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Basis of Report 

This document has been prepared by SLR Consulting Limited (SLR) with reasonable skill, 
care and diligence, and taking account of the timescales and resources devoted to it by 
agreement with Miller Homes Ltd and Miller Developments Ltd (the Client) as part or all of 
the services it has been appointed by the Client to carry out. It is subject to the terms and 
conditions of that appointment. 

SLR shall not be liable for the use of or reliance on any information, advice, 
recommendations and opinions in this document for any purpose by any person other than 
the Client. Reliance may be granted to a third party only in the event that SLR and the third 
party have executed a reliance agreement or collateral warranty. 

Information reported herein may be based on the interpretation of public domain data 
collected by SLR, and/or information supplied by the Client and/or its other advisors and 
associates. These data have been accepted in good faith as being accurate and valid.   

The copyright and intellectual property in all drawings, reports, specifications, bills of 
quantities, calculations and other information set out in this report remain vested in SLR 
unless the terms of appointment state otherwise.   

This document may contain information of a specialised and/or highly technical nature and 
the Client is advised to seek clarification on any elements which may be unclear to it.  

Information, advice, recommendations and opinions in this document should only be relied 
upon in the context of the whole document and any documents referenced explicitly herein 
and should then only be used within the context of the appointment. 
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1.0 Introduction  

1.1 SLR has been instructed by the applicants, Miller Homes and Miller Developments, to 

prepare this Statement of Community Involvement (SCI) to accompany a planning 

application to Horsham District Council (HDC) for a new residential development at land 

south of Smugglers’ Lane, Barns Green, Horsham.    

1.2 The description of proposed development for which permission is sought is as follows: 

Proposed development of 68 dwellings with vehicular and pedestrian accesses, public open 

space, hard and soft landscaping and associated works including supporting foul and 

surface water drainage works, and works to existing culverted watercourse on site.  

1.3 The Site is adjacent to Barns Green and is located in a sustainable location within close 

proximity of a number of local services and facilities in the settlement, including the village 

shop and public house, opposite the site on Chapel Road.  

1.4 The approach to the consultation has been undertaken with regard to HDC’s adopted 

Statement of Community Involvement (September 2020).  

1.5 Community consultation is an important part of Miller Homes’ approach to housebuilding. 

This document outlines the consultation program that has been undertaken prior to the 

submission of the planning application and summarises the feedback that has been received 

whilst explaining how the proposals have  evolved as a result of this consultation exercise. 
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2.0 Consultation Policy Context  

2.1 Miller Homes are committed to effective community consultation in line with the 

Government’s objectives for community involvement in planning as set out in the National 

Planning Policy Framework (December 2024). In relation to this application, the applicant 

has set out to: 

• Engage with local residents and parishes most likely to be affected by the 
development to allow constructive feedback to be provided to inform the proposals 
and planning application  

• Gain an understanding of the local issues so that the proposed scheme can respond 
accordingly.  

2.2 HDC adopted their SCI in September 2020. This document sets out guidelines to applicants 

regarding the level of consultation that the Council suggests.  

2.3 In undertaking pre-application engagement, the SCI asks that developers address the 

following points relevant to our application: 

 

2.4 This statement demonstrates compliance with these guidelines having regard to the type, 

location and scale of development. The consultation undertaken, as will be shown, is 

considered to comply with the SCI in a way that is proportionate to the type and scale of 

development proposed.  
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3.0 Consultation Program  

3.1 Taking account of the HDC SCI and the site’s context and scale, an appropriate consultation 

program was devised with the objective of engaging key local community stakeholders and 

local residents to inform them of the draft proposals and provide an opportunity to receive 

feedback to enable the development of the proposals ahead of the formal submission of an 

outline planning application.  

3.2 The applicant also engaged directly with HDC Officers, and officers at West Sussex County 

Council in respect of highways and drainage matters, through the use of their respective pre-

application advice services.  Detail of this engagement is within the Planning Statement.  

3.3 The site is also a draft allocation in the draft Horsham District Local Plan. The HDC Draft 

Local Plan has been subject to several rounds of statutory consultation, and this also 

provided an opportunity for residents and local stakeholders to express their views on the 

emerging Local Plan and the proposed allocations within it, including the site. Whilst the draft 

plan has now been recommended for withdrawal by the Local Plan examining Inspector, this 

was primarily due to a failure to demonstrate compliance with the Duty to Cooperate and the 

lack of housing provision in the plan, rather than a specific concern about the proposed 

allocation of the site.   

3.4 A summary of the program of pre-submission consultation activities is set out below: 

Activity Date  

Pre-application advice request 

submitted to HDC  

8th April 2025 

HDC officer site visit  14th May 2025 

Meeting held with HDC planning officer 18th June 2025 

Pre-app request sent to WSCC Lead 

Local Flood Authority  

13th June 2025 

Pre-app letter and draft plans sent to 

Itchingfield and Barns Green Parish 

Council for comment 

13th June 2025 

Advice received from HDC Planning 

Officers  

18th July 2025 

Pre-app request sent to WSCC Highways 

Authority  

15th July 2025 
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Letters sent to neighbours of the site 

and local ward Cllrs inviting comment 

on the draft proposals 

8th July 2025 

1st round of Parish comments received 4th August 2025 

Applicant attends Parish Cllr site visit 

and local public meeting to present and 

discuss proposals  

8th August 2025  

2nd round of Parish comments received   2nd September 2025 

Submission of application to HDC September 2025 

3.5 Letters were sent to the 6 properties immediately adjoining the site given they were the 

properties likely to be most affected by the proposals.  Letters were also sent to the following 

local community representatives: 

• Cllr Kasia Greenwood – District Ward Councillor 

• Cllr Tricia Youtan - District Ward Councillor 

• Cllr Amanda Jupp- District Ward Councillor 

• Itchingfield and Barns Green Parish Council 

3.6 A copy of the resident letter and stakeholder letter is included at Appendix A. A Copy of the 

information sent to the Parish Council is included in Appendix B.  

3.7 The letter provided a brief description of the proposals and invited feedback on the proposals 

via email.  

3.8 An offer of a meeting was also made to local community stakeholders and was taken up by 

the local Parish Council.  

3.9 Two meetings were held and both were organised by the Parish Council. The meetings were 

both on the 8th August. 

3.10 The first meeting consisted of a closed meeting with Parish Cllrs to provide an opportunity 

for them to view the site and ask any questions about the proposals.  

3.11 This was followed by a public meeting arranged by the Parish Council in Barns Green 

Village Hall. The Parish Council advertised the meeting to village residents and businesses, 

and the meeting attracted a high local attendance (circa 150 people). The format of the 

meeting was a presentation by the project team followed by circa 45minutes of Q&A with 

those residents in attendance.  

3.12 Following the meeting, a copy of the slides (provided at Appendix C) and a recording of the 

meeting was made available by the Parish Council on their Parish website 

(www.itchingfieldparishcouncil.gov.uk).   
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4.0 Summary of Consultation Feedback  

4.1 This section summaries the feedback from both the resident letters sent and the parish and 

public meetings we had with Itchingfield and Barns Grenn Parish Council. Discussion of the 

feedback from officers at HDC and WSCC via the pre-application advice request is 

contained within the Planning Statement.  

4.2 Following a review of all feedback forms received, the comments received were categorised 

by topic area to assist in analysis. A summary of these comments is provided below.  

4.3 The feedback was subsequently used by the team to help evolve the final proposals now 

presented. A summary of some of the changes made resulting from feedback overall is 

provided in section 5.   

Resident Feedback 

4.4 Five written responses via email were received from local residents in respect of the 

consultation. Three of these expressed opposition to the proposals. The other two expressed 

concern about the consultation process.  

4.5 Of the 3 responses raising concerns with the proposals, the themes raised related to: 

• Highways Safety, particularly in relation to children accessing the local school  

• Reduced Air Quality resulting from increased traffic  

• Loss of green space and habitats  

• Pressure on water resources 

• Human Rights implications of the development 

• Increased pressure on local infrastructure, including highway, school and health 
infrastructure 

• Impact on local business (post office and public house)  

• Flood risk and contaminated land 

• Affordability of the new housing  

4.6 The concerns raised about the accessibility of the consultation were: 

• The first, emailing before the Public Meeting, was concerned that the consultation 
had not been more widely advertised and sought receipt of the consultation material. 
The material was subsequently provided to the resident.  

• The second was addressed to both the Parish Council, copying in the consultation 
email address. It was principally concerned about the accessibility of the public 
meeting. The meeting was organised and run by the Parish Council. The recording 
and presentation slides were made publicly available by the parish after the meeting 
and an offer was made to assist in reviewing the material.   

4.7 The meeting on 8th August was arranged and run by the Parish Council. Circa 150 local 

residents were in attendance. The meeting consisted of a presentation from:  

• Nick Billington – Planning Consultant (SLR) 
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• Aidan Robson – Miller Homes 

• Neil Marshall – Transport Consultant (i-transport)  

• Timothy Wood – Drainage Consultant (TS Wood Consulting) 

 

4.8 This was followed by a circa 45-minute Q&A open to all residents. 

4.9 A range of questions and concerns were raised during the Q&A. Main themes that emerged 

included: 

• Highways impacts of the development on the local road network 

• Whether sufficient parking for residents would be provided on site 

• Adverse impacts on residents and local businesses during construction 

• Flood risk and drainage 

• Whether more homes were needed in the village and how affordable they would be 

• Potential loss of local habitat 

• Pressure on local infrastructure 

• Loss of green space  

 

Itchingfield and Barns Green Parish Council Feedback  

4.10 A site meeting and walk around was held with a number of Parish Councillors from the 

Parish Council on the 8th August as described above. Those in attendance were as follows:  

Parish Councillors 

• Cllr Alan Strudley, Chairman  

• Cllr Ross Dye, Vice-Chairman 

• Cllr Brian O’Connor, Planning Officer 

• Cllr Nick Yeo 

• Cllr Lorraine Awcock 

• Cllr Jenny Cass 

• Parish Clerk Jan Critchley 

Project Team 

• Nick Billington – Planning Consultant (SLR) 

• Aidan Robson – Miller Homes 

• Neil Marshall – Transport Consultant (i-transport)  

4.11 Throughout the walk around the opportunity was given for attendees to ask questions or 

provide feedback, and details of different parts of the proposals were also described by the 

project team attendees.  
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4.12 The Parish Council provided two formal sets of comments which are included at Appendix D. 

The first were provided, prior to the Public Meeting and site walk around, on the 4th August. 

The second set of comments were provided after the meeting on the 2nd September. The 

below provides a summary of the parish comments: 

4th August feedback 

• Housing Mix and Affordability, seeking a more balanced mix of homes in line with the 
SHMA.  

• Impact on Heritage Assets and request to have sight of a Heritage Statement 

• Potential effect on countryside character and request for visualisations  

• Concern about traffic impacts, particularly in respect of the access and parking, and 
potential resultant effects on nearby businesses (Barns Green Village Shop and 
Public House). Welcome discussion regarding dedicated parking provision.  

• Parking provision within the development should meet established parking standards  

• Proximity to Ancient Woodland should be a minimum of 15 metres 

• Proposed Play area should complement existing provision 

• Request for greater permeability around site and to the adjoining Public Rights of 
way 

• Disruption during construction.   

2nd September feedback  

The feedback from the second comments replicated some of the points made in the first 
round of comments. In addition, it raised: 

• Further points on visual appearance given rising gradient of the site and need for 
sensitive planting 

• Concern about removal of hedgerow and need for mitigation 

• Concern about flood risk and proposed mitigation 

• Local sewage capacity 

• Disruption from construction activities, heightened by recent local experience.  

 

4.13 All feedback received was fed back to the project team so that it could input to the final 

proposals now formally submitted.  
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5.0 Response to Feedback  

5.1 The application submission responds positively to the feedback received from local 

residents, stakeholders and officers of HDC and WSCC via the pre-app service. 

5.2 Some of the changes made as a result of feedback received from local residents, the parish 

council, HDC and WSCC officers includes: 

• Reconfiguring the internal road network to provide greater permeability and sense of 
place and avoiding cul-de-sacs  

• Introduction of a sensitivity designed connection to the PRoW network in the north-
east corner of the site to enhance access to the countryside whilst protecting 
designated Ancient Woodland 

• Careful consideration of access to make sure parking remains possible on Chapel 
Road for those wishing to drive to the village shop and providing crossing points at 
the access to facilitate safe pedestrian movement from the site and to the local 
school. 

• Provision of parking spaces, in line with WSCC standards, to provide for the 
residents of the development and avoid overflow parking on existing local roads.  

• Provision of measures around the new public open space to prevent unauthorised 
vehicular access.  

• Modifications to the housing mix in response to HDC and Parish comments  

• Sensitive frontage design to provide significant levels of public open space to the site 
frontage, providing a buffer to Chapel Road, and outward looking high-quality homes 
designed to respect the historic character of the area. An illustrative sketch visual is 
also submitted to illustrate the sensitive approach to design of the site frontage.  

• Careful consideration of proposed Local Area of Play to make sure it compliments 
other nearby equipped play provision and is sensitive in design whilst providing door-
step play for future residents with younger children.  

• A robust drainage scheme based on detailed modelling informed by on-the-ground 
ditch surveys, which includes opening up the currently culverted water course 
through the site in line with local and national best practice, and inclusion of drainage 
basins to maintain run off rates at existing ‘greenfield’ levels.   

5.3 The application is also supported by a suite of reports demonstrating the suitability of the 

development.  

5.4 The below provides responses to some of the specific queries raised1: 

How will construction be manged to minimise disruption?  

5.5 Whilst not a requirement at this stage, and normally subject to a planning condition, 

recognising that disruption during the construction period is a local concern a Draft 

Construction Management Plan (CMP) is included with the submission to provide 

 

1 Questions have been created based on overall feedback received 
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information on anticipated construction activities and how they will be managed to minimise 

disturbance to local residents.  

5.6 It is anticipated that a final construction management plan will be secured via a planning 

condition.  

Why is the hedgerow at the front of the site being removed? 

5.7 The removal of the hedgerow is required to provide suitable visibility from the new site 

access and allow for the slight widening of Chapel Road. A new, species rich hedgerow is to 

be planted to the development edge in front of the proposed houses.  

How much additional traffic will the proposals generate?  

5.8 The Transport Statement confirms, that at the AM and PM peaks it is anticipated, based on 

detailed modelling, that there will be 39 and 41 trips respectively.  During the peaks this 

would equate to 1 trip about every 2.31 minutes in the AM peak and 1 vehicular trip every 

2.14 minutes in the PM peak. 

5.9 A Travel Plan will also be adopted to encourage walking and cycling to local facilities and 

encourage other methods of reducing car use such as car sharing and the benefits of 

working from home. Each property will also be provided with EV charging points.  

5.10 The submitted Transport Statement provides more detail on how transport and highways 

matters have been considered.  

How will the proposals affect local air quality?  

5.11 An Air Quality Assessment has been undertaken and is submitted with the application which 

considers the potential effects of the development on local air quality. It confirms that the 

effects of the development on local air quality will be ‘negligible’. Measures are also 

encouraged to reduce emissions from vehicles (the main source of pollutants post-

construction), for example through the implementation of a travel plan that encourages 

sustainable modes of travel, and the implementation of EV charging points to each property.   

5.12 Local community infrastructure (schools, doctors etc) is not sufficient? 

5.13 Following the submission of the application local infrastructure providers such as the 

education authority, will be given the opportunity to comment on the proposals and, if 

justified with evidence, seek contributions towards local infrastructure. Furthermore, if 

granted detailed approval the scheme will be required to pay the Community Infrastructure 

Levy which provides funds towards local and district community needs. The development will 

therefore be required to contribute towards improving and sustaining local infrastructure 

where it is justified to do so.  
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6.0 Conclusion  

6.1 In accordance with good practice, local policies and Government guidelines and the 

applicants, commitment to community involvement, a thorough engagement exercise has 

been undertaken suitable to the scale of the proposals and context of the site in order to 

inform the proposals for the site.  

6.2 Feedback received via the statutory consultation process as part of the planning application 

will also be considered.  

6.3 This document summarises the programme of community involvement that has taken place. 

Where possible, issues that were raised during the consultation process have been 

addressed as part of the submitted proposals, as summarised above.  The submitted 

application represents the completion of the consultation process in accordance with the 

adopted HDC SCI.  
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3rd Floor, Summit House, 12 Red Lion Square, London, WC1R 4QH 
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Mountbatten House, 1 Grosvenor Square, Southampton SO15 2JU 
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7 July 2025 

Attention: Resident 

[address] 

SLR Project No.: 433.000146.00001 

RE: Land south of Smugglers Lane  
Invitation to Comment on Draft Proposals 

I write, on behalf of my clients, Miller Developments and Miller Homes, in respect of proposals for 

residential development on land south of Smugglers Lane for circa 65 new homes. We are pleased to 

invite you to provide feedback on the draft proposals, ahead of the planning submission expected 

later this summer. Please contact us at southamptonplanningmail@slrconsulting.com with your 

comments/feedback by 27th July 2025. Should you also wish to meet to discuss the proposals, we 

would be happy to accommodate this either virtually or in-person.  

This letter provides an overview of the current proposals, and we have also appended a suite of plans 

for your consideration as follows: 

• Site Location Plan; 

• Proposed Site plan (not printed to scale); and 

• Sketch street scenes. 

Our Proposals  

Miller Homes are proposing the development of 65 new homes on the land south of Smugglers Lane 

on land identified for housing in the draft Horsham District Council Local Plan. The proposed layout is 

shown in Figure 1 (overleaf) and an A3 version is appended. The proposals are a broad mix of 1, 2, 3 

and 4 bed homes to meet a variety of needs, as well as 23 much-needed affordable homes.  

The current layout has considered the Site’s context and constraints including: 

• Existing green infrastructure of boundary hedgerows and tree belts.  

• Ancient Woodland which abuts the western boundary of the site (for which an appropriate 

buffer has been added). 

• According to Environment Agency mapping, possible areas at risk of surface water flooding to 

the east of the Site (the front of the site along Chapel Road).  

• The site is relatively level, but slopes slightly from west to east. 

• Proximity of Listed buildings to the site, Bennetts and Blacksmiths Cottage (north); The 

Queens Head and Herons Reach (opposite); and Little Slaughterford (south). 

The Site also presents itself with opportunities, thus the intention is to deliver a scheme that provides 

much needed new housing for the parish whilst also delivering community benefits including: 

• 65 new homes including 23 new affordable mixed tenure homes to help meet local housing 

needs. 

• In keeping with the character of the surrounding area, the homes are proposed to be 2-

storeys.  

• New ‘village green’ frontage opposite the village shop and pub with the housing set-back, 

maintaining the sense of openness in this area and creating a smooth transition between the 

development and frontage along Chapel Road.  

• New equipped play space close to the primary school and opposite a key community focal 

point in the village. 
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• Potential to improve surface water drainage along Chapel Road through implementation of 

naturalistic sustainable drainage systems (SuDS). 

• Provision of 10% Biodiversity Net Gain. 

• Potential to improve traffic movement along Chapel Road (not currently shown on plan as 

options are still being considered in consultation with the Highways Authority). 

• Financial contributions towards local community infrastructure via CIL. 

 

Overall, the site is a highly sustainable location for residential development given its accessible 

location opposite the village’s popular shop and pub and its proximity close to an existing housing 

allocation in the Neighbourhood Plan at Sumners Pond. Our clients are pleased to bring forward a site 

proposed to be allocated in the draft Horsham District Council Local Plan which also demonstrates its 

sustainability credentials.  

We would welcome an opportunity to discuss and hear your feedback. Proactive engagement with us 

on the development of the site provides a genuine opportunity to influence its design and the provision 

of public benefits within the scheme.   

Kind Regards, 

SLR Consulting Limited 

 

Nick Billington MRTPI 
Principal Planner 
 
Phone: +44 3300 886631 

Email: southamptonplanningmail@slrconsulting.com 

 

Figure 1 - Draft Layout (full size copy appended) 
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7 July 2025 

Attention: [cllr ] 

[Title] 

By email only to [ADD COUNCILLOR EMAIL]  

SLR Project No.: 433.000146.00001 

RE: Land south of Smugglers Lane, Barns Green 
 Invitation to Comment on Draft Proposals 

I write, on behalf of my clients, Miller Developments and Miller Homes, in respect of proposals for 

residential development on land south of Smugglers Lane for circa 65 new homes. We are pleased to 

invite you to provide feedback on the draft proposals, ahead of the planning submission expected 

later this summer. Please contact us at southamptonplanningmail@slrconsulting.com with your 

comments/feedback by 27th July 2025.  

This letter provides an overview of the current proposals, and we have also appended a suite of plans 

for your consideration as follows: 

• Site Location Plan; 

• Proposed Site plan; and 

• Sketch street scenes. 

We have separately contacted the Parish Council and are in the process of arranging a meeting with 

them in-person. Should you also wish to meet to discuss the proposals, we would be happy to 

accommodate this either virtually or in-person.  

Our Proposals  

My clients are proposing the development of 65 new homes on the land south of Smugglers Lane on 

land identified for housing in your draft Horsham District Council Local Plan. The proposed layout is 

shown in Figure 1 (overleaf) and a copy is appended. The proposals are a broad mix of 1, 2, 3 and 4 

bed homes to meet a variety of needs, as well as 23 much-needed affordable homes.  

The current layout has considered the Site’s context and constraints including: 

• Existing green infrastructure of boundary hedgerows and tree belts.  

• Ancient Woodland which abuts the western boundary of the site (for which an appropriate 

buffer has been added). 

• According to Environment Agency mapping, possible areas at risk of surface water flooding to 

the east of the Site (the front of the site along Chapel Road).  

• The site is relatively level, but slopes slightly from west to east. 

• Proximity of Listed buildings to the site, Bennetts and Blacksmiths Cottage (north); The 

Queens Head and Herons Reach (opposite); and Little Slaughterford (south). 

The Site also presents a number of opportunities, including the ability to deliver a scheme that 

provides much needed new housing for the parish whilst also delivering community benefits including: 

• 65 new homes including 23 new affordable mixed tenure homes to help meet local housing 

needs. 

• In keeping with the character of the surrounding area, the homes are proposed to be 2-

storeys.  

• New ‘village green’ frontage opposite the village shop and pub with the housing set-back, 

maintaining the sense of openness in this area and creating a smooth transition between the 

development and frontage along Chapel Road.  
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• New equipped play space close to the primary school and opposite a key community focal 

point in the village. 

• Potential to improve surface water drainage along Chapel Road through implementation of 

naturalistic sustainable drainage systems (SuDS). 

• Provision of 10% Biodiversity Net Gain. 

• Potential to improve traffic movement along Chapel Road (not currently shown on plan as 

options are still being considered in consultation with the Highways Authority). 

• Financial contributions towards local community infrastructure via CIL. 

Overall, the site is a highly sustainable location for residential development given its accessible 

location opposite the village’s popular shop and pub and its proximity close to an existing housing 

allocation in the Neighbourhood Plan at Sumners Pond. Our clients are pleased to bring forward a site 

proposed to be allocated in your draft Horsham District Council Local Plan which also demonstrates 

its sustainability credentials.  

We would welcome an opportunity to discuss and hear your feedback. Proactive engagement with us 

on the development of the site provides a genuine opportunity to influence its design and the provision 

of public benefits within the scheme.   

Kind Regards, 

SLR Consulting Limited 

 

Nick Billington MRTPI 
Principal Planner 
 
Mobile: +44 7974 108360 
Email: nbillington@slrconsulting.com  

cc Miller Homes and Miller Developments  

Figure 1 - Draft Layout (full size copy appended) 



25m0 50m

W

S

N

E

Total Site Area 3.285 Hectares

KEY

Application Site
Boundary Line

CHAP
EL

 R
OAD

48

(Telecommunication)

Herons

FBs

Bennetts

49

Pa
th

 (u
m

)

PO

Track

Mast

Reach

57
SMUGGLERS' LANE

Ordnance Survey, (c) Crown Copyright 2025. All rights reserved. Licence number 100022432

This drawing may be scaled or cross referenced to the scale bar for planning application purposes only. Do not scale for any other purpose, use figured dimensions only.
Subject to site survey and all necessary consents. All dimensions to be checked by user and any discrepancies, errors or omissions to be reported to the Architect before
work commences. This drawing is to be read in conjunction with all other relevant materials. OS Licence No. AC0000851327

PROJECT:

DRAWING:SCALE: (A3 ORIGINAL)

DRAWN:

DATE:

CLIENT:

planning masterplanning

O'Keefe Scanlon Limited. Company Registration No. 2878091

architecture
Broadmede House, Farnham Business Park,
Weydon Lane, Farnham, Surrey GU9 8QT.

info@osparchitecture.com    www.osparchitecture.com
Tel: 01252 267878

REVISIONS:DATEREV. BY

COPYRIGHT EXISTS ON THE DESIGNS AND INFORMATION SHOWN ON THIS DRAWINGC

REVISIONS:DATEREV. STATUS:BY
Miller Homes Barns Green, Horsham

Site Location Plan1:1250

A.Gh.

Apr.'25 24088 S101 _

Preliminary



SuDS Basin Open 
space

Play 
area

An
cie

nt
 W

oo
dl

an
d 

bu
ffe

r

S M U G G L E R S  L A N E

C H
A

P E L  R
O

A
D

C
H

A
P

E
L

 R
O

A
D

T H E  H O R D E N S

T W O  M I L E  A S H  R O A D

M U N T H A M  D R I V E

Sumners Ponds 
Fishery And Campsite

Bettys
Lake

Barns Green

Barns Green Sports 
& Social Club

Queens 
Head Pub

Barns Green 
Primary School

Post Office

1.1.

2.2.

3.3.

7.7.

8.8.

9.                 9.                 

10.10.

11.11.

12.12.

13.13.

18.18.

19.19.

20.20.

21.21.

22.22.

23.23.

4.4.

5.5.

6.6.

16.16.

15.15.
14.14.

52.52.53.53.54.54.55.55.
56.56.

57.57.
58.58. 59.59. 60.60.

63.63.62.62.61.61. 64.64. 65.65.

5151

50.50.

4949

42.42.41.41.

40.40.

39.39.

37.37.

38.38.

43-48.43-48.

26.26.

24.24.

25.25.

27.27.

31.31.

32.32.

3333
34.34.35.35.36.36.

30.30.

29.29.

28.28.

17.17.

FavFav

BrxBrx

BayBay BayBayLocLoc

LocLocLocLoc

LocLoc
SOSO

LocLoc
SOSO

BayBay

LocLoc

BayBay

TorTor TorTor

6x 1b flats6x 1b flats

Bay Bay 
SOSO

Bay Bay 
SOSO

Bay Bay 
SOSO

Ric Ric 
SOSO

Ric Ric 
SOSO

HayHay

WhiWhi

WhiWhiHomHom

BriBri

GraGra

FavFav

BriBri

HomHom

BriBri

BriBri

FavFav

BeaBea

BrxBrx

ForFor

HayHay

HayHay

DenDen

DenDen

DenDen

DenDen

DenDen

DenDen

DenDen

DenDen

DenDen

DenDen

DenDen

DenDen

WhiWhi

WhiWhi

WhiWhi

BrxBrx

BrxBrx

ChiChi

ChiChi

ChiChi

BrxBrx

BrxBrx

HayHay

Coloured Sketch Layout 
Land West of Chapel Road, Barns Green, Horsham

24088 / SK12
Scale 1:500 @ A0    April 2025

architecture

© Copyright exists on the designs and information shown on this drawing. This drawing may be scaled to the scale bar for planning application purposes only. Do not scale for any other purpose, use figured dimensions only. Subject to site survey and all necessary consents. All dimensions to be checked by user and any discrepancies, errors or omissions to be reported to the Architect before work commences. This drawing is to be read in conjunction with all other relevant materials. OS Licence no. AC0000851327. OSP Architecture, Broadmede House, Farnham Business Park, Weydon Lane, Farnham, Surrey, GU9 8QT Tel: 01252 267878 . www.osparchitecture.com 

Site boundary

Site access

KEY

W

S

N

E

0 2m1m 4m

0 4m1m 8m

0 5m1m 10m

0 10m 20m

0 20m 40m 60m 80m

0 10m 20m 30m 40m

0 50m

0 100m

1:100

GREY

1:200

1:250

1:500

1:1000

1:1250

1:2000

1:2500

0 200m

1:5000



Key Plan (not to scale)

Section B-B

Section C-C

Section A-A

Plots 16/17 Plots 11/12 Plots 9/10 Plots 41/42 Plot 40

Plot 38 Plots 55/56 Plots 53/54 Plots 51/52 Plot 50 Plot 49

Plot 1Plot 2Plot 3Plots 4/5Plot 6Plots 7/8

Ancient Woodland buffer

Ancient Woodland buffer

Plots 43-48Plots 13-15

A

A

C

CBB

Proposed Sketch Street Scenes
Chaoel Road, Barns Green

24088 / SK17
Scale 1:200 @ A1    April 2025

© Copyright exists on the designs and information shown on this drawing. This drawing may be scaled to the scale bar for planning application purposes only. Do not scale for any other purpose, use figured dimensions only. Subject to site survey and all necessary consents. 
All dimensions to be checked by user and any discrepancies, errors or omissions to be reported to the Architect before work commences. This drawing is to be read in conjunction with all other relevant materials. OS Licence no. AC0000851327. 

OSP Architecture, Broadmede House, Farnham Business Park, Weydon Lane, Farnham, Surrey, GU9 8QT Tel: 01252 267878 
www.osparchitecture.com 

architecture

W

S

N

E

0 2m1m 4m

0 4m1m 8m

0 5m1m 10m

0 10m 20m

0 20m 40m 60m 80m

0 10m 20m 30m 40m

0 50m

0 100m

1:100

GREY

1:200

1:250

1:500

1:1000

1:1250

1:2000

1:2500

0 200m

1:5000



 

 

Appendix B Pre-app 
Documentation sent 
to Itchingfield & Barns 
Green Parish Council 

 



SLR Consulting Limited 

 

 

 

 

 

Registered Office: 
3rd Floor, Summit House, 12 Red Lion Square, London, WC1R 4QH 

SLR Consulting Limited 

Mountbatten House, 1 Grosvenor Square, Southampton SO15 2JU 

Registered No:SLR Consulting Limited 3880506 
Incorporated in England and Wales 

Tel: +44 3300 886631 www.slrconsulting.com 

 

13 June 2025 

Attention: Itchingfield and Barns Green Parish Council 

CO Parish Clerk Mrs J Critchley 

By email only to clerk@itchingfieldparishcouncil.gov.uk  

SLR Project No.: 433.000146.00001 

RE: Land south of Smugglers Lane – Draft Allocation BGR1 
 

I am principally writing on behalf of my clients, Miller Developments and Miller Homes, in respect of 

serious concerns about the proposed progression of the Itchingfield & Barns Green Neighbourhood 

Plan (the ‘NP) to referendum.  

This letter summarises my clients’ concerns in respect of the NP and offers a pragmatic way forward.  

It also confirms my clients’ intentions to progress their proposals for the residential development of the 

land south of Smugglers Lane for circa 65 new homes, and we would welcome the opportunity to 

meet the parish and hear any feedback to further improve the draft proposals. We have appended a 

suite of plans for your consideration as follows: 

- Site Location Plan 

- Existing site plan 

- Proposed Site plan 

- Dwelling Mix Plan 

- Tenure Distribution Plan 

- Sketch street scenes 

- Pre-application Proposals Design Summary  

The Emerging Itchingfield & Barns Green Neighbourhood Plan 

As you may be aware, it is understood that the draft HDC Local Plan is likely to be found ‘unsound’ by 

the examining Inspector, due principally to its failure to provide for the housing needs of the district 

and demonstrate a satisfactory water neutrality solution. It is also understood the HDC are currently 

only reporting a 1-year supply of deliverable housing. This means there is a ‘presumption in favour of 

sustainable development’ as set out by paragraph 11d of the National Planning Policy Framework 

(NPPF).   

Nonetheless, as you will also be aware, my clients’ site is a proposed allocation in the draft plan – 

allocation reference BGR1 (SHELAA reference SA006). Whilst the draft plan has been found 

unsound, HDC Officers have confirmed that they will continue to rely on most of the evidence 

underpinning the plan. This includes evidence supporting the allocation of particular sites for housing. 

The findings of the Local Plan Inspector did not indicate a concern with the site proposed for 

allocation; to the contrary their concern largely related to the lack of new housing allocations to meet 

the identified housing need.  

We are aware of a ‘news’ update on the NP webpage1 dated 28th May 2025 which indicates that the 

NP will proceed to referendum on the 4th of September 2025. Whilst the NP was found ‘sound’ in 2021 

by the appointed Examiner, it was we understand subsequently delayed from proceeding to 

referendum due to initially the Water Neutrality issue and the progress with the draft LP.  

 

1 https://sites.google.com/view/itchingfieldnp/home [accessed 30/05/2025] 
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We fully understand the significant frustration these delays must have caused the parish council and 

the wider community given the hard work that has been put into production of the NP by all involved.  

However, the NP is now based on evidence from over five years ago, including an indicative housing 

figure provided by HDC in 2018 and based on a very different set of circumstances. The indicative 

figure provided in 2018 is itself based on yet older evidence produced to inform the Horsham District 

Planning Framework (adopted November 2015). The latest Standard Method derived housing need 

for the district is now over 60% higher than the requirement in the adopted HDC Planning Framework 

(currently 1,338dpa).  

The affordable housing need has also increased substantially, with the indicative housing figure being 

based on an affordable housing need of circa 225dpa for the district,2 whereas the latest SHMA 

evidence suggests an affordable rented need of 492dpa (and an additional 386dpa for affordable 

home ownership).3 This is a massive increase in affordable housing need across the district. 

Whilst appreciating the hard work that has no doubt been put into producing the NP and the 

frustration that no doubt arises locally with its delay, we are very concerned that the NP could now 

come forward based on a demonstrably out of date housing evidence base. Paragraph 70 of the 

NPPF is clear that an indicative figure provided to a neighbourhood plan area  

‘…should take into account factors such as the latest evidence of local housing need…and the most 

recently available planning strategy of the local planning authority’.  

Given the housing figure is based on evidence that is a decade old, and given the current issues with 

the draft LP, there is a strong case for revisiting the NP to ensure it is premised on the latest evidence 

of housing need.    

Furthermore, even if ‘made’ it is doubtful that the NP will provide the control over development that 

may be imagined. Firstly, for the outline reasons already set out, we are doubtful that paragraph 14 

would apply given that the NP is premised on a housing requirement that is demonstrably out of date.  

Secondly, a recent appeal4 (appended) has shown that even where paragraph 14 is applied, meeting 

unmet housing need can carry sufficient weight to outweigh the adverse impacts of conflicting with a 

neighbourhood plan. HDC’s confirmed housing land supply position is worse than the position of the 

LPA to which the appeal related.   

We are very concerned that allowing the NP to progress in its current form at this critical time when 

new homes are needed more than ever, will jeopardise the delivery of sustainable housing sites and 

lead to unrealistic expectations from your community in respect of the status of the NHP and in its 

ability to ‘fight inappropriate developments in the Parish’. Initial discussions with HDC’s Planning 

Policy Officers indicate that they broadly share our view about the likely ineffectiveness of the NP’s 

housing policies on adoption given the significant changes in housing need since the housing policies 

and allocations were drafted.  

Whilst being very conscious of the time and energy already spent on the NP and the likely reluctance 

for yet further delay, we would invite the parish to seriously and urgently reconsider the 

consequences, both legally and in planning terms, of allowing the NP to proceed in its current form to 

referendum.  

A relatively straightforward remedy to our current concerns which we would support would be to 

remove from the NP those policies which allocate housing to meet the Parish’s housing needs given 

the NP demonstrably does not plan to meet the ‘latest evidence of housing need’. This would mean in 

practice deleting policies 9 and 10 and the supporting text to those policies relating to the housing 

need in the Parish which is out of date. The residential development at Sumners pond is already well 

underway and so in any case policy 9 is already largely defunct. In respect of the Policy 10 allocation 

at the old school site, the site’s brownfield status lends support to its potential for residential 

 

2 Determining an Indicative Housing Requirement Number for Neighbourhood Plan Areas: Itchingfield 
Neighbourhood Plan, October 2018 
3 Social Rented Housing and First Homes Study, September 2022 - Pg 28-29 
4 APP/C3810/W/24/3349836 
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development irrespective of the proposed allocation. The deletion of both policies is unlikely to 

negatively affect housing supply.  

The deletion of these policies would allow the NP to proceed with other policies the Parish wish to see 

adopted (such as design and sustainability policies) to help achieve their local aspirations, whilst also 

unlocking the larger portion of CIL funding available to Parishes with a NP in place.   

If the referendum proceeds on the NP as currently drafted my clients will have no choice but to 

consider their legal position, including a potential Judicial Review of the decision to proceed to 

referendum.  

Our Proposals  

My clients are proposing the development of 65 new homes on the land south of Smugglers Lane on 

land identified for housing in the draft HDC Plan. The proposals include 23 new affordable homes in 

compliance with HDC affordable housing policy 16. The proposals also include 1, 2 and 3 bed homes 

which aligns with the emerging NP policy 14.   

A pre-application design document appended to this letter sets out in more detail how we have 

considered site constraints and the local context to arrive at the draft proposals now presented. The 

intention is to deliver a scheme that provides new housing for the parish whilst also delivering 

community benefits including: 

- 23 new affordable mixed tenure homes  

- New ‘village green’ style open space opposite the village shop and pub which will be publicly 

accessible space provided for the village in-perpetuity.  

- New equipped play space close to the primary school and opposite a key community focal 

point in the village 

Figure 1 - Draft Layout (full size copy appended) 
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- Potential to improve surface water drainage along Chapel Road through implementation of 

naturalistic sustainable drainage systems (SuDS) 

- Provision of 10% Biodiversity Net Gain  

- Potential to deliver some offroad parking to serve the shop and improve traffic movement 

along Chapel Lane (not currently shown on plan) 

- Financial contributions towards local community infrastructure via CIL  

Overall, the site is a highly sustainable location for residential development given the site’s highly 

accessible location adjacent to a site already proposed for allocation in the NP and its position 

opposite the village’s popular shop and pub,  

Conclusion 

We appreciate the parish have in the past opposed development of the site, and you may still have 

concerns about the site’s development. All the same, we want to work with the parish council to make 

sure the development delivers a high-quality scheme the community of new and existing residents 

can enjoy for years to come.  

We also understand the desire to adopt the NP as soon as possible after much delay; whilst our 

comments on this matter may come as a further frustration, they are provided openly and honestly 

given our serious concerns about the likely ineffectiveness of the plan if it proceeds in its current state.  

Proactive engagement with us on the development of the site provides a genuine opportunity to 

influence its design and the provision of public benefits within the scheme.  We would welcome an 

opportunity to discuss this further and hear your feedback.  

Kind Regards, 

SLR Consulting Limited 

 

Nick Billington MRTPI 
Principal Planner 
 
Mobile: +44 7974 108360 
Email: nbillington@slrconsulting.com  

cc  
- Aidan Robson & Daniel McDonagh – Miller Homes 
- Colin Graham – Miller Developments  

Attached 

- Site Location Plan 
- Existing site plan 
- Proposed Site plan 
- Dwelling Mix Plan 
- Tenure Distribution Plan 
- Sketch street scenes 
- Pre-application Proposals Design Summary  
- Appeal Decision APP/C3810/W/24/3349836 
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Miller Homes’ vision for the Barns 
Green site is to create a place 
which is sensitive to its landscape 

setting and which will create an attractive 
residential environment where people will 
aspire to live." 

Vision

Previous Miller Homes' development 

Provision of 65 new homes 
A mix of tenures and sizes will be provided including both market 
and affordable homes. 

Enable sustainable development 
All new homes are within walking and cycling distance of the village 
centre and schools.

Affordable housing
35% affordable homes.

Creation of 1.24 hectares (3.07 acres) of open space 
Provision of a new public open space for future residents and the 
wider community to enjoy.

Pedestrian/ cycle link 
New pedestrian/cycle links to the surrounding public footpath 
network. 

Play space
Provision of a variety of play spaces to meet the future needs of the 
development.

Secure funding for Community Infrastructure Levy (CIL) 
The S106 agreement will release funding for improvements to 
education, transport and other related infrastructure. 
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This document has been prepared by OSP Architecture 
on behalf of Miller Homes in support of a proposal for 
the development of the site at land west of Chapel Road, 
Barns Green for approximately 65 dwellings. The site 
measures 3.285 hectares (8.11 acres) in area. 

The illustrative proposals will provide:

•	 Approximately 65 new high quality family 
dwellings, including affordable homes.

•	 Vehicular and pedestrian access from Chapel 
Road.

•	 The provision of landscape buffers along the 
boundaries.

•	 Large areas of open space including play area.

The vision for the new development is to achieve the 
following:

•	 Thriving, attractive place which sits 
comfortably within its context, protects the 
countryside to the north and enhances the 
neighbouring areas.

•	 Sustainable community with a rich 
demographic mix.

•	 Contemporary living and working 
environment which responds to the 
topography and respects the location of the 
site within its context.

•	 Coherent and high quality inclusive public 
realm that takes account of the needs of all 
users including older people.

The design objectives for the new  community are 
summarised as follows:

•	 Make the most efficient use of available land;

•	 Retain important landscape and natural 
features such as trees and hedgerows, 
incorporating these into the layout, so that 
they may positively contribute to the sense of 
place;

•	 Provide informal open space across the site, to 
meet the needs of existing and new residents;

•	 Incorporate sustainable development 
principles including sustainable drainage 
techniques into the development and 
maximise energy efficiency through the layout 
and orientation of buildings;

•	 Ensure that the scale, massing and appearance 
of the built form reflects current best practice 
and the Council’s design guidance, whilst also 
creating a place that is locally distinctive in 
character; and

•	 Ensure that dwellings, parking areas, 
landscape and open spaces are well related to 
each other and provide a safe and attractive 
environment.

Site Location Plan

1.0 	Introduction
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2.0 	The Site

The existing site is currently arable agricultural 
land used for grazing livestock. The site is roughly 
rectangular in shape and bounded on three sides by 
existing boundary tree belts and hedges. The frontage 
onto Chapel Road is formed of a clipped hedgerow. 

A public bridleway runs alongside the northern 
boundary of the site (Smuggler’s Way) and a public 
footpath runs alongside the western boundary.

The site gently slopes down form the north-western 
corner to the south-eastern corner.

View into the site from Chapel Road

Access into the site in the north western corner

View across the site looking south east towards Chapel RoadView into the site from the PRoW to the north

Smugglers Lane running to the north of the site boundary View of Herons Reach and the Post Office from within the site

PRoW running outside western boundary View into the site from gated access in south western corner
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3.0 	Surrounding Context

Chapel Road looking north with the site on the left

Smugglers Lane, the bridleway outside the northern boundary

Little Slaughterford (Listed), Chapel Road Chapel Road

Chapel RoadChapel Road

Chapel Road

The site is located on the western side of the village, 
abutting the built up area of Barns Green. Barns Green 
is clustered along the roads which circumnavigate the 
village (Two Mile Ash Road, Chapel Road and Emms 
Lane), enclosed by the railway lines along its eastern 
side, and in a linear form along Sandhills Road and 
Two Mile Ash Road/ Trout Lane as they lead out of the 
village.

The historic development of the village prior to WWII 
was centred around the crossroads, whilst later 
development (post WWII) was focused in the areas 
between Chapel Road and the railway lines (The 
Hordens). Although the railway passes alongside the 
village, it has never had a railway station.

Chapel Road
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3.0 	Surrounding Context

The Queens Head Public House (Listed), Chapel Road

Sycamore Rise

Herons Reach and Post Office (Listed), Chapel Road

Two MIle Ash Road

Blacksmiths Cottage (Listed), Chapel Road

Bennetts (Listed), Chapel Road
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Site considerations plan

When bringing forward proposals, both the site 
considerations and opportunities are evaluated. 

These help to shape the development to ensure that 
the proposals fully respect and respond to the natural 
features of the area.

The site constraints are considered to be:

•	 Existing green infrastructure of boundary 
hedgerows and tree belts. 

•	 An Ancient Woodland abuts the western 
boundary of the site.

•	 Areas at risk of surface water flooding. 

•	 The site is relatively level, but slopes slightly 
from west to east.

•	 Proximity of Listed buildings to the site, 
Bennetts and Blacksmiths Cottage (north); 
The Queens Head and Herons Reach 
(opposite); and Little Slaughterford (south).

4.0 	Site Considerations
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Site considerations plan

The plan highlights the site opportunities which 
include:

•	 Provision of new homes to meet the growing 
housing need.

•	 Creation of high quality homes in keeping 
with the character of the existing surrounding 
context, taking inspiration from the built form 
of development in Barns Green.

•	 Provision of a new vehicular and pedestrian 
access point from Chapel Road.

•	 The inclusion of new footpath and cycle links 
from within the site to improve connectivity 
with the existing village whilst also promoting 
sustainable modes of travel.

•	 Enhancement of existing habitats with 
significant additional tree and hedge planting 
which will attract a wide variety of species, 
and the provision of attractive open spaces. 

•	 The site is already well enclosed but additional 
planting will strengthen boundaries and 
deliver enhanced visual screening and help 
the ecological value of the site.

•	 Layout arranged to allow “green vistas” 
through development.

5.0 	Site Opportunities
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Following the analysis of the existing site and its 
context, the proposals have been developed with the 
following objectives in mind:

•	 Achieve a high quality development.

•	 Be an efficient use of land.

•	 Comply with national and local government 
guidelines.

•	 Be design led, ie. not of standard design, but 
respecting the character of the area.

•	 Create sustainable living.

•	 Good links between the site and the 
surrounding area.

•	 Form a complete sense of place where people 
want to live.

•	 Provide a safe and secure environment 
achieved by the design and layout of the 
scheme.

•	 Create sustainable family living.

•	 Minimise the impact of accommodating 
parking.

•	 Consider the relationship between existing 
adjacent dwellings, retained trees and 
proposed dwellings.

•	 The proposed development should blend into 
its landscape setting, and that the features of 
landscape value on the site should be retained 
and enhanced where possible.

•	 The design should be of high quality and 
provide for all the modern facilities and 
building techniques, and have regard to 
current efficient / sustainable requirements.

The proposals will provide 1.24 hectares (3.07 acres) 
of open space on the 3.285 hectare site. The developed 
area measures 2.04 hectares (5.04 acres).

6.0 	Illustrative Site Layout

Illustrative site layout
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Mix

The proposed site will accommodate a varied mix 
of accommodation types from 1 bedroom flats to 5 
bedroom detached houses. The proposed density 
of development for the 3.285 hectare site is 19.78 
dwellings per hectare (gross) which is considered 
appropriate for the site given its location, its position 
on the edge of the village and the developable area of 
the site due to the retention of the existing trees and 
planting.

Tenure Distribution

The proposals will provide 35% affordable housing (23 
units) split into affordable rent and shared ownership 
dwellings.

7.0 	Amount

Illustrative dwelling distribution diagram Illustrative tenure distribution diagram

Unit Type Quantity %

1 Bedroom flat 6 9.23

1 Bedroom house 2 3.07

2 Bedroom house 19 29.23

3 Bedroom house 25 38.46

4 Bedroom house 12 18.46

5 Bedroom house 1 1.53

Total Dwellings 65

Schedule of Accommodation 

KEY

	 1 bed flat 

	 1 bed house

	 2 bed house

	 3 bed house

	 4 bed house

	 5 bed house

KEY

	 Private 

	 Affordable Rented

	 Shared owndership

Affordable Rented Dwellings

1 Bedroom flat 6

2 Bedroom house 4

3 Bedroom house 4

4 Bedroom house 2

Total 16  (24.6%)

Shared Ownership Dwellings

1 Bedroom house 2

2 Bedroom house 3

3 Bedroom house 2

Total 7  (10.8%)

Private Dwellings

2 Bedroom house 12

3 Bedroom house 19

4 Bedroom house 10

5 Bedroom house 1

Total 42  (64.6%)
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Appeal Decision  
Hearing held on 11 March 2025  
Site visits made on 10 and 11 March 2025  
by Graham Chamberlain BA (Hons) MSc MRTPI 

an Inspector appointed by the Secretary of State  

Decision date: 7 April 2025 

 
Appeal Ref: APP/C3810/W/24/3349836 
Land East of Wandleys Lane, Fontwell, West Sussex  
• The appeal is made under section 78 of the Town and Country Planning Act 1990 (as amended) 

against a refusal to grant outline planning permission. 
• The appeal is made by Welbeck Strategic Land II LLP against the decision of Arun District Council. 
• The application Ref is WA/35/23/OUT. 
• The development proposed is described as ‘outline planning application for up to 95 dwellings 

(including 30% affordable), with all matters reserved apart from access’.  
 
Decision 

1. The appeal is allowed, and outline planning permission is granted for up to 95 
dwellings (including 30% affordable) with all matters reserved apart from access, at 
Land East of Wandleys Lane, Fontwell, West Sussex in accordance with the terms 
of the application, Ref WA/35/23/OUT, subject to the conditions in the attached 
schedule. 

Preliminary Matters  

2. The planning application was submitted in outline with all matters of detail reserved 
for future consideration save for access into the site.  I have assessed the proposal 
on this basis and have otherwise treated the drawings as simply being an 
illustration of how the proposal could ultimately be configured.   The late evidence 
listed at the end of this decision was brief and capable of being addressed by those 
at the hearing.  As such, I accepted the evidence and have considered it in 
reaching my decision.  The National Planning Policy Framework (the ‘Framework’) 
was revised after the appeal was submitted.  The Council and appellant provided 
further comments on this, which I have considered in reaching my findings.     

Background and Main Issues 

3. The Council refused the planning application for four reasons.  In response to the 
second reason for refusal, a planning obligation in the form of a counterpart legal 
agreement has been submitted pursuant to Section 106 of the Town and Country 
Planning Act 1990.  This makes provision for affordable housing and education 
transport.  Both the Council and West Sussex County Council are content with its 
terms and party to the agreement.  On this basis, the Council has understandably 
confirmed that it does not wish to pursue its second reason for refusal.    

4. Further discussions between the appellant, Council and National Highways have 
taken place since the application was refused.  Common ground has been reached 
between these parties that the proposal would not have an adverse impact on the 
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strategic road network. The reasons for this are set out in a Highways Statement of 
Common Ground between the appellant’s Highway Engineers and National 
Highways.  Accordingly, the Council confirmed that it did not wish to pursue its third 
reason for refusal.  I have no substantive reason to conclude contrary to this expert 
opinion.  Indeed, it is clear from correspondence that National Highways undertook 
a protracted and robust assessment which required the submission of additional 
evidence by the appellant.  

5. Further survey work has taken place in respect of T35 and T36, both being Ash 
trees subject to a Tree Preservation Order (TPO).  These additional investigations 
concluded that the trees have Ash Dieback.  This will result in a marked 
deterioration in their physical condition over time.  Furthermore, the trees are 
suffering areas of decay which is having an impact on the structural stability of 
some branches.  The appellant’s arboriculturist is therefore recommending a 30% 
reduction in the crowns of both trees regardless of the outcome of the appeal.   

6. Expert evidence to the contrary is not before me and the Council does not dispute 
these findings in any event.  Consequently, it has no objection to the removal of 
T35 and T36.  During the hearing, the Council also confirmed that the loss of G16, 
the only other Category B trees which would be affected by the proposed access, 
would be outweighed by the benefits of the scheme.  On this basis, the Council 
confirmed that it no longer wished to pursue its fourth reason for refusal because a 
conflict with Policy ENV DM4 of the Arun Local Plan would not occur.  On the 
balance of the evidence before me they were right to do so.          

7. Considering the foregoing, the main issues in this appeal are: 

• Whether the appeal site is a suitable location for the proposed development 
with reference to the spatial strategy in the development plan; and  

• The effect of the proposed development on the character and appearance of 
the area.  

Reasons 

The suitability of the location with reference to the spatial strategy 

8. The Walberton Neighbourhood Development Plan (NP) sets out several key aims, 
including prioritising the use of brownfield sites for housing, avoiding large 
development sites in the countryside and dispersing new housing on several small 
sites to avoid urbanising the villages.  To this end, Policy HP1 of the NP states that 
proposals for development within the Built-Up Area Boundaries (BUAB) of 
Walberton and Fontwell will be supported, as will proposals outside the BUAB 
where they accord with the countryside policies of the Arun Local Plan (LP).  This 
approach echoes that in Policy SD SP2 of the LP.  

9. Policy C SP1 of the LP is concerned with development outside BUABs and states 
that land defined as countryside, such as the appeal site, will be recognised for its 
intrinsic character and beauty.  The policy goes on to explain that certain listed 
types of development in the countryside will be permitted, such as where it is for 
agriculture or informal recreation.  The corollary of this is that types of development 
not listed would be contrary to Policy C SP1. 

10. Being a proposal for up to 95 homes in the countryside, the appeal scheme would 
not be within a BUAB and would not be any of the types of development listed in 
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Policy C SP1.  It would therefore be at odds with Policies SD SP2 and C SP11, and 
the broad strategic approach in Policy SD SP1a to focus development on the major 
towns whilst maintaining the countryside setting of villages.  As a result, the 
proposal would be at odds with Policy HP1 of the NP because it would not be in 
accordance with the countryside policies of the LP.   

11. Accordingly, the appeal site is not a suitable location for the appeal scheme when 
applying the spatial strategy in the development plan.  Indeed, being a large 
development on a greenfield site, the proposal would seriously undermine the aims 
of Policy HP1 and the spatial strategy more widely.  This would be harmful given 
the public interest in having a planning system that provides consistency and 
direction on account of being genuinely plan led.           

The effect on the character and appearance of the area  

Baseline conditions of the site and its context  

12. The appellant has submitted a Landscape and Visual Impact Assessment (LVIA) as 
a means of methodically assessing the effects of the proposal on the character and 
visual amenity of the area.  The Council does not take issue with the methodology 
in the LVIA and therefore I have used it to guide my assessment.   

13. The first step is to consider the baseline character of the area.  This is informed by 
the condition and intactness of the landscape and the extent to which it is 
representative of the key characteristics of the relevant landscape character area 
(LCA).  Generally, an area will have a higher degree of character if it exhibits 
greater intactness and is more reflective of the positive key characteristics of the 
LCA.  However, it is important to note that few if any parcels of land would have all 
the key characteristics of an LCA. 

14. Historic mapping2 demonstrates that around 100 years ago the area around 
Fontwell was deeply rural with small fields, woodland and hedges being 
predominant features.  This has been significantly eroded over time by infilling, 
road infrastructure and estate development.  Indeed, the villages of Walberton, 
Fontwell, Eastergate and Barnham are broadly contiguous.  Nevertheless, the 
underlying rural character is still evident.  The district landscape character 
assessment3 places the appeal site and its environs in Landscape Character Area 
16 (LCA 16) where ancient woodland, mature trees, undulating pasture, winding 
hedged lanes and leafy settlements are positive key characteristics.    

15. The appeal site is a pastoral field that is flanked by ancient woodland and a chalk 
stream to the immediate south and the ‘leafy’ West Walberton Lane to the north.  
To the west is Wandleys Lane, which is a narrow route flanked by mature trees and 
defined in the NP as a biodiversity corridor.  The area therefore has many of the 
positive key characteristics of LCA 16.  That said, there are also the significant 
detracting influence of the suburban fringe of Fontwell, most notably Fontwell 
Meadows.  Wandleys Lane has also seen extensive infilling and a deterioration in 
the extent and quality of the roadside hedges.  Accordingly, the appeal site and its 
surroundings are of moderate character and condition, as there is a recognisable 
pattern of a once deeply rural landscape that over time has increasingly seen the 

 
1 The Council confirmed at the hearing that Policy SD SP1 was included in the first reasons for refusal in error, as there would be 
no direct conflict. The Council were correct to make this concession given the terms of the policy.   
2 See the Built Heritage Statement, November 2022 by RPS Group  
3 There is overlap with the county assessment ‘A Strategy for the West Sussex Landscape’   
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insertion of incongruous and detracting suburban elements.  Because of this, the 
area has a medium susceptibility (or ability/capacity) for change.  

16. A list of landscape attributes published by the Landscape Institute4 can be used to 
frame an assessment of the value of the local landscape.  Given the presence of 
ancient woodland, a chalk stream and biodiversity corridors, the area is of high 
natural heritage value.  Indeed, the biodiversity surveys demonstrate the locality’s 
functional importance for dormice, slow worm and bats.  Wandleys Lane is also a 
pleasant route for walking, cycling and horse riding, and this imparts some 
moderate recreational value.  Views along Wandleys Lane or across the appeal site 
towards mature trees or ancient woodland are also of scenic value.   

17. That said, several of the properties in Fontwell Meadow incongruously back onto 
the lane.  For example, there is a property broadly opposite the proposed site 
access which is positioned close to the lane and presents an unrelieved brick flank 
to the public realm.  This is symptomatic of some of the insensitive alterations that 
have recently occurred in Wandleys Lane resulting in its rural character becoming 
more semi-rural or even suburban.  There is also a proliferation of fencing and 
disjointed infilling along much of the road.  As such, the scenic quality of the area, 
as principally experienced from Wandleys Lane, is of moderate value.   

18. There are few listed buildings or archaeological sites nearby and the deeply rural 
pattern of the landscape has been considerably eroded.  There is no substantive 
evidence before me that the area is associated with any notable events or people.  
As a result, there is limited cultural value.  Similarly, noise from the A24 and A29, 
and the presence of the settlement fringe of Fontwell, means the area is not 
especially wild or tranquil.  Overall, the attributes of the appeal site and its 
immediate environs are such that it is of moderate value.  This is principally on 
account of the local natural heritage value.     

19. In this respect my findings depart from those of the LVIA, which concluded in Table 
1 that both LCA 16 and the site were of low value.  However, by narrowly assessing 
the value of the site in isolation, important contextual features such as the ancient 
woodland were omitted.  Alternatively, the LCA is too big an area and therefore 
features of local value get diluted.  Instead, the judgments in respect of value 
should have focussed on the site and its context as the study area.  The 
significance of this becomes apparent when applying the methodology in the LVIA.  
This is because the medium susceptibility to change and the moderate landscape 
value in combination result in the site and its immediate context having moderate, 
rather than low, sensitivity to change.   

20. The baseline for considering the visual impact of the scheme is focussed on a zone 
of visual influence (ZoVI) and representative viewpoints. The Council are content 
that both the ZoVI, and the viewpoints within, have been correctly identified.  This 
demonstrates that the visual envelope of the appeal scheme would be a modest 
geographical area.  The ZoVI would be much smaller if only public vantage points 
were included.  This demonstrates that the existing tree and woodland cover, taken 
with existing buildings along West Walberton Lane and Wandleys Lane, provide a 
high degree of screening and containment from public views.  The appeal site is, 
however, very visible from several neighbouring residential properties.  Each view 

 
4 Assessing Landscape Value Outside National Designations, Landscape Institute  
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has been analysed to ascertain its susceptibility to change as well as its value and 
sensitivity.  Again, the Council take no issue with this analysis or the findings.              

The effects of the proposal  

21. The construction of 95 homes and estate roads with the associated activity and 
lighting would be an inherently urbanising intrusion into this rural field resulting in a 
high magnitude of change to the appeal site.  There is no dispute between the 
Council and appellant that this would have a substantial negative impact on the 
field’s landscape character.  Similarly, the Council and appellant seem to agree that 
there would be a minor adverse impact on the wider landscape character of LCA 16 
taken as a whole.   

22. However, and as already explained, I share the view of the Council that the 
assessment of effects should focus on the site and its immediate context rather 
than the site and its wider context.  Outside the appeal site, the impacts on 
character would be most apparent in Wandleys Lane, as the semi-rural feel of this 
thoroughfare would be urbanised by the presence of a large housing estate.  In 
addition, the proposed access would breach the boundary hedge and thus interrupt 
the continuity of planting along the lane.  Indeed, a Category B tree group (G16) 
would need to be removed.  In addition, a pavement could be provided along 
Wandleys Lane as well as white line markings.  These features would negatively 
suburbanise Wandleys Lane.  The development would also result in an increase in 
traffic along the lane, adding perhaps 1 movement every minute in the peak hours.  
This activity, taken with the localised road widening required to allow vehicles to 
pass, would be a further erosion of the semi-rural character of the lane.        

23. However, the appeal scheme would read as a continuation of the Fontwell 
Meadows development.  This scheme already has a notable and inescapable 
presence and influence on the local context given the proximity of housing to the 
lane and lack of extensive new boundary planting.  Indeed, the proposal would 
read as a logical expansion of the settlement, especially so when considering the 
enclosing effect of existing development along West Walberton Lane.  The ancient 
woodland also provides a natural defensible boundary to the south which would be 
enhanced by the provision of further buffer planting and a public opens space.  As 
such, there would be no coalescence with other settlements.,  

24. The density of the proposal would not reflect that in West Walberton Lane or 
Wandleys Lane, but it would be reasonably low for a modern estate and not out of 
place relative to Fontwell Meadows.  Indeed, the proposed density would be a 
reasonable trade-off between making an efficient use of land whilst responding to 
the semi-rural settlement edge character of the area.  

25. The indicative layout also outlines how the scheme could be designed in a 
sensitive way.  In particular, the site entrance could be flanked by a community 
orchard and woodland buffer planting. Trees could also be planted so that, in time, 
the canopy matures to breach the gap caused by the access.  The houses nearest 
the lane could also face the public realm and be set back some way behind this 
new planting, so the sense of a green corridor is broadly retained.  Internally, the 
development could also be leafy with hedging used to define front gardens and 
streets lined with trees. Over time, the development need not be a stark 
urbanisation and could soften to reflect the verdancy of West Walberton Lane.    
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26. It is also important to note that the road safety audit recommended the removal of 
the white lines on safety grounds. Moreover, and for reasons I go into, the 
necessity of the pavement has not been made out.  Accordingly, there is no need 
to provide these harmful features.  However, even if the pavement is provided then 
the evidence before me demonstrates it can be constructed without harming the 
longevity of trees along Wandleys Lane.              

27. In the round, the magnitude of change to landscape character would be high for the 
site, dropping to medium for its immediate context and low beyond this. Given the 
moderate sensitivity of the site and its immediate context, the overall significance of 
effect would be somewhere between moderate and substantial at day 1, dropping 
to moderate at Year 15 if the extensive and well considered landscaping shown on 
the indicative layout is provided alongside a sensitive design.  It is reasonable to 
consider the effects over a 15-year period given the likely lifetime of the 
development and the time it will take for the landscape mitigation to take hold.      

28. In visual terms there would be a substantial negative effect on private views from 
adjoining properties in Wandleys Lane and West Walberton Road.  However, this 
effect would soften in time as the buffer landscaping matures.  Moreover, the 
indicative layout demonstrates that the new homes can be orientated to face the 
site boundaries thereby providing scope for attractive facades to be presented to 
existing neighbours softened by planting in front gardens. Moreover, the fencing 
and paraphernalia in rear gardens would be less prominent.  In addition, the 
houses could (and should in my view) be no greater than two storeys in height to 
further reduce the visual impact.   Therefore, the views from neighbouring 
properties need not be dominated by large or unattractive buildings.  Thus, the 
initial raw and substantial significance of effect would fall to a moderate.    

29. Public views from West Walberton Road would be broadly unaffected by the 
scheme given the distance, very dense planting and position of existing buildings.  
Thus, the main public views of the proposal would be from Wandleys Lane albeit a 
limited section of this route.  Initially, there would be a high magnitude of change 
looking into the site along the proposed access and through gaps in the hedge.  
However, this would soften significantly over time if the areas of landscaping shown 
on the indicative layout are provided.  As a result, by Year 15 the magnitude of the 
visual impact from the effected section of Wandleys Lane would drop from high to 
medium with a corresponding drop in the significance of the effect from substantial 
to moderate. The effect would also be experienced in the context of the Fontwell 
Meadows development across the lane.     

Overall conclusions  

30. Beyond the immediate context of the site, broadly defined by West Walberton Lane, 
Wandleys Lane and the Ancient Woodland, there would be little impact on either 
landscape character or visual amenity.  This strongly illustrates the localised and 
contained nature of the impact.  That said, the initial impact of the appeal scheme 
on the site and its immediate context would be substantial adverse.  Over time, this 
could fall to a moderate adverse impact if the extent of landscaping proposed on 
the indicative layout is provided alongside a sensitive design.   

31. Accordingly, the proposal would result in harm to the character and appearance of 
the area, albeit not a high level.  It would therefore be at odds with Policies C SP1, 
D DM1, LAN DM1 and SD SP1a of the LP, which seek to secure development that 
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recognises the intrinsic character and beauty of the countryside, maintains the 
open countryside setting of villages and reflects the character of a site and its 
surroundings.  The proposal would also be at odds with Policy VE3 of the NP, 
which seeks to resist the loss of trees and hedgerows of amenity value.  

Other Matters  

32. Several interested parties have raised concerns that the appeal scheme would 
harm highway safety and would result in congestion.  I have already explained that 
a substantial body of evidence has been supplied to demonstrate to the satisfaction 
of National Highways an acceptable impact on the strategic road network.  In a 
similar vein, the Local Highway Authority (LHA) have also reviewed the 
submissions, including the Transport Assessment (TA) and the TRICS data therein, 
and have concluded that the site access would operate safely and the movements 
arising from the scheme could be absorbed without severely impacting the highway 
network.  This is an independent expert view to which I afford significant weight.  

33. The TA has provided tracking to demonstrate that two cars can pass, although it is 
likely that passing places would need to be used if an HGV were to meet a car.  
This may be a likely occurrence during construction but less so during occupation.  
The temporary nature of the construction impacts and the ability to mitigate them 
through a condition are sufficient to ensure there would be no harm.  The 
submissions also demonstrate that the site access would have adequate visibility.  
Accordingly, there is no substantive reason to depart from the conclusions of both 
the appellant’s TA and the LHA.   

34. The Flood Risk Assessment submitted by the appellant confirms that the appeal 
site is at a low risk of flooding from rivers and surface water.  However, it also 
indicates that the site is at a medium risk from ground water and sewer flooding.  
The Council and appellant have confirmed that following ground water monitoring it 
can be concluded the site is at a low risk of ground water flooding.  In addition, a 
condition can be imposed to prevent occupation of the scheme until any necessary 
upgrade to sewerage infrastructure is undertaken.  This would ensure there is 
capacity for the foul water flows from the development and thus a low risk of 
flooding.  Furthermore, another condition can be imposed to require details of the 
scheme’s foul sewerage design with the aim of minimising surface water ingress.  It 
is of note that the Lead Local Flood Authority did not object to the scheme after a 
robust assessment. 

35. The appeal scheme would be located, and can be designed, to minimise adverse 
visual impacts on views out of the South Downs National Park.  Indeed, the 
National Park Authority have not objected subject to a sensitive lighting scheme, 
which can be secured by condition.  For reasons I go into, there would be no harm 
to the important bat colony within the National Park and therefore its setting, by 
virtual of functional links, would not be adversely affected in this regard.  

36. The appeal site is not located within walking distance of a primary school and the 
Number 500 bus service is regular but not currently permanent.  However, there is 
a shop, public house, community hall, fast food restaurant and public open spaces 
nearby.  These could all be accessed easily through the Fontwell Meadows 
development or via West Walberton Lane.  The site is also within a short cycle ride 
or drive from a rail station.  It would also be possible to walk to Eastergate where 
there is a secondary school and other facilities.  The walk would be longer than the 
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800m recommended in the National Design Guide or the preferred maximum of 
1,200m in Providing Journeys on Foot.  However, it is not an entirely unrealistic 
option or the only one available for reaching services and facilities.   

37. It is also important to note that the appeal site adjoins Fontwell Meadows, which 
was an allocation of 400 homes that was judged a ‘sustainable location’ at the time 
it was approved.  An inconsistency would arise if I found the locality to be 
unsustainable for up to 95 homes.  Overall, there would be no conflict with Policies 
GA5 of the NP or T SP1 of the LP.       

38. The appeal site adjoins ancient woodland, which is a highly fragile ecosystem and 
irreplaceable habitat influenced by surrounding land use.  To this end, the 
indicative layout demonstrates that a minimum 15m buffer can be provided to 
protect the trees.  Indeed, the buffer would be planted to prevent access and 
trampling, and no gardens need adjoin the woodland.  As a result, garden clippings 
would not be deposited with the risk of invasive species taking root.  In addition, 
and after discussions at the hearing, it was confirmed that a drainage scheme could 
be devised to ensure the hydrological conditions of the woodland are not harmed. 
Neither Natural England nor the Council’s Ecological Advisors or Arboricultural 
Officer have objected to the scheme on account of a loss or deterioration of the 
ancient woodland.  I afford these expert views significant weight.   

39. Similarly, the appellant has advanced a mitigation and enhancement strategy for 
dormice, which is a European Protected Species (EPS).  Natural England were 
consulted and did not give any indication they would withhold the grant of an EPS 
licence.  Based on the submissions before me, including the evidence of expert 
ecologists, I am satisfied there is a reasonable prospect that a licence would likely 
be granted.  This matter can therefore be addressed through the imposition of a 
planning condition.  The scheme can also make provision, through a buffer, to 
protect species rich hedgerow, which is a Habitat of Principal Importance.      

40. The appellant has confirmed that mineral extraction would be unviable on account 
of the small size of the site and the proximity of neighbouring residents. I also 
consider the overriding need for the development outweighs the safeguarding of 
minerals in this case.  Accordingly, there would be no conflict with Policy M9 of the 
West Sussex Joint Minerals Local Plan.  The proposal would result in a modest 
loss of Grade 3b agricultural land, but this would also be outweighed by the 
benefits of the scheme.  Accordingly, there would be no conflict with Policy SO 
DM1 of the LP or Paragraph 187(b) of the Framework.  Reference was made at the 
hearing to another application relating to a site in Wandleys Lane for a Permission 
in Principle.  However, this related to a much smaller scheme with considerably 
fewer benefits.  It is therefore of limited relevance.  The Council operates a 
Community Infrastructure Levy so there would be a mechanism to address any 
issues with local infrastructure through this process.  

Conditions and Planning Obligation  

41. The Council and appellant agree that many of the appeal scheme’s impacts can be 
entirely mitigated by the imposition of conditions and through the planning 
obligation submitted shortly after the hearing closed.  In addition to standard 
commencement conditions, with a reduce time period to reflect the important of a 
quicker delivery, it is necessary to define the reserved matters and require their 
approval prior to development starting.   
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42. A drawings condition confirming the extent of the appeal site is added in the 
interests of certainty.  In the interests of highway safety and accessibility, it is 
necessary to secure road widening and pedestrian improvements prior to 
occupation.  To encourage walking to the cluster of services near to the Fontwell 
West Roundabout, as well as the bus stops, it is necessary to prevent occupation 
until either the pedestrian access from the Fontwell Meadows development to 
Wandleys Lane5 is completed or a pavement along Wandleys Lane is constructed.  
The former would be preferable as it is more direct and would minimise the impact 
on Wandleys Lane.  To secure a benefit of the scheme it is necessary to impose a 
condition requiring a biodiversity net gain of at least 10% as well as an ecological 
design, management and monitoring strategy.   

43. To reduce carbon emissions from the scheme it is necessary to require a 10% 
energy supply reduction from renewable or low carbon sources, as required by the 
LP.  Similarly, to manage water use, it is necessary to impose a condition limiting 
water consumption to 110 litres per person per day, as required by the LP.  To 
safeguard the landscape and biodiversity it is necessary to secure details of 
external lighting.  To secure a benefit it is necessary to impose a condition requiring 
the minimum quantums of open space by typology.  To adhere to the LP it is 
necessary to trigger the optional Building Regulations M4(2) and M4(3) through the 
imposition of a condition.  

44. As previously set out, it is necessary to secure details of the foul drainage system 
and to prevent occupation until any necessary upgrades have been undertaken.  
This would ensure the scheme would not exacerbate flooding of the sewer network.  
In the interests of safeguarding highway safety and living conditions, it is necessary 
to secure a construction management plan and an advisory construction traffic 
plan. A separate plan is also required to ensure construction works do not harm 
biodiversity.  In the interest of managing surface water, it is necessary to secure a 
sustainable drainage scheme, including its management and implementation.  To 
protect living conditions, it is necessary to investigate potential sources of land 
contamination and remediate any contaminants.  To protect dormice, it is 
necessary to ensure the works do not start until a European Protected species 
licence has been granted by Natural England.  To enhance bat habitat, it is 
necessary to provide at least 48 bat tubes, bricks and boxes.  For similar reasons it 
is necessary to secure at least 48 bird nesting bricks.   

45. In the interests of living conditions, and to comply with Policy AE DM3 of the LP, it 
is necessary to seek to minimise air pollution through an air quality assessment.  
To protect groundwater, it is necessary to control piling.  To adhere to the 
development plan and support the local economy to grow, it is necessary to secure 
an Employment and Skills Plan.  To minimise fire risk, it is necessary to secure the 
provision of fire hydrants.  To protect currently unknown archaeology, it is 
necessary for a scheme of investigation and recording to be secured. In the interest 
of living conditions and highway safety it is necessary to ensure the roads, 
footways and parking areas are provided before occupation.   

46. The legal agreement makes provision for the obligations set out below. These 
obligations are necessary to prevent harm or meet the requirements of the 
development plan, are directly related to the proposal and there is no substantive 

 
5 This has not been provided yet. However, it is part of the approved scheme, and I was advised at the hearing that the Council 
could pursue enforcement action to ensure the pedestrian access is provided.  
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evidence before me to demonstrate they would be unfair in scale and kind. I have 
therefore taken the obligations into account when having regard to Regulation 122 
of the Community Infrastructure Levy Regulations and Framework Paragraph 58.  

47. Affordable Housing – As will be explained, there is an identifiable need to provide 
affordable housing in the district. To this end, and in this instance, Policy AH SP2 of 
the LP seeks to secure 30% of homes as affordable housing. The planning 
obligation would do this.  The Council has not raised any objections to the inclusion 
of First Homes pursuant to Footnote 31 of the Framework.   

48. Travel plan – To promote sustainable transport as required by Policy T SP1 of the 
LP, it is necessary for a travel plan to be prepared and implemented to promote a 
proportionate modal shift away from car travels.  As part of this, it is necessary for 
the developer to pay a monitoring fee to the County Council, to provide vouchers 
and appoint a Travel Plan Co-Ordinator. In addition, a bus service contribution of 
£448.73 per dwelling plus a monitoring fee is necessary.   

49. Secondary school transport contribution - For the reasons set out in West Sussex 
County Council’s hearing statement, it is necessary to secure a financial 
contribution, in accordance with a set methodology, towards secondary school 
transport plus a monitoring fee.  This is because local schools are at capacity and a 
new one needs to be constructed.  Consequently, there may be a need to bus 
pupils living at the appeal scheme to other schools in the interim. 

Habitat Regulations Assessment  

50. To the north of the appeal site is the Singleton and Cocking Tunnels Special Area 
of Conservation (SAC).  This area is designated on account of hosting Barbastelle 
and Bechstein’s bats.  The SAC citation explains that Singleton and Cocking 
Tunnels constitute the most important sites for hibernating bats in southeast 
England.  The conservation objectives of the SAC can be summarised as ensuring 
its integrity, by maintaining or restoring the populations and habitats, structures and 
supporting processes of the qualifying species.   

51. The proposed development site falls within the 12km wider conservation area of 
Singleton and Cocking Tunnels SAC, but outside the 6.5km Key Conservation 
Area.  Impact pathways can be divided into direct and indirect.  Direct impacts are 
usually associated with development on land that is designated or undesignated 
land that is ‘functionally linked’.  The latter is land, which is used by, or important to, 
the qualifying features. Indirect effects and those that may not result in the direct 
loss or fragmentation of habitats.  

52. Bats are mobile species that can forage or roost on land outside of the SAC 
boundaries. Development within the appeal site boundaries may impact upon flight 
lines within the wider landscape, in turn impacting upon the qualifying features of 
the SAC.  Accordingly, the proposal in combination with other plans and projects 
would be likely to have a significant adverse effect on the SAC when following a 
precautionary approach.  Hence, an appropriate assessment, in accordance with 
the Habitat Regulations6, is required to consider the implications of the proposal on 
the SAC in view of the conservation objectives. 

 
6 See Regulation 63 Conservation of Habitats and Species Regulations 2017 (as amended).   
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53. To assess the levels of use of the site by Bechsitens and Barbastelle bats, surveys 
were conducted throughout 2022.  In total 3917 bat passes were recorded over the 
survey period comprising at least nine bat species.  The fourth most frequent 
species on site is Barbastelle, accounting for 4.9% of the total.  The lack of 
significant woodland blocks near to the appeal site limits the likelihood of 
Bechsteins being present.  Moreover, Wandleys Copse is too small to support a 
colony of Bechsteins.  This survey work indicates that Barbastelle bats use the site 
boundaries on a regular basis as a flight line and for foraging, albeit in low numbers 
and probably not for roosting.  Thus, it can be concluded that the appeal site is 
functionally linked to the SAC.  

54. The development will avoid impacts from loss or severance of flightlines by 
retaining and enhancing the perimeter hedges and trees.  Moreover, additional 
native buffer species will be planted around the edge of the site as well as a 
community orchard.  A buffer would also be provided with the ancient woodland 
and extensive areas of open space included.  Furthermore, no gardens need back 
on to the ecological enhancement zone, allowing them to be retained in a natural 
state.  Built development would also be away from the site boundaries and lighting 
minimised and controlled by condition to prevent severance of the commuting and 
foraging routes.  With the mitigation in place, the proposal would avoid effects on 
commuting, foraging and roosting barbastelles.  

55. Natural England have reviewed the suite of proposed mitigation measures and are 
satisfied the proposal would not have an adverse effect with them secured.  I afford 
this expert independent view significant weight.  Thus, the proposal would not 
adversely affect the use of functionally linked land by qualifying features.  The 
integrity of the SAC and qualifying features would therefore be preserved and no 
conflict with Policy VE10 of the NP would occur.  

Other Considerations  

56. An appeal should be determined in accordance with the development plan unless 
material considerations indicate otherwise.  The benefits of the scheme and the 
provisions of the Framework are important considerations in this instance.  

The benefits of the appeal scheme  

57. The Council are only able to currently demonstrate a housing land supply of 
between 2.83 - 3.41 years.  This is well below the five years required by the 
Framework and, even on the Council’s figures, amounts to a significant shortfall of 
at least 2,822 homes.  The situation has deteriorated from a year ago given the 
changes to the Framework and the subsequent increase in the housing 
requirement.  In addition, the Council’s Housing Delivery Test measure is 70%.  
This is a slight improvement but is still below the threshold of 75%.  As such, the 
delivery of housing has been substantially below the housing requirement for the 
last three years.  In fact, delivery is even worse than this, as evidence provided by 
the appellant, which is not disputed by the Council, demonstrates that the Council 
has failed to deliver its housing requirement in every year between 2012 and 2024.  

58. The appellant has indicated that the appeal scheme would likely be commenced in 
the next five years and therefore promptly contribute to addressing the significant 
shortfall.  They are content with a shorter implementation timescale for this reason.  
Therefore, it would seem that matters have moved on from the Council’s Housing 
and Economic Land Availability Assessment in 2021, which indicated the site is ‘not 
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currently developable’.  Moreover, going forward there is likely to be a ‘policy off’7 
need for between 187-465 homes in the parish before 20418.  These figures are 
based on the application of a methodology outlined in the Planning Practice Guide 
(PPG)9 which states that outstanding commitments should not be discounted from 
the housing need figure until they are completed.  

59. However, I am mindful that the NP area has already had high levels of growth in 
recent years with perhaps an ‘over delivery’ of around 64-184 homes10 (excluding 
outstanding commitments).  It is also likely that several commitments will become 
completions soon, including a large site currently under construction at Tye Lane.  
This will reduce the outstanding need going forward.  In a local context, there has 
been a significant boost in the supply of housing in recent years.  That said, the 
proposal would make a notable contribution to the persistent shortfall in housing 
when considered at a district level.  Overall, the delivery of housing carries 
significant rather than substantial weight in favour of the proposal  

60. Evidence provided by the appellant, which is also unchallenged by the Council, 
demonstrates that housing affordability in Arun has got worse in the last ten years 
and is acute in the context of the southeast of England. At a local level, Walberton 
is an expensive area.  This may account for the significant reduction in the 
population of those under 49 years of age in the parish.  Because of the appellant’s 
analysis, the Council has changed its position from that recorded in the committee 
report and is now of the view the provision of affordable housing should carry 
significant weight as a benefit and I share this view.   

61. The appeal scheme is not caught by the requirement in the Environment Act to 
provide a mandatory 10% biodiversity net gain.  Instead, the LP requires net gains 
to biodiversity.  The indicative details before me demonstrate how a net gain of at 
least 10% could be achieved.  Added to this, the appellant has committed to 
planting at least 200 trees (not including the community orchard or woodland 
scrub).  Over time this would result in notable benefits to biodiversity that carry at 
least moderate weight.  The proposal would also include large areas of public open 
space including allotments, play areas and a community orchard.  This carries 
moderate rather than significant weight because the open space would be tucked 
away and principally used by residents of the proposal.  Although there would be 
scope to form part of a network or trail with the open space at Fontwell Meadows 
subject to the provision of the pedestrian link between the schemes. 

62. The proposal would deliver economic benefits during construction and again during 
the subsequent occupation of the houses as the residents spend on local services 
and facilities. Some of the residents may use the temporary 500 bus service and 
thus make it a more viable prospect as a long-term facility.  Other residents could 
also get involved in local clubs and societies and consequently add to the vitality of 
the community.  These would amount to moderate benefits. 

63. The indicative landscape masterplan details the foundations of a promising 
scheme.  It includes generous levels of landscaping and open space, street trees, 
hedged front gardens and a carefully considered response to the character of 
Wandleys Lane, albeit mindful of the inherent design constraint of providing a 

 
7 This is the total housing demand unconstrained by the limits of the land available to build on 
8 Fontwell Local Housing Need Assessment February 2025 - Summary Note, Tables 3 and 4 
9 Planning Practice Guide - Paragraph: 105 Reference ID: 41-105-20190509 
10 Fontwell Local Housing Need Assessment February 2025 - Summary Note, Tables 1 and 2  
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engineered highway access. The structure of the indicative layout also exhibits 
important urban design principles such as perimeter blocks, coherent building lines, 
active edges and internal views.  Aspects of the street scene could be tightened up 
and better balanced11 and some of the house types would need refinement12, but 
overall, the scheme has the groundings of being internally well designed and thus a 
pleasant place to live. Although this is to be expected as a prerequisite, it 
nevertheless carries weight as a benefit.   

64. Substantive evidence has not been provided by the appellant or the Local Highway 
Authority which demonstrates that the safety of pedestrians currently using 
Wandleys Lane needs to be improved.  Having walked the route several times, I 
found traffic speeds to be low, forward visibility good and the width more than 
adequate to allow cars and pedestrians to coexist.  Although a snapshot in time, 
there is nothing to suggest what I observed and experienced was untypical.  
Indeed, no pedestrian improvements are proposed to the southwest along 
Wandleys Lane, which is the most direct route to the centre of Eastergate, around a 
mile from the site access.  This suggests walking within Wandleys Lane is safe and 
will continue to be so.  As such, the provision of a pavement is unnecessary to 
improve existing pedestrian safety and would not be a benefit.    

Whether Paragraph 14 of the Framework is relevant  

65. To promote localism, Paragraph 14 of the Framework provides added protection to 
areas covered by a neighbourhood plan.  It states that in situations where 
Paragraph 11d of the Framework is engaged, the adverse impacts of allowing 
development that conflicts with a neighbourhood plan is likely to significantly and 
demonstrably outweigh the benefits if the neighbourhood plan is less than five 
years old and it contains policies and allocations to meet its identified housing 
requirement.  Paragraph 70 of the Framework explains that the identified housing 
requirement can be an indicative figure offered by the local planning authority 
provided it takes into account relevant factors, such as the latest evidence of 
housing need, the population of the neighbourhood plan area and the most recent 
planning strategy of the local planning authority.  

66. During the hearing, the Council submitted that the indicative housing requirement is 
51 homes.  This figure is a proportion of the 1,250 homes allocated to the rural 
areas in the LP and was calculated by a Local Plan subcommittee.  The Council 
advised the NP Examiner that the figure was formulated after considering the local 
population and the existing spatial strategy, amongst other factors.  It also flowed 
from the housing requirement in the local plan, which itself was based on evidence 
of local housing need.  It would therefore seem that this figure was calculated with 
reference to the relevant factors in Paragraph 70 of the Framework that should 
guide an indicative housing requirement for the purposes of a neighbourhood plan. 

67. However, there are two problems with the 51-home figure.  Firstly, there is little 
evidence to indicate how the Council calculated it with due regard to the relevant 
criteria in the Framework.  Indeed, the Examiner makes the point in their report13 

 
11 For example, Plots 15, 23 and 76 would appear squeezed in or fail to response to the building line. Plot 77 would not turn the 
corner very well. Plots 60-63 would not amount to coherent street scene whereas Plots 79 and 80 would affect the balance of 
another given the semi-detached form of Plots 89-92.   
12 For example, the house types show on the character area elevations lack local distinctiveness and detailing, those shown in 
Character Area A would have awkward forms and a single window at first floor in the gable ends would be an architectural 
improvement.  
13 See Paragraph 42 of the Examiners Report. The 51 home figure was originally 60.  
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that the evidence behind the 51-home figure is very limited.  Secondly, the 
Examiner specifically confirms that the 51-home figure is not an indicative housing 
figure as set out in the Framework.  It is therefore difficult to reconcile the Council’s 
position with what the Examiner ultimately concluded.  Indeed, the Examiner clearly 
states that the indicative housing figure for Walberton NP Area is 748 homes.  This 
is then reiterated in the NP itself, albeit with little to explain how it was calculated.  

68. However, in arriving at the 748-home figure, the Examiner seems to have included 
existing strategic allocations14, existing NP allocations and existing commitments.  
It is unclear where this methodology derives from.  There is also the added 
complication that if the indicative figure is to be taken as 748, then the NP does not 
include policies and allocations to meet it.  This is because the Fontwell Meadows 
development was allocated in the LP and not the NP. The PPG15 is clear that 
policies and allocations in other development plan documents will not meet the 
criterion in Paragraph 14b of the Framework.   

69. The appellants submit that the Examiner’s approach does not tally with the 
methodology in the PPG.  Indeed, their illustrative analysis16, which does follow the 
methodology in the PPG, suggests that an indicative housing requirement 
formulated using the factors in Paragraph 70 of the Framework would have been 
280 homes if based on population or 400 if derived from the development strategy 
in the LP.  However, this level of need would have been more than met by existing 
allocations, including Fontwell Meadows. This perhaps supports the Council’s 
position that the indicative housing requirement should have been set at 51 homes, 
this being an additional requirement to existing allocations.   

70. Accordingly, there is uncertainty as to whether the indicative housing requirement 
in the NP was properly formulated, underpinned by adequate evidence and 
informed by the methodology in the PPG.  The Council’s preferred figure of 51-
homes lacks evidence and was discounted by the Examiner but seems logical from 
the evidence before me.  The Examiner settled on a different figure but the 
methodology behind it is unclear.  Even if the 748 figure is correct, the NP does not 
appear to contain allocations and policies to meet it.  

71. However, an appeal made under s78 of the Town and Country Planning Act is not 
the forum to review a NP, rerun arguments tested at the Examination or set an 
indicative housing requirement.  After hearing all the evidence, the Examiner 
ultimately reached a conclusion that the NP has proper regard to national policies 
and advice and complied with the basic conditions.  Thus, I consider Paragraph 14 
of the Framework should be engaged as a precaution.    

Paragraph 11 of the Framework  

72. In circumstances where the Council cannot demonstrate a five-year housing land 
supply, the relevant part of Paragraph 11 of the Framework states, in this instance, 
that permission should be granted unless the adverse impacts of doing so would 
significantly and demonstrably outweigh the benefits when considered against the 
policies in the Framework taken as a whole.  In undertaking this balance Paragraph 
14 of the Framework explains that the adverse impacts of allowing development 
that conflicts with a neighbourhood plan (where the two criteria are met) is likely to 

 
14 Including 400 homes at Fontwell Meadows  
15 Planning Practice Guide - Paragraph: 097 Reference ID: 41-097-20190509 
16 Fontwell Local Housing Need Assessment, February 2025 
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significantly and demonstrably outweigh the benefits.  In other words, a conflict with 
a neighbourhood plan is a matter of considerable importance and is likely to be 
decisive.  However, it is important to emphasise that this is the likely outcome of the 
balance rather than a prescribed one.  Contextual circumstances may be such that 
a conflict with a NP would not be decisive, although this would be a rare 
occurrence.  

73. As an adverse impact, the proposal would be residential development in the 
countryside at odds with the spatial strategy.  The broad underlying aims of the 
spatial strategy to focus new development in settlements and close to services and 
facilities is broadly consistent with the Framework.  Added to this, there would be 
moderate harm to the character and appearance of the area, including the loss of 
trees. In addition, and although not resulting in a policy conflict, the loss of 
agricultural land would also be a modest adverse impact of the proposal.  

74. However, the significant and persistent shortfall in the five-year housing land supply 
and the substantial past under delivery demonstrate the spatial strategy at a district 
level has failed and will likely continue to fail for the time being.  The acute shortfall 
in the number of homes in the area has had real-world impacts on the availability 
and affordability of housing.  A rigorous application of the spatial strategy would 
undermine attempts to remedy this situation.  Moreover, it is unclear how the 
Council intends to address the housing land supply shortfall as the Non-Strategic 
Sites Allocation Plan has not progressed and a new LP seems some way off.   

75. At a local level the NP has been more successful and seen a significant boost in 
housing.  However, the evidence before me suggests that there is an ongoing need 
in Walberton parish for perhaps 187 to 465 homes by 2041.  With this in mind, the 
appeal scheme would, in a practical sense, be an extension of an existing strategic 
allocation in a ‘sustainable location’ on the edge of a settlement.  In addition, it 
would only moderately harm the character and appearance of the area.  Indeed, 
much of this moderate harm would be to the site itself, which will be an inevitable 
consequence if countryside is to be released for housing, as seems necessary.  
Moreover, for the reasons I have already gone into, the appeal scheme would have 
benefits of a high order.  In particular, it would be a sizeable contribution to the 
housing land supply with 30% affordable housing.  

76. Accordingly, this is a rare occasion where the adverse impacts of conflicting with a 
neighbourhood plan are unlikely to significantly and demonstrably outweigh the 
benefits.  Indeed, the benefits of the scheme would outweigh the harm.  This 
strongly indicates that the appeal should be allowed.  

Conclusion   

77. The proposed development would not adhere to the development plan but material 
considerations, namely the Framework, indicate that the appeal should be 
determined other than in accordance with the development plan.  Accordingly, the 
appeal succeeds.  
           

Graham Chamberlain  
INSPECTOR 
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Schedule of Conditions 

 

1 Details of the access (internal circulation routes), appearance, landscaping, 
layout and scale, (hereinafter called "the reserved matters") shall be 
submitted to and approved in writing by the local planning authority before 
any development takes place and the development shall be carried out as 
approved. 
 
Application for approval of the reserved matters shall be made to the local 
planning authority not later than two years from the date of this permission. 
 

2 The development hereby permitted shall be begun before the expiration of 4 
years from the date of this permission, or before the expiration of 2 years from 
the date of the approval of the last of the reserved matters to be approved, 
whichever is the later. 
 

3 The development hereby approved shall be carried out in accordance with 
the following approved plan: Site Location Plan Dwg PL-03 Rev B. 
 

4 The development hereby approved shall not be occupied until the road 
widening as detailed on drawing 332610169-STN-GEN-SW-DR-H-003 and 
either the approved pedestrian access from the Fontwell Meadows 
development to Wandleys Lane or the pedestrian improvements set out on 
drawing 332610169-STN-GEN-SW-DR-H-003 are completed. 
 

5 The development shall achieve a minimum of 10% energy supply reduction 
from either the use of decentralised/renewable or low carbon energy sources 
(as described in the glossary at Annex 2 of the NPPF). Any physical features 
that are required as part of the works must be installed prior to the occupation 
of each dwelling and shall be thereafter permanently maintained in good 
working condition. 
 

6 No dwelling hereby approved shall be occupied until the means to ensure a 
maximum water consumption of 110 litres use per person per day, has been 
complied with for that dwelling and retained in perpetuity thereafter. 
 

7 Details to be submitted pursuant to condition 1 shall include full details of all 
new external lighting (including type of light appliance, the height and position 
of fitting, predicted illumination levels and light spillage). This submission 
should also cover new streetlighting if required. The scheme should seek to 
conform with the recommendations of the Institution of Lighting Professionals 
(ILP) "Guidance Notes for the Reduction of Obtrusive Light" (GN01:2011) but 
also be designed to be sensitive to bats. 
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The lighting scheme shall include a bat friendly Lighting Plan. The 
recommended lighting specification shall use LED's (at 3 lux) with the 
recommended spectrum being 80% amber and 20% white with a clear view, 
no UV, a horizontal light spread of less than 70 degrees and a timer. A 3D 
plan of the illumination level should be supplied so that the Local Planning 
Authority can assess the potential impact on protected species. 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. 

8 The layout and landscape details to be submitted pursuant to condition 1 shall 
include full details of the required public open space (POS), play areas and 
management arrangements. The proposed provision should include an Open 
Space Area (minimum of 30,448sqm) comprising: 
 

• Community Orchard (minimum of 2,115sqm) 
• Allotments (minimum of 792 sqm) 
• Ecological Enhancement Areas (minimum of 13,000 sqm) 
• Shared POS and Ecological Enhancement (minimum of 3,300sq ²) 
• Public Open Space (minimum of 8,930 sqm) including LEAP and LAP 
• At least 200 new trees (in addition to those provided within the above 

areas) 
 

The above shall thereafter be completed in accordance with the approved 
details prior to occupation of the 48th dwelling and permanently retained 
thereafter. The approved management details shall be permanently adhered 
to. 
 

9 Detailed plans and particulars of the Reserved Matters submitted to the Local 
Planning Authority for approval pursuant to condition 1 shall ensure that the 
scheme makes provision for accommodation to meet the Building 
Regulations Standards M4(2) and M4(3) in accordance with the Council's 
guidance note "Accommodation for Older People and People with Disabilities 
Guidance". 
 

10 Before the development hereby permitted is commenced, details of the 
proposed foul drainage system shall be submitted to and approved in writing 
by the Local Planning Authority (including details of its siting, design and 
subsequent management/maintenance, if appropriate). 
 
The development shall not be occupied until a phasing and implemented plan 
has been submitted to and approved in writing by the local planning authority 
detailing how the development will be phased to align with the delivery by 
Southern Water of any sewerage network reinforcement required to ensure 
that wastewater network capacity is available to adequately drain the 
development. Thereafter, no dwelling shall be occupied otherwise than in 
accordance with the phasing and implementation plan. 
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11 No development shall commence until a Construction Management Plan and 
accompanying Site Setup Plan has been submitted to and approved in writing 
by the Local Planning Authority. Thereafter the approved Plan shall be 
implemented and adhered to throughout the entire construction period. This 
shall require the applicant and contractors to minimise disturbance during 
demolition and construction and will include (but not be limited to) details of 
the following information for approval: 
 
1. The phased programme of construction works. 
2. The anticipated, number, frequency, types, and timing of vehicles used 
during construction. 
3. Provision of wheel washing facilities (details of their operation & 
location) and other 
works required to mitigate the impact of construction upon the public  
4. Details of street sweeping. 
5. Details of a means of suppressing dust & dirt arising from the 
development. 
6. A scheme for recycling/disposing of waste resulting from demolition 
and construction works (i.e., no burning permitted). 
7. Details of all proposed external lighting to be used during construction 
(including location, height, type & direction of light sources and intensity of 
illumination). 
8. Details of areas for the loading, unloading, parking, and turning of 
vehicles associated with the construction of the development. 
9. Details of areas to be used for the storage of plant and materials 
associated with the development. 
10. Details of the temporary construction site enclosure to be used 
throughout the course of construction (including access gates, decorative 
displays & facilities for public viewing, where appropriate). 
11. Contact details for the site contractor, site foreman and CDM co-
ordinator (including out-of-hours contact details). 
12. Details of the arrangements for public engagement/consultation both 
prior to and continued liaison during the construction works. 
13. Details of any temporary traffic management that may be required to 
facilitate the development including chapter 8 traffic signage. 
14. Measures to minimise the noise (including vibration) generated by the 
construction process to include hours of work, proposed method of piling for 
foundations, the careful selection of plant and machinery and use of noise 
mitigation barrier(s). 
15. Details of pest control. 
 
Details of how measures will be put in place to address any environmental 
problems arising from any of the above shall be provided. A named person 
shall be appointed by the applicant to deal with complaints, shall be available 
on site and their availability made known to all relevant parties. 
 
No demolition/construction activities shall take place other than from 08:00 
hours until 18:00 hours (Monday to Friday) and from 08:00 hours until 13:00 
hours (Saturday) with no work on Sunday or Bank/Public Holidays. 
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12 No development shall commence on the site hereby permitted until the details 
of a Construction Traffic Management Plan have been submitted to and 
approved in writing by the local planning authority. Thereafter the construction 
of the development shall proceed in strict accordance with the approved 
Construction Traffic Management Plan unless otherwise agreed in writing by 
the local planning authority.  
 

13 The layout and landscaping details submitted pursuant to condition 1 shall 
include a surface water drainage strategy. The supporting surface water 
drainage information must include: 
 
1. A full winters groundwater monitoring, 
2. Winter infiltration testing in accordance with BRE DG 365 or similar 
approved, 
3. Details of the proposed method and location of surface water disposal, in 
accordance with the SuDS hierarchy, 
4. Impermeable area or catchment plan, 
5. Calculations modelling the surface water drainage network for the 
following storm events: 
a. 100% Annual Exceedance Probability [AEP] 
b. 10% AEP + climate change allowance 
c. 3.3% AEP + climate change allowance 
d. 1% AEP + climate change allowance 
All storm events must include an allowance for urban creep and surcharged 
outfalls where appropriate, 
6. Detailed drainage plans conforming to local planning authority 
guidance, 
7. A plan showing no conflicts between existing and proposed trees, their 
potential growth and surface water drainage design, 
8. A plan showing the impact of the proposed development on existing 
watercourses (where applicable) 
9. Details of any necessary permissions relating to the discharge 
location, works to watercourses or adoption of the SuDS scheme. 
10.      Details of how the drainage scheme shall effect the hydrological 
conditions of the adjoining ancient woodland such that no loss or deterioration 
shall occur  
 
Development shall be undertaken in accordance with the approved details.  
 

14 Development shall not commence until full details of the proposed surface 
water drainage scheme have been submitted and approved in writing by the 
local planning authority. The detailed design must be based upon and build 
on the surface water information submitted pursuant to condition 16 (as 
required to be discharged through the reserved matters application). The full 
details submitted for approval shall include: 
 
1. Detailed drainage plans conforming to Local Planning Authority 
guidance, 
2. Specifications for all surface water drainage components and 
associated infrastructure or flow control mechanisms, 
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3. Any relevant permissions relating to the discharge location, works to 
watercourses or adoption of the SuDS scheme. 
 
The scheme shall then be constructed as per the approved plans. No building 
shall be occupied until the complete surface water drainage system serving 
that building has been implemented in accordance with the agreed details. 
The surface water drainage scheme shall remain for the lifetime of the 
development unless agreed in writing by the local planning authority. The 
local authority shall be granted access to inspect the sustainable drainage 
scheme for the lifetime of the development. 
 

15 Construction shall not begin until a detailed construction phase surface water 
management plan for the site has been submitted to and approved in writing 
by the Local Planning Authority. The scheme shall subsequently be carried 
out in accordance with the approved details. 
 

16 The development hereby approved shall not be first occupied until details of 
the maintenance and management of the sustainable drainage scheme have 
been submitted to and approved in writing by the Local Planning Authority. 
The drainage scheme shall be implemented prior to the first occupation of the 
development hereby approved and thereafter managed and maintained in 
accordance with the approved details in perpetuity. 
 
The Local Planning Authority shall be granted access to inspect the 
sustainable drainage scheme for the lifetime of the development. The details 
of the scheme to be submitted for approval shall include: 
I. A timetable for its implementation, 
II. Details of SuDS features and connecting drainage structures and 
maintenance requirement for each aspect, 
IV. A management and maintenance plan for the lifetime of the development 
which shall include the arrangements for adoption by any public body or 
statutory undertaker, or any other arrangements to secure the operation of 
the sustainable drainage scheme throughout its lifetime. 
 

17 Prior to first use, a detailed verification report, (appended with substantiating 
evidence demonstrating the approved construction details and specifications 
have been implemented in accordance with the surface water drainage 
scheme), shall be submitted to and approved (in writing) by the Local 
Planning Authority. The verification report shall include photographs of 
excavations and soil profiles/horizons, any installation of any surface water 
structure and Control mechanism. 
 

18 Prior to commencement of the development hereby approved (or such other 
date or stage in development as may be agreed in writing with the Local 
Planning Authority), the following components of a scheme to deal with the 
risks associated with contamination of the site shall each be submitted to and 
approved in writing by the Local Planning Authority: 
 
1. A 'Preliminary Risk Assessment' which has identified: all previous 
(historical) uses; 
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potential contaminants associated with those uses; a conceptual model of the 
site indicating 
sources, pathways and receptors; and potentially unacceptable risks arising 
from contamination at the site. 
 
2. A 'Site Investigation Scheme', based on (1) above to provide 
information for a detailed assessment of the risk to all receptors that may be 
affected, including those off site. 
 
3. Based on the 'Site Investigation Scheme' and the detailed risk 
assessment (2), an options appraisal and remediation strategy giving full 
details of the remediation measures required and how they are to be 
undertaken. 
 
4. A 'Verification Plan' providing details of the data that will be collected 
in order to demonstrate that the works set out in (3) are complete and 
identifying any requirements for longer-term monitoring of pollutant linkages, 
maintenance and arrangements for contingency action. 
 
Any changes to these parts, (1) to (4) require the express written consent of 
the Local Planning Authority. 
 
The scheme shall be implemented as approved above and, prior to 
occupation of any dwelling (or such other date or stage in development as 
may be agreed in writing with the Local Planning Authority), a Verification 
Report demonstrating completion of the works set out in the approved 
remediation strategy and the effectiveness of that remediation shall be 
submitted to and approved in writing by the Local Planning Authority. The 
report shall 
include results of sampling and monitoring carried out in accordance with the 
approved Verification Plan to demonstrate that the site remediation criteria 
have been met. The report shall also include a 'long-term monitoring and 
maintenance plan' for longer-term monitoring of pollutant linkages, 
maintenance and arrangements for contingency action, as identified in the 
Verification Plan, and for the reporting of this in writing to the Local Planning 
Authority. 
 

19 No development shall commence until the applicant has secured the 
implementation of a programme of archaeological work in accordance with a 
written scheme of investigation which has been submitted by the applicant 
and approved in writing by the Local Planning Authority. 
 

20 Any works which will impact the breeding / resting place of Hazel Dormice, 
shall not in in any circumstances commence unless the local planning 
authority has been provided with either: 
 
(a) a licence issued by Natural England pursuant to Regulation 55 of The 
Conservation of Habitats and Species Regulations 2017 (as amended) 
authorizing the specified activity or development to go ahead; or 
(b) a statement in writing from the Natural England to the effect that it does 
not consider that the specified activity/development will require a licence. 



Appeal Decision APP/C3810/W/24/3349836
 

 
https://www.gov.uk/planning-inspectorate                          23 

21 No development shall take place, (or such other date or stage in development 
as may be agreed in writing with the Local Planning Authority), until a 
construction environmental management plan (CEMP: Biodiversity) has been 
submitted to and approved in writing by the Local Planning Authority. The 
CEMP (Biodiversity) shall include the following. 
 
1. Risk assessment of construction activities potentially damaging to 
biodiversity. 
2. Identification of "biodiversity protection zones". 
3. Practical measures (both physical measures and sensitive working 
practices) to avoid or reduce ecological impacts during construction (may be 
provided as a set of method statements). 
4. The location and timing of sensitive works to avoid harm to biodiversity 
features. 
5. The times during construction when specialist ecologists need to be 
present on site to oversee works. 
6. Responsible persons and lines of communication. 
7. The role and responsibilities on site of an ecological clerk of works 
(ECoW) or similarly competent person. 
8. Use of protective fences, exclusion barriers and warning signs. 
9. Containment, control, and removal of any invasive non-native species 
present on site. 
 
The approved CEMP (Biodiversity) shall be adhered to and implemented 
throughout the construction period strictly in accordance with the approved 
details, unless otherwise agreed in writing by the Local Planning Authority. 
 

22 No development shall take place until an Ecological Design, Management 
and Monitoring Strategy (EDMMS) for the provision of a minimum 10% on-
site biodiversity net gain, has been submitted to and approved in writing by 
the Local Planning Authority. The EDMMS shall include the following: 
1. Description and evaluation of habitat/features proposed (to include full 
Metric (using most current version) and details of condition assessments). 
2. Identification of adequate baseline conditions (for management and 
monitoring purposes) prior to the start of works (to include full Metric (using 
most current version) and details of condition assessments). 
3. Aims and objectives for the proposed works. 
4. Site specific and wider ecological trends and constraints that might 
influence works. 
5. Details of the body/organisation/person/s responsible for undertaking 
the works and lines of communication. 
6. Details of the legal and funding mechanism(s) by which the 
implementation of the EDMMS will be secured by the developer with those 
responsible for its delivery. 
7. Detailed design(s) and/or working method(s) to achieve stated 
objectives including type/source of materials, disposal of any wastes arising 
from works and appropriate scale plans showing location/area of proposed 
works. 
8. Works Schedule, aligned with any proposed phasing and including an 
annual work plan capable of being rolled forward over a five-year period. 
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9. Prescriptions for initial aftercare and long-term management that will 
ensure the aims/objectives are met. 
10. Details for on-going monitoring in years 2, 5, 10, 15, 20, 25 and 30, 
including: 
 
a. Appropriate success criteria, thresholds, triggers, and targets against 
which the effectiveness of the work can be measured. 
b. Methods for data gathering and analysis. 
c. Location, timing, and duration of monitoring 
d. Review, and where appropriate, publication of results and outcomes, 
including when monitoring reports will be submitted to the Local Planning 
Authority. 
e. How contingencies and/or remedial action will be identified, agreed 
with the Local Planning Authority, and implemented so that the original 
aims/objectives of the approved scheme are met. 
 
The EDMMS shall be implemented in accordance with the approved details 
and all habitats/features shall be retained in that manner thereafter. 
                                                   

23 Prior to any works commencing, an air quality assessment must be submitted 
to and approved in writing by the Local Planning Authority. The assessment 
shall include full details of the measures necessary to mitigate the emissions 
as calculated in the assessment which shall be implemented prior to the 
occupation of any dwellings.  
 

24 Prior to commencement of development the applicant shall prepare and 
submit for approval in writing, an Employment and Skills Plan. Following 
approval of the Employment and Skills Plan the developer will implement and 
promote the objectives of the approved plan. 
 

25 No development above damp-proof course (DPC) level shall take place 
unless and until details of the proposed location of the required fire hydrants 
have been submitted to and approved in writing by the Local Planning 
Authority in consultation with West Sussex County Council's Fire and Rescue 
Service. 
 
Prior to the first occupation of any dwelling or building forming part of the 
proposed development, the applicant/developer shall at their own expense 
install the required fire hydrants (or in a phased programme if a large 
development) in the approved locations to BS:750 standards or stored water 
supply and arrange for their connection to a water supply which is appropriate 
in terms of both pressure and volume for the purposes of firefighting. 
 
The fire hydrants shall thereafter be maintained as part of the development 
by the water undertaker at the expense of the Fire and Rescue Service if 
adopted as part of the public mains supply (Fire Services Act 2004) or by the 
owner/occupier if the installation is retained as a private network. 
 

26 Details of bat tubes, bricks or boxes shall be submitted to and approved in 
writing by the Local Planning Authority prior to any development above damp-
proof course (DPC) level. 
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No less than 48 bat tubes or bricks shall be provided, and the details shall 
include the exact location, specification, and design of the habitats. The bat 
tubes, bricks or boxes shall be installed with the development prior to the first 
occupation of the building/s to which they form part or the first use of the space 
in which they are contained. 
 
The bat tubes, bricks or boxes shall be installed strictly in accordance with the 
details so approved and shall be permanently maintained in good working 
condition thereafter. 
 

27 Details of integral nesting bricks shall be submitted to and approved in writing 
by the Local Planning Authority prior to any development above damp-proof 
course (DPC) level. 
 
No less than 48 integral universal nesting bricks shall be provided, and the 
details shall include the exact location, specification, and design of the bricks. 
The bricks shall be installed within the development prior to the first 
occupation of the building/s to which they form part or the first use of the space 
in which they are contained. 
 
The nesting bricks shall be installed strictly in accordance with the details so 
approved and shall be permanently maintained in good working condition as 
such thereafter. 
 

28 No part of the development shall be first occupied until such time as the 
vehicular access serving the development has been constructed in 
accordance with the details shown on drawing 332610169-STN-GEN-SW-
DR-H-003. 
 

29 No part of the development shall be first occupied until the road(s), footways, 
and casual parking areas serving the development have been constructed, 
surfaced, and drained in accordance with the plans and details approved by 
the reserved matters permission and the relevant drainage conditions. 
 

30 No dwelling shall be first occupied until the car parking serving the respective 
dwellings has been constructed in accordance with plans and details 
approved by the reserved matters permission. Once provided the spaces 
shall thereafter be retained at all times for their designated purpose. 
 

31 No piling or any other foundation construction using penetrative methods 
shall be carried out other than with the express written consent of the local 
planning authority (who shall consult with the Environment Agency & 
Portsmouth Water). The development shall be carried out in accordance 
with the approved details. 
 
A piling risk assessment and method statement (detailing the depth and 
type of piling to be undertaken and the methodology by which such piling 
will be carried out, including measures to prevent and minimise the potential 
for damage to subsurface water infrastructure, vibration, and the programme 
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for the works) should be submitted to and approved in writing in consultation 
with Portsmouth Water. It must be demonstrated that any proposed piling: 
 
a. Will not result in contamination of groundwater. 
b. Will not increase risk to drinking water supplies (including turbidity); and 
c. Will not deteriorate the transmissivity of the aquifer. 
 

 

  
  

 
 

 

 
 
 



 

 

Appendix C Presentation to Public 
Meeting (08-08-2025) 



S L R C O N S U L T I N G . C O M

Welcome to the Public Consultation 
Event for the Draft Proposals

Aug 2025

Land South of 
Smugglers’ Lane, 
Barns Green

(Draft Street Scene Sketch – Land South of Smugglers’ Lane)



Nick Billington
Principal Planner

Introductions
In Attendance Today

Aidan Robson
Planning Director

Our Team

Tim Wood
Drainage Engineer

Neil Marshall
Transport Consultant

• Architects
• Landscape Architects
• Heritage and Archaeology Consultant
• Ecologists 
• Air Quality, Lighting and Noise Specialists
• Arboriculturist



Where is the Site?

PROPOSED SITE

BARNS 
GREEN 

SUMNERS PONDS 
FISHERY & CAMPSITE

Residential 
Development

The Queen’s 
Head Pub 

+
Post Office & 
Village Shop 

1

2

1. View of the Site from the 
northwest corner

2. View of the Site from the 
southwest corner

3. View of the Site (left) from Chapel Road

3



The Site and
 Surrounding Context



What is our Vision?

“Create a place 
which is sensitive to 

its landscape setting, 
and which will create 

an attractive 
residential 

environment where 
people will aspire to 

live.”

About 65 New 
Homes

35% Affordable 
Housing

Sustainable 
Development

Pedestrian and 
Cycle priority

New village green 
public space

Play Space



What is being proposed?

▪ About 65 New Homes*

▪ 35% New Affordable Homes

▪ Attractive publicly accessible 
Open Space and Play Area along 
the front of the site

▪ New Access Road & Pedestrian 
and Cycle Links

▪ Sustainable Drainage Systems 
(SuDS)

▪ Provision of 10% Biodiversity Net 
Gain

*subject to finalised proposals



Respecting the Local Environment

1Ancient Woodland Buffer 

(15 metres)

Village Green Frontage / 
Open Space

Homes in keeping with local 
character (2 storey) and 

respecting traditional 
architectural style

Enhancing habitats with new 
planting and landscaping and 
achieving a Biodiversity net 

gain of 10%

Responsibly managing flood 
risk



• Respect design of 
local homes

• Set back from 
Chapel road and 
historic properties

• Highly efficient, in 
accordance with 
the current 
Building 
Regulations

How Will It 
Look?



Accessing 
the site
• Chapel Road widened 

in the vicinity of the 
access

• New pedestrian 
crossings provided to 
enable safe access to 
and from the shop, 
village, and rights of 
way

• Informal parking 
outside the shop 
retained in number 
and location

• No traffic regulation 
orders (parking 
controls) necessary



Managing 
Flood Risk
• Detailed, site specific 

flood risk modelling 
undertaken

• Opening up of culverted 
water course, removing 
a maintenance liability 
and reducing flood risk 
on Chapel Road 

• Drainage Basins to hold 
surface water on site 
and gradually release at 
existing run off rates 

• Naturalistic design to 
avoid an over 
engineered appearance 
and provide ecology 
benefits 



Benefits for the Community
New Homes
•Including new affordable homes
•In keeping with local character – 2-storeys and a varied mix 

Village Green Frontage
•Maintains sense of openness in this area
•New play area to complement existing spaces

Potential to improve Surface Water Drainage along Chapel Road
•Implementation of naturalistic Sustainable Drainage Systems (SuDS)

Potential to improve traffic along Chapel Road
•Provision of traffic calming and retention of parking for shop on Chapel Road
•Addition of informal crossings

Financial Contributions towards local community infrastructure via CIL



What Happens Next?

Prior to Submission
Draft Proposals 

Consultation

Finalising 
Layout and 
Design for 
Planning

Planning 
Application 
Submission

Decision Construction

We Are 
Here

The layout and 
design may be 

updated in line with 
comments received 

following this 
consultation event, 
in consultation with 
relevant consultees, 
and as we undertake 
further assessments.

Once the application is 
validated by Horsham 

District Council, you will 
have access to the 

submission documents 
via the Council and have 

the opportunity to 
provide your comments 

on the planning 
application. 

Expected 13 
weeks following 
validation of the 

planning 
application.Have your say 

today

Aug 2025 Between Aug and Sep 2025 Expected in Sep 2025 Expected in Nov/Dec 2025 2026/2027



Do you 
have any 
questions?

Thank you for your time today.



 

 

 




