of hard standing, with bramble scrub 
on the north-eastern and southwestern boundaries, ruderal vegetation and grassland, with a 
tree belt outside the north-western boundary (Biodiversity Net Gain Assessment (AEWC, 
August 2023). We understand there will be no loss of hedgerow or woodland and therefore 
no severance to the flight lines of foraging or commuting bats from the SAC and habitat 
connectivity within the site will be maintained. We note that of 0.03ha of rural trees and 0.1km 
of native hedgerows will be planted on site (Biodiversity Metric 4.0,).
Support the recommendation that a Wildlife Friendly Lighting Strategy is implemented for 
this application to avoid impacts from light disturbance. This should be secured by a condition 
of any consent and implemented in full. Therefore, technical specification should be 



submitted prior to occupation, which demonstrates measures to avoid lighting impacts to 
foraging / commuting bats, which are likely to be present within the local area.
The mitigation measures identified in the Protected Species Walkover Survey (AEWC, 
August 2023), Biodiversity Net Gain Assessment (AEWC, August 2023) and Biodiversity 
Metric 4.0 should be secured by a condition of any consent and implemented in full. This is 
necessary to conserve and enhance protected and Priority Species. The finalised measures 
should be provided in a Construction and Environmental Management Plan - Biodiversity to 
be secured as a pre-commencement condition of any consent.
Welcome the indicated biodiversity net gain of 78.97% for habitat units and the 100% gain 
for linear hedgerow units (Biodiversity Net Gain Assessment (AEWC, August 2023). The 
proposed habitats, including introduced shrub, modified grassland, bramble scrub, native 
hedgerows and small rural trees, should be subject to a long-term Landscape and Ecological 
Management Plan (LEMP) to ensure they are managed to benefit wildlife and deliver the 
promised net gain for biodiversity. This LEMP should be secured by a condition of any 
consent for a period of 30 years to deliver the required condition of habitats created.
Also support the proposed reasonable biodiversity enhancements in Section 7 of the 
Biodiversity Net Gain Assessment (AEWC, August 2023) which have been recommended to 
secure net gains for biodiversity, as outlined under Paragraph 180[d] of the National Planning 
Policy Framework (December 2023). The reasonable biodiversity enhancement measures 
should be outlined within a Biodiversity Enhancement Layout and should be secured by a 
condition of any consent for discharge prior to slab level.

3.8 Southern Water: Comment
The Environment Agency should be consulted directly by the applicant regarding the use of 
a private wastewater treatment works which disposes of effluent to sub-soil irrigation.
The supporting documents make reference to drainage using Sustainable Drainage Systems
(SuDS). Under certain circumstances SuDS will be adopted by Southern Water should this 
be requested by the developer. Where SuDS form part of a continuous sewer system, and 
are not an isolated end of pipe SuDS component, adoption will be considered if such systems 
comply with the latest Design and Construction Guidance (Appendix C) and CIRIA guidance. 
Where SuDS rely upon facilities which are not adoptable by sewerage undertakers the 
applicant will need to ensure that arrangements exist for the long-term maintenance of the 
SuDS facilities. It is critical that the effectiveness of these systems is maintained in perpetuity. 
Good management will avoid flooding from the proposed surface water system, which may 
result in the inundation of the foul sewerage system.

3.9 NatureSpace: Comment
It is considered that the proposed development would present a low risk to Great Crested 
Newts and/or their habitats. However, as the development is within the red Impact Risk Zone, 
recommend an informative be attached to the planning consent. 

3.10 Natural England (Standing Advice): Objection
It cannot be concluded that existing abstraction within the Sussex North Water Supply Zone 
is not having an adverse effect on the integrity of the Arun Valley SAC/SPA/Ramsar sites. 
Developments within Sussex North must therefore must not add to this impact and one way 
of achieving this is to demonstrate water neutrality.  The definition of water neutrality is the 
use of water in the supply area before the development is the same or lower after the 
development is in place.
To achieve this Natural England is working in partnership with all the relevant authorities to 
secure water neutrality collectively through a water neutrality strategy.  Whilst the strategy is 
evolving, Natural England advises that decisions on planning applications should await its 
completion. However, if there are applications which a planning authority deems critical to 



proceed in the absence of the strategy, then Natural England advises that any application 
needs to demonstrate water neutrality.

3.11 Natural England: No Objection
We concur with the conclusion of your authority’s HRA appropriate assessment, insofar that 
we have no objections subject to the delivery, management and maintenance of measures 
identified in the water neutrality statement, and subject to relevant pre-commencement 
conditions identified in the appropriate assessment being put in place, to achieve water 
neutrality.

PUBLIC CONSULTATIONS

3.12 Shipley Parish Council: Objection
- Conflicts with the made Shipley Neighbourhood Plan and HDC Local Plan
- Small scale development
- Overtly domestic in nature
- Not infill development on previously developed land
- Outward extension of the village outside Coolham settlement boundary
- Doesn’t deliver affordable housing
- Contravenes the Shipley Parish Design Statement
- Water Neutrality Statement and reliance on projected future use

3.13 7 letters of objection were received from 2 separate households, and these can be 
summarised as follows:
- Inappropriate for a small local community
- No support from local services
- Excess traffic and noise
- Loss of general amenity
- Overdevelopment of a sensitive site
- Impact on wildlife
- Light pollution
- Out of character with rural area
- Impact on road safety
- Impact on tranquillity of the countryside

3.14 6 letters of support were received from 5 separate households, and these can be 
summarised as follows:
- Should support affordable housing
- Extant permission for commercial units
- Smaller footprint than the extant permission
- Less hardstanding
- Excellent design of the residential houses

4. HOW THE PROPOSED COURSE OF ACTION WILL PROMOTE HUMAN RIGHTS AND 
EQUALITY

4.1 The application has been considered having regard to Article 1 of the First Protocol of the 
Human Rights Act 1998, which sets out a person’s rights to the peaceful enjoyment of 
property and Article 8 of the same Act, which sets out their rights in respect to private and 
family life and for the home. Officers consider that the proposal would not be contrary to the 
provisions of the above Articles.

4.2 The application has also been considered in accordance with Horsham District Council’s 
public sector equality duty, which seeks to prevent unlawful discrimination, to promote 



equality of opportunity and to foster good relations between people in a diverse community, 
in accordance with Section 149 of the Equality Act 2010. In this case, the proposal is not 
anticipated to have any potential impact from an equality perspective.

5. HOW THE PROPOSAL WILL HELP TO REDUCE CRIME AND DISORDER

5.1 It is not considered that the development would be likely to have any significant impact on 
crime and disorder.

6. PLANNING ASSESSMENTS

6.1 The application seeks full planning permission for the erection of 8no. dwellings along with 
associated parking, drainage, and hard and soft landscaping.

6.2 The application site has been subject of a number of previous refused planning applications 
for residential development under references SP/22/96, DC/05/1865, and DC/18/1412. 
These sought outline and full planning permission for development ranging between 4no. 
dwellings and 12no. dwellings. 

6.3 The most recent planning application under reference DC/18/1412 considered against the 
policies within the HDPF. This application was refused on the grounds that the Council could 
demonstrate a 5-year housing land supply, where the development would be located in the 
countryside, outside of a defined built-up area boundary, and on a site not allocated for 
development. Consequently the development would be contrary to the overarching spatial
strategy and would not be essential to its countryside location. The application was also 
refused on the grounds of the use, scale, form, massing and layout of the development 
formalising and urbanising the character of the rural locality, where the height and mass 
would detract from the modest and sporadic build pattern and character of the wider 
surroundings. Insufficient information had also been provided to demonstrate that the 
development would not result in adverse harm to the ecological interests of the site.

Principle of Development

6.4 The application seeks full planning permission for the erection of 8no. dwellings, along with 
parking, drainage, and landscaping. The application site is located outside of any built-up 
area, and the site is therefore located within the countryside location in policy terms. 

6.5 As the site is located outside of any defined built-up area boundary, Policies 3 and 4 of the 
HDPF are of significant weight in the determination of the application. As stated within Policy
3 of the HDPF, development will be permitted within towns and villages that have defined 
built-up areas; with development in the countryside more strictly controlled through the 
provisions of Policy 4. This policy states that development outside of built up areas will only 
be supported where the site is allocated in the Local Plan or in a Neighbourhood Plan and 
adjoins a settlement edge. The application site is not identified in the Local Plan and is not 
allocated within an adopted Neighbourhood Plan. The proposed development would not 
therefore accord with the spatial strategy expressed through Policies 3 and 4 of the HDPF.

6.6 Paragraph 83 of the NPPF states that "to promote development in rural areas, housing 
should be located where it will enhance or maintain the vitality of rural communities. Planning 
policies should identify opportunities for villages to grow and thrive, especially where this will 
support local services. Where there are groups of smaller settlements, development in one 
village may support services in a village nearby."



6.7 Paragraph 84 of the NPPF continues that "planning policies and decisions should avoid the 
development of isolated homes in the countryside unless one or more of the following 
circumstances apply: 
a) there is an essential need for a rural worker, including those taking majority control 

of a farm business, to live permanently at or near their place of work in the 
countryside;

b) the development would represent the optimal viable use of a heritage asset or would 
be appropriate enabling development to secure the future of heritage assets;

c) the development would re-use redundant or disused buildings and enhance its 
immediate setting;

d) the development would involve the subdivision of an existing residential dwelling; or
e) the design is of exceptional quality, in that it: 

- is truly outstanding or innovative, reflecting the highest standards in 
architecture, and would help to raise standards of design more generally in 
rural areas; and 

- would significantly enhance its immediate setting, and be sensitive to the 
defining characteristics of the local area.

6.8 The term <isolated= is not defined within the National Planning Policy Framework, but case 
law has confirmed that it should be given its ordinary objective meaning of remote and far 
away from other places, buildings and people, and separate or remote from a settlement, 
services, and facilities. It was concluded in the Braintree Judgement that a settlement would 
not necessarily exclude a cluster of dwellings. The application site is located within close 
proximity to a number of residential dwellings and other buildings, and given this spatial 
context is not considered to be <isolated= in its truest sense, and does not therefore engage 
the considerations of paragraph 84.  

6.9 Policy Ship HD1 states that applications for housing developments within Shipley and 
Coolham villages, and Dragons Green and Brooks Green hamlets, will be considered 
favourably where the proposals meet all of the following criteria: the proposed development 
is for an infill gap, or on previously developed land, within the continuity of existing buildings; 
the proposed development will not result in the outward extension of the villages or hamlets 
onto greenfield land; the proposed development delivers new affordable housing; the 
proposed development reflects the scale and density of existing development in the village 
or hamlet where it is located; and the proposed development responds positively to Shipley 
Parish Design Guidance. This policy does not allocate sites, nor establish a housing target 
for the Parish, but does provide general guidance as to the location, mix, and quality of any 
proposed new development.

6.10 Policy Ship HD2 continues that applications for new housing in Shipley Parish should 
respond to the most up-to-date local housing need wherever possible, including 2- and 3-
bedroom homes as well as new affordable housing, contributing to a balanced mix of housing 
in the Plan area. 

6.11 In this countryside location, the proposal is also considered against Policy 26 which seeks to 
protect the countryside against inappropriate development unless it is considered essential 
and appropriate in scale; whilst also meeting one of four criteria. This criterion includes: 
supporting the needs of agriculture or forestry; enabling the extraction of minerals or the 
disposal of waste; providing for quiet informal recreational use; or enabling the sustainable 
development of rural areas. The proposed development does not meet any of this criterion, 
nor is it considered to be essential to the countryside location, and does not therefore comply
with Policy 26 of the HDPF.



6.12 The application site lies outside of the built-up area, and is therefore considered to be within 
the countryside in policy terms. The site is located approximately 4.5km north-east of West 
Chiltington and approximately 5.8km north-west of Ashington. As such, the application site 
does not adjoin an identified settlement, and is not considered to be close to any identified 
settlements. Occupiers of the development would therefore be wholly reliant on the car to 
access all services. On this basis the location of the site is not considered to be sustainable 
for housing development.

6.13 It is recognised that the Applicant has made reference to an extant planning permission under 
reference SP/48/98 for the erection of a two storey building to be used for B1 use. Following 
the demolition of the buildings on the site, a letter dated 28 November 2006 confirmed that 
works pursuant of the permission had been commenced by the laying of foundations. This 
letter confirmed that the planning permission had been implemented, and as such this extant 
permission is of weight when considering the current application.

6.14 Policy 2 of the HDPF states that the effective use of land by reusing land that has been 
previously developed (brownfield land) will be encouraged provided that it is not of high 
environmental value. The aim of this policy is to encourage the appropriate re-use of 
brownfield sites in sustainable locations, locating new development in sustainable locations 
that respect environmental capacity and which have appropriate infrastructure, services and 
facilities in place, or in places where these can be realistically provided.

6.15 Paragraph 124 of the NPPF states that planning decisions should give substantial weight to 
the value of using suitable brownfield land within settlements for homes and other identified 
needs, and promote and support the development of under-utilised land and buildings, 
especially if this would help to meet identified needs for housing where land supply is 
constrained and available sites could be used more effectively. 

6.16 While it is acknowledged that the application site comprises previously developed land, the 
spatial strategy and directive from the NPPF guides development to previously developed 
land within settlements, where it is considered to be more sustainable. The application site 
is located in a countryside location, at a distance from the nearest settlements. Future 
occupiers would be reliant on private vehicles, and it is therefore considered that the 
application site is located in an unsustainable location. 

6.17 Although the extant permission is acknowledged, the proposed residential development on 
the site is comparatively different to the B1 commercial development approved under this 
previous planning permission reference SP/48/98. Such commercial uses can be considered 
appropriate within a countryside location in order to support rural economic development, 
whereas the allocation of residential development is more strictly controlled through the 
spatial strategy. Given the material difference between the nature of the development 
approved and that proposed, limited weight is given to the extant permission.

6.18 The proposed development is located in the countryside, outside of any defined built-up area 
boundary, on a site not allocated for development within the Horsham District Planning 
Framework. The proposed development would therefore be in conflict with the spatial 
strategy for housing within the development plan as set out in Policies, 2, 3, and 4 of the 
HDPF. In addition, the proposal would not meet any of the exceptions as identified within 
Policy 26 of the HDPF. The proposal would not therefore provide a suitable location for 
housing with regard to the spatial strategy within the Development Plan.

6.19 Whether this policy conflict is outweighed by other material considerations is considered in 
the ‘Planning Balance’ section of this report.



Design and Appearance

6.20 Policies 25, 32, and 33 of the HDPF promote development that protects, conserves and 
enhances the landscape and townscape character from inappropriate development. 
Proposals should take into account townscape characteristics, with development seeking to 
provide an attractive, functional and accessible environment that complements the locally 
distinctive character of the district. Buildings should contribute to a sense of place, and should 
be of a scale, massing, and appearance that is of a high standard or design and layout which 
relates sympathetically to the landscape and built surroundings.

6.21 Policy Ship HD3 of the Shipley Neighbourhood Plan states that all proposals for new 
development in Shipley Parish are expected to respond positively to local design 
characteristics and features as set out in the Shipley Parish Design Guidance. New 
development should be of a size and scale which respects, and where possible, enhances 
the character of the area or locality, using materials typical of the area. 

6.22 Paragraph 135 of the NPPF states that planning decisions should ensure that developments 
function well and add to the overall quality of the area; are visually attractive as a result of 
good architecture, layout and appropriate and effective landscaping; are sympathetic to local 
character and history, including the surrounding built environment and landscape setting; 
establish a strong sense of place, using the arrangement of streets, spaces, building types 
and materials to create attractive, welcoming and distinctive places to live, work and visit; 
optimise the potential of the site to accommodate and sustain an appropriate amount and 
mix of development; and create places that are safe, inclusive and accessible.

6.23 The proposed development would be arranged in two linear terraces of 4no. dwellings, facing 
north and south respectively. The dwellings would be separated by a central access road 
extending from north-west to south-east, with a turning head located to the south-east. The 
dwellings would extend over two storeys, with a mixed palette of materials including render 
and timber cladding. Gable features would be provided to the frontage of the site, with 
landscaping to the front of each dwellings alongside dedicated parking. 

6.24 It is recognised that the site benefits from an extant planning permission for a commercial 
building under reference SP/48/98. The approved building extended over two storeys, with 
the area surrounding the building utilised for parking.

6.25 It is acknowledged that a previous planning permission under reference DC/18/1412 related 
to the redevelopment of the site for 4no. dwellings. It was considered that the layout, scale, 
form, and design of the proposal, when considered individually and cumulatively, evoked an 
artificial evolution of the site that failed to reflect the locally distinctive vernacular of the locality 
and the scale, proportionality, and traditional features of nearby development. It was 
considered that the proposal would represent an urbanised form of development, where the 
proposal was not considered to relate sympathetically to the built surroundings or landscape 
of the wider locality.

6.26 While the quantum of development has increased from that previously proposed, the design 
and layout of the proposal has been altered to reflect a more traditional rural arrangement. 
The development would be rationalised within the site, set immediately adjacent to the 
access road, with open spaces maintained serving as private amenity space. The design and 
vernacular of the development is considered to reflect a more traditional style, with the 
variance of architectural features and material palette considered to provide visual interest 
that breaks up the massing so that the development appears more proportionate within the 
context of the site. 

6.27 The proposed development would be located over the footprint of the approved building 
under reference SP/48/98, where the visual massing would be reduced due to the design 
and arrangement of the development. It is acknowledged that the development would sit 



prominently within the unaltered network of fields to the south of Sincox Lane, however the 
proposal would result in no greater visual impact than the previously approved commercial 
scheme. The development would be read in the context of other built form to the south-west 
and north-east of the application site, and although recognised that this built form 
predominantly comprises agricultural buildings, it is not considered that the proposal would 
result in significant adverse harm to the landscape character of the area. 

6.28 On the balance of these considerations, the proposed development is considered to have 
been designed to better reflect the built character of the rural area, with the visual massing 
and interest provided by the design considered to reduce the dominance of the development 
when viewed from the wider surroundings. For these reasons, the proposal is considered to 
accord with the relevant policies.

Amenity Impacts

6.29 Policy 32 of the HDPF states that development will be expected to provide an attractive, 
functional, accessible, safe, and adaptable environment that contribute a sense of place both 
in the buildings and spaces themselves. Policy 33 continues that development shall be 
required to ensure that it is designed to avoid unacceptable harm to the amenity of 
occupiers/users of nearby property and land.

6.30 The application site is positioned to the north-east and south-west of a cluster of agricultural 
and commercial buildings, including converted residential buildings. These surrounding 
properties are located between approximately 75m and 200m from the site, and separated 
by boundary hedging, paddocks, and the public highway. Given the distance between the 
development site and the nearby residential and commercial properties, it is not considered 
that the proposal would result in harm to the amenities or sensitivities of neighbouring 
properties.

6.31 The proposed 8no. dwellings would be built around a central access road, with the dwellings 
oriented to face the shared access and set at a distance of between approximately 7.1m and 
19.8m from one another. Given this layout, it is considered that the proposal has addressed 
potential amenity impacts from within the development.

6.32 It is therefore considered that the proposed development would not result in harm to the 
amenities or sensitivities of neighbouring properties, in accordance with Policy 33 of the 
Horsham District Planning Framework (2015).

Highways Impacts

6.33 Policies 40 and 41 of the HDPF promote development that provides safe and adequate 
access, suitable for all users.

6.34 The proposed development would utilise the existing access from Sincox Lane, where the 
access road would extend centrally to the south-east. A turning head would be provided to 
the south-east of the access road, with a total of 19no. parking spaces provided located to 
the frontage of each dwelling and to the north-west and south-east of the built form. 

6.35 Following consultation with WSCC Highways, it is noted that access to the site has been 
designed to allow for 2no. vehicles to pass clear of the highway. It has been demonstrated 
that visibility distances from the access meets the required standards, where the Transport 
Statement identifies that there would be a reduction in vehicle movements when compared 
to the extant commercial permission under reference SP/48/98. No objections have therefore 
been raised by the Local Highways Authority. 



6.36 The proposed development would benefit from safe and adequate access, with a suitable 
level of parking to meet the anticipated needs of the future occupiers. The proposal is 
therefore considered to accord with the above policies.

Ecology

6.37 Policy 31 of the HDPF states that proposals will be required to contribute to the enhancement 
of existing biodiversity, and should create and manage new habitats where appropriate. The 
Council will support new development which retains and/or enhances significant features of 
nature conservation on development sites.

6.38 The Applicant has submitted a Protected Species Walkover Survey by Animal Ecology & 
Wildlife Consultants Ltd reference 23-110 dated August 2023 and a Biodiversity Net Gain 
Assessment by Animal Ecology & Wildlife Consultants Ltd reference 23-110 dated August 
2023. The Report identified that the site contains degraded hardstanding, tall ruderal 
vegetation, grassland, and scrub. The Reports identify opportunities for biodiversity 
enhancements through tree and hedgerow planting, the creation of areas of amenity 
grassland and ornamental planting, and retention and enhancement to existing areas of 
scrub and grassland.

6.39 The site lies approximately 9.7km to the northeast of The Mens Special Area of Conservation 
(SAC) (Sussex Bat Special Area of Conservation Planning and Landscape Scale 
Enhancement Protocol) and 14.6km from the Ebernoe Common SAC. The site therefore falls 
within the 12 km Wider Conservation Area for The Mens SAC and outside that of the Ebernoe 
Common SAC. The qualifying feature for The Mens SAC is Barbastelle bats, but there are 
no records for this species within 2km of the site. Noctule bat, Brown Long-eared bat, 
Soprano Pipistrelle bat and Whiskered bat have been recorded within 2km of the site. 

6.40 Following consultation with the Council’s Ecologist, it is agreed that no further biodiversity 
surveys are required. The mitigation and enhancement measures as proposed within the 
Reports are considered satisfactory, and no objections on ecology grounds have been 
raised. An Appropriate Assessment has been undertaken in reference to The Mens SAC, 
where it is concluded that subject to appropriate mitigation, and namely a biodiversity 
sensitive lighting scheme, the proposal will avoid an adverse effect on the integrity of the 
habitats sites.

6.41 The application site is located within the Amber Great Crested Newt Impact Risk Zone, which 
is considered to represent suitable habitat where Great Crested Newts are likely to be 
present. Following consultation with NatureSpace, it is considered that the proposed 
development would present a low risk to Great Crested Newts and/or their habitats. 

6.42 For the above reasons, the proposed development is considered to accord with the above 
policy.

Climate Change

6.43 Policies 35, 36 and 37 require that development mitigates to the impacts of climate change 
through measures including improved energy efficiency, reducing flood risk, reducing water 
consumption, improving biodiversity and promoting sustainable transport modes. These 
policies reflect the requirements of Chapter 14 of the NPPF that local plans and decisions 
seek to reduce the impact of development on climate change. 

6.44 Should the proposed development, the following measures to build resilience to climate 
change and reduce carbon emissions:
- Requirement to provide full fibre broadband site connectivity
- Dedicated refuse and recycling storage capacity



- Opportunities for biodiversity gain
- Cycle parking facilities
- Electric vehicle charging points

6.45 Subject to these conditions, the application will suitably reduce the impact of the development 
on climate change in accordance with local and national policy. 

Water Neutrality

6.46 The application site falls within the Sussex North Water Supply Zone as defined by Natural 
England which draws its water supply from groundwater abstraction at Hardham. Natural 
England has issued a Position Statement for applications within the Sussex North Water 
Supply Zone which states that it cannot be concluded with the required degree of certainty 
that new development in this zone would not have an adverse effect on the integrity of the 
Arun Valley SAC, SPA and Ramsar sites.

6.47 Natural England advises that plans and projects affecting sites where an existing adverse 
effect is known will be required to demonstrate, with sufficient certainty, that they will not 
contribute further to an existing adverse effect. The received advice note advises that the 
matter of water neutrality should be addressed in assessments to agree and ensure that 
water use is offset for all new developments within the Sussex North Water Supply Zone.

6.48 The Applicant has submitted a Technical Note 1: Water Neutrality Statement dated 
22.06.2023. The water strategy proposes to utilise water efficient fixtures and fittings to 
reduce the water demand. The proposal would utilise the following efficiencies: dual flush 
toilets; low flow taps; low volume bath; low flow showers; water efficient washing machine 
and dishwasher. The Part G Water Calculator shown at Appendix G indicates that the water 
efficiencies would reduce the overall demand to 93.99 litres per day. Based upon the 
occupancy levels above, the resulting water demand would be 1,819.6 litres per day. 

6.49 The proposal relies upon an extant planning permission under reference SP/48/98, which 
has been evidenced to have been implemented. This was confirmed by a letter from the 
Council dated 28 November 2006. This extant permission relates to the development of 
commercial units with a total floor area of 1,235.52m2. Based upon the OffPAT Employment 
Densities Guide, 1no. full time employee requires 13m2, with a total of 95 employees for the 
approved floor space. A BREEAM Water Calculator has been provided based upon the 
commercial use and total number of employees, where the overall water demand is 
calculated to be 2,062.42 litres per day.

6.50 The mitigation measures proposed would reduce the water consumption of the proposed 
residential accommodation to below the existing baseline. Subject to the water strategy as 
proposed within the Water Neutrality Statement, the development would be water neutral. 
Subject to appropriately worded conditions to secure the water strategy, the grant of planning 
permission would not therefore adversely affect the integrity of these sites or otherwise 
conflict with policy 31 of the HDPF, NPPF paragraph 186 and the Council’s obligations under 
the Conservation of Habitats and Species Regulations 2017.

Planning Balance and Conclusions

6.51 The application seeks full planning permission for the erection of 8no. dwellings on a site 
located outside of any built-up area and not allocated for development. The site is located 
within a countryside location in policy terms, where the principle of residential development 
is more greatly restricted. The proposed development would be contrary to the overarching 
spatial strategy.

6.52 The application site benefits from an extant planning permission under reference SP/48/98 
for the erection of a two storey building to be used for B1 use. The Applicant has confirmed 



the intention to complete the development should the current application be refused, and the 
extant permission is therefore considered to represent a reasonable fallback. The supporting 
information has demonstrated that the proposed development would generate 44 two-way
vehicle movements per day resulting in an overall reduction of 127 trips when compared to 
the extant use. It is recognised that future occupiers would be reliant upon private vehicles 
to access local services and amenities, however it has been demonstrated that the proposal 
would not result in any greater level of activity than the extant permission. This is considered 
of weight in the planning balance. 

6.53 The Council is currently unable to demonstrate a five year housing land supply, with the latest 
Authority Monitoring Report (December 2023) detailing a supply of 2.9 years. In such 
instances the Paragraph 11(d)(ii) of the NPPF states that where there are no relevant 
development plan policies in place, or the policies that are considered most important for the 
determination of applications are out of date (such as when a five year housing land supply 
cannot be demonstrated), planning permission should be granted unless any adverse 
impacts of doing so would significantly and demonstrably outweigh the benefits, when 
assessed against the policies in the NPPF taken as a whole.

6.54 In this case the most important policies contained within the HDPF, including Policies 2, 4 
and 26 must be afforded reduce weight given the engagement of the ‘tilted balance’ within 
Paragraph 11d. 

6.55 Paragraph 14 of the NPPF states that in situations where the presumption applies to 
applications involving the provision of housing, the adverse impact of allowing development 
that conflicts with the neighbourhood plan is likely to significantly and demonstrably outweigh 
the benefits, provided the neighbourhood plan became part of the development plan five 
years or less before the date on which the decision is made, and the neighbourhood plan 
contains policies and allocations to meet its identified housing requirement. While Shipley 
Neighbourhood Plan was made on 23.06.2021, it has not established a housing target for 
the Parish nor allocated sites for housing development. As such, the provisions of paragraph 
14 of the NPPF do not therefore apply. On this basis, Policies Ship HD1, Ship HD2 and Ship 
HD3 are of reduced weight. 

6.56 The proposal would provide 8no. residential dwellings, where given that the Council cannot 
currently demonstrate a five-year housing land supply, the contribution to the housing supply 
would be moderate and would be of significant weight in the planning balance. The proposed 
development would also provide associated socio-economic benefits in the form of short-
term construction employment and increased local spend. These benefits are also 
considered to be of some weight in the overall assessment. 

6.57 The proposed development would not result in visual harm or harm to the landscape 
character of the countryside location, with the proposal not considered to result in harm to 
the amenities of nearby residential properties or users of land. The proposal would benefit 
from safe and adequate access and suitable parking arrangements, where with mitigation, 
the proposed development would not result in a likely significant effect on the protected Arun 
Valley sites. 

6.58 Considering the application as a whole in the context of the Paragraph 11d ‘tilted balance’,
and given the particular circumstances specific to this site, it is not considered that the harm 
afforded by the conflict with Policies 2, 4, 26 of the HDPF and Policy Ship HD1 and HD2 
(which must be afforded reduced weight applying Paragraph 11d of the NPPF) significantly 
and demonstrably outweighs the benefit of a new dwellings in this location. It is therefore 
recommended that planning permission be granted, subject to conditions.



COMMUNITY INFRASTRUCTURE LEVY (CIL)

6.58 Horsham District Council has adopted a Community Infrastructure Levy (CIL) Charging 
Schedule which took effect on 1st October 2017.

6.59 It is considered that this development constitutes CIL liable development.

Use Description Proposed Existing Net Gain
District Wide Zone 1 1220.86 1220.86

Total Gain
Total Demolition

6.70 Please note that the above figures will be reviewed by the CIL Team prior to issuing a CIL 
Liability Notice and may therefore change.

6.61 Exemptions and/or reliefs may be applied for up until the commencement of a chargeable 
development.

6.62 In the event that planning permission is granted, a CIL Liability Notice will be issued 
thereafter. CIL payments are payable on commencement of development.

7. RECOMMENDATIONS

7.1 To approve the application subject to the following conditions:

Conditions:

1 Approved Plans

2 Standard Time Condition:  The development hereby permitted shall begin before 
the expiration of three years from the date of this permission.

Reason:  To comply with Section 91 of the Town and Country Planning Act 1990.

3 Pre-Commencement Condition: No development shall commence until a drainage 
strategy detailing the proposed means of foul and surface water disposal has been 
submitted to and approved in writing by the Local Planning Authority.  The 
development shall be carried out in accordance with the approved scheme.

Reason:  As this matter is fundamental to ensure that the development is properly 
drained and to comply with Policy 38 of the Horsham District Planning Framework 
(2015).

4 Pre-Commencement Condition: No development shall commence until the 
following components of a scheme to deal with the risks associated with 
contamination, (including asbestos contamination), of the site be submitted to and 
approved, in writing, by the local planning authority:

(a) A preliminary risk assessment which has identified:
- all previous uses
- potential contaminants associated with those uses
- a conceptual model of the site indicating sources, pathways and 

receptors
- potentially unacceptable risks arising from contamination at the site. 



The following aspects (b) - (d) shall be dependent on the outcome of the above 
preliminary risk assessment (a) and may not necessarily be required.  

(b) An intrusive site investigation scheme, based on (a) to provide information for 
a detailed risk assessment to the degree and nature of the risk posed by any 
contamination to all receptors that may be affected, including those off site.

(c) Full details of the remediation measures required and how they are to be 
undertaken based on the results of the intrusive site investigation (b) and an 
options appraisal.

(d) A verification plan providing details of the data that will be collected in order 
to demonstrate that the works set out in (c) are complete and identifying any 
requirements for longer-term monitoring of pollutant linkages, maintenance 
and arrangements for contingency action where required.

The scheme shall be implemented as approved.  Any changes to these components 
require the consent of the local planning authority. 

Reason:  As this matter is fundamental to ensure that no unacceptable risks are 
caused to humans, controlled waters or the wider environment during and following 
the development works and to ensure that any pollution is dealt with in accordance 
with Policies 24 and 33 of the Horsham District Planning Framework (2015).

5 Pre-Commencement Condition: No development shall commence until a 
Biodiversity Enhancement Strategy for Protected and Priority species has been 
submitted to and approved in writing by the local planning authority. The content of 
the Biodiversity Enhancement Strategy shall include the following:

a) Purpose and conservation objectives for the proposed enhancement 
measures;

b) detailed designs to achieve stated objectives;
c) locations of proposed enhancement measures by appropriate maps and 

plans;
d) persons responsible for implementing the enhancement measures;
e) details of initial aftercare and long-term maintenance (where relevant).

The works shall be implemented in accordance with the approved details and shall 
be retained in that manner thereafter.

Reason: As these matters are fundamental to safeguard the ecology and biodiversity 
of the area in accordance with Policy 31 of the Horsham District Planning Framework 
(2015), and to enhance Protected and Priority Species/habitats and allow the LPA to 
discharge its duties under the s40 of the NERC Act 2006 (Priority Habitats & 
Species).

6 Pre-Commencement Condition: No development shall take place, including any 
works of demolition, until the following construction site set-up details have been 
submitted to, and approved in writing by, the Local Planning Authority. 

i. the location for the loading and unloading of plant and materials, site offices, 
and storage of plant and materials (including any stripped topsoil) 

ii. the provision of wheel washing facilities (if necessary) and dust suppression 
facilities

The approved details shall be adhered to throughout the construction period.



Reason:  As this matter is fundamental in order to consider the potential impacts on 
the amenity of nearby occupiers during construction and in accordance with Policy 
33 of the Horsham District Planning Framework (2015).

7 Pre-Commencement Condition: No development shall commence until a lighting 
design scheme for biodiversity has been submitted to and approved in writing by the 
local planning authority. The scheme shall identify those features on site that are 
particularly sensitive for bats and that are likely to cause disturbance along important 
routes used for foraging; and show how and where external lighting will be installed 
(through the provision of appropriate lighting contour plans, lsolux drawings and 
technical specifications) so that it can be clearly demonstrated that areas to be lit will 
not disturb or prevent bats using their territory.

All external lighting shall be installed in accordance with the specifications and 
locations set out in the scheme and maintained thereafter in accordance with the 
scheme. Under no circumstances should any other external lighting be installed 
without prior consent from the local planning authority.

Reason: As these matters are fundamental to safeguard the ecology and biodiversity 
of the area in accordance with Policy 31 of the Horsham District Planning Framework 
(2015), and to enhance Protected and Priority Species/habitats and allow the LPA to 
discharge its duties under the s40 of the NERC Act 2006 (Priority Habitats & 
Species).

8 Pre-Commencement (Slab Level) Condition: No development above ground floor 
slab level of any part of the development hereby permitted shall take place until a 
schedule of materials and finishes and colours to be used for external walls, windows 
and roofs of the approved building(s) has been submitted to and approved by the 
Local Planning Authority in writing and all materials used in the construction of the 
development hereby permitted shall conform to those approved.

Reason:  As this matter is fundamental to enable the Local Planning Authority to 
control the development in detail in the interests of amenity by endeavouring to 
achieve a building of visual quality in accordance with Policy 33 of the Horsham 
District Planning Framework (2015).

9 Pre-Commencement (Slab Level) Condition: No development above ground floor 
slab level shall commence until full details of the water efficiency measures required
by the approved water neutrality strategy (Technical Note 1: Water Neutrality 
Statement by Motion dated 22.06.2023) have been submitted to and approved in 
writing by the Local Planning Authority. 

Reason: To ensure the development is water neutral to avoid an adverse impact on 
the Arun Valley SACSPA and Ramsar sites in accordance with Policy 31 of the 
Horsham District Planning Framework (2015), Paragraphs 185 and 186 of the 
National Planning Policy Framework (2021), its duties under the Conservation of 
Habitats and Species Regulations 2017 (as amended), and s40 of the NERC Act 
2006 (Priority Habitats & Species).

10 Pre-Occupation Condition: No part of the development hereby permitted shall be 
first occupied until full details of all hard and soft landscaping works shall have been 
submitted to and approved, in writing, by the Local Planning Authority.  The details 
shall include plans and measures addressing the following:

- Details of all existing trees and planting to be retained
- Details of all proposed trees and planting, including  schedules specifying 

species, planting size, densities and plant numbers and tree pit details



- Details of all hard surfacing materials and finishes
- Details of all boundary treatments

The approved landscaping scheme shall be fully implemented in accordance with the 
approved details within the first planting season following the first occupation of any 
part of the development.  Unless otherwise agreed as part of the approved 
landscaping, no trees or hedges on the site shall be wilfully damaged or uprooted, 
felled/removed, topped or lopped without the previous written consent of the Local 
Planning Authority until 5 years after completion of the development. Any proposed 
or retained planting, which within a period of 5 years, dies, is removed, or becomes 
seriously damaged or diseased shall be replaced in the next planting season with 
others of similar size and species unless the Local Planning Authority gives written 
consent to any variation. 

Reason:  To ensure a satisfactory development that is sympathetic to the landscape 
and townscape character and built form of the surroundings, and in the interests of 
visual amenity in accordance with Policy 33 of the Horsham District Planning 
Framework (2015).

11 Pre-Occupation Condition: No dwelling hereby permitted shall be first occupied 
until evidence has been submitted to and been approved in writing by the Local 
Planning Authority that the approved water neutrality strategy for that dwelling has 
been implemented in full. The evidence shall include the specification of fittings and 
appliances used, evidence of their installation, and completion of the as built Part G 
water calculator or equivalent. The installed measures shall be retained as such 
thereafter.

Reason: To ensure the development is water neutral to avoid an adverse impact on 
the Arun Valley SACSPA and Ramsar sites in accordance with Policy 31 of the 
Horsham District Planning Framework (2015), Paragraphs 185 and 186 of the 
National Planning Policy Framework (2021), its duties under the Conservation of 
Habitats and Species Regulations 2017 (as amended), and s40 of the NERC Act 
2006 (Priority Habitats & Species).

12 Pre-Occupation Condition: No part of the development hereby permitted shall be 
occupied until the parking, turning and access facilities necessary to serve that 
dwelling have been implemented in accordance with the approved details as shown 
on plan r 19.004.L(PA)011and shall be thereafter retained as such.  

Reason:  To ensure adequate parking, turning and access facilities are available to 
serve the development in accordance with Policy 40 of the Horsham District Planning 
Framework (2015).

13 Pre-Occupation Condition: No part of the development shall be first occupied until 
visibility splays of 2.4 metres by 98 metres to the right and 2.4m x 89m to the left 
have been provided at the proposed site vehicular access onto Sincox Lane. Once 
provided the splays shall thereafter be maintained and kept free of all obstructions 
over a height of 0.6 metre above adjoining carriageway level or as otherwise agreed.

Reason:  To ensure safe and adequate access facilities are available to serve the 
development in accordance with Policy 40 of the Horsham District Planning 
Framework (2015).

14 Pre-Occupation Condition: No part of the development hereby permitted shall be 
occupied until a fast charge electric vehicle charging point for that dwelling has been 
installed.  As a minimum, the charge point specification shall be 7kW mode 3 with 



type 2 connector.  The means for charging electric vehicles shall be thereafter 
retained as such.  

Reason: To mitigate the impact of the development on air quality within the District 
and to sustain compliance with and contribute towards EU limit values or national 
objectives for pollutants in accordance with Policies 24 & 41 of the Horsham District 
Planning Framework (2015).

15 Pre-Occupation Condition: No part of the development hereby permitted shall be 
occupied until the cycle parking facilities serving it have been provided within the side 
or rear garden for that dwelling.  The facilities shall thereafter be retained for use at 
all times. The cycle parking facilities shall thereafter be retained as such for their 
designated use. 

Reason:  To ensure that there is adequate provision for the parking of cycles in 
accordance with Policy 40 of the Horsham District Planning Framework (2015).

16 Pre-Occupation Condition: No part of the development hereby permitted shall be 
occupied until provision for the storage of refuse and recycling has been provided 
within the side or rear garden for that dwelling (or use). The facilities shall thereafter 
be retained for use at all times.

Reason:  To ensure the adequate provision of refuse and recycling facilities in 
accordance with Policy 33 of the Horsham District Planning Framework (2015).

17 Pre-Occupation Condition: No part of the development hereby permitted shall be 
occupied until the necessary in-building physical infrastructure and external site-wide 
infrastructure to enable superfast broadband speeds of 30 megabits per second 
through full fibre broadband connection has been provided to the premises.

Reason: To ensure a sustainable development that meets the needs of future 
occupiers in accordance with Policy 37 of the Horsham District Planning Framework 
(2015).

18 Regulatory Condition: The development hereby permitted shall be undertaken in 
strict accordance with the ecological mitigation and enhancement measures set out 
in the Protected Species Walkover Survey by Animal Ecology & Wildlife Consultants 
Ltd dated August 2023. 

Reason: As these matters are fundamental to safeguard the ecology and biodiversity 
of the area in accordance with Policy 31 of the Horsham District Planning Framework 
(2015), and to enhance Protected and Priority Species/habitats and allow the LPA to 
discharge its duties under the s40 of the NERC Act 2006 (Priority Habitats & 
Species).

NOTE TO APPLICANT
The Applicant is reminded that, under the Conservation of Habitats and Species Regulations 
2017 (as amended) the Wildlife and Countryside Act 1981 (as amended), it is an offence to 
(amongst other things): deliberately capture, disturb, injure, or kill Great Crested Newts; 
damage or destroy a breeding or resting place; intentionally or recklessly obstruct access to 
a resting or sheltering place. Planning permission for a development does not provide a 
defence against prosecution under this legislation. Should Great Crested Newts be found at 
any stage of the development works, then all works should cease, and a professional and/or 
suitably qualified and experienced Ecologist (or Natural England) should be contacted for 
advice on any special precautions before continuing, including the need for a licence. 
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1.1  Introduction

This Design and Access statement has been 

prepared to support a planning application for 8 

new residential dwellings on a plot located on 

Sincox Lane, near Shipley previously known as 

Arun Feed Mills.

This application seeks to make better use of the 

site which is currently brown field land following 

the demolition and removal of the previous 

industrial buildings.

The site currently has the benefit of an extant 

planning approval SP/48/98 for the construction 

of B1 accommodation with a gross internal floor 

area of 13,280sqft (1,234sqm) along with 55 car 

parking spaces and 4 lorry parking bays.

The Shipley Parish Neighbourhood Plan identifies 

that a mix of unit sizes is preferrable within 

future developments, so this scheme has been 

designed as a mixture of 2, 3 and 4 bedroom 

houses.

This document will provide information and 

details in relation to the following: 

1.0  Introduction

2.0  Context Analysis

3.0  Planning History

4.0  Site Photographs

5.0  Shipley Design Guidance

6.0 Design Proposals

1.0 Introduction

9 Birds Hill Road

currently under

construction

Illustration of proposed development
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2.1  The wider context

The Parish of Shipley lies within the district of

Horsham, in the Low Weald area of West

Sussex. It is approximately halfway between

the North and South Downs. The land is gently

undulating and includes many woodland areas,

some of which are host to a vast number of

bluebells and many other wildflowers. The

River Adur meanders through the Parish.

The Parish covers an area of approximately

31.25 square kilometres and extends from a

boundary with Southwater in the north3 to

Ashington in the south. The A24 Worthing

Road runs north south along part of the

eastern boundary of the Parish, providing

direct road links with Horsham and Worthing.

The A272 runs east west, bisecting the Parish,

linking with Billingshurst and Haywards Heath.

The Parish has a population of around 1,150

people, generally living in the two small

villages in the Parish (Shipley and Coolham), or

within the hamlets at Dragons Green and

Brooks Green. Development is small scale and

dispersed: it very much has a rural character,

with large areas used for agricultural purposes.

However, the agricultural sector employs few

people, with most of working age commuting

to nearby towns and to London for

employment. There is high car ownership in

the Parish, with most people travelling to work

by this mode. *

* Text courtesy of the Shipley Neighbourhood Plan 2019-2031

Application site

Sincox Lane

B2139

Coolham Road

River Adur

A24

A272

Knepp Wildland
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2.1 Block Plan

The block plan highlights a pattern 

of clustered built form along Sincox 

Lane

2.0 Context Analyses

Application site

Sincox Lane
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2.2  Planning Policy Map

The site is not within a Conservation Area and 

there are no Tree Protection Orders that 

impact on the proposal.

The site is within the Bat Sustenance zone.

The nearest listed property is Falconers which 

has been classified as Grade II. The application 

site is 400m from Falconers so the proposal will 

have no impact on the setting of the listed 

property.

Application site

Falconers

Grade II listed
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2.0 Context Analyses

2.3 Sun path

The orientation and open nature of the proposal 

site creates good opportunities for excellent 

natural daylight to the proposed new dwellings.
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2.0 Context Analyses

2.4 Flood Zones

The Environment Agency surface water mapping shows 

there is a very small area located next to the current drain 

that may be susceptible to surface water.

Such a small area of potential surface water flooding can 

be dealt with locally on site.
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3.0 Planning History

3.1 Arun Feeds Mill

Historical information on the original mill is limited. 

These existing elevations submitted as part of the 

SP/48/98 planning application show the elevation 

facing Sincox Lane (lower image) and the side 

elevation facing Northeast.

The original lane elevation represented a considerable 

mass, bulk and height that would have significantly 

impacted the wider landscape. The main elements of 

the works would have been greater than 50 feet in 

height.
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3.0 Planning History

3.2 Extant Approval Site Plan

Application SP/48/98 proposed the demolition of the 

mill for the construction of 1,234sqm (GIA) of B1 

accommodation combined with significant hard 

standing allowing for deliveries and parking for 55 cars 

and 4 lorries.

The impact of such extensive development results in 

53% of the site being covered in hard surfacing. This 

would have a major impact on the bio-diversity within 

the site as well as considerable surface water drainage 

challenges.
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3.0 Planning History

3.3 Extant Approval Elevations

The extant elevations represent significant bulk and 

massing with little articulation and limited use of 

materials. The visual impact of this proposal would be 

significant to both the local and wider character along 

Sincox Lane.

The main ridge line is 12m in height and the central 

roof feature is 15m in height which would be the same 

as the demolished feed mill.

The ridge line is a continuous 33.5m in length without 

any change in level or profile. This increases the 

massing and visual bulk of the extant building.

12m

15m
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4.0 Site Photographs

4.1  Existing Site Photographs

1. Looking northeast along Sincox Lane

2. Looking southwest along Sincox Lane

3. View of existing site entrance into the site

4. Looking towards the entrance from inside the site

1 2

3 4

4

3

2

1
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4.0 Site Photographs

4.2  Existing Site Photographs

1. Looking south across the site showing the 

extensive concrete slab covering the site

2. West view across the site

3. North view across the site

4. East view across the site

1 2

3 4

4

3

1

2
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4.0 Site Photographs

4.3  Existing Site Photographs

1. View along the northeast boundary

2. Remains of the electric supply to the mill

3. Panoramic view across the site from the entrance

1 2

3

2

1
3
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5.0  Design Guidance for Shipley Parish

5.1 As part of the design development, special attention has been paid to the Parish Design Statement to ensure the proposal meets the 

guidance and aspirations. This section reviews the key points and recommendations and identifies how the proposal has been developed to 

reflect the guidance.

Built Form

Shape and Massing

The majority of properties in Shipley Parish are formed of simple shapes, often rectangular with the eaves line running parallel to the road frontage. New

development should seek to complement this. Two-storey detached and semi-detached buildings are the predominant typology within the Parish. Three

storey dwellings are uncharacteristic; however two storey dwellings may have habitable space within the attics. New development should seek to

complement this. Single storey dwellings are not common in the Parish. However, it is recognized that single storey dwellings may suit the needs of some

residents within the Parish and should be designed to complement the built form in the area: where single storey dwellings have a long ridge line they

complement well traditional single-storey farm buildings in the Parish. One-and-a-half storey houses, where the eaves line is part way up the upper storey,

are also complementary.

The design will be developed with simple rectangular forms running parallel to Sincox Lane. The proposal will be designed as two storey dwellings in a 

mixture of terraced and detached properties.

Roofscape

Most properties in Shipley Parish have been constructed with steep roofs between 40° and 45° with pitches to abutments, hips and dormers at the same

angle. Roof pitches on both sides of the ridge are the same. Chimneys are a dominant feature within the Parish (Figure 9), and should be included wherever

possible to maintain the same characteristics. Many of these have been constructed using locally sourced clay brick, are often large and elaborately detailed.

The roofs are designed to a minimum pitch of 40 degrees. To maintain the ridge lines, gables have been designed to create drama to the ends of each

façade. Chimneys have been designed into the scheme to play dominant visual roles such as highlighting the entrance into the central courtyard.

Windows

Most common in Shipley Parish are white painted timber Georgian Bar style windows (cottage windows). There are also many examples of windows

composed of diamond and leaded panels. Most commonly windows are fixed or hinged. Bow and sash windows are not characteristic of the area.

Windows are to be designed as Georgian Bar style as both fixed or side hinged windows. The colour will be a natural sage/grey which is also common with

the Parish.

Doors

Front doors are almost all of braced plank construction and are typically placed in the centre of the road-facing façade. Many of the dwellings have porches

over the front doors. These may be small porticos suspended from the front wall. They are sometimes carried on upright posts; in this case the roof is tiled to

match the main roof and is of the same pitch. The porches are characteristically of modest size and open fronted and sided.

Front doors will be braced plank construction. Each dwelling will be designed with a small porch tiled to match the roof. These will be open sided and carried

on upright timber posts coloured to match the windows.
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5.0  Design Guidance for Shipley Parish

Materials

Brickwork

Traditional brickwork with contrasting brick quoins is a strong detail in much of the Parish. Where present there are subtle contrasts between the brickwork and the quoins (Figure 10). On

many older buildings the brickwork has been painted, often to give homogeneity of presentation on mixed materials, and is normally painted off white. Bright white and colours (including

pastel colours) are uncharacteristic. Many dwellings incorporate red/dark brickwork, often with blue headers in Flemish Garden Wall bond. Sourcing these special bricks can prove difficult.

Staffordshire Blue bricks has been used as a sympathetic alternative.

The design will predominantly use red/dark brickwork. Contrasting brick details will be developed to window opening and solider course introduced at key junctions in material changes

Weatherboard

Timber weatherboarding has often been used in conjunction with natural or painted brickwork or tile hanging in Shipley Parish. It is almost always applied only to the upper floor. The boards

may be painted white or black or be treated with a preservative and left unpainted to develop the attractive silver-grey of weathered timber. The boards should be narrow and parallel-sided

and have the feathered profile.

Some of the development will be designed with horizontal weatherboarding at the first floor in a black finish which is typical to most of the agricultural barns found in the local area.

Render

There are some properties within the Parish that have utilized render. Where this is the case the surface finish should be flat and relatively rough. A lime render finish can blend in well.

Off white render will be adopted on the end building to create punctuation and articulation to the elevations.

Gutter and Downpipes

Black half-round guttering and round downpipes are found on the majority of buildings within the Parish. Often seen on some of the older buildings within the Parish is the omission of fascias,

with guttering fixed via rafter brackets to the ends of exposed timber rafters.

Gutter will be black half round profiles as typical to the area.

Roof material

Plain clay tiles are the most characteristic roofing material and are often accompanied by either white or black bargeboard and fascias. The tiles are characteristically uneven, without the

flatness of 8machine-made9 tiles. Decorative shaped tiles are common on walls, but uncharacteristic on roofs. Ridge tiles are plain half-round with no decoration. The colour of most roofs is a

mixture of red and brown tiles giving an attractive rural look. Welsh slate tiles are also frequently used within the parish.

Handmade plain clay tiles will be used on the main roofs and the entrance porches.
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5.0  Design Guidance for Shipley Parish

Street Frontages

Boundary Treatment

The front boundaries in the villages and hamlets are generally low. Tall front walls, fences or hedges are unsuitable, even where the property is set back from the road, as they

compartmentalize the street scene. Walls are generally brick, not stone or stone/brick mix. They have flat tops along their length, not being scalloped or castellated with buttresses not

protruding above the top edge. Hedges may be dense imported species or rougher native species. Front gates should be low, open and made of wood. Rear garden boundaries can be tall and

dense to give privacy, as long as they do not affect the street scene and so long as neighbours are not adversely affected. Where a side garden has a road frontage, a low boundary is

preferred, but requirements for privacy must be taken into consideration.

The proposed development will be set back from the frontage. This will enable existing trees and hedges to be maintained and reinforced where necessary. The aim will be to maintain the

existing character of the lane without introducing new walls or gates along the road. Grass verges and drainage ditches will be maintained so the lane remains typical top the Parish as

identified in the image below from the guide.

Typical country lane within Shipley Parish, with mature vegetation and wide grassed verges 
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6.0  The Proposed Development

6.1 The Farm Courtyard

The primary aim for the design is to develop a pattern of 

development that is typical within this rural context. The 

extant approval is 8horseshoe9 shape and reminiscent of a 

traditional farm courtyard.

This aesthetic and plan shape has been developed with 

this proposal so that the homes are clustered around a 

central courtyard that provides access and parking for 

each dwelling.

This central space is a mixture of hard and soft 

landscaping and will become the heart of this little 

community.

Plot 1

Plots 2 - 4
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6.0  The Proposed Development

6.2 Concept in relation to wider context

The plan shows how the proposal follows the pattern of 

clustered rural buildings along Sincox Lane, and the 

pattern of farm buildings wrapped around a central yard.

The proposal is set back from the road to maintain the 

green corridor along Sincox Lane. This creates the 

opportunity to reinforce the planting along the verge and 

create a smaller and more discrete entrance suitable for 

a residential development when compared to the larger 

junction required for lorries and large commercial 

vehicles.
Plot 1

Plots 2 - 4
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6.0  The Proposed Development

6.3 Site Strategy

The scheme has been designed to reduce the overall 

footprint of development on the site whilst reducing the 

massing and bulk facing Sincox Lane. The proposed footprint 

is a 9% reduction compared to the extant approval.

The proposed scheme has now been shifted to the centre of 

the site. This maximises the landscaping potential to all sides 

of the site. Centralising the scheme also has the benefit of 

reducing the potential for development sprawl across the 

site so it appears as a single rural building rather individual 

houses spread across the site, which would not reflect the 

local character.

Creating the courtyard provides areas for car parking and 

general vehicle access reducing the impact on the wider 

landscape. The access road into the central courtyard splits 

the street scene elevation facing Sincox Lane so the massing 

facing the lane is more sympathetic to the rural location 

when compared the considerable mass and scale of the 

extant scheme.

The tree screening and hedgerow along Sincox Lane will be 

maintained and improved wherever necessary to ensure that 

the character of the lane is left intact in line which the 

Shipley Parish Design Guide.

The site benefits from stunning views across the West Sussex 

landscape. Designing the scheme around a central courtyard 

ensures that each dwelling has unencumbered views as well 

as excellent daylight through the day.

Extant approval

footprint

Central parking area hidden

within the centre of the site

Views

Existing tree line and hedgerows

reinforced with additional planting
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6.0  The Proposed Development

6.4 Proposed Site Plan

The scheme is designed to follow the pattern established 

with the extant scheme in the form of a central cluster of 

dwellings within the centre of the site. This is reminiscent of 

agricultural buildings and barns wrapping around a central 

courtyard. This is a typical pattern of built form within the 

local area.

This pattern prevents sprawl across the site and allows for 

extensive areas of landscaping around the site creating a 

visual buffer to the immediate and wider context.

The existing site entrance will be used with the junction 

tidied and reduced in size whilst still allowing suitable access 

for larger vehicles such as refuse, emergency services and 

delivery lorries.

The main parking area is centred within the courtyard. 

Controlling the cars to the centre of the site reduces the 

need for extensive areas of hard landscaping and cars 

scattered across the site.

A total of 20 car parking spaces have been provided on site. 

The extant proposal has approval for 55 cars and 4 

articulated lorries. This application is a huge 62% reduction in 

vehicle movements to and from the site.

Existing entrance improved

Central courtyard

with car parking

Landscaping and tree screening to 

Sincox Lane maintained and 

reinforced where necessary
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6.0  The Proposed Development

6.5 Hard surfacing

Extant hard surfacing – 4,220 sqm

Proposed hard surfacing - 1,510 sqm

Reduction  - 64% reduction

The adjoining area plans highlight the significant 

reduction in hard standing that can be achieved with 

the new proposal when compared to the extant 

permission. This proposal represents a 64% reduction 

in hard areas.

The extent of soft landscaping in the extant permission 

is 3,970sqm. This is greatly increased to 6,680sqm with 

this application.

These significant reductions will have numerous 

benefits. The most significant being surface water run 

off and improvements to biodiversity within the site.

Extant approval

- Extent of hard surfacing

Application

- Extent of hard surfacing
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6.0  The Proposed Development

6.6 Volume

Extant Volume  – 6,500 m3

Proposed Volume  - 4,975 m3

Reduction  - 24%

The massing of both the extant permission and the proposed 

scheme have been modelled to determine the volume of 

both schemes.

The differences between the two can be clearly seen. The 

new proposal represents a 24% reduction in volume and will 

have significantly less visual impact along Sincox Lane, to the 

neighbouring properties and the wider landscape.

Extant approval

- 6,500 cubic metres

Proposed

- 4,975 cubic metres
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6.0  The Proposed Development

6.7 Floor Plans

The site plan is arranged with two bedroom units at the 

front of the site forming plots 1 and 8. The next four units 

are all three bedroom dwellings and the two southern end 

units on plots 4 and 5 are four bedroom homes. This creates 

a good mix of unit sizes across the site in accordance with 

local policy.

All properties are generous in size and exceed the area 

requirements of the Nationally Described Space Standards. 

The ground floor to all dwellings include:

1. Large open kitchen/day room with direct access to 

private gardens.

2. Double aspect living rooms with provision for wood 

burning stoves

3. Access to ground floor wc and coat storage

4. Utility room with laundry facilities.

5. Units 4 and 5 have an additional reception room.

The entrance to each home is emphasised through the 

addition of a covered entrance porch. The Shipley Parish 

Design Guide makes reference to such features so they have 

been adopted to reflect the local character.

The first floor to each home is comprised of double 

bedrooms with a variety of ensuites, bathroom and dressing 

rooms. Every double bedroom is larger than the 11.5sqm 

requirement stipulated in the NDSS. Access to the roof lofts 

is provided for additional storage.

Wherever possible the car parking has been positioned 

away from main windows so the outlook from within the 

properties is over landscaped space rather than hard 

surface and vehicles.

Ground floor

First floor
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6.0  The Proposed Development

6.8 Elevation Treatment

The elevational treatments have been selected in response 

to the Shipley Parish Design Guide. The principle materials 

used in the elevations are

1. Red brick work with contrasting red feature brick

2. Off white render

3. Horizontal weatherboarding

4. Plain clay roof tiles.

This mixture of materials creates an architectural character 

that fits well within the local vernacular. Another traditional 

material found with the parish is Flint. Flint feature panels 

have been added to the front elevations facing Sincox Lane 

to additional detail and quality to the design proposal.

The materials have been used to articulate the design. The 

red brickwork typically acts as a plinth with either render or 

boarding at first floor.

Properties at the start and end of the elevation  are finished 

in render, this creates a visual end stop to the elevations, 

with the dark timber boarding applied to the middle 

dwellings. This use of materials punctuates the elevations 

both horizontally and vertically, creating visual interest 

without being 8fussy9.

Additional vertical elements are added to the elevations 

through the use of brick chimney stacks. Chimneys are 

highlighted in the Design Guide as a key feature of the local 

character and should be added wherever possible.

The roof is finished used a plain clay roof tile. The roof pitch 

is designed to be 40 degrees as suggested within the Parish 

Design Guide.



Sincox Lane, Shipley

6.0  The Proposed Development

6.9 Elevation Treatment

The elevation facing Sincox Lane has been significantly 

reduced in height and mass when compared to the extant 

approval which can be seen outlined in blue.

This façade has been split to provide access to the central 

courtyard which breaks the massing facing the road. The 

scale of the building has been further reduced through the 

use of lowered gable elevations framing the entrance.
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6.10 Additional Items

Electric Car charging points.

Each property will have an electric charging point as 

indicated on the adjoining plan.

Cycle Storage

A secure shed will be located in each garden to 

provide lockable, and weather protected storage for 

bicycles as indicated on the adjoining plan - S.

Refuse Store

Bin storage is provided in the rear of units 1, 4, 5 and 

8, using a covered timber store as shown below. Units 

2, 3, 6 and 7 have integrated bin stores adjacent to 

their front entrance.

On collection day the wheelie bins are left in the front 

of each property and the refuse vehicle can the turn 

at the end of the site and leave the site facing 

forward.

Refuse store

S

S

S

S

S

S

S

S
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6.11 Accessibility Statement

External Considerations and the Approach

Vehicular access to the site is from Sincox Lane. The approach to each house from the parking areas will have flush finishes and of good 

width suitable for wheelchair users. The threshold to the front door will be no more than 15mm high thus allowing ease of access for 

wheelchair users.

Internal Considerations

Doorways: All doorways both internal and external and have a minimum clear opening width of 775mm, allowing wheelchair users 

easy access throughout the building.

Windows: The windows are generally of generous proportion and height allowing for all users to enjoy views out.

Bathrooms/WC9s: The bathrooms have been designed with adequate, and where possible, generous space for disabled usage.

Kitchen and Living Room: In all cases the kitchen and lounge areas are open plan allowing easy access, with enough space for a 

1500mm turning circle.

Bedrooms: In all of the bedrooms, there is enough space for a 1500mm turning circle for wheelchair users. There is also a generous 

amount of space in most of the rooms for storage of any medical equipment should the occupants become elderly, infirm, ill, 

immobile etc.

Controls: All switches/operational controls are located at a usable height between 450mm and 1200mm from the floor, for all 

occupants and visitors.

6.0  The Proposed Development
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DESIGN/SKETCH DESIGN
Unless  stated  otherwise,  the  designs  shown  are  subject  to  detailed  site
survey,  investigations,  and legal definition,  the  CDM  Regulations,  and the
comments and  / or approval  of the various relevant Local  Authority Officers,
Statutory  Undertakers,    Fire  Officers,    Engineers  and  the  like. They  are
copyright, project specific and confidential and no part is to be used or copied
in  any  way  without  the  express  prior  consent  of  SCD  Architects.

AREA CALCULATIONS
NB   The  areas  shown  are approximate only  and have  been measured off
preliminary drawings  as  the  likely  areas   at   the   current  state  of  design
using  the  stated  option  from  the  Code of Measuring Practice,  4th edition,
RICS / ISVA.    These   may   be   affected   by   future   design  development
and  construction  tolerances,  or  the  result of surveys for  existing buildings.
Take  account  of  these  factors  before  planning  any  financial  or  property
development  purpose  or  strategy   and  seek  confirmation  of  latest  areas
before  decision  making.

3RD-PARTY INFORMATION
NB  This drawing  includes  information  provided by  independant  surveyors
and / or consultants,  to whom  all  queries  shall  be made.  SCD Architects can
accept  no  liability  for  its  content  or  accuracy.

PHOTOCOPIED/SCANNED INFORMATION
NB  This  drawing  is based on  photocopied / scanned  information  liable  to
distortion  in  scale.
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