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Bellway Homes is seeking Full Planning Permission, from Horsham District Council, for 
a residential development of 180 homes located on land to the west of Ashington.

‘Erection of 180 dwellings, sports pavilion, sport pitches 
and allotments; with associated access, landscaping, 
open space and infrastructure.’

This application has been prepared by a comprehensive 
Professional Team across a range of disciplines, including 
the following contributors to this Design and Access 
Statement:

	B Urban Design & Architecture:	 DHA Architecture
	B Landscape & Ecology:	 Allen Pyke
	B Arboriculture:	 Keen Consultants
	B Planning:	 Savills
	B Transport & Highways:	 Motion

In developing this site, Bellway Homes is seeking to create 
a new environment which enhances both the landscape 
and the built character of the neighbourhood, delivering a 
sustainable community in Ashington.  

In the following chapters we illustrate our design principles 
and concepts for the new development:  the memorable, 
legible masterplan, safe and accessible movement network, 
characterful landscaping, and distinctive, contextual 
architectural language and materials palette. 

Bellway Homes is proud of these proposals and is committed 
to carrying out this exemplar development.

introduction
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Our Vision:  
“A contained development which delivers the 

Neighbourhood Plan aspirations for new community 
facilities and much-needed new housing”
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POLICY ASH11: LAND WEST OF ASHINGTON SCHOOL 
 
Land west of Ashington School (approximately 18.5 hectares as identified on the Policies Map 
and in Figure 8.2) is allocated for approximately 150 dwellings and development proposals 
will be supported subject to the following criteria: 
 
Housing and Design: 

i. it provides a mix of dwelling sizes in accordance with relevant policies in the 
development plan;  

ii. at least 25% of all units are designed to meet the needs of older people, with an 
appropriate split of the provision based on the mix of market and affordable properties; 

iii. affordable housing is provided to meet the requirements of the relevant policies in the 
development plan;  

iv. the design of the dwellings reflects the character of the surrounding area. 
 
Layout: 

v. built development is confined to the central part of the site as shown on Figure 8.2; 
vi. open space in the west and south of the site is available for public access, accompanied 

by a suitable management plan to be agreed by the local planning authority. 
 
Accessibility: 

vii. the provision of appropriate vehicle access into the site from Church Close;  
viii. the provision of appropriate pedestrian access which provides direct and safe linkages 

into the Walkway Routes identified in Policy ASH2;  
ix. where it is within or adjacent to the site, the upgrading of Public Right of Way FP2607 

so that it is capable of everyday use all year-round and has suitable lighting for use 
after dark;  

x. upgrading of Public Right of Way FP2611 to a high quality shared footpath and 
cyclepath which links up to Malthouse Lane 

xi. retention of Forest School activities on the western part of the site, along with safe 
footpath access, for use by the school, from Ashington Primary School to this area and 
to the Forest School activity area to the south-west of the site. 

 
Employment and community infrastructure: 

xii. the provision of commercial floorspace (Use Class B1) on flexible terms, subject to 
meeting the requirements of Policy ASH9 (Small Scale and ‘Move on’ Employment 
Development) – this could be as part of a multi-user community facility at the 
Ashington Community Cluster;   

xiii. the provision of a full-sized (11-a-side) grass football pitch for community use; 
xiv. land and contributions towards the provision of a full-sized (11-a-side), floodlit Multi-

Use Games Area primarily for football use; 
xv. land and contributions towards the provision of a sports pavilion, changing rooms and 

equipment storage facility; 
xvi. the provision of allotments on site and the retention of allotment facilities immediately 

adjacent to Ashington School specifically for school use; 
xvii. contributions towards the delivery of other community infrastructure identified in 

Policy ASH8 (Ashington Community Cluster) where it is not delivered on the site. 
xviii. contributions for education as well as the allocation of 0.1 hectares of land adjoining 

the Ashington Primary School site, closest to the existing school buildings, to enable 
school expansion to mitigate allocated development; 
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xix. safeguarding of a further 0.44 hectares of land adjoining the existing school site for 
further school expansion if required. 

 
 

Flooding: 
xx. provision for flood mitigation works to address flood issues at Mill Lane. 

 
Heritage: 
xxi. the setting of the listed buildings, Church Farm House and St Peter and St Paul’s Church, 

is protected; 
xxii. in order to protect the setting of the scheduled monument and archaeological remains 

in the south of the site, no built development occurs in this area; 
xxiii. views to and from Church Farm House and St Peter and St Paul’s Church are retained. 
 
Other principles: 
xxiv. mature trees are retained on the site; 
xxv. enhance the setting of the South Downs National Park, including through the provision 

of an appropriate landscape buffer in line with the requirements of Policy ASH5 
(Landscaping and Countryside Access); 

xxvi. the submission of a minerals resource assessment to ensure the viable mineral 
resources are not permanently sterilised by development; 

xxvii. occupation of the development is phased to align with the delivery of sewerage 
infrastructure, in liaison with the service provider; 

xxviii. the layout is planned to ensure future access to existing sewerage infrastructure for 
maintenance and upsizing purposes. 
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Figure 8.2: Key principles for developm
ent of land w

est of Ashington School  

 

The development of this site is established by the Ashington 
Neighbourhood Plan as reproduced below and right.
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bringing the community’s 
vision to life

Inspiring residents to engage with the locality, 
and with each other - and to look after and 
maintain the high quality of their surroundings...

...and creating a new thriving, flourishing place.

	B Guided by the Neighbourhood Plan Policy ASH11, Horsham Local 
Plan and Supplementary Planning Documents. 

	B Guided by stakeholder engagement in the pre-application design 
process, including the local planning authority, a public exhibition 
held with the local community, and specific feedback sessions 
with the parish council, immediate neighbors and local residents 
offering useful local knowledge to promote place making with 
public accessible open space, sports facilities and allotments.

	B Providing community facilities and heritage conservation. 

	B With attractive landscaped open space including allotments, 
sports, play and recreation.

	B With streets and spaces which will enrich the character of 
Ashington, incorporating landscaping and trees as part of their 
character.

	B Creating biodiversity enhancements and creating new habitats.

	B Offering 180 new homes - from starter homes to family houses - 
including 63 affordable homes, and accessible housing for older 
people.

	B Utilising a fabric first approach to sustainable construction, to 
ensure that energy demand and CO2 emissions are minimised, 
and using a combination of solar photovoltaic and air source heat 
pumps to demonstrate a 54% reduction compared to the Building 
Regulations baseline.

ref.1	ref.1	 The Development 
Proposals
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Attenuation basin drainage feature.

Proposed location of sports pavilion 
with south facing outdoor amenity 

area and parking facility.

Western field retained as open 
space and to incorporate a 

sports pitch (MUGA) designed to 
Sport England specifications.

Proposed location of Local 
Equipped Area of Play (LEAP).

Existing tree belt retained with 
dwellings and infrastructure road 
set back to create an east/west 

greenway connectivity route linking 
the western sports pitch and pavilion 

with Ashington C of E First School.

Proposed development pulled back 
from perimeter edges allowing 

dwellings to aspect existing hedgerows 
and drainage swale features, 

safeguarding their important status.

Significant existing tree retained 
and incorporated into the layout 
design as a focal feature.

Extents of existing north/south 
hedgerow, trees and drainage ditches 
retained.  Landscape enhancements to 
be provided to form an attractive open 
space frontage to proposed dwellings.

Proposed location of Local 
Area of Play (LAP).

Primary spine road with pedestrian 
footpath set back from the 
carriageway to create green verges 
capable of supporting street trees 
and additional landscaping.

Main access road into the proposed 
development site from Church Close 
runs parallel to the southern boundary 
of St Peter and St Paul’s Church.

Existing pond retained with additional 
landscaping incorporated to create 
an attractive arrival feature to 
the proposed development.

Southern field retained as open 
space and to incorporate a 
grass sports pitch designed to 
Sport England specifications.
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Introducing the ten characteristics
35 Well-designed places have individual 
characteristics which work together to 
create its physical Character. The ten 
characteristics help to nurture and sustain a 
sense of Community. They work to positively 
address environmental issues affecting 
Climate. They all contribute towards the 
cross-cutting themes for good design set out 
in the National Planning Policy Framework. 
36 The ten characteristics set out in Part 2 
are:

■■  Context  – enhances the surroundings.

■■  Identity  – attractive and distinctive.

■■  Built form  – a coherent pattern of 
development.

■■  Movement  – accessible and easy to 
move around.

■■  Nature  – enhanced and optimised.

■■  Public spaces  – safe, social and 
inclusive.

■■  Uses  – mixed and integrated.

■■  Homes and buildings  – functional, 
healthy and sustainable.

■■  Resources  – efficient and resilient.

■■  Lifespan  – made to last.

The ten characteristics of well-designed places
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land west of ashington...
national design guide:

ref.2	ref.2	 Offering a Contextual 
& Welcoming Identity
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Introducing the ten characteristics
35 Well-designed places have individual 
characteristics which work together to 
create its physical Character. The ten 
characteristics help to nurture and sustain a 
sense of Community. They work to positively 
address environmental issues affecting 
Climate. They all contribute towards the 
cross-cutting themes for good design set out 
in the National Planning Policy Framework. 
36 The ten characteristics set out in Part 2 
are:

■■  Context  – enhances the surroundings.

■■  Identity  – attractive and distinctive.

■■  Built form  – a coherent pattern of 
development.

■■  Movement  – accessible and easy to 
move around.

■■  Nature  – enhanced and optimised.

■■  Public spaces  – safe, social and 
inclusive.

■■  Uses  – mixed and integrated.

■■  Homes and buildings  – functional, 
healthy and sustainable.

■■  Resources  – efficient and resilient.

■■  Lifespan  – made to last.
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A well-designed place

C
l i

m
a

t e                         C h a r a
c

t e
r

 

C o m m u n i t y

  L i fespan

b
u

il
d

in
g

s
H

o
m

es
 a

n
d 

 

P u b l i c  s p a c e s

  R
es

ourc

es Identi t y

C ontex t

N a t u r e

  Built form

U
s e s

M

ove m
en

t

Enhanced 
and 

optimised
Safe, social 

and inclusive

Mixed and 
integrated

Functional, healthy 
and sustainable

Efficient and 
resilient

Made to last Enhances the 
surroundings

Attractive and 
distinctive

A coherent 
pattern of 

development

Accessible and 
easy to move 

around

B
u

il
t 

F
o

rm
B

u
il

t 
F

o
rm

U
se

s
U

se
s

la
nd

 w
es

t o
f a

sh
in

gt
on

...
national design guide:

ref.3	ref.3	 Providing Sustainable & 
Integrated New Homes

6introduction



 … is inspired by Ashington’s 

unique characteristics
 … is designed to become 

an established part of 

the village

 … has
 dist

inctive placemaking 

to e
stab

lish a strong 

sen
se o

f ownership

 … use
s tra

ditional 

mater
ials for a long 

mainte
nance-free 

lifes
pan

 
…

wi
ll m

an
ag

e 
res

ou
rce

s 

fo
r b

ot
h 

en
vir

on
men

tal
 

be
ne

fit 
& 

eff
ici

en
cy

 
…

of
fe

rs
 m

od
ern

, 

low
-m

ain
ten

an
ce

, 

en
er

gy
-e

ffic
ien

t 

ne
w 

ho
me

s

 
…

de
liv

er
s 

go
od

 q
ua

lit
y 

in
te

rn
al

 &
 e

xt
er

na
l 

en
vir

on
m

en
ts

 fo
r t

he
 

ne
w 

re
si

de
nt

s
 

…
pr

ov
id

es
 a

da
pt

ab
le

 &
 

ac
ce

ss
ib

le
 h

om
es

 …
off

ers
 a 

wi
de

 va
rie

ty 
of

 

dw
elli

ng
 ty

pe
s

 …
en

su
res

 af
for

da
ble

 

& p

riv
ate

 ho
me

s 

are

 in
teg

ra
ted

 &
 

un

dif
fer

en
tia

te
d

 …
will have a welcom

ing 
character & identity 

 …
has a considered, 

contextual design 

response to this 

unique site

 
…

is 
de

si
gn

ed
 to

 b
e 

an
 

ac
ce

ss
ib

le
, c

om
pa

ct
, 

wa
lka

bl
e 

ne
ig

hb
ou

rh
oo

d
 

…
ha

s 
st

re
et

s 
& 

sp
ac

es
 

de
sig

ne
d 

w
ith

 tr
ee

s 
& 

so
ft 

la
nd

sc
ap

in
g 

as
 p

ar
t o

f t
he

ir 
ch

ar
ac

te
r

 …
pro

vid
es

 a 
leg

ibl
e,

 

co
nn

ec
ted

 m
ov

em
en

t 

ne
two

rk 
thr

ou
gh

 &
 b

ey
on

d 

the
 de

ve
lop

me
nt

 … has a connected 

network of natural 

landscaped amenity 
and

 

social spaces

 … will preserve & reinforce
 

existing landscape feat
ures

, 

environments & trees

 … includes places 
designed for play, 

socialising & community 

activities for all ages

 … will have a high quality public 

realm with good surveillance

8

Introducing the ten characteristics
35 Well-designed places have individual 
characteristics which work together to 
create its physical Character. The ten 
characteristics help to nurture and sustain a 
sense of Community. They work to positively 
address environmental issues affecting 
Climate. They all contribute towards the 
cross-cutting themes for good design set out 
in the National Planning Policy Framework. 
36 The ten characteristics set out in Part 2 
are:

■■  Context  – enhances the surroundings.

■■  Identity  – attractive and distinctive.

■■  Built form  – a coherent pattern of 
development.

■■  Movement  – accessible and easy to 
move around.

■■  Nature  – enhanced and optimised.

■■  Public spaces  – safe, social and 
inclusive.

■■  Uses  – mixed and integrated.

■■  Homes and buildings  – functional, 
healthy and sustainable.

■■  Resources  – efficient and resilient.

■■  Lifespan  – made to last.
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national design guide:
ref.4	ref.4	 Creating a Legible, 

Accessible, Connected 
Public Realm
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The National 
Design Guide

The recently introduced National Design Guide seeks 
to outline and illustrate the Government’s priorities for 
well-designed places, in the form of ten characteristics 
(opposite).  It is based on national planning policy, 
practice guidance and objectives for good design as 
set out in the National Planning Policy Framework and 
supports paragraph 134 which states that permission 
should be refused for development of poor design that 
fails to take the opportunities available for improving the 
character and quality of an area and the way it functions.  

The summary above, together with the detailed 
information provided within this document, demonstrate 
that these proposals for the Ashington development 
will result in a well-designed, characterful place, which 
carefully considers and positively responds to these ten 
characteristics in a mutually supporting way. 

Building for 
a Healthy Life

Building for a Healthy Life is the latest edition of and 
new name for Building for Life 12.  It is a Design Code 
to help people improve the design of new and growing 
neighbourhoods, produced by Design for Homes in 
partnership with Homes England, NHS England and 
NHS Improvement.  It sets out 12 considerations to 
create successful places - from macro through to micro 
scale.  These considerations are addressed within every 
chapter of this document on the following pages:

INTEGRATED NEIGHBOURHOODS

B	 Natural connections	 25
B	 Walking, cycling & public transport	 10, 26, 39
B	 Facilities & services	 27
B	 Homes for everyone	 49

DISTINCTIVE PLACES

B	 Making the most of what’s there	 24
B	 A memorable character	 35, 51
B	 Well defined streets & spaces	 36
B	 Easy to find your way around	 37

STREETS FOR ALL

B	 Healthy streets	 38
B	 Cycle & car parking	 45
B	 Green & blue infrastructure	 43
B	 Back of pavement, front of home	 44

building for a healthy life  
& the national design guide

Building for a Healthy Life
A Design Code for neighbourhoods, streets, homes and public spaces

Planning practice guidance for beautiful, enduring and successful places

National Design Guide
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Introducing the ten characteristics
35 Well-designed places have individual 
characteristics which work together to 
create its physical Character. The ten 
characteristics help to nurture and sustain a 
sense of Community. They work to positively 
address environmental issues affecting 
Climate. They all contribute towards the 
cross-cutting themes for good design set out 
in the National Planning Policy Framework. 
36 The ten characteristics set out in Part 2 
are:

■■  Context  – enhances the surroundings.

■■  Identity  – attractive and distinctive.

■■  Built form  – a coherent pattern of 
development.

■■  Movement  – accessible and easy to 
move around.

■■  Nature  – enhanced and optimised.

■■  Public spaces  – safe, social and 
inclusive.

■■  Uses  – mixed and integrated.

■■  Homes and buildings  – functional, 
healthy and sustainable.

■■  Resources  – efficient and resilient.

■■  Lifespan  – made to last.

The ten characteristics of well-designed places

A well-designed place
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the context of 
the development

“The steps taken to appraise the context of the development, and how 
the design of the development takes that context into account”

The Town and Country Planning (Development Management Procedure) (England) Order 2015



Ashington is an established village with 
amenity and open space, local retail areas 
and schools.
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ref.5:	 The wider context of Ashington showing the application site in relation to local facilities and services

the wider setting of 
the application site

Application Application 
SiteSite

Walking, Cycling & 
Public Transport

	B The proposed development will seek to dovetail with 
the community and transport infrastructure which is 
in place in the neighbourhood - so that short trips 
of up to three miles can be easily made on foot or 
by bicycle, helping to improve public health and air 
quality, whilst also reducing local congestion and 
carbon emissions.

Recreation 
ground

Place of worship

Community 
facility

School/ 
pre-school

Local retail 
centre

Garage/car 
showroom

Petrol station

Public house



The Inspiring Local 
Townscape Context

We are committed to creating a new built 
environment which reflects the distinctive 
character of Ashington Village.

	B Ashington’s townscape character is very mixed - 
however amongst the less distinctive streets lie some 
attractive historic pockets, as well as some recent 
developments which represent successful interpretations 
of historic vernaculars.

	B These sources of inspiration offer stimulus to deliver 
a design solution for this development which reflects 
and responds to what is particularly characterful and 
recognisable about this neighbourhood.  

	B These inspiring streets, spaces, buildings and materials 
are illustrated overleaf.

the context of the development 11

ref.9

ref.10

ref.10

ref.8

ref.7

ref.6	ref.6	 Ashington’s 
Townscape Context

Application Application 
SiteSite

ref.8



The Inspiration:  

	B ‘Keynote’ 3-storey buildings which announce the 
centre of the village, around the tile-hung Red 
Lion and its open frontage space.  

	B Distinctive converted barn with black 
weatherboarding and half-hipped roof.

	B Prominent rendered 2/3-storey terrace, with larger 
sash windows and quoins, and ground floor retail.  

	B More low-key historic rendered cottages.

ref.8	ref.8	 The Historic Village Core
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The Inspiration - pockets of historic interest in 
amongst more recent dwellings:

	B Mill Cottages - attractive rural terrace, small 
cottage windows and black timber extension.

	B Mill House - unusual building and roof forms, 
rendered frontage and ridged dormers.

	B Orchard & Laurel Cottages - tile hung with hips.

ref.9	ref.9	 Dispersed Historic Buildings
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The Inspiration - successful implementation of 
traditional features and materials in a recent 
development:

	B Traditional ‘cottage’ proportions and smaller 
casement windows.

	B Black weatherboarding and barn-style half-hips.

	B Larger detached dwellings creating a backdrop to 
a greenspace, with articulated roof forms.

ref.10	ref.10	 Church Close
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The Inspiration - successful implementation 
of traditional features and materials in recent 
developments:

	B The use of flint for prominent buildings.

	B Cottage-style proportions for windows & porches.

ref.11	ref.11	 Recent Developments



The Inspiring Local 
Heritage Assets

The Neighbourhood Plan recognises the Methodist Church 
and the Old School with its School House as key heritage 
assets for the village:

	B The Methodist Church has a distinctive flint facade with 
red brick detailing, within a prominent front gable.

	B The Old School also has a strong gable feature to the 
school room, with large windows lighting the interior 
spaces.

	B In addition, the Parish Church (Grade II* Listed) is 
another important civic building, in stone, with a 
distinctive flint boundary wall.

As these are unique civic buildings the proposals will not 
seek to mirror their townscape or architecture; however some 
of the materials - for example the flintwork - could be used in 
a more low-key manner,

the context of the development 16
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6 ENVIRONMENT 
6.1 Ashington is characterised by its rural nature and the high quality of its surrounding countryside. 

In particular, the South Downs to the south provides a landscape of the highest values and long 
distance views of Ashington village from a number of vantage points. The ANP seeks to address 
environmental issues facing the parish including: 

• The conservation and enhancement of the village’s local heritage assets and rural setting. 

• The protection of the green and rural nature of the Parish and its links to the countryside, 
including mitigating noise impacts from the A24. 

• Ensuring that all new development is designed to protect and enhance the landscape and 
minimise flood risk. 

Local heritage assets 
6.2 The Plan area contains 24 Grade II listed buildings. The Parish Church of St Peter and St Paul is 

Grade II* listed and forms a central point of the village. There is one Grade I listed building, 
located on the far western boundary of the parish. There are also two scheduled monuments4, 
one of which lies close to the allocated housing site Policy ASH11. 

6.3 National planning policy and the HDPF provides a strong framework of protection for these national 
heritage assets. However, Ashington has a number of unlisted buildings which are considered to 
be of heritage value. These are therefore considered to be Local Heritage Assets and are therefore 
‘locally listed’. Development which could affect their setting must address the requirements of 
Policy ASH4. 

6.4 The Residents Detailed Village Survey March 2017 identified the following ‘community interest’ 
buildings as being worthy of designation as Local Heritage Assets: 

• Methodist Church 

• The Old School and Old School House, Rectory Lane 

Methodist Church 

  

 
4 https://britishlistedbuildings.co.uk/england/Ashington-horsham-west-sussex#.XJkRouj7RhH  
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Methodist Church – today and in 1894 

6.5 In 1887, several Ashington people approached the Rev. Charles William Andrews, a junior 
Methodist minister on the Worthing Circuit, when he was conducting a service in Steyning.  He 
was invited to preach to people in Ashington. 

6.6 Being no chapel at that time he preached in the open air in the summer and either a barn or 
cottage in the winter. Such was the interest in Ashington that it was decided to build a chapel. 

6.7 Mrs. Caroline Horner had recently moved from London and bought the cottage now known as 
Quaker Cottage which had a large piece of land attached.  She willing donated the land where the 
chapel now stands. 

6.8 In 1890 an ‘iron’ chapel was erected but it was soon discovered that it was too hot in summer and 
very noisy when it rained. This chapel seated about 120 people. An appeal was made around the 
Methodist circuit and £300 was raised to replace the building with a brick construction. On 14th 
June 1894 the foundation stones were laid.  The stones are still visible around the building. On 
the southern side a number of bricks were laid bearing the initials on the donors.    

6.9 In 1912 the foundations of the Sunday School building were laid at the cost of £275 - this was the 
hall at the back of the Chapel. The plaque high up on the west side of the Chapel still can be seen. 
When it was built it stated that the Chapel was a Wesleyan Chapel.  This was changed some years 
later when certain branches of Methodism united under just the Methodist banner.  The plaque is 
still there today. 

6.10 The Sunday School building was used for many things.  Mostly during the first part of the 20th 
century it was used for what we would term a farmers market.  People came from miles around 
to buy local produce.  A men’s club, women’s sewing circle and at one time in the 1890s, a soup 
kitchen was established here.  It was the very hub of activity.  

6.11 Unfortunately the congregation dwindled and it was felt that the church was no longer a viable 
proposition.  It was then taken over by a children’s nursery. Perhaps this was fitting as the founder 
of Methodism, John Wesley, always believed in the education of children which he spread through 
the teachings of literacy in his Sunday Schools. 

The Old School and Old School House 

  

The Old School House – today and in 1872 
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6.12 The 1870 Education Act required children from the age of 4/5 to the age of 12 be compulsorily 
educated. Up to this time no school is recorded in Ashington. The first official school was duly 
opened on 14th October 1872. A total of 52 children were entered on the register – whilst this 
register is no longer in existence, one from 1889 is.  

6.13 When the attendance fell off around the beginning of August each year, Miss Lawrence the 
headmistress closed the school so that the children could help with the harvest. As Ashington was 
basically an agricultural village all hands were needed. 

6.14 Subjects at the beginning were just what would be termed the ‘three Rs’. Most people were 
illiterate at this time. Some men could sign their names but this did not mean that they could write 
or indeed read. Today we think that reading and writing go together but in the past these were 
two very distinct subjects. It was noted by Miss Lawrence that Geography and Grammar were 
added to the curriculum. When the Rev. Heurtley became Rector in 1878 he insisted on giving 
scripture lessons. 

6.15 Today the two parts of the former school are separate, with one (the Old School) used as a 
children’s nursery and the other (the Old School House) a private residential property.  

 

POLICY ASH4: LOCAL HERITAGE ASSETS 
 
Development proposals affecting local heritage assets, either directly or indirectly, 
should respect the significance of the local context of the asset as well as the 
positive contribution that the heritage asset makes to local character and 
distinctiveness. It should be demonstrated how proposals will contribute to the 
conservation and enhancement of the heritage asset and its setting. In particular 
the following buildings are considered to represent local heritage assets: 

i. The Methodist Church 
ii. The Old School and Old School House, Rectory Lane 

 

Landscaping and links into the countryside 
6.16 New development, particularly that which is located on the edge of the existing village, needs to 

be well landscaped to avoid creating a ‘hard edge’ to the village. With such high quality views into 
the village from the high points on the edge of the South Downs National Park to the south, it 
becomes even more important that the design of the development provides an appropriate 
transition between urban edge and the wide open countryside.  

6.17 In addition, these developments on the edge of the village will often cross land which either 
currently links the village with the open countryside or provides the potential to create a better 
link. The community of Ashington identified access to the countryside as an important issue and, 
whilst there is a good public rights of way (PROW) network, there are some places where it does 
not link up as well as it could. Certain site allocations are specifically required to provide particular 
PROW linkages but all sites should, where possible, seek to link up to the PROW network or at 
least ensure that linkages can be made at a later date. 

 

ref.12:	Local Heritage Assets - defined within the Neighbourhood Plan 

ref.13:	Ashington Parish Church & its flint boundary wall
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The Inspiring Local 
Landscape Context

(prepared by Allen Pyke)

We are committed to creating green and 
blue infrastructure which reflects the 
distinctive character of Ashington Village.

	B The village is well contained by its mature boundary 
vegetation along the A24 road corridor (to the east) and 
along the interface with the countryside to the north, 
south and west.

	B The landscape is generally flat with occasional gentle 
undulations to the north of the village and beyond its 
edges. 

	B The existing community facilities are central to the village 
and well overlooked.

	B There is an opportunity to  improve the interface and 
connections between the village and its surrounding 
countryside by improving visual connections and 
enhancing wildlife and amenity corridors formed by the 
mature woodland areas and hedgerows.

ref.14	ref.14	 Ashington’s 
Landscape Context

Application Application 
SiteSite



... to identify, understand and respond to the 
opportunities and the constraints

... for the development to make the most of the 
site’s green and blue assets, topography, 
views and connections

Foster Lane

Willard Way

Covert Mead

Ashington CE 
Primary School

Ashington 
Community Centre

Ashington 
Parish Church
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the particular characteristics 
of the application site
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ref.16	ref.16	 Making the Most 
of What’s There
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Extents of existing woodland tree belts.

Extents of north/south existing hedgerows and 
trees.

Views over adjacent areas of open space.

Sensitive relationship between existing tree belts 
and woodland areas and proposed development 
land.

Significant existing stand-alone trees to be 
retained.

Areas of land set aside for open space and 
sports provision.

Visual link from development site through to 
Ashington C of E First School.

Protected access to Ashington C of E First 
School activity area.

Existing Public Right of Way (PROW) – Footpath 
FP2607.

Existing pond to be retained.

Proposed vehicular and pedestrian access to 
development site from Church Close.

Existing swales and drainage ditches running 
through and around the perimeter of the 
development site to be retained.

Visual link through to development site from 
Church Close.

Existing industrial sheds to be demolished.
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ref.17	ref.17	 Natural Connections
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Existing pedestrian and vehicular routes along 
Church Close.

Location for the main pedestrian and vehicular 
access into the proposed development.

Retained and protected pedestrian access to 
Ashington C of E First School.

Connectivity points ensuring a maintained 
pedestrian route between Ashington C of E First 
School and dedicated activity areas.

Potential pedestrian connectivity route from 
proposed development through to Ashington C of 
E First School.

Existing Public Right of Way (PROW) – Footpath 
FP2607.

Potential pedestrian connectivity route from 
proposed development to existing Public Right 
of Way.

Potential vehicular and/or pedestrian connectivity 
routes linking the separate land parcels together.

Potential future access through to adjoining land 
to the west.

Potential access through to proposed southern 
open space with sports provision utilising existing 
gate.  Potential access through to adjoining land 
to the south.
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ref.18	ref.18	 Walking, Cycling 
& Public Transport
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Existing pedestrian, cycling and vehicular routes 
along Church Close.

Location for the main vehicular and cycle access 
into the proposed development from Church 
Close.

Location for the main pedestrian access into the 
proposed development from Church Close.

Location for secondary pedestrian access from 
the proposed development through to Ashington 
C of E First School.

Location for secondary pedestrian access 
from the proposed development through to the 
existing Public Right of Way.

Pedestrian points of access through to Ashington 
C of E First School protected access route.

Pedestrian access through to proposed southern 
open space with sports provision utilising existing 
gate.

Private access through to adjoining land parcel.
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ref.19	ref.19	 Facilities 
& Services

the context of the development 22

Vehicular route from the proposed development 
to local facilities and services to the east.

Primary pedestrian and cycle route from the 
proposed development towards local facilities 
and services to the east.

Secondary pedestrian and cycle route from the 
proposed development towards local facilities 
and services to the east via Ashington C of E 
First School.

Secondary pedestrian and cycle route from 
the proposed development towards local 
facilities and services to the north and east with 
connection to the existing Public Right of Way.
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Establishing Development Parameters 
& Formulating the Design Approach

Development Form & Structure
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how the design takes 
this context into account

Perimeter block housing 
cell arrangement.

Private rear garden spaces.

Proposed vehicular, pedestrian 
and cycle movement network.

Existing perimeter hedgerows and 
drainage ditches retained, with the 

proposed development set back 
respecting boundary edges.

Existing woodland area and 
significant tree belt to be retained.

Existing north/south hedgerow and 
trees retained and incorporated 
into the development proposal.

Existing significant trees 
retained and incorporated into 
the development proposal.
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Making the Most 
of What’s There

	B A shared vision that makes use of the topography and other 
existing assets on and beyond the site - and integrating 
existing site features into the place.

	B Drawing all these considerations together to get the street, 
block and open space structure right from the start.

	B Identifying opportunities to integrate existing features of 
value:  both natural and manmade, on or beyond the site.

Housing development cells have been designed 
to provide proposed dwellings with an outward 
looking aspect, taking advantage of views over 
open space.

The protected access route to Ashington C of E 
First School Activity Area has been maintained 
and factored into the layout design proposal.

Existing significant trees have been retained and 
incorporated into the layout design as a focal 
feature.

Extents of north/south existing hedgerows 
and trees retained and incorporated into the 
development proposal.

Dwelling frontages set back to provide views 
over natural green space connectivity routes.

Principal east/west greenway route connecting 
open space and sports pitch facilities with 
Ashington C of E First School.

Pedestrian footpath connection provided 
connecting the proposed development walking 
routes with the existing Public Right of Way.
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Natural 
Connections

	B Understanding the wider context - and creating a place that 
is well integrated into the site and the wider natural and 
built surroundings - a connected place that is easy to move 
through and around.

	B Connecting to places, facilities and services, into and 
through the site - creating a strong and direct street, path 
and open space network.

	B Responding to how water flows and nature moves across the 
site and the wider surroundings.

Pedestrian and cycle connections through the 
development scheme linking to Church Close, 
Ashington C of E First School, The Public Right 
of Way, the protected school access route and 
proposed sports facilities and open space areas.

North/south and east/west greenway 
connections.

Protected access route to Ashington C of E First 
School.

Existing Public Right of Way.
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Walking, Cycling & 
Public Transport

	B Ensuring access for all - promoting and making walking an 
easier choice for short journeys.

	B Streets and paths that connect people to places and public 
transport services in the most direct way, making car-free 
travel more attractive, safe and convenient.

	B Making sure that all streets and routes pass in front of 
people’s homes – providing natural surveillance over the 
public realm.

	B Connecting to the existing protected Public Right of Way.

The proposed main spine road infrastructure 
provides a direct and straight street typology 
allowing ease of movement through the 
proposed development.

Good pedestrian and cycle connections between 
different phases of the development.

Main spine road and pedestrian footpaths 
separated with green verges, allowing for 
the inclusion of street trees and additional 
landscaping features.

Minimum road width for vehicles provided, 
allowing for a fair sharing of the street space 
width for pedestrian and cyclist movement.

View towards the front of the dwellings from the 
Public Realm.

Secondary and tertiary streets and lanes logically 
positioned, providing ease of movement within 
each development parcel.
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Facilities  
& Services

	B Providing the new community facilities in the locations 
established by the Neighbourhood Plan - in the best location 
for those walking, cycling and using public transport - 
providing opportunities for social interaction and helping to 
improve public health by encouraging physical activity and 
involving those affected by loneliness and isolation.

	B Proposing sustainable drainage that contributes towards the 
attractive and accessible public spaces.

Important nodal pedestrian connectivity points.

Local Area of Play proposed within area of 
Public Open Space.

Local Equipped Area of Play within area of 
Public Open Space.

Proposed areas of Public Open Space 
encompassing enhanced existing hedgerows and 
tree groups, sports facilities and areas of play.

Sustainable drainage attenuation area.

Sports pavilion with dedicated parking and 
external amenity area.

Proposed allotments with dedicated parking 
provision, including a wild orchard.

Open space area containing a sports 
pitch (MUGA), designed to Sport England 
specifications.

Open space area containing a grass sports pitch, 
designed to Sport England specifications.

Active frontages with habitable room windows 
overlooking the Public Realm and primary 
pedestrian routes through the development.
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access to the 
development

“The policy adopted as to access, and how policies relating to access in 
relevant local development documents have been taken into account”

“Consultation ... undertaken on issues related to access to the 
development and what account has been taken of the outcome”

“How any specific issues which might affect access to 
the development have been addressed”

The Town and Country Planning (Development Management Procedure) (England) Order 2015
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policy adopted as to access

Access Policy

National Planning Policy Framework 
The NPPF presumes in favour of sustainable development 
and is a material consideration in planning decisions. 
Section 9 of the NPPF discusses ‘Promoting Sustainable 
Transport’, with paragraph 104 stating:

“Transport issues should be considered from the earliest 
stages of plan-making and development proposals, so that: 

a) 	 the potential impacts of development on transport 
networks can be addressed; 

b) 	 opportunities from existing or proposed transport 
infrastructure, and changing transport technology and 
usage, are realised – for example in relation to the 
scale, location or density of development that can be 
accommodated; 

c) 	 opportunities to promote walking, cycling and public 
transport use are identified and pursued; 

d) 	 the environmental impacts of traffic and transport 
infrastructure can be identified, assessed and taken 
into account – including appropriate opportunities for 
avoiding and mitigating any adverse effects, and for 
net environmental gains; and 

e) 	 patterns of movement, streets, parking and other 
transport considerations are integral to the design 
of schemes, and contribute to making high quality 
places.”

Paragraph 110 addresses the relationship between 
development and sustainable transport as follows:

“In assessing sites that may be allocated for development 
in plans, or specific applications for development it should 
be ensured that: 

a) 	 appropriate opportunities to promote sustainable 
transport modes can be – or have been – taken up, 
given the type of development and its location; 

b) 	 safe and suitable access to the site can be achieved 
for all users; and 

c) 	 any significant impacts from the development on 
the transport network (in terms of capacity and 
congestion), or on highway safety, can be cost 
effectively mitigated to an acceptable degree.”

Paragraph 111 states:

“Development should only be prevented or refused on 
highways grounds if there would be an unacceptable 
impact on highway safety, or the residual cumulative 
impacts on the road network would be severe.”

Paragraph 112 suggests that development should be 
located and designed where practical to, among other 
things, give priority to pedestrian and cycle movements, 
have access to high quality public transport facilities, 
create safe and secure layouts which minimise conflicts 
between traffic and cyclists or pedestrians and consider the 
needs of people with disabilities by all modes of transport. 
Additionally, allow efficient delivery of goods and access by 
emergency vehicles and be designed to enable charging of 
plug-in and other ultra-low emissions vehicles. 

Prepared by Motion

Local Policy 
The Horsham District Planning Framework  

The Horsham District Planning Framework is currently 
the main planning document for Horsham District. The 
document sets out the planning strategy for the years up to 
2031. 

Policy 40, Sustainable Transport, discusses development 
policies related to travel and transport. The Policy states:

“There is commitment to developing an integrated 
community connected by a sustainable transport system. 
In order to manage the anticipated growth in demand for 
travel, development proposals which promote an improved 
and integrated transport network, with a re-balancing in 
favour of non-car modes as a means of access to jobs, 
homes, services and facilities, will be encouraged and 
supported.

Development will be supported if it:

1. 	 Is appropriate and in scale to the existing transport 
infrastructure, including public transport.

2. 	 Maintains and improves the existing transport system 
(road, rail, cycle).

3. 	 Is integrated with the wider network of routes, including 
public rights of way and cycle paths.

4. 	 Includes opportunities for sustainable transport which 
reduce the need for major infrastructure and cut 
carbon emissions.

5. 	 Is located in areas where there are, or will be a choice 
in the modes of transport available.

6. 	 Minimises the distance people need to travel and 
minimises conflicts between traffic, cyclists and 
pedestrians.

7. 	 Delivers better local bus and rail services in 
partnership with operators and increasing opportunities 
for interchange between the public transport network 
and all other modes of transport.

8. 	 Develops innovative and adaptable approaches to 
public transport in the rural areas of the district.

9. 	 Provides safe and suitable access for all vehicles, 
pedestrians, cyclists, horses riders, public transport 
and the delivery of goods.

10.	 Is accompanied by an agreed Green Travel Plan 
where it is necessary to minimise a potentially 

significant impact of the development on the wider 
area or as a result of needing to address an existing 
local traffic problem.”

Ashington Neighbourhood Plan 

The Ashington Neighbourhood Plan represents one part of 
the development plan for the parish between 2019-2031, the 
other part is the Horsham District Planning Framework. The 
purpose of the Ashington Neighbourhood Plan is to guide 
development within the parish and provide guidance to any 
interested parties wishing to submit planning applications 
within the parish. 

Policy ASH2: Increasing Walking in Ashington reads as 
follows:

“A. 	New development in Ashington is expected to 
maximise the potential for sustainable movement. 
Support will be given to improving appropriate 
sustainable accessibility for walkers, cyclists and horse 
riders.

B. 	 To ensure that residents can walk safely to 
Ashington Primary School, the Ashington Community 
Cluster (‘the heart of the village’), shops and other 
important facilities serving Ashington village, all new 
developments should ensure safe pedestrian access 
to link up with existing footways that, in turn, directly 
serve the Walkway Routes shown on the Policies Map.

C. 	 Proposals to enhance the identified Walkway Routes 
will be encouraged. Where these are public rights of 
way (PROWs), their upgrading to highway network 
standard so they are capable of year-round use, 
accompanied by non-intrusive lighting, will be 
supported.

D. 	 Development will be expected to not have an 
unacceptable impact on Walkway Routes and provide 
a strategy to mitigate the impact of additional traffic 
movements on the safety and flow of pedestrian 
access. In particular this should focus on design 
solutions to reduce vehicular parking where this is 
likely to obstruct pedestrian access by all users.

E. 	 Sustainable development which creates or facilitates 
new linkages between PROWs and bridleways, 
including across the A24, will be supported.”

Policy ASH11: Land West of Ashington School discusses 
the allocation of the site referred to in this report for 
development. The policy reads as follows:

“Land west of Ashington School (approximately 18.5 
hectares as identified on the Policies Mapand in Figure 
8.2) is allocated for approximately 150 dwellings and 
development proposals will be supported subject to the 
following criteria:

Accessibility:

vii. 	the provision of appropriate vehicle access into the site 
from Church Close; 

viii. 	the provision of appropriate pedestrian access which 
provides direct and safe linkages into the Walkway 
Routes identified in Policy ASH2; 

ix. 	 where it is within or adjacent to the site, the upgrading 
of Public Right of Way FP2607 so that it is capable of 
everyday use all year-round and has suitable lighting 
for use after dark; 

x. 	 upgrading of Public Right of Way FP2611 to a high 
quality shared footpath and cycle path which links up 
to Malthouse Lane

xi. 	 retention of Forest School activities on the western part 
of the site, along with safe footpath access, for use by 
the school, from Ashington Primary School to this area 
and to the Forest School activity area to the south-west 
of the site.”
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Access Arrangements
Access to the development site is proposed via the formalisation of the existing two access 
points which are taken from Church Close at the southern extent of the site. The access road 
will follow the same route as the existing access road adjacent to the Church. The existing 
access which serves the single dwelling located to the south of access road will be retained.

The provision of a simple priority junction is considered appropriate when taking into account 
the quantum of development proposed. The access road has been designed in accordance 
with Manual for Streets (MfS) with a 5.5 metre wide carriageway with 6 metre junction radii 
to enable a car to pass a HGV or refuse vehicle. The main access road which leads to the 
sports pavilion remains at 5.5 metres, whilst the arms which provide access to residential 
areas narrow to between 4.8 metres and 4.1 metres dependent on location.

A 2 metre footway will be accommodated along the northern side of the access road 
providing pedestrians with safe access into the site. Footways measuring 2 metres are 
provided throughout the site, however a number of areas which provide access to a small 
number of dwellings will operate as shared surfaces.

A raised table with dropped kerbs and tactile paving is located across the access road to 
provide a direct link with Footpath 2611. A footway is provided on the southern side of the 
access for a short section between the raised table and the property located on the southern 
side of the access road.

A footpath is also proposed at the north-eastern extent of the site to connect to Footpath 2607 
which provides a direct route to Ashington Community Centre and Ashington C of E School. 
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Consultation with WSCC

Comments from WSCC
The application proposals have been subject to pre-application discussions 
with WSCC. The pre-application dialogue has been a key part in developing 
the proposals for the site and ensuring the assessment of the proposals is 
appropriate in view of the current planning context. An initial pre-application 
response was provided by WSCC in May 2022, a subsequent response which 
considers the proposed layout was issued in December 2022. The comments 
provided are as follows:

May 2022

	B Request for a 7 day speed survey to ascertain the 85th percentile road 
speeds from Church Close to apply the correct visibility splays. 

	B A site access/highways works proposals, including plan (scale 1:250 or 
similar) with achievable visibility splays indicated should then be provided.

	B A pedestrian footway will be provided which links to public footpath 2611.

	B As outlined in the TSN a final Stage 1 Road Safety Audit (RSA) of the site 
access and any proposed highway works will be required. 

	B The internal layout will be designed in accordance with Manual for Streets 
(MfS) parameters.

December 2022

	B The internal access road will have a single footpath on the northern side 
which will include a crossing point to the property to the south. The LHA 
discussed this with the applicant during the meeting and it was considered 
sufficient for the requirements of these proposals.

Response to WSCC
Visibility Splays

Visibility splays have been provided in accordance with 85th percentile road 
speeds from a recent Automatic Traffic Count (ATC) survey. Shown on the 
‘Proposed Access Arrangement’ plan attached.

Church Close is subject to a 30 miles per hour speed limit. To ascertain the 
required visibility splays two automatic traffic counters (ATCs) were placed 
along Church Close, one north and one south of the proposed access location. 
The ATCs were placed between 10th July 2022 and 16th July 2022. The ATC 
results are attached for reference at Appendix D.

Both ATCs recorded 85th percentile vehicle speeds below the 30 miles per 
hour speed limit and therefore visibility splays have been calculated based 
on the formula set out within Manual for Streets 2 (MfS2). The 85th percentile 
directional speeds and applicable visibility splays calculated using the formula 
are provided below:

Direction Dry Speed Dry Speed SSD

Southbound 16.8 mph 27 kph 20.1 metres

Northbound 15.9 mph 25.6 kph 18.8 metres

In accordance with the MfS2 calculation, the access is shown to the required 
2.4 metre by 20.1 metre visibility to the north (for southbound vehicles). Whilst 
to the south (for northbound vehicles) the required visibility splay is shown 
to 2.4 metres by 18.8 metres. The above visibility splays are shown on the 

drawing included at Appendix E. The drawing also includes the highway 
boundary extent along Church Close, obtained from WSCC.

Pedestrian Footway

A 2 metre footway will be accommodated along the northern side of the access 
road providing pedestrians with safe access into the site. A raised table with 
dropped kerbs and tactile paving is located across the access road to provide 
a direct link with Footpath 2611.

policies, consultation & 
issues relating to access

Stage 1 RSA

The access arrangements have been subject to a Stage 1 Road Safety Audit 
(RSA). The RSA raised a few comments, all of which have been addressed 
within the designers response. 

The RSA identified the following problems:

	B “The south side of the existing track is being realigned to provide the width 
for the new development access road. An existing residential access and 
footpath 2611 emerge onto the new road. The audit team is concerned 
that existing vegetation and hedgerows will restrict visibility for drivers and 
pedestrians onto the new road leading to collisions.

	B Swept path analysis has been provided for a 10m refuse vehicle which 
indicate that it would overhang the centreline of the new access road for 
distance of approximately 100m. this may lead to side swipe collisions or 
vehicles mounting the footway striking pedestrians.

	B There is a short length of existing shared footway/ cycleway on the 
north-eastern corner of the Church Close/ Church Lane junction. Cyclists 
emerging from the development access would have no means of joining 
it unless they bump up the kerb, or cycle along the footway in front of the 
church and use the pedestrian crossing. This may risk collisions between 
cyclists and pedestrians or vehicles.”

The vegetation within the visibility splays at the existing residential access 
and at the proposed raised crossing will be cut back or removed. Swept path 
analysis attached at Appendix G demonstrates the refuse vehicle passing a 
large car at the access junction. As such, it is not considered necessary to 
provide passing places as suggested by the RSA Auditor. It is considered 
acceptable, due to the low volume of traffic, for cyclists to cycle on the 
carriageway before entering the shared foot/cycleway. 
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Internal Layout
The access road has been designed in accordance with Manual for Streets 
(MfS) with a 5.5 metre wide carriageway with 6 metre junction radii to enable a 
car to pass a HGV or refuse vehicle. The main access road which leads to the 
sports pavilion remains at 5.5 metres, whilst the arms which provide access to 
residential areas narrow to between 4.8 metres and 4.1 metres dependent on 
location.

ref.23:	Principal street ref.24:	Secondary street ref.25:	Periphery lane and driveway



33layout principles & concepts

layout principles 
& concepts

“The design principles and concepts that have been 
applied to the proposed development”

The Town and Country Planning (Development Management Procedure) (England) Order 2015



memorable, legible 
masterplan

... which has characterful, well-defined, legible 
streetscapes

... which incorporates landscape features, trees 
and amenity planting

... which has clearly delineated private realm

... which has sufficient cycle & vehicle parking

... and which provides a range of accessible 
new homes

Foster Lane

Willard Way

Covert Mead

Ashington CE 
Primary School

Ashington 
Community Centre

Ashington 
Parish Church

Church C
lose
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A Memorable 
[Layout] Character

The application proposals seek to create a place with a locally 
inspired, distinctive character - responding to the inspiring 
characteristics of Ashington’s historic core, and its informal 
sinuous townscapes:

	B The proposals are worked up from the strong, hand drawn 
design concept included in the appendix, which explored 
various ideas and options, in consultation with the Council, to 
find the right solution for the unique setting of this site.

	B The proposed dwellings have been arranged in an 
equivalent urban grain format to those in evidence within the 
neighbourhood:

	\ Informally aligned streets which include trees and 
landscaping, both existing and new, as part of their 
character.  

	\ More intimate secondary streets and lanes which maintain 
a low-key ‘village’ character. 

	\ A central core which incorporates 3-storey apartments, 
creating a backdrop to the wider green spaces.

	B Rather than using a predetermined sequence of house 
types, the application proposes building forms which have 
a local resonance - the cottage characteristics and keynote 
village buildings make up a strong character reflecting the 
village of Ashington. The composition of buildings within 
each streetscape has been carefully planned to create 
memorable, cohesive building groupings and streetscapes.

	B The application also seeks to promote sociable public 
spaces:  the layout create the spaces and facilities which 
allow activity to happen and to bring places to life - through 
the provision of community sports, food growing and 
recreational spaces, with the right degree of passive 
surveillance.

	B The application proposals respond positively to the existing 
green and blue infrastructure on site. The surrounding 
woodlands, linear tree belts and mature standalone trees are 
incorporated into the scheme’s verdant character. 

ref.27	ref.27	 The Memorable 
Masterplan
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