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Objection to the Allocation of the Land Adjoining Hampers Lane as a Local Green Space  

Following the designation of the Land at Hampers Lane, as a Local Green Space in the Pre-

Submission Neighbourhood Plan, I write on behalf of the landowner, Mr Hanbury-Aggs, to 

object to this designation.  

 

The site has been designated as a Local Green Space as part of the Longbury Hill Local 

Green Space (site number 23) having been determined as successfully conforming to the 

criteria set out in stages 1 and 2 of the Local Green Space Report. These assessments are 

enclosed with the letter.  

 

The National Planning Policy Framework (NPPF) sets out when Local Green Space 

designations will be appropriate, and further guidance is set out in the National Planning 

Practice Guidance notes. Additionally, the Local Green Space Report sets out the 

methodology employed by the Storrington, Sullington and Washington Neighbourhood Plan 

Steering Group in order to assess a site’s viability as a Local Green Space.  

 

This letter assesses the site against the aforementioned criteria for Local Green Spaces and 

demonstrates why the designation is not appropriate for the Land at Hampers Lane.  

 

Site Context  

The site comprises a commercial softwood plantation measuring circa 10ha. The northern 

boundary is Rock Road with Hampers Lane to the west. The site has a single vehicular 

access from Hampers Lane and the mature wooded borders restrict unauthorised pedestrian 

access to the site from nearby roads. There is also a residential property to the South of the 

plantation. 

 

 
Figure 1: Rock Road Westerly View (source: Google Maps) 
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Figure 2: Rock Road Easterly View (source: Google Maps) 

 

The majority of the woodland on the site is composed of pine trees, planted for commercial 

felling and non-native invasive species of plants, such as rhododendron. The owner has 

recently obtained a new felling licence for the removal of the pine trees and has also 

submitted a planning application for a new loading bay, reference DC/17/1727 which is due 

to be determined 30 August 2017.  

 

National Planning Policy  

The NPPF is clear in its statement that a Local Green Space designation is not appropriate 

for most green areas and open spaces and that any such allocation must therefore meet 

national policy requirements.  

The NPPF sets out four initial requirements a site must fulfil before being considered for a 

Local Green Space designation. The green space in question should: 

 
• Be in reasonably close proximity to the community it serves;  

• Be demonstrably special to a local community and hold a particular local significance, for 

example because of its beauty, historic significance, recreational value (including as a playing 

field), tranquillity or richness of its wildlife; and  

• Be local in character and not an extensive tract of land.  

 

It is our view that the site does not meet initial requirements set out by national planning policy.  

 

Although the site is in relatively close proximity to the community it serves, being located 

adjacent to the established development boundary of Sullington, the site cannot be determined 

to be accessible as it is privately owned. There are no available parking spaces in and around the 

site and the land cannot be accessed via the public highway. The single access point is located 

on Hampers Lane, a private lane and therefore the site cannot be accessed without trespassing 

on private land.  

 

The land cannot be considered to be local in character as the site is currently composed of 

commercial pine and invasive, non-native species and therefore does not reflect the local natural 

landscape. Additionally, the land is currently subject to a felling licence which will result in the 

removal of a large majority of the existing trees in October and the existing landscape on the site 

will not therefore remain.  

 

Our clients’ land extends to approximately 10 hectares of land, which also comprises part of the 

Longbury Hill proposed designation. The combined proposed designation thereby totals circa 15 

hectares of land. A recent appeal against the designation of a Persimmon Homes site, Farleigh 

Fields, was allowed on the basis that the site, comprising approximately 19 hectares of land, was 

considered as an ‘extensive tract of land’. We therefore are of the view that the Longbury Hill 

designation would also be considered as an extensive tract of land, contrary to the initial 

requirements in the NPPF.  

 
Neighbourhood Plan Stage 1 Assessment  

 

Stage 1 of the Neighbourhood Plan’s Local Green Space Assessment builds on the NPPF’s 

requirements and adds two additional requirements. Sites which are considered for designation 

as Local Green Spaces must also:  

• Not be allocated for another use in the current development plan; and  

• Not be subject of any previous planning permission for development.  



Although the site is not allocated for any other use in the Development Plan, it is currently used 

as a commercial softwood plantation, with a planning application pending for associated 

development. 

 

Additionally, the site has recently submitted an application, reference number DC/17/1727, for 

the addition of a loading bay for the softwood plantation.  

 

Neighbourhood Plan Stage 2 Assessment  

 

Stage 2 of the Neighbourhood Plan’s Local Green Space Assessment continues by establishing a 

more detailed analysis of potential sites. In order to be suitable for designation, sites must 

contribute positively under the following headings, which are described in more detail within the 

Local Green Space Report:  

• Beauty  

• Historic Significance  

• Recreational Value  

• Tranquillity  

• Wildlife  

• Public Access  

• Layers of Designation  

 

Beauty  

 

The site comprises a commercial softwood plantation and the majority of the trees will therefore 

be felled. The invasive plant species, which comprise the large majority of the site’s greenery will 

also be removed as the pine is cleared. Only a belt of woodland on the periphery will remain. It is 

therefore considered that the site does not present any continuous significant element of natural 

beauty.  

 

Historic Significance  

 

The report defines local and historic significance as ‘historic village events, historic buildings, 

structure or landscape features on site present on site with a particular connection to the local 

community’. The site has not been the subject of any historic village events and does not contain 

any historic buildings or structures. It can reasonably be determined that the site does not 

contain landscape features with a particular connection to the local community as it is largely 

screened from public views, has restricted access and is the location of a commercial softwood 

plantation so does not hold any features of natural historical significance. 

 

Recreational Value  

 

Although the site may have been used by local people for walking and dog-walking, as referenced 

in the Local Green Spaces Report, this cannot be employed as justification for the site’s 

recreational value, as any use of the site by the wider public would be unauthorised and as a 

direct result of trespass. Trespass will be monitored more closely when the felling commences as 

any trespassers would be putting their safety at risk by entering the site. The commercial 

softwood plantation is entirely private land and is not a suitable location for recreation as the 

land operates for business purposes. The site does therefore not have any legitimate 

recreational value. 

 

The Horsham District Council Sports, Open Space and Recreation Study states that green spaces 

in the District must be ‘Multi-Functional’. This means that, in the case of greenspaces and 

forests, they must provide both nature conservation and a variety of recreational opportunities, 

such as walking, cycling, and horse-riding opportunities. The site has very limited nature 

conservation benefits and is a private, inaccessible site that does not offer any opportunities for 

formal or informal recreational activity. The site does not perform the ‘Multi-Functional’ use 

required by Horsham District Council. 

 
Tranquillity  

 
The report states that tranquillity is a combination of factors, notably ‘seeing a natural 

landscape, natural looking woodland, […] an absence of human activity, or even silence’. The 

site is enclosed by Rock Road to the north, a road with significant vehicular activity. The use of 

the site as a commercial softwood plantation also indicates there will be noise and human 



activity during felling, clearing and planting. The site cannot be considered to be tranquil in 

relation to silence or natural noises due to the frequency and regularity of human activity 

resulting from its current use as a commercial plantation.  

The woodland located on site can also not be considered to be natural looking due to the 

organised structure of the commercial plantation’s trees. Furthermore, the felling licence recently 

obtained would facilitate the removal of the existing trees, planned for October 2017. 

 
Wildlife  

 
The report states that ‘consideration is given to the proposed LGS holdings particular local 

significance for example through its management of wildlife, or for its role for the local wildlife 

within the settlement’. The type of plantation found on this site has very little merit terms of 

ecological and wildlife value, as the trees are routinely felled and replaced, thereby experiencing 

significant human activity and interference. Additionally, the site comprises extensive non-native 

invasive species, which further reduce the site’s ecological and wildlife value.  

 

Public Access  

 
Horsham District Council states in the Sports, Open Space and Recreation Study that 

greenspaces must be accessible to the community, ‘ideally on foot’. This site does not have any 

vehicular or pedestrian access along Rock Road and is only accessible from a small path off 

Hampers Lane. Hampers Lane must be accessed itself via Rock Road, which does not have any 

footway, therefore making it unsuitable for pedestrian access to the site. Additionally, the access 

is not available to the public, and there are no public footpaths or rights of way leading to the 

site, as can be seen from figure 3. Pedestrian access to and through the site is therefore not 

available without committing trespass. Vehicular access to the site is not possible as Hampers 

Lane is a private lane there is no public parking available in proximity to the site. 

 

 
Figure 3: Public Rights of Way Map (West Sussex County Council) 

 

Layers of Designation  

 
The site is not restricted by any existing planning or land designations. 

 

We trust that this sufficiently demonstrates that the site is unsuitable for its proposed 

designation as a Local Green Space as it does not conform to the large majority of the 

requirements set out by local and national planning policy. It is privately owned land which is 

used for commercial purposes and extensive felling is due to take place in October 2017. On this 

basis, we urge the Neighbourhood Plan Steering Group to reassess the site’s designation as part 

of a wider area of Local Green Space during the Pre-Examination Consultation Phase of the 

Neighbourhood Plan.  

 

If you have any further questions in the meantime please do not hesitate to contact me.  

Yours sincerely  

 

Harriet Richardson BA (Hons) MSc MRTPI 

January 
2018 
Steering 

Regulation 14 Public Consultation 10th July to 4th September 2017 
 



Group  
Response 

Neighbourhood Plan Steering Group Response to submission by  
Batcheller Monkhouse on behalf of Mr Hanbury-Aggs  
– site land adjoining Hampers Lane (Longbury Hill) 

 
Acting on behalf of the landowner, this representation objects to the inclusion of the 

area known as Longbury Hill as a Local Green Space.  It suggests that this site does 

not meet the criteria for designation as a local green space as it is privately owned and 

is not immediately accessible from the public highway. As a result of this 

representation, the Steering Group requested that the site be reassessed and this work 

has been undertaken by the South Downs National Park Authority whose conclusion 

was that the site should be removed from the list of Local Green Spaces.  

 

 However this site has been the subject of a recent planning application and the local 

community has demonstrated significant resistance which the Steering Group 

considers a material factor when considering how special the area is to the 

community.  There is also local knowledge and evidence to demonstrate the richness 

of wildlife and historical significance of the area and this can be found in the case 

study completed by Washington Parish Council.  The Steering Group considers that 

this evidence demonstrates that the site should remain as a Local Green Space. 
 

  



01/09/17   
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Regulation 14 Public Consultation 10th July to 4th September 2017 
 

Neighbourhood Plan Steering Group Response to submission by  
CPA Property on behalf of Dudman Chantry Industries Ltd. 

Site Chantry Industrial Estate and Quarry 
 

This representation sets out the case for the Chantry Quarry to be included in the 
Neighbourhood Plan for commercial use and for the Chantry Industrial Estate to be 
included for residential development.   
 
Whilst the Quarry site was included in an early version of the Neighbourhood Plan as a 
potential site for tourism and other community related use, feedback during the public 
consultation was that this description was too vague and agreement could not be met 
with the landowner about the purpose.  The landowner proposed that its use be for 



mixed leisure and commercial use originally but this submission now allocates it solely for 
commercial purposes.  This proposal would contradict policy 3 of the Neighbourhood Plan 
which seeks to support new or extended employment development within the built up 
area boundary or on previously developed land within the A24 corridor.  The proposal 
also involves the construction of an access road across the field at the junction of 
Sullington Lane with Washington Road which would conflict with policy 8 of the 
Neighbourhood Plan and was met with a significant number of objections from members 
of the public.  
 
This latest submission suggests that the site can be reappraised and redesigned for other 
viable and sustainable uses and the Steering Group considers that this should be 
addressed as a strategic matter to be explored at District level. 

 
The Industrial Estate was also included in the early version of the Neighbourhood Plan as 
a site for residential development.  However following examination, a more robust site 
assessment process was designed and it became clear from this review that the 
constraints associated with this allocation could not be satisfactorily mitigated.  The site 
lies outside of the built up area boundary relatively close to the village centre but in 
excess of 1.5km to local schools.  The access road is narrow (single track in places) with no 
pedestrian footpath which could result in increased vehicular activity onto the AQMA 
within 300m of the site.  The southern part of Chantry Lane sits within flood zone 2 and 
visibility onto the A283 is poor.  The site adjoins that South Downs National Park giving 
rise to landscape issues and the change of use to residential would result in loss of an 
employment Its inclusion in the Neighbourhood Plan would conflict with several policies 
in the Horsham District Planning Framework and the Steering Group does not consider 
that this site should be reinstated in the Neighbourhood Plan. 

 

04/09/17 

   
125 Old Broad Street 

London EC2N 1AR 
Tel +44 (0) 20 3296 3000 
Fax +44 (0) 20 3296 3100 

cushmanwakefield.co.uk 
STORRINGTON, SULLINGTON AND WASHINGTON NEIGHBOURHOOD PLAN – LETTER OF 
REPRESENTATION  
 
We act on behalf of Waitrose Ltd and have been asked to make representations on the Storrington, 
Sullington and Washington Neighbourhood Plan (SSWNP).  
 
To provide a brief background, as the Parish Council will be aware, Waitrose currently owns a food store in 
the centre of Storrington and submitted an application in 2011 to extend the store across the existing car 
park and garage site, which Waitrose owns. This planning application was approved in May 2013, however 
this application has now expired as Waitrose no longer wishes to extend its food store. The Waitrose site is 
located to the south of a site which has been identified as a reserve site in the SSWNP. This will de 
discussed in further detail below.  
 
The SSWNP ‘Diamond Site’ forms part of a wider area which was included in a Horsham Council 
Supplementary Planning Document (SPD) known as the Storrington Old Mill Drive Diamond Site Planning 
Brief (2008), which sets out the Council’s guidelines and vision for any future development of the wider 
Diamond Site – to promote more efficient and effective mixed use development.  
 
Waitrose currently has an application pending for the relocation of the bus turning circle which, if approved, 
will create a more efficient area for development of the garage site and adjacent land. Waitrose and the 
Storrington, Sullington and Washington Parish Council have been in dialogue regarding this application.  
 
The SSWNP has identied Site 2 (vi) Land at Old Mill Drive (‘The Diamond’) as, a site that ‘may come 
forward for redevelopment during the Plan period and as such it is included as a reserve site’. The SSWNP 
states that the site is suited to a redevelopment scheme to deliver, inter alia, 20 net additional dwellings.  
 
Waitrose supports the development of the SSWNP ‘Diamond Site’, however considers that the garage and 
car park sites should also be included as a development site in the SSWNP to support the wider 

http://www.cushmanwakefield.co.uk/en-gb


redevelopment at this location.  
 
Given Waitrose is no longer extending its foodstore, it would be prudent for SSWNP to include this in their 
neighbourhood plan to promote more efficient and effective redevelopment on this important sustainable 
brownfield site.  
 
We would also request that the site is considered as a current ‘Site Allocation for Redevelopment’ in Policy 
2 of the SWWNP and not a ‘Reserve Site’, as, subject to planning, the site will be ready for redevelopment 
within 5 years.  
 
We trust the above is clear, however, should you require any further information please do not hesitate to 
contact me (020 3296 2283 / ian.anderson@cushwake.com).  
 
Yours faithfully,  
Ian Anderson  
Senior Director  
Development & Planning  

Cc. Jonathan Banham – Waitrose Ltd 

January 
2018 
Steering 
Group 
Response 

Regulation 14 Public Consultation 10th July to 4th September 2017 
 

Neighbourhood Plan Steering Group Response to submission by Cushman and 
Wakefield Site – Land at Old Mill Drive 

 
 
Acting on behalf of Waitrose Ltd, Cushman and Wakefield have put forward a case for the Land at Old Mill 
Drive, to be extended to include the garage and car park sites to support wider development of the area.   
The Steering Group considers that this proposal would directly conflict with policies 5 & 6 of the 
Neighbourhood Plan which protect the commercial uses of the village centre.  It is understood that the 
aim of the developer is to deliver a housing development and may result in the loss of retail and 
commercial space.   
 
The car park is also a valued facility which is not in the ownership of Waitrose but is owned by the District 
Council and the suggestion that this area be included in the area allocated for development could 
compromise this asset.  
 
The “Storrington Old Mill Drive Diamond Planning Brief” was adopted as a supplementary planning 
document by Horsham District Council in 2008 and re-adopted in 2015.  This document sets out the vision 
that any development of the site should be for mixed-use and should include the potential for an enlarged 
supermarket.  Waitrose was granted planning permission for an enlarged store but has decided not to 
proceed. However the vision of an enlarged supermarket as stated in the Old Mill Drive Diamond Planning 
Brief is still supported by Storrington & Sullington Parish Council. 
 
The submission refers to a planning application to relocate the road layout and bus turning circle but it is 
noted that this application has since been withdrawn. 
 
To include the garage area in the site allocation for development would result in any expansion of the 
supermarket being impossible in the future. For these reasons the Steering Group consider that the 
proposed site for allocation should not be expanded to include the garage and car park area.  However it 
would be prepared to remove the site as indicated on the policies map (not including the garage and car 
park area) from the reserve sites list and include it as a potential site for development (Policy 2) 

 
04/09/17 

  
 
RE: Representations to the Storrington, Sullington and Washington (SSW) Neighbourhood Plan – 
August 2017 Consultation  
 
We write to you on behalf of our clients (and owners of the site) MiBri Ltd following the recent allocation of 
the Angell Sandpit site within the Neighbourhood Plan Consultation Draft (2017).  
 
We welcome the allocation of the site for six new dwellings in principle and agree with the Site Assessment 
Report that the site is ‘suitable’, ‘achievable’ and ‘available’.  



 
We wish to work positively and proactively with the Neighbourhood Plan Forum on the progression of the 
Neighbourhood Plan through to Examination.  
 
If you have any further queries or require further information please contact me on 01903 248777.  
 
Yours sincerely  
 
ECE Planning  
Chris Barker MATP MRTPI  
Managing Director 

January 
2018 
Steering 
Group 
Response 

Regulation 14 Public Consultation 10th July to 4th September 2017 
 

Neighbourhood Plan Steering Group Response to submission by ECE Planning 
Site – Angell Sandpit 

 
The Neighbourhood Plan Steering Group acknowledges this submission which welcomes the 
allocation of the site for 6 new dwellings. 
 
Objections to the inclusion of the site have been raised by members of the public and further 
advice has been sought from Natural England and Historic England with regard to the heritage 
constraints and their advice is that the developer’s plans for mitigation may be adequate.  A 
Landscape and Visual Impact Assessment will be required as part of the planning application 
 
Objections have also been raised with regard to access via Heather Way and the Steering Group 
is advised that the developer is in discussion with the landowner in this regard.  WSCC Highways 
department has identified the need for improvements to be made to the proposed access and 
this would need to be addressed as part of the application process. 
 
Representations have also been made that the site was subject to a restoration scheme that 
required it to be restored to heathland. WSCC  has confirmed that the site had been fully 
restored in accordance with the approved plans and that it entered a 5 year period of aftercare.  
Accordingly in 2015, the permission was completed and it is therefore no long a county site. 
The site was subjected to the robust site assessment process with the result that it is suitable and 
achievable, adjacent to the built up area boundary with good access to facilities.  Constraints with 
regard to landscape, heritage and access would need to be overcome in order for development 
on this site to come forward. 
  

Sept 2017 Storrington, Sullington and Washington 
Neighbourhood Development Plan 

Regulation 14 Consultiation 
Pre-Submission Version 
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1 INTRODUCTION 
1.1 Context 
 
1.1.1 Gladman Developments Ltd (hereafter referred as “Gladman”) specialise in the promotion of strategic 
land for residential development and associated community infrastructure. From this experience, we 
understand the need for the planning system to deliver the homes, jobs and thriving local places that the 
country needs. 
 
1.1.2 These representations provide Gladman’s response to the current consultation held by Storrington, 
Sullington and WashingtonParish Councils on the pre-submission version of the Storrington, Sullington and 
Washington Neighbourhood Plan (SSWNP) under Regulation 14 of the Neighbourhood Planning (General) 
Regulations 2012. Gladman have submitted representations to previous versions of the SSWNP as well as 
the previous submitted version of the plan. 
 
1.1.3 Gladman have submitted land off Fryern Road for consideration as part of the site assessment report 
on several previous occasions and are extremely disappointed that this site still has not been considered as 
part of the site assessment process that informs the plan and its subsequent housing allocations. 
 
1.1.4 Through these representations, Gladman provides an analysis of the SSWNP and the policy 
decisions promoted within the Plan. Comments made by Gladman through these representations are 
provided in consideration of the SSWNP’s vision, objectives, suite of policies and its ability to fulfil the 
Neighbourhood Plan Basic Conditions as established by paragraph 8(2) of Schedule 4b of the Town and 
Country Planning Act 1990 (as amended) and supported by the Neighbourhood Plan chapter of the PPG1. 
 
1.1.5 In accordance with the Neighbourhood Plan Basic Conditions, Neighbourhood Plan policies should 
align with the requirements of the National Planning Policy Framework (the Framework) and the wider 
strategic policies for the area set out in the Council’s adopted Development Plan. Neighbourhood Plans 
should provide a policy framework that complements and supports the requirements set out in these higher-
order documents, setting out further, locally-specific requirements that will be applied to development 
proposals coming forward. 
 
1.1.6 The SSWNP should only be progressed if it meets the Neighbourhood Plan Basic Conditions, 
supported by a robust and proportionate evidence base. 
 
1.1.7 The Framework is clear that Neighbourhood Plans cannot introduce policies and proposals that would 
prevent sustainable development opportunities from going ahead. They are required to plan positively for 
new development, enabling sufficient growth to take place to meet the development needs for the area and 
assist local authorities in delivering full objectively assessed needs (OAN) for housing. Policies that are not 
clearly worded or intended to place an unjustified constraint on further sustainable development from taking 
place are not consistent with the requirements of the Framework or the Neighbourhood Plan Basic 
Conditions. 
 
1.1.8 The SSWNP should not seek to include policies in Neighbourhood Plans that have no planning basis 
or are inconsistent with national and local policy obligations. Proposals should be appropriately justified by 
the findings of a supporting evidence base and must be sufficiently clear to be capable of being interpreted 
by applicants and decision makers. Policies and proposals contained in the SSWNP should be designed to 
add value to existing policies and national guidance, as opposed to replicating their requirements. 
1 Section ID: 41 
 

2 LEGAL REQUIREMENTS, NATIONAL POLICY & 
JUDGEMENTS 



 
2.1 Legal Requirements 
 
2.1.1 Before a neighbourhood plan can proceed to referendum it must be tested against a set of basic 
conditions set out in paragraph 8(2) of Schedule 4b of the Town and Country Planning Act 1990 (as 
amended). The Basic Conditions that the SSWNP must meet are as follows: 
 
a) Having regard to national policies and advice contained in guidance issued by the Secretary of State, it is 
appropriate to make the order. 
d) The making of the order contributes to the achievement of sustainable development. 
e) The making of the order is in general conformity with the strategic policies contained in the development 
plan for the area of the authority (or any part of that area). 
f) The making of the order does not breach, and is otherwise compatible with, EU obligations. 
 

2.2 National Planning Policy Framework, & Planning Practice Guidance 
 
National Planning Policy Framework 
2.2.1 The National Planning Policy Framework (the Framework) sets out the Government’s planning 
policies for England and how these are expected to be applied. In doing so it provides guidance on the 
requirement for the preparation of neighbourhood plans to be in general conformity with the strategic 
priorities for the wider area and defines the role which neighbourhood plans can play in delivering 
sustainable development. 
 
2.2.2 At the heart of the Framework, is a “presumption in favour of sustainable development” which, as 
outlined in paragraph 14, should be seen as a golden thread running through both plan-making and 
decision taking. For plan-making this means that plan makers should positively seek opportunities to meet 
the development needs of their area and Local Plans should meet Objectively Assessed Needs (OAN) for 
housing, with sufficient flexibility to adapt to rapid change. This requirement is also applicable to 
neighbourhood plans. 
 
2.2.3 Paragraph 16 of the Framework makes clear that the presumption in favour has implications for how 
communities engage in neighbourhood planning, stating that neighbourhoods should; 

 “Develop plans that support the strategic development needs set out in Local Plans, including 

policies for housing and economic development; 

 Plan positively to support local development, shaping and directing development in their area 

that is outside the strategic elements of the Local Plan; and 

 Identify opportunities to use Neighbourhood Development Orders to enable developments that 

are consistent with their neighbourhood plan to proceed.” 
 
2.2.4 Furthermore, paragraph 17 sets out that neighbourhood plans should define a succinct and positive 
vision for the future of the area and that neighbourhood plans should provide a practical framework within 
which decisions on planning applications can be made with a high degree of predictability and efficiency. In 
addition, neighbourhood plans should seek to proactively drive and support sustainable economic 
development to deliver the homes, jobs and thriving local places that the country needs, whilst responding 
positively to the wider opportunities for growth. 
 
2.2.5 Further guidance for groups involved with the production of neighbourhood plans is specified at 
paragraph 184; 
 

“Neighbourhood planning provides a powerful set of tools for local people to ensure that they 
get the right types of development for their community. The ambition of the neighbourhood 
should be aligned with the strategic needs and priorities of the wider local area. Neighbourhood 
plans must be in general conformity with the strategic policies of the Local Plan. To facilitate 
this, local planning authorities should set out clearly their strategic policies for the area and 
ensure that an up-to-date Local Plan is in place as quickly as possible.  Neighbourhood plans 
should reflect these policies and neighbourhoods should plan positively to support them. 
Neighbourhood plans and orders should not promote less development than set out in the Local 
Plan or undermine its strategic policies.” 
 

Planning Practice Guidance 
 

2.2.6 It is clear from the requirements in the Framework that neighbourhood plan policies should be 
prepared in general conformity with the strategic requirements for the wider areas, as confirmed in 
an adopted Development Plan. The requirements set out in the Framework have now been 
supplemented by the publication of Planning Practice Guidance (PPG). 
 
2.2.7 The PPG also emphasises that; 



 
“…blanket policies restricting housing development in some settlements and preventing 
other settlements from expanding should be avoided unless their use can be supported 
by robust evidence” 
 

2.2.8 With further emphasis that; 
 

“…. All settlements can play a role in delivering sustainable development in rural areas – and so 
blanket policies restricting housing development in some settlements and preventing other 
settlements from expanding should be avoided unless their use can be supported by robust 
evidence.”2 

 

2.2.9 Accordingly, the SSWNP will need to ensure that it takes into account the latest guidance issued by 
the SoS so that it can be found to meet basic conditions (a) and (d). 
 
2 Paragraph: 044 Reference ID: 41-044-20160519 (Revised 19/05/2016). 
 

3 DEVELOPMENT PLAN 
 
3.1 Adopted Development Plan 
3.2  
3.1.1 To meet the requirements of the Framework and the Neighbourhood Plan Basic Conditions, 
neighbourhood plans should be prepared to conform to the strategic policy requirements set out in the 
adopted Development Plan. 
 
3.1.2 The adopted Development Plan relevant to the preparation of the SSWNP is the Horsham District 
Planning Framework (HDPF), adopted in November 2015. The SSWNP should therefore seek to support 
and meet those policies contained in the HDPF. 
 
3.1.3 The housing requirements set out in the strategic housing policy sets out that the Council is required 
to deliver at least 16,000 dwellings within the plan period to 2031. This figure is reliant on the delivery of 
large strategic sites, 750 windfall units and neighbourhood plans allocating sites for 1500 dwellings. This 
policy does not set specific targets for neighbourhood areas and as such to meet the requirements of the 
Framework the plan should not seek to constrain potential sustainable development from coming forward. 
 
3.1.4 Further, the Inspector’s Report to the HDPF confirms the need that the Council is required to 
undertake an early review within 3 years in order to identify areas for new housing development towards 
the end of the plan period. As such, the Neighbourhood Plan may need to consider the allocation of 
housing land and additional housing reserve sites to meet housing need and to ensure that the 
Neighbourhood Plan remains effective over the course of its lifetime. 
 
3.1.5 Within the plan Storrington and Sullington are included in the second ‘Small Towns and Larger 
Villages’ tier reflecting the good range of services and facilities located in the villages including 
employment, education and public transport infrastructure. The HDPF requires these settlements to 
accommodate growth which is commensurate to their size and role in the development hierarchy. 
 
3.1.6 The settlement of Washington is located principally within the South Downs National Park. The South 
Downs National Park Authority are currently preparing the South Downs Local Plan (SDLP).  Until the 
adoption of the SDLP, those areas within the Park boundaries are covered by the saved polcies of the 
Horsham District Core Strategy (2007). Whilst the Core Strategy does not apply housing requirements for 
individual settlements it does define Washington as a ‘Category 2’ settlement which should accommodate 
only small-scale development or minor extensions that address specific local needs. 

 

4 STORRINGTON, SULLINGTON AND WASHINGTON 
NEIGHBOURHOOD PLAN 
 
4.1 Context 
4.1.1 These representations are made in response to the current consultation on the submission version 
of the SSWNP, under Regulation 14 of the Neighbourhood Planning (General) Regulations 2012. This 
chapter of the representation highlights the key points that Gladman raise with regard to the content of the 
SSWNP as currently proposed. 
 

4.2 Housing Need in the Storrington, Sullington and Washington Neighbourhood 
Plan Area 
 
4.2.1 The Framework seeks to promote sustainable development to meet identified housing needs. The 



SSWNP should therefore seek to promote these interests to ensure that the sustainability of the 
settlements remains and that it apportions meaningful growth to ensure the ongoing vitality and viability of 
local services and facilities. 
 
4.2.2 Gladman have assessed the Housing Alignment Study used to inform the current housing targets 
proposed within the SSWNP and consider this not to be a robust assessment of housing needs in the plan 
area. It is not clear how the figure has been derived at and Gladman suggests that using a proportionate 
development level based on Storrington and Sullingtons position within the development hierarchy is 
inappropriate. The study uses constraints to try to justify why this figure would be the maximum that could 
be delivered during the plan period. Gladman do not support this approach as we consider there additional 
sustainable sites that have not been assessed through the site assessment process and as such this can 
not be used to justify the capacity of the settlements to deliver development sustainably. 
 
4.2.3 Gladman have commissioned GVA to undertake an Assessment of Housing Need in the Storrington 
& Sullington and Washington Parishes, attached as appendix 1, to identify what we consider to be an 
appropriate housing requirement based on a robust assessment of housing needs in the neighbourhood 
area. This assessment has revealed that the development levels being planned for within the SSWNP will 
fall significantly short of meeting housing needs in the neighbourhood plan area. 
 
4.2.4 To summarise, the GVA report demonstrates that the level of housing espoused by the draft 
Neighbourhood Plan will be insufficient to meet past demographic trends and will lead to a reduction in all 
sections of the population below retirement age. This will increase the risk of services and facilities that rely 
on these populations (for example the primary and pre-schools) failing. 
 
4.2.5 The report considers several different scenarios to establish housing needs concluding that to 
stabalise the working age population between 2011 and 2031, 849 dwellings would be required. 
Summarising housing needs, market housing will need to be significantly increased to ensure that 
affordable housing needs are met. Depending on which metric is used, there is a need for between 743 and 
1,331 dwellings over the period up to 2031 in the neighbourhood area. This would require the SSWNP to 
plan for a requirement of at least 505 dwellings during the plan period, 276 more dwellings than is 
currently planned for. 
 
4.2.6 If the housing figure the SSWNP plans for is not revisited, Gladman do not consider that the plan 
will meet basic conditions (a) and (d) and would not proceed to referendum following examination of the 
plan. 
 

4.3 Neighbourhood Plan Policies 
 
4.3.1 This section of Gladman’s representations is made in response to those policies which still need to 
be addressed and amended through modification and/or deleted following the previous Examiner’s 
recommendations of changes that would need to be made to meet the basic conditions, allowing a flexible 
and positive approach consistent with the requirements of national policy and guidance. 
 
4.3.2 Gladman find it concerning that many of the issues raised by the Examiner still have not been 
addressed despite this being the second post-examination Regulation 14 consultation on the SSWNP. 
Gladman suggest that as a result the Steering Groups will need to again revisit the policies and evidence 
base of the plan and will need to undertake a futher Regulation 14 consultation before the plan can 
proceed. The following section highlights the areas that we consider will need to be revisited to help form a 
plan that would meet the basic conditions at examination and proceed to referendum. 
 
4.3.3 Initially, Gladman suggest that there is a lack of flexibility drafted in to the policies of the plan that 
would allow sustainable development to come forward within the plan period, additionally to that already 
being planned for. This is prevalent as we have highlighted earlier the housing levels being planned for are 
insufficient to maintain or enhance the vitality of the neighbourhood plan area or meet its likely affordable 
housing needs. The lack of flexibility within the plan would not allow it to respond to rapid change nor meet 
the housing needs we have identified we consider to be appropriate. 
 
Policy 1: A Spatial Plan for the Parishes 
 
4.3.4 This policy seeks to carry forward the Built Up Area Boundaries (BUAB) of Storrington, Sullington 
and Washington, with amendments for site allocations within the SSWNP. Gladman suggest that the 
inclusion of these site allocations is not currently clear and for clarity to a user of the plan text should be 
added to the policy wording, additionally to the supporting text, to make this clear.  
 
4.3.5 Gladman object to the use of BUABs if these would preclude otherwise sustainable development 
from coming forward. The Framework is clear that development which is sustainable should go ahead 
without delay. The use of development limits to arbitrarily restrict suitable development from coming forward 
on the edge of settlements does not accord with the positive approach to growth required by the 
Framework and is contrary to basic condition (a). 
 



4.3.6 Gladman suggest the plan takes a much more flexible stance towards new development suggesting 
that the plan follows a criteria based approach where demonstrably sustainable development would be 
supported. This would allow the plan to respond rapidly to changes in market conditions and ensure the 
longevity of the plan. A tightly drawn BUAB would not allow the SSWNP to respond to changing market 
conditions or changing housing needs and as the Steering Group has stated in paragraph 4.14 that 
promoting the reuse, or more efficient use of either previously developed land or land currently occupied by 
employment uses in locations that are not well-suited to such a use is unlikely to provide enough land to 
meet local housing need over the full Plan Period, flexibility is required in this policy approach. 
 
4.3.7 This is all the more prevalent considering our outstanding objections as set out above to the  
development levels being planned for within the the SSWNP. A more flexible approach to development 
would help the plan to meet the basic conditions, a failure to take this approach would lead to the plan 
failing to meet basic conditions (a) and (d). 
 
Policy 2: Site Allocations for Development 
 
4.3.8 Notwithstanding our above comments that the quantum of development to be planned should be 
significantly higher, due to the lack of flexibility within this policy Gladman raise serious concerns that the 
figure currently being progressed will not be met in the plan period and have serveral objections to the site 
assessment process and the evidence behind this. 
 
4.3.9 This policy allocates housing sites to meet the quantum of development as set out in the Housing 
Needs Alignment study. This level of development would only be achieved with the reserve sites of this 
policy included and therefore lacks flexibility should any of the allocated sites fail to deliver. 
 
4.3.10 The ‘call for sites’ to inform the original plan that was examined was carried out in 2014. Despite the 
Examiner finding serious flaws in the site selection process in this plan, with unsustainable sites being 
allocated, the ‘call for sites’ has not been revisited to inform the latest version of the plan. We do not 
consider this to the most up to date base assessment to consider sites for development from as HDC 
undertaken subsequent updates to its Strategic Housing and Economic Availability Assessment (SHELAA) 
in which additional sites in the neighbourhood plan area have been put forward to the Council. 
Amendments have been made to two sites from the neighbourhood plans initial assessment but no new 
sites have been considered in the updated site assessment report despite more up to date evidence being 
available. The Steering Group have continually failed to assess our site put forward to them for assessment 
on several occasions and as such we consider the entire site assessment report to be flawed. 
 
4.3.11 Further, delivery of the development levels identified in the plan is reliant on the delivery of all the 
sites currently allocated within this draft of the plan delivering, including the reserve sites which are 
currently not allocated within the plan due to uncertainty about delivery within the plan period. 
 
4.3.12 This is made all the more unlikely as a site that was determined to conflict with basic conditions (a) 
and (d) in the initial examination of the plan has been retained. The Examiner was fairly damning of the site 
stating that the site was ‘not located sufficiently close to any rural community so that the proposed 
development could, realistically be said to support services in a nearby village. Nor are there any shops (for 
example) within Washington wich could be supported by the housing. None of the four exceptions in 
paragraph 55 apply in this case. The site falls into the category of new isolated homes in the countryside, 
which it is government policy that local planning authorities should avoid.’ As such we do not believe that 
the development levels will be achieved nor delivered as the community wishes and this conflicts with basic 
conditions (a) and (d). 
 
4.3.13 Of further concern is a reference within the supporting text which states that only where all of the 
criteria are met would a boundary modification be justified. The criterion ‘the site does not have a planning 
history of significant local community objection to development that may compromise a referendum.’ This 
should not be a justification for ruling out assessing the sustainability of sites having no planning merit and 
could lead to a flawed site assessment and subsequent SA. This will be detailed futher below. The 
sustainability merits of these sites should still be assessed to help inform a robust evidence base to support 
the plan and if there was an abudance of available, suitable and deliverable sites would this be a 
consideration as part of a reaonsable alternative to the preferred option. 
 
Policy 8: Countryside Protection 
 
4.3.14 This policy seeks for views to and from the surrounding countryside to be protected without 
defining any specific important views. This policy does not accord with the core planning principles of the 
Framework which does not seek to protect the countryside, instead stating that the intrinsic character and 
beauty of the countryside should be recognised. 
 
4.3.15 It is not currently clear how a decision maker should apply this policy and as the PPG states 
planning policies ‘should be drafted with sufficient clarity that a decision maker can apply it consistently and 
with confidence when determining planning applications.’ Gladman suggest wording is added to the policy 
which would help a decision maker apply the policy by setting out the circumstances upon which 



development would be supported or in extreme circumstances restricted where any impact could not be 
mitigated against. This would support the Steering Groups own ‘pragmatic approach to planning’ in allowing 
for mitigation against any potential impacts. 
 
Policy 9: Green Gaps 
 
4.3.16 Gladman raise objections to the inclusion of this policy suggesting no further detail is included than 
already set out in Policy 27 of the HDPF. As part of the adopted Development Plan this policy is already a 
consideration for development proposals within the neighbourhood area and we suggest that this policy is 
removed. 
 
4.3.17 PPG3 states that for a policy to be in general conformity with the strategic policies of the Local Plan 
it should provide an additioan level of detail and/or a distinct local approach to that set out in the strategic 
policy without undermining that policy. This policy does neither and should be deleted from the plan as 
Policy 27 of the HDPF will already be a consideration in the neighbourhood plan. 
 
Policy 16: Local Green Spaces 
 
4.3.18 This policy seeks to designate a total of 17 sites as Local Green Space (LGS). Paragraph 76 of the 
Framework sets out the role of local communities seeking to designate land as LGS and makes clear that 
this designation should be consistent with the local planning of sustainable development in the wider area. 
It states that: 
 

“Local communities through local and neighbourhood plans should be able to identify for special 
protection green areas of particular importance to them. By designating land as Local Green Space 
local communities will be able to rule out new development other than in very special circumstances. 
Identifying land as Local Green Space should therefore be consistent with the local planning of 
sustainable development and complement investment in sufficient homes, jobs and other essential 
services. Local Green Spaces should only be designated when a plan is prepared or reviewed, and be 
capable of enduring beyond the end of the plan period.” 

 
4.3.19 Further guidance is provided at paragraph 77, which sets out three tests which must be met for the 
designation of LGS. It states that: 
 

“The Local Green Space designation will not be appropriate for most green areas or open space. The 
designation should only be used: 
 

- where the green space is in reasonably close proximity to the community it serves; 
- where the green area is demonstrably special to a local community and holds a particular local 
  significance, for example because of its beauty, historic significance, recreational value (including 
  as a playing field), tranquillity or richness of its wildlife; and 
- Where the green area concerned is local in character and is not an extensive tract of land.” 

 

3 PPG ID 41-074-20140306 

 
4.3.20 Taking the requirements of the Framework and PPG into account, it is essential that when allocating 
LGS, plan makers can clearly demonstrate that the requirements for its allocation are met in full and that 
they are capable of enduring over the plan period and beyond. 
 
4.3.21 Whilst the aspirations of the proposed LGS are noted, Gladman does not consider many of the 
proposed LGS are able to meet all of the three tests listed above. Despite the evidence base relating to the 
proposed LGS, Gladman is concerned that in some instances the evidence fails to demonstrate why the 
green area is ‘demonstrably special’ to the local community in a sufficient manner. Further, many of these 
areas cover vast swathes of land and are therefore considered to be extensive tracts of land contrary to the 
advice and guidance issued by the Secretary of State. The issue regarding what constitutes an extensive 
tract of land has been previously explored in numerous Neighbourhood Plan Examinations for both 
emerging and made Neighbourhood Plans, the following Examiner’s Reports are of particular importance: 
 
4.3.22 The Examiner’s Report to the Sedlescombe Neighbourhood Plan recommended the deletion of LGS 
measuring approximately 4.5ha as this constituted an extensive tract of land. 

- The Examiner’s Report to the Oakley and Deane Neighbourhood Plan recommended the deletion of   
   LGS measuring approximately 5ha and also found it to be not local in character. 
- The Examiner’s Report to the Alrewas Neighbourhood Plan identified that both sites proposed for  
   LGS designation ‘in relation to the overall size of Alrewas village’ comprised of extensive tracts of  
   land measuring approximately 2.4ha and 3.7ha. 
- The Examiner’s Report to the Brixworth Neighbourhood Plan recommended the deletion of three  
   proposed LGS due to the lack of evidence supporting their designation. In doing so, the Examiner  
   recommended the deletion of 1 LGS measuring approximately 2.7ha. 

 
4.3.23 In light of the above, Gladman recommend that the Steering Group reconsiders the proposed 
designations and supporting evidence base to ensure that the proposed designations meet all the three 



tests required by the Framework. Failure to do so may result in the Plan being found contrary to basic 
conditions (a) and (d). 
 

5 STRATEGIC ENVIRONMENT ASSESSMENT/SUSTAINABILITY 
APPRAISAL 
 
5.1 Context 
 
5.1.1 The preparation of neighbourhood plans may fall under the scope of the Environmental 
Assessment of Plans and Programmes Regulations 2004 (SEA Regulations) that require a Strategic 
Environmental Assessment (SEA) to be undertaken where a Plan’s proposals would be likely to have 
significant environmental effects. 
 
5.1.2 The SEA is a systematic process that should be undertaken at each stage of a Plan’s preparation. It 
should assess the effects of a neighbourhood plan’s proposals and whether they would be likely to have 
significant environmental effects and whether the Plan is capable of achieving the delivery of sustainable 
development when judged against all reasonable alternatives. 
 
5.1.3 Both the SEA Directive and Neighbourhood Planning PPG make expressly clear that an SEA 
Screening Assessment should be undertaken at the earliest opportunity4. Gladman approve of the Parish 
Council’s decision to undertake an SA incorporating the requirements of a full (SEA) to support the current 
consultation. However, Gladman consider that the assessment has not judged reasonable alternatives in a 
clear and consistent manner. 
 
5.1.4 The Environmental Assessment of Plans and Programmes states at 12(2) that: 
 

“The report shall identify, describe and evaluate the likely significant effects on the 
environment of 
 
(A) Implementing the plan or programme; and 
(B) Reasonable alternatives taking into account the objectives and the geographical scope of  
      the plan or programme. 

 
5.1.5 The PPG makes clear that proposals in a draft neighbourhood plan should be assessed to identify 
the likely significant effects of the available options and states that: 
 

“Proposals in a draft neighbourhood plan, and the reasonable alternatives should be assessed to 
identify the likely significant effects of the available options (Stage C). Forecasting and evaluation of 
the significant effects should help to develop and refine the proposals in the neighbourhood plan. 
Reasonable alternatives should be identified and considered at an early stage in the plan making 
process as the assessment of these should inform the preferred approach. 

4 PPG Paragraph 029 Reference ID: 11-029-20150209 

 
This stage should also involve considering ways of mitigating any adverse effects, maximizing beneficial 
effects and ways of monitoring likely significant effects.”5 

 

5.1.6 Paragraph 038 of the PPG further states that: 
 

“The strategic environmental assessment needs to compare the alternatives including the preferred 
approach, and assess these against the baseline environmental characteristics of the area and the 
likely situation if the neighbourhood plan were not to be made. The strategic environmental 
assessment should predict and evaluate the effects of the preferred approach and reasonable 
alternatives and should clearly identify the significant positive and negative effects of each alternative. 
 
The strategic environmental assessment should identify, describe and evaluate the likely significant 
effects on environmental factors using the evidence base. Criteria for determining the likely significance 
of effects on the environment are set out in Schedule 1 to the Environmental Assessment of Plans and 
Programmes Regulations 2004. 
 
The strategic environmental assessment should identify any likely significant adverse effects and 
measures envisaged to prevent, reduce, and, as fully as possible, offset them. Reasonable alternatives 
must be considered and assessed in the same level of detail as the preferred approach intended to be 
taken forward in the neighbourhood plan (the preferred approach). Reasonable alternatives are the 
different realistic options considered while developing the policies in the draft plan. They must be 
sufficiently distinct to highlight the different environmental implications of each so that meaningful 
comparisons can be made. The alternatives must be realistic and deliverable. 
 
The strategic environmental assessment should outline the reasons the alternatives were selected, the 



reasons the rejected options were not taken forward and the reasons for selecting the preferred 
approach in light of the alternatives. It should provide conclusions on the overall environmental impact 
of the different alternatives, including those selected as the preferred approach in the neighbourhood 
plan. Any assumptions used in assessing the significance of effects of the neighbourhood plan should 
be documented. 
 
The development and appraisal of proposals in the neighbourhood plan should be an iterative 
process, with the proposals being revised to take account of the appraisal findings. This should inform 
the selection, refinement and publication of the preferred approach for consultation.” (our emphasis)6 

 

5.1.7 The Steering Groups’s decision making and scoring should be robust, justified and transparent and 
should be undertaken through a comparative and equal assessment of each reasonable alternative. 
5 PPG Paragraph: 037 Reference ID: 11-037-20150209 
6 Paragraph: 038 Reference ID: 11-038-20150209 
 

Too often SEA flags up the negative aspects of development whilst not fully considering the positive 
aspects which can be brought about through new opportunities for housing development and how these 
can influence landscape issues, social concerns and the economy. 
 

5.2 Stonegate Judgment 
 
5.2.1 Gladman highlight the recent judgment in the High Court7. This is a significant decision and applicable 
to the present case in Fairford and identifies that: 
 

1. It is incumbent on plan makers, the independent Examiner and the making authority that the 
Plan is compliant with EU legislation. 
2. The plan maker is required to undertake an objective assessment of the policies of the plan 
when discharging the duty above. 
3. That alternatives need to be accurately presented in order for the SA/SEA of a Plan to comply 
with European legislation. 
4. All key policies of the plan need to be assessed against reasonable alternatives to have a EU 
law compliant SA/SEA. 

 

5.3 Haddenham Neighbourhood Plan Example 
 
5.3.1 The issue of adequate SEA testing was also considered in the decision by Aylesbury Vale District 
Council to no longer contest a legal challenge made by Lightwood Strategic in response to the housing 
policies contained in the Haddenham Neighbourhood Plan, due to inaccurate scoring being applied to 
individual housing sites. This subsequently led to the quashing of the housing and development chapter of 
the Haddenham Neighbourhood Plan. 
 
5.3.2 In light of the Examiner’s Report, high court order8 and subsequent appeal decision by the Secretary 
of State9 in the Haddenham case. Without undertaking an assessment of realistic reasonable alternatives 
for sites to be allocated within the Plan based on a consistent methodology it is difficult to see how SSWNP 
has arrived at the decision to allocate land for housing. 
 

5.4 Sustainability Appraisal and Site Assessment Report 
 
5.4.1 In the Stonegate instance, the Parish Council had prepared the neighbourhood plan on the basis of 
a spatial strategy that favoured development in a particular location due to highway impact advocated by 
the Parish Council. However, the outcome of a S78 appeal for an unrelated scheme revealed no impact to 
the local highway network would occur in this location. This evidence was available to plan makers, the 
local planning authority and the Independent Examiner, all of whom did not grapple with the issue relating 
to EU legislation for the rejection of the potential expansion of an area as a reasonable alternative to 
residential development. 
 
5.4.2 Through the preparation of the SSWNP, the Parish Councils’ should ensure that the results of the 
SEA/SA clearly justify its policy choices. In meeting development needs of the area, it should be clear from 
the results of this assessment why some policy options have progressed, and others have been rejected. 
This must be undertaken through a comparative and equal assessment of each reasonable alternative, in 
the same level of detail for both chosen and rejected alternatives. 
 
5.4.3 Gladman do not consider that the reasonable alternatives for site selection tested to inform the SA 
can be considered to be ‘reasonable alternatives.’ The two sites tested were found to be unsustainable 
development options in the examination of the SSWNP. There is no realistic prospects of these sites 
coming forward and as such as well as the site assessment report being revisited Gladman contend for the 
SSWNP to be consistent with the Plan’s European Obligations this will also need to be reivisted otherwise 
the plan will be inconsistent with basic condition (f). 
 



5.4.4 Whilst accepting that not every site needs to be tested for its merits of sustainability as HDC have 
identified the broad location of land at Fryern Road as ‘relatively sustainable’ due the locations access to 
both health services and education. We contend that this is demonstrable evidence that the sustainability 
merits of this location and prospects of potential development should be tested to inform a robust SA. 
 
5.4.5 Whilst noting that the Steering Group is taking a positive approach to overcoming potential constraints 
of some of the site allocations, Gladman are concerned that this positive approach is not consistent for sites 
that have been rejected, despite having very similar constraints and in some cases for sites that appear to 
be less constrained than sites being progressed. Indeed, the Steering Group have stated that ‘given the 
significant landscape, heritage and environmental constraints that can be found in the Storrington area and 
the scarcity of suitable sites for residential development there is a requirement for a pragmatic approach to 
planning’. Whilst welcoming a pragmatic approach Gladman consider that this should be consistent across 
all sites considered in the site selection process. 
 
5.4.6 Of further note, there are discrpencies between the distance measurements in the site assessment 
report and the SA of the allocated sites for the proximity to community facilities. This could lead to 
misleading results for the sustainability merits of a site proposed for allocation.  
 
5.4.7 Gladman consider there to be significant flaws in the site assessment report used to inform the SA 
assessment of the proposed allocations and do not consider that the SSWNP can be considered to meet 
basic condition (f). 
7 R. (Stonegate Homes Ltd) v Horsham District Council and Henfield Parish Council [2016] EWHC 2512 (Admin) 
8 http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/Decision%2007.03.16%20Consent%20Order.PDF 
9 https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/527095/16-06-
02_DL_IR_Haddenham_Aylesbury_3014403.pdf 
 

6 SITE SUBMISSION 
 
6.1 Land off Fryern Road, Storrington 
 
6.1.1 The Parish Council(s) are aware of Gladman’s land interests in Storrington at land off Fryern Road. 
Gladman have submitted a outline planning application (reference: DC/16/0572) for residential 
development of circa. 160 new dwellings (including affordable housing) with public open space, 
landscaping and sustainable drainage system (SuDs). The outline planning application was subsequently 
validated by HDC on 26th June 2017; see location plan attached at Appendix 2. 
 
6.1.2 Gladman has provided extensive suite of evidence to demonstrate that the site is suitably located, 
with good access to existing services and facilities. The site lies immediately to the west of Fryern Road 
and is contained by mature treed boundaries and existing residential development and would comprise a 
well contained extension to the built up area of Storrington. 
 
6.1.3 Gladman submit that this site should have been considered as a potential housing allocation given 
the criticisms previously raised by the Examiner on a number of housing allocations contained in the Plan. 
Indeed, the PPG specifically states that ‘a neighbourhood plan can allocate sites for development. A 
qualifying body should carry out an appraisal of opinions and an assessment of individual sites against 
clearly identified criteria…’ No attempt has been made to test the sustainability merits of land off Fryern 
Road in favour of the controversial housing allocations despite the previous submissions to earlier versions 
of the SSWNP. Gladman therefore submit this site for consideration as a potential housing allocation. The 
delivery of the proposed development at land off Fryern Road will bring real benefits to the local community, 
including: 
 

- The delivery of market and affordable housing in a sustainable location to meet housing needs; 
- The provision of new public open space that is not currently available and a high quality landscape 
   setting, along with more informal recreation space and landscaping to meet the needs of existing and  
   future residents. 
- The creation of a high quality residential development which respects the character of the surrounding  
  area. 

 
6.1.4 The delivery of this scheme will result in significant benefits for the local community and surrounding 
area including the provision of New Homes Bonus payments, increasing the economic activity of the area 
and provide a number of aspirations that are currently being targeted by the SSWNP that are not currently 
being planned for. 
 

7 CONCLUSIONS 
 
7.1.1 Gladman recognises the Governments ongoing commitment to neighbourhood planning and the role 
that such Plans have as a tool for local people to shape the development of their local community.  
 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/527095/16-06-02_DL_IR_Haddenham_Aylesbury_3014403.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/527095/16-06-02_DL_IR_Haddenham_Aylesbury_3014403.pdf


However, it is clear from national guidance that the SSWNP must be consistent with national planning 
policy and the need to take account of up-to-date housing needs evidence and the direction contained in 
the emerging Local Plan. 
 
7.1.2 We do not believe the Plan is proposing development levels that will meet the housing needs of the 
neighbourhood area and as such commissioned GVA to undertake a housing needs study. We consider 
this to be a much more robust assessment for housing needs in the neighbourhood area and the 
conclusions of this report state that the housing requirement for the SSWNP should be at least 505 
dwellings. 
 
7.1.3 Gladman consider there to be significant flaws with both the site assessment report and SA to the 
extent that the SSWNP’s European Obligations will not be met and consequently the does not meet basic 
condition (f). Despite submitting our site to the Steering Group several times it is disappointing to see that 
the SSWNP has not still considered the sustainability merits of our site off Fryern Road. This leads to 
significant flaws with the evidence base the plan is based around.  
 
7.1.4 We still maintain that land off Fryern Road is a sustainable location, with good access to existing 
services and facilities, capable of delivering 160 dwellings. We suggest to produce a plan capable of 
meeting the basic conditions the consideration of the allocation of this site will alleviate some of the flaws 
within the SA and site assessment report and significantly help to meet the additional housing needs we 
have put forward to the Steering Group. 
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1. Introduction 

 
1.1 This report has been prepared by GVA on behalf of Gladman Developments Ltd to examine 

what constitutes an appropriate level of housing in the neighbouring Parishes of Storrington and 

Sullington and Washington (‘SSW’) in the district of Horsham, West Sussex.  

 

1.2 As illustrated in Figure 1, the parish areas straddle the planning authority boundaries of 

Horsham District Council (HDC) and the South Downs National Park Authority (SDNPA). The 

parishes are therefore subject to two different development plan processes. 



 

 
Figure 1: Storrington & Sullington and Washington parish boundaries and South Downs National Park. 

(Source: Neighbourhood Plan) 

 

1.3 The Development Plan for Horsham District comprises the Horsham District Planning Framework 

(HDPF), adopted November 2015. The HDPF sets out the planning strategy between 2011 and 

2031. Policy 3 ‘Development Hierarchy’ states that development will take place in the most 

sustainable settlements in the district; with Horsham identified as the ‘Main Town’ where the 

majority of growth will take place. Storrington and Sullington are included in the second ‘Small 

Towns and Larger Villages’ tier reflecting the good range of services and facilities located in the 

villages including employment, education and public transport infrastructure. The HDPF requires 

these settlements to accommodate growth which is commensurate to their size and role in the 

development hierarchy. 

 

1.4 Policy 15 Housing Provision states that a minimum of 16,000 new dwellings will be 

accommodated in the district between 2011 and 2031; equating to an average annual 

requirement of 800 dwellings. Whilst the HDPF does not prescribe housing need below the Main 

Town level, Policy 15 states that circa 1,500 dwellings are to be provided throughout the district in 

accordance with the development hierarchy and through the neighbourhood planning process. 

 

1.5 The settlement of Washington is located principally within the South Downs National Park. The 

SDNPA are currently preparing a Local Plan (SDLP).Until the adoption of the SDLP those areas 

within the Park boundaries are covered by the saved policies of the Horsham District Core 

Strategy (2007). Whilst the Core Strategy does not apply housing requirements for individual 

settlements it does define Washington as a ‘Category 2’ settlement which should accommodate 

only small-scale development or minor extensions that address specific local needs.1 

 

Neighbourhood Plan 

 
1.6 SSW parishes are preparing a joint Neighbourhood Plan which will guide development over 

the remaining period of the HDPF (i.e. up to 2031). The draft SSW Neighbourhood Plan (‘SSWNP’) is 

currently out for consultation. 

 

1.7 The SSWNP contains within it a set of local policies including housing and employment land 

allocations, green gap, open space and countryside protection policies as well as wider ranging 

policies looking at design quality across SSW. 

 

1.8 The SSWNP contains some discussion of housing need within SSW which this report will now 

summarise: 

• The SSWNP states that it is not required to “meet its objectively assessed housing need(OAN) 

in full” as “this would be met by other strategic allocations / planning permissions in the district, 

particularly around Horsham town.”2 

• A Housing Alignment Study assessed projected growth trends in SSW up to 2031 and 

concluded that 894 dwellings would be required.3 



• Policy 2 of the SSWNP identifies allocations across seven sites for around 229 dwellings, the 

majority of which fall within the Storrington and Sullington Parish. However The SSWNP 

recognises that “open housing market needs within both parishes would be met largely 

through other allocations and permitted planning applications in other parts of the district in 

additional to sites being delivered through neighbourhood planning.” 4 

• Housing Needs Surveys have identified a need for 97 affordable dwellings in SSW.5 

 

1.9 The implications of the SSWNP’s policies on the parishes will be considered further through this 

report. 
 

1 Page 46 of the Horsham Core Strategy 

2 Paragraph 3.11 of the SSWNP 

3 Paragraph 3.12 of the SSWNP 

 

What is housing need? 

 
1.10 National planning policy and guidance provides a definition of housing need. Housing need 

refers to the scale and mix of housing and the range of tenures likely to be required in a housing 

market area over a Local Development Plan period6. It should cater for the housing demand of 

the area and identify the scale of housing supply necessary to meet that demand.7 Housing need 

figures should be based on quantitative evidence and informed by an understanding of the 

qualitative requirements of the housing market. Housing need assessments should be unbiased 

and proportionate and only based on future scenarios that could be reasonably expected to 

occur.8 

 

1.11 National planning policy is clear that establishing housing need is of strategic importance and 

should accordingly be subject to independent examination through the Local Plan process.9 

 

1.12 However, there are a number of circumstances where it is appropriate to assess housing 

needs at the sub-district geographical level: for example at the Parish or individual settlement 

level. Specifically, where: 

 

• There is no up to date Local Plan in place; or 

• The up to date Local Plan does not set a specific housing target for the local area. 

 

1.13 As previously noted, the HDPF does not disaggregate housing need to individual settlements 

but rather states that growth be commensurate to the size and function of the settlement. It is 

therefore appropriate to explore what might constitute a suitable level of housing need in 

Storrington and Sullington and Washington Parishes. Furthermore, there are no policies within the 

HDPF which put a cap on development coming forward and notwithstanding; neighbourhood 

plans can provide more housing than is being provided for within a development plan. 

 
4 Paragraph 3.12 of the SSWNP 

5 Paragraph 3.9 of the SSWNP 

6 PPG Ref ID 2a-003-20140306 

7 PPG Ref ID 2a-003-20140306 and NPPF Paragraph 159 

8 PPG Ref ID 2a-003-20140306 & 2a-004-20140306 

9 NPPF Paragraph 156 

 

1.14 With regards to an appropriate methodology through which to conduct an investigation into 

housing need at the Parish level, the following key policies and requirements of national planning 

policy (National Planning Policy Framework ‘NPPF’) are of relevance: 

 

• Local areas should support the strategic development needs of the Local Plan and Housing 

Market Area and not allocate less development than identified (NPPF Paragraphs 16 and 

184); 

• Housing need at the parish level should meet local demand and demographic trends(NPPF 

Paragraphs 159 and 50); 

• Housing should be located in areas where it will enhance or maintain the vitality of local 

communities (NPPF Paragraph 55); 

• Housing at the local area should deliver the sustainable development that communities 

need (NPPF Paragraphs 6 and 183); and 

• The capacity / sensitivity of the environment (natural and historic) is a key consideration in 

how much housing an area can accommodate (NPPF Paragraph 17 (3) and footnote 9). 



 

1.15 In light of these considerations, GVA has developed the NEIGHBOURHOOD methodology to 

explore and assess what may constitute an appropriate level of housing need at the parish/ 

settlement level. The NEIGHBOURHOOD methodology utilises the following approach to 

establishing need: 

1.    Establish the demographic, socio-economic and spatial portrait 1. of the area; identifying its 

physical / environmental attributes, the services and facilities it relies upon and the make-up 

of the population who live there. This will provide an understanding of the baseline human, 

economic and natural environment in the parish through which one can assess potential 

change in the future; 

2.    Establish baseline development potential on the basis of existing commitments, sites under 

construction and housing allocations; and 

3.    Build a demographic model of the Parish and produce local population and household 

projections which test the development potential scenarios and establish the level of housing 

needed to ‘enhance or maintain the vitality’ of the Parish. 

 

1.16 The remainder of this report undertakes each of these stages and concludes with what 

constitutes an appropriate level of housing need in SSW. It should be highlighted that this analysis 

is bespoke to the neighbouring parishes of Storrington & Sullington and Washington. It is not 

possible to infer from the analysis or conclusions of this report the needs of areas beyond the 

parish boundaries. 

 

2. A Portrait of the Area 

 
Spatial Portrait 

 
2.1 Storrington, Sullington and Washington are villages and neighbouring civil parishes in the district 

of Horsham, West Sussex. The settlements lie at the foot of the South Downs National Park with part 

of the parish areas falling within the Park boundary (Figure 1). 

 

2.2 The Parishes are located in the south western part of Horsham District. The village of Storrington 

lies on the A283 close to the main north-south A24 road which connects Worthing on the coast 

(7 miles) to Horsham and Dorking in the north (10 miles). Washington lies approximately 2 miles 

(3.5km) to the south east straddling the A24 and providing easy access to the major employment 

and service centres of the County. 

 

Physical Appraisal 

 
2.3 This section of the report provides a summary appraisal of the physical characteristics of SSW 

in the context of its ability to accommodate development. 

 

• Heritage considerations: In SSW there is one Grade I Listed building, the Parish Church of St 

Mary located in Sullington, two Grade II* Listed buildings and 97 Grade II Listed buildings and 

structures. In addition there are 16 sites designated as Scheduled Ancient Monuments 

(including three in Storrington village) and Partham Park at the western extent of Storrington 

is designated an Historic Park. There are also three Conservation Areas at Storrington, 

Sullington Manor and Washington. There is therefore a clear requirement to understand and 

protect the historic assets of SSW through any future development proposals. 

• Landscape considerations: The South Downs National Park covers the southern two thirds 

of SSW, together with a small area to the north west. National Parks have the highest status 

of protection in relation to landscape and scenic beauty, with national planning policy 

stipulating that great weight should be given in the determination of planning applications 

to conserving the landscape and natural beauty in National Parks. Whilst the National Park 

has a significant influence on SSW, there are large areas of the urban area and surrounding 

countryside (particularly in Storrington) which are unaffected by this designation. 

• Flood Risk: The majority of the Parish area is located within the Environment Agency Flood 

Zone 1; the lowest risk of flooding. However, the River Stor which runs through the centre of 

Storrington, and its tributary which runs to the north of the village are classified as Flood Zone 

3; the highest risk of flooding. However, there are large parts of the urban area and urban 

edge which are unaffected by flood risk. 

• Ecological considerations: There are six designated Sites of Special Scientific Interest in SSW 



with the entirety of the Parish area covered by SSSI Impact Zone designation. The Impact 

Zone designation indicates some forms of development could adversely affect the 

ecologically sensitive sites, albeit this is unlikely to apply to housing given the very local 

impact that new housing development has compared to, for example, a heavy industrial 

use. 

 
2.4 The above analysis shows that SSW is constrained by a number of physical and policy issues 

including landscape, heritage, ecology and flood designations. The southern two thirds of SSW 

are the most heavily constrained as a result of their location in the SDNPA and proximate to 

several SSSI and over 12 Scheduled Ancient Monuments. These designations limit opportunities 

for medium to large scale housing developments in this broad location. The northern third of SSW 

which includes the majority of the Storrington and Sullington built area is however less constrained, 

although local considerations of flood risk and heritage will influence the location, scale and type 

of development permissible in more sensitive areas. 

 

Demographic Portrait 

 
2.5 This section principally utilises data from the 2001 and 2011 Censuses as this is where the most 

detailed and comparable data at the Parish level is available. However, the most up to date 

population estimates available at the parish level10 are the ONS produced official 2015-based 

mid-year estimates (MYE) of population. 

 

2.6 Key demographic indicators of the parish are summarised as follows: 

• Population: In 2015 the population of SSW numbered 8,741 people; which represents a 

population increase of almost 15% compared to 2001. This is a faster rate of population 

growth than Horsham District, which grew by 11% between 2001 and 2015. However, 

population growth in the SSW has slowed in recent years (2011 to 2015) (2.6%) compared 

to the district which has increased by 3.3%. 

• Age Structure: In 2015, SSW displays a notably older profile to that of the District, with a 

markedly lower proportion of pre-school aged children, school-aged children and 

working-age adults and a higher proportion of older residents (67 years plus, i.e. 

pensiondrawing age) than is the case at the District level. In 2015 almost 30% of SSW’s 

population is of retirement age compared to 19% at the District level. Whilst, the number of 

older residents in the parish has grown significantly over the past 14 years; increasing by over 

35% in this period, this is a slower rate of increase than the 43% increase in older residents 

across the District. In contrast, over the same period the number of children (0-18 years) fell 

by almost 5%, whilst the under 18 population remained stable at the District level. 

• Households: Almost 3,750 households were recorded in SSW at the 2011 Census. In 2011 

over 35% of households were retired, compared to 25% of households at the District level. 

Conversely only 23% of households in SSW contained dependent children, compared to 

28% across the District. Between the 2001 and 2011 Census the number of households in 

SSW increased by 12%, outpacing the 9.8% household growth recorded across the District. 

Reflecting the recorded changes in population structure (i.e. an ageing of the population), 

this growth was principally driven by increases in households without dependent children; 

accounting for 24% of the growth in households. In comparison households without children 

across Horsham grew by only 12.4%. 
10 The SSW area is built up of several Lower Super Output Areas and Census Output Areas. ONS publish annual population 

estimates at the Output Area level. 

 

Summary 

 

2.7 Over the 14 years to 2015 population growth in SSW has outpaced that across the District, but 

this growth has principally been driven by increases in older retirement-age residents. Population 

data suggests that this trend is worsening, with recorded losses of children and working age adults 

in SSW between 2011 and 2015. These changes are reflected in the make-up of households in SSW 

with the majority comprising retired households and those without children. 

 

Socio-Economic Portrait 

 
2.8 In this section of the report we aim to provide an overview of the socio-economic 

characteristics of SSW in terms of the vitality of SSW’s communities and the viability and resilience 

of its settlements. As in previous sections, the data referred to in this section is principally derived 

from the 2001 and 2011 Censuses as these are the most reliable sources of information for local 



level analysis. It has also been informed by desk-based assessment of the services and facilities 

available in SSW. 

 

• Economic Activity: Almost 67% of the residents of the SSW Parish are identified as being 

economically active (2011): that is they are of working age and are either employed or are 

actively seeking employment. This is considerably lower than the District total (73.4%) and is 

reflective of the demographic make-up of SSW (an older population). With regards to the 

occupation of residents, data shows that a slightly higher proportion of SSW residents are 

employed in lower skilled roles than in managerial or professional occupations; 52% and 48% 

respectively. Albeit this is ‘comparable’ to the occupational split across Horsham district. 

 

• Household Tenure: Data on household tenure shows a shift towards the rented sector at 

both the SSW and District level over the decade to 2011; with an 86% recorded increase in 

private rented households in SSW (71% across the district) during this period. In proportionate 

terms however, a larger percentage of the Districts households reside in private rented 

accommodation than in SSW; 12% compared to 9%. Furthermore, whilst the proportion of 

households living in social rented accommodation in SSW has remained relatively static, the 

district recorded a 67% increase in this household tenure. Owner-occupation remains the 

most prevalent household tenure in both SSW and Horsham, accounting for 73% of all 

household tenures in SSW and 75% of all tenures across the District (2011). At less than 1% of 

the household population, intermediate tenure households accounts for the smallest 

proportion of total households in both SSW and Horsham. 

• Dwellings: In 2011 there were an estimated 3,884 dwellings in SSW; an increase of 419 

homes or 12% on previous 2001 estimates. This is a greater rate of increase than the 10.4% 

recorded increase in Horsham over the same period. 

• Services and Facilities: As demonstrated in Figure 2 below and illustrated at Appendix II 

SSW, with Storrington and Sullington at its centre, represents a sustainable location for future 

population growth with a significant range of facilities and services capable of supporting 

current and future residents’ everyday needs including education, health, leisure, sporting 

and social activities and convenience shopping. SSW has excellent levels of ‘vitality’: 

described by the Oxford English Dictionary as ‘The state of being strong and active’ and 

discussed in paragraph 55 of the NPPF as a facet of the continuing sustainable development 

of rural communities. There is an active social calendar in SSW with a number of sporting and 

social societies active in the community catering for a range of ages and interests. Key 

services, principally found in Storrington, include a GP surgery, pharmacies, two dental 

practices, a veterinary clinic, library and opticians. In terms of education facilities, there are 

two primary schools in the SSW area; St Mary’s in Washington and Storrington First in 

Storrington. At the date of the last School Census (January 2017), St Mary’s and Storrington 

First were both slightly undersubscribed, by 5 pupils and 19 pupils respectively. 



 
Summary 

 

2.9 SSW is constrained by physical and policy considerations that will restrict development 

opportunities across much of the southern part of SSW and around the settlement of Washington. 

Notwithstanding, there are areas around Storrington which are unconstrained and could 

accommodate growth sustainable and sympathetically. Furthermore, SSW is a highly accessible 

and sustainable location for development, being in proximity to good quality public transport links, 

shops and services; in particular Storrington and Sullington villages. 

 

2.10 An attractive place to live, SSW has good connections to neighbouring main settlements of 

Pulborough, Crawley, Steyning, Horsham and Chichester via bus. The large village of Storrington 

has a good range of key services and facilities to meet most of the day-to-day needs of SSW 

residents including; education, retail, health, community and leisure. However, the continued 

provision of these services will be dependent on there being a sufficient range of people of 

different age groups to use and support local facilities. Future changes in the parishes’ population 

size and structure will affect the village and its services. This report seeks to understand how this 

might happen. 

 

3. Housing Needs in the SSW area 

 
3.1 As set out in section 1 of this report, the HDPF contains no housing requirement for SSW and 

stipulates that neighbourhood plans should identify and provide for a level of housing need 

commensurate with their role and function. 

 

3.2 Between 2011 and 2016 there were 223 recorded completions in SSW 85 within Washington 

Parish and 138 within Storrington & Sullington Parish. There are also ‘committed sites’ within SSW; 

sites that have planning permission but are yet to be built out. Committed sites across the SSW 

area have a total capacity of 71 dwellings which, it can be reasonably assumed, will come 

forward over the remaining years of the HDPF period. 

 

3.3 The SSWNP states that the “spatial focus of the SSWNP for Storrington & Sullington is on 



promoting the reuse, or more efficient use of either previously developed land or land currently 

occupied by employment uses in locations that are not now well-suited to such a use”. 

Notwithstanding this focus, the SSWNP identifies that brownfield sites within the existing settlement 

boundaries “are not likely to provide enough land to meet local housing needs over the full Plan 

period” and therefore allocations outside the existing settlement limits for Storrington and 

Sullington are put forward by the SSWNP. The SSWNP proposes allocations totalling 229 dwellings 

which are to be delivered over the period to 2031. 

 

3.4 Given there is limited infill / brownfield opportunities remaining in the parish (at the SSWNP’s 

own admission), it is likely that there will be limited opportunities for growth beyond the 229 

dwellings identified by the SSWNP. Therefore, it can be reasonably concluded that if the SSWNP is 

adopted, between 2011 and 2031 the SSW area will see housing growth of 523 dwellings. 

 

3.5 This section of the report will assess the effect that the SSWNP is likely to have on the parish, its 

population and services. It will also assess different levels of housing to understand if a different 

strategy is required to secure a vibrant community and parish going forward. 

 

Housing and its impact on small communities 

 
3.6 The NPPF provides a positive context to enabling and facilitating sustainable development. 

Paragraph 17 (bullet point 3) of the NPPF states that “every effort should be made objectively to 

identify and then meet the housing, business and other development needs of an area and 

respond positively to wider opportunities for growth.” The same bullet point goes onto say that 

plans should take “account of the needs of the residential and business communities.” Paragraph 

1 of the NPPF states that national planning policy enables local people and councils to produce 

plans which “reflect the needs and priorities of their communities.” 

 

3.7 Housing need in the context of ‘objectively assessed housing needs’ is defined clearly by the 

PPG and NPPF. Housing need in the context of local areas / parishes is less well defined however in 

terms of villages and rural areas, Section 3 of the NPPF sets out that planning policy should support 

economic growth to create jobs and prosperity by taking a positive approach to sustainable new 

development. The NPPF states that local plans should promote the retention and development of 

local services and community facilities, such as local shops, meeting places, sports venues, 

cultural buildings, public houses and places of worship.  Paragraph 55 of the NPPF states that “to 

promote sustainable development in rural areas, housing should be located where it will enhance 

or maintain the vitality of rural communities.” The PPG provides further detail on how planning 

policy can support sustainability and vitality. Paragraph 1, Section 5011 of the PPG states that 

housing is essential to ensure viable local facilities such as schools, cultural venues, public houses 

and places of worship. As set out in Figure 2, SSW has all of these facilities and more. The level of 

housing that is supported in SSW will therefore have a direct link to the future viability of its services 

and facilities and the future vitality of its communities. 

 

3.8 This underlines the principle that national planning policy seeks to first secure and then protect 

the sustainability and vitality of villages and parishes such as SSW. National planning policy and 

guidance is unequivocal that housing at the local level should be a tool for supporting the vitality 

of towns and villages and the viability of the services they depend on. If services begin to fail it has 

a huge impact on the ability of existing communities and residents to live their lives in a sustainable 

manner. Housing is therefore an important way of ensuring and securing the sustainability of 

existing communities as well as meeting local housing needs. 

 

3.9 Section 2 of this report has outlined the significant range of services and facilities in the SSW 

area. These services will be under threat if demand falls. This section of the report will assess the 

extent to which that could happen in the village. 

 

Housing as an agent for demographic change 
3.10 New housing can bring with it a level of new population growth which provides additional 

demand for shops and services. New housing can also have an effect on the structure of the 

population. This is because greater levels of new housing brings with it greater levels of inmigration, 

with migrants ‘tending’ to be young12. Figure 3 and Figure 4 show the age specific migration rates 

for males and females respectively into Horsham (taken from the ONS Subnational Population 

Projections). This is the propensity for each age group to migrate (measured in number of in-

migrants by age and per 1,000 of the population at that age). This shows that in Horsham 

migration is higher in the very young, in early adulthood and in very late adulthood. 
11 Reference ID: 50-001-20140306 

12 This is because generally the older people get the less likely they are to move home 



 
Figure 3: Age Specific Migration Rate for Males in Horsham 

Source: ONS SNPP 

 

 
Figure 4: Age Specific Migration Rate for Females in Horsham  Source: ONS SNPP 

 

3.11 The same picture is broadly applicable to SWW; as demonstrated by Figure 5 which shows 

migration into the Chantry ward (in which SWW sits). 

 

 
Figure 5: Gross migration (UK and overseas) flows (people) into the Chantry Ward of which the SSW area 

forms part (Source: 2011 Census) 

 

3.12 This picture of new housing bringing with it younger migrants is further supported by data from 

DCLG on the age of mortgage borrowers.13 This shows that under-45s are more likely to purchase a 

new home as opposed to a ‘second hand’ home14. The difference is greater in buyers aged 

under 3515. In summary, younger people have a greater propensity to migrate and a preference 

for new housing making it more likely that new housing will attract younger households to an area. 

 

Past Trends in SSW 
3.13 Detailed investigation of the ONS Mid-Year Population Estimates from 2001 to 2015 (the latest 

released for small areas) shows the historic trend for the different sections of the population in 

SWW. The sections have been chosen to reflect the pre-school age, primary school age, 

secondary school age, younger and older working ages and retirement age.16 

13 Source: DCLG Live Tables on House Building – Table 537 Housing market distribution of borrower’s ages, by new/other 

dwellings and type of buyer, UK from 1990. 

14 Under 45s account for 78% of new homes purchased and 76% of second homes purchased 

15 Under 35s account for 49% of new homes purchased and 45% of second homes purchased 

16 It is acknowledged that retirement age is often a personal choice and therefore 67 has been chosen as a backstop to 

reflect the pension age at the end the Daventry plan period. 
 



 

 
 
Figure 6: Population Change between 2001 and 2015 (Source: ONS Mid-Year Population Estimates) 

 

3.14 Between mid-2001 and mid-2015 the population of SSW increased by 13.3% (see Figure 5). 

Despite this increase, over those 14 years the number of primary school aged children fell by 8.2% 

and there was a negligible fall in the number younger working age persons (-0.2%). Notably, the 

number of persons greater than 67 years old increased by 35%. The same trend is broadly 

applicable to Horsham district which also observed falls in primary school aged children and 

young working aged population. 

 

Population Projections in SSW 

 
3.15 Using the demographic forecasting software Popgroup, GVA has taken historic data in births, 

deaths and migration and projected them forward to understand how the population of SSW 

might change in the future. This is a trend-based projection, assessing how things might change if 

past trends continue. Furthermore, GVA has identified how the population might change in 

response to new housing development. From this the analysis can assess what this means for SSW 

in terms of its changing demography and population and therefore its future sustainability and 

vitality. Appendix I contain details of how this model has been built up. 

 

3.16 To understand how the population of SSW might change in the future it is important to 

understand the issues that can affect how the population changes going forward. As discussed, 

past population dynamics can be a helpful indicator when trying to understand future population 

changes. However, the most important issue at the Parish level is usually the level of housing 

growth as new housing typically brings with it new population and ultimately changes both the 

size and character of the population. To understand future population growth in SWW GVA has 

developed four alternative scenarios which are discussed further below. 

 

 
Figure 7: Past population change of five key sections of the population of SSW (Source: ONS Mid-Year 

Population Estimates) 

 

Scenario One 

 

3.17 Scenario one assumes that from 2015 (the base date for the population estimates) to 2031 

(the end date of the HDPF) population growth will be in line with historic (2001 to 2015) rates of 

births, deaths and migration.17 These projections do not take into account policy issues such as 

housing constraints however they will project forward factors which have affected population 

growth (such as the historic level of housing growth in SSW). As described at the start of this 

section, there has been housing growth in SSW over recent years; 223 dwellings since 2011. 
17 See Appendix I which contains a full list of the assumptions used in this analysis. 



Scenario One: Results 

 

 
Figure 8: Scenario one: Showing projected population change of key sections of the population of SSW 

(Source: ONS, GVA) 

 

3.18 Figure 8 shows the effect of projecting forward past population dynamics on the local 

population. The first thing that is noticeable from Figure 8 is that the projections are not linear; 

this is because they take account of the natural ageing of the population, the impact that this 

has on fertility and mortality in SSW and the way that this has affected migration historically and 

will continue to affect migration. 

 

3.19 Figure 9 shows that the over 67 population, which in the last 14 years increased by 35%, will 

increase by a further 56% over the HDPF period (2011 to 2031). Scenario one also projects a fall 

in the population of secondary school aged children (20% decrease) and older working age 

persons (10% decrease). In total, there is projected to be a fall in 19 to 66 year olds in SSW (76 

persons or a fall of 2%). Notwithstanding this, the overall population of SSW is projected to increase 

by 12% (see Figure 9). 

 

3.20 Logically the 12% increase in population derives a requirement for a greater number of 

dwellings. This will be amplified by the ageing of the local population due to older households 

tending to be smaller.18 Between 2011 and 2031 (the HDPF plan period) Scenario one results in an 

increase of 799 dwellings.19 Scenario one shows that to accommodate population growth in line 

with historic trends, a housing requirement for SSW of 799 dwellings is required between 2011 and 

2031. 
18 As they are typically made up of one or two persons rather than three or four in a working age / young family household 

19 Taking account of the 3.6% of homes in SSW which are vacant at any one time (largely in line with national and local 

proportions). 

 

 
Figure 9: Table showing the demographic results of Scenario One (Source: GVA) 

 

3.21 It is possible to understand the population implications of different levels of housing and the 

following scenarios seek to do this. The SSW Housing Alignment Study, prepared as part of the 

evidence base for the SSWNP, contains a projection based on a crude extrapolation of the level 

of household growth projected at the district level applied to SSW. This results in the ‘need’ for 894 

dwellings in SSW20. The analysis within Scenario one is a much more sophisticated understanding of 

how the population in SSW has changed and how it will change if uninhibited past trends 

continue. It shows that projected needs will be less than 894 dwellings at 799 dwellings between 

2011 and 2031. Of course, it is unlikely that this will happen as development control in SSW will 

ultimately limit the level of population growth. 

 

 



Scenario Two 

 

3.22 Scenario two seeks to understand the implications of delivering the level of housing that is 

currently being planned for within the SSWNP; including completions (2011 to 2016) and 

commitments (2016 to 2031). As set out at the start of this section, the level of planned growth 

amounts to 523 dwellings between 2011 and 2031. 

 

Scenario two: Results 

 

3.23 Scenario two shows the impact of 523 additional dwellings in SSW over the period 2011 to 

2031 (20 years). Scenario two projects that this scenario will result in a ‘modest’ increase in the 

overall population to 2031 of 4% (putting this into context the population of SSW has increased by 

13% since 2001 (14 years)). However, over the HDPF period the populations of infants, primary and 

secondary school aged children and working age persons21 are all projected to fall, with the 67+ 

population increasing by 52% over that period. Figure 10 and Figure 11 illustrates this. The fall in 

primary school aged children in SSW of 8% is a fall of 64 children. 
20 Paragraph 4.9 of the Housing Alignment Study 

21 Ages 19 to 44 and 45 to 66 

 

 
Figure 10: Scenario Two: Showing projected population change of key sections of the population of SSW 

(Source: ONS, GVA) 

 

3.24 This analysis shows that the SSWNP would result in a fall in the number of children and young 

persons in the parishes as well as a fall in the working age population (19 to 66) of 500 persons. 

 

 
Figure 11: Table showing the demographic results of Scenario Two (Source: GVA) 

 

3.25 The development of 523 dwellings over the HDPF plan period would result in a significant 

ageing of the population and a loss of younger persons. The implication of these changed would 

be felt in the vitality of SSW, namely the services it provides to its population, including the primary 

schools and youth services (junior sports clubs and scouts/guides for example). 

 

3.26 Both primary schools within SSW are currently under capacity. A fall in the local population of 

primary school children could permanently undermine the viability of these schools or potentially 

alter their future role and character. The loss of 64 children over the HDPF period is the equivalent 

of 14% of the joint capacities of St Mary’s and Storrington First School which is a significant fall over 

a relatively short period. This does not take into account potential falls in the wider populations of 

primary school children due to a wider policy of housing restraint outside of the main town of 

Horsham. Even if a fall in local pupil numbers could be filled by children from other areas, this 

would likely cause issues in terms of additional traffic generation in Storrington and Sullington (as 

children are transported into the villages each day) and a gradual erosion of the relationship 

between the primary schools and the SSW area. 



3.27 In addition to the local school, a fall in the number of working age and young persons will 

have a number of other impacts on SSW: 

• Transportation: The villages of Storrington, Sullington and Washington are serviced by a 

regular bus service providing journeys to the centres of Pulborough, Crawley, Steyning, 

Horsham and Chichester which offer education and employment opportunities. The local 

secondary schools are located in Pulborough (Rydon Community College) and Steyning 

(Steyning Grammar). If the working and secondary school aged population were to fall in 

line with the projection of Scenario two it would reduce the demand for peak time bus 

routes serving the commuting and school population. As demand falls, there is the increased 

risk that services will reduce in frequency or cease stopping in SSW all together which will 

impact on the wider population. 

• Young person’s facilities: There are a range of sports and leisure clubs in SSW which cater 

for the needs of both children and adults. This includes Rainbow Pre-school, Cootham 

Preschool, Brown’s Lane Pre-school, the junior badminton club and football club. A fall in 

young persons in SSW will reduce the demand for these services causing a potential loss of 

these groups and a reduction in demand and capacity for facilities. In particular, Scenario 

two would result in a 10% reduction in the number of under 5s in the Parish which could 

undermine local pre-schools. 

• The village’s shops and services: The Living Costs and Food Survey (Office of National 

Statistics) shows that on average a retired couple with no children will spend £163 per week 

on living costs22 such as food, clothing and other retail items. This is compared to a non-

retired couple with no children who on average spend £248 per week on these goods and a 

non-retired couple with children who on average spend £297 per week. Per household 

therefore the retired households spend significantly less in the shops (between 35% and 45% 

less depending on the type of household) on their weekly needs which could be 

problematic for the SSW’s pubs and shops and other services as the population of older 

households increases and the population of younger households falls. 

• General vitality: With Scenario two showing a fall in the local population of all age groups 

under retirement age the SSWNP would reduce the number of younger people in the 

parishes who are available to attend and run local services. 
 

3.28 National planning policy states that housing in rural areas should be used to maintain or 

enhance the vitality of those areas. It is difficult to identify what might constitute an appropriate 

response to paragraph 55 of the NPPF. Scenario two which delivers 523 dwellings in SSW would 

lead to a fall in all age groups below retirement with a consequent impact on the parishes and 

their core villages. Scenario one which projects forward past demographic trends would result in 

modest growth to the primary school aged population and well as younger children, but still results 

in an overall fall in working age persons of 76 fewer 19 to 66 year old persons. To understand the 

link between housing and population in more depth, the report will now model the level of 

housing necessary to maintain the working age population at the level identified at the start of 

the HDPF period (2011) and the level of housing required to maintain the primary school aged 

population at the same level. 

 

3.29 Appendix I explains how the model links housing growth to population change. Given the 

importance of the working aged and primary school aged populations to the economic and 

social vitality of an area it is of interest to the findings of this report to explore this. 

 

Scenario three: Working Age 

 

3.30 By running different levels of housing growth through Popgroup and Derived Forecast 

Software, it is has been possible to conclude that 849 dwellings in SSW would provide sufficient 

housing to maintain the existing population of working age adults in the parishes. This would 

ensure that services such as the peak hour bus services remain utilised, shops and services which 

rely on local patronage are supported by the increased spending associated with working aged 

persons and more local businesses are created in SSW by local residents. 

 

3.31 849 dwellings would increase the population by around 13% (Figure 12) above the 2011 level 

and result in growth in under-5s, primary school age population and retirees. This level of housing 

would, however, be insufficient to support the secondary school age population (12 to 18 year 

olds) but the core working age population (19 to 66) would remain as it was at the start of the 

HDPF period.23 

22 Excluding housing, fuel and power 

23 Figure 12 includes an additional row grouping the working age populations together. It is clear that whilst the younger 

working age population is projected to increase, the older working age population is projected to fall. The net effect of this 

is an overall static core working age population. 



 
Figure 12: Table showing the demographic results of Scenario Three (Source: GVA) 

 

Scenario four: Primary School Aged 

 

3.32 Scenario four focuses on the primary school aged population. With the primary schools 

currently (2017) under occupied, supporting this age group will be very important for the future 

viability of the local schools and hence the future sustainability of the village. Scenario four 

concludes that 768 dwellings is required to prevent any further fall in the primary school aged 

population. This level of housing would increase the total population by around 11% (Figure 13) 

above the 2011 level and result in growth in all key sections of the population. Whilst it would lead 

to an overall fall in working age persons (-125 fewer 19 to 66 year olds) it would maintain the 

population of 0-4 year olds. 

 

3.33 Additional housing in the village is the most certain way of maintain and enhancing the 

vitality of SSW and ensuring the services and facilities that the parishes currently rely upon are 

secured. Scenario four shows the potentially positive impact this would have on the demographic 

structure of the population; supporting services (and the employment associated with these 

services) such as the pre-schools, primary schools and children’s clubs. 

 

 
Figure 13: Table showing the demographic results of Scenario Four (Source: GVA) 
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Regulation 14 Public Consultation 10th July to 4th September 2017 
 

Neighbourhood Plan Steering Group Response to submission by  
Gladman Developments Ltd – site land off Fryern Road 

This representation offers comments and advice in respect of a number of policies in the 
Pre-submission SSWNP and submits the land off Fryern Road as a potential site for 
development within the SSWNP.  Gladman Developments Ltd have also submitted an 
Assessment of Housing Need undertaken by GVA which states that the number of homes 
proposed does not meet the housing needs of the NP area.  This report does not appear to 
lend much weight to the constraints associated with the NP area and the Steering Group 
refers to the Housing Needs Alignment Study undertaken as part of the NP making process 
which demonstrates that the number of homes proposed in the SSWNP is proportionate to 
the expectations of the HDPF to deliver 1,500 new dwellings through Neighbourhood 
Plans. 
SSWNP Policy 1 – This representation objects to the use of Built up Area Boundaries if they 
would preclude otherwise sustainable development from coming forward.  The Steering 
Group disagrees- the designation of BUABs is clearly an integral mechanism of the HDPF to 
ensure that settlement patterns are retained and enhanced and that sustainable 
development can be promoted whilst at the same time protection of the countryside and 
rural areas can be maintained.  
However it is noted that Horsham District Council are planning a district wide Built Up Area 
Boundary review during the next few months and there will be an opportunity for 
representations to be made as part of this strategic review.   
SSWNP Policy 2 – Gladman suggest that the policies in the SSWNP contain a lack of 
flexibility that would allow sustainable development to come forward within the plan 
period. Steering Group acknowledges that reviews of the SSWNP should be carried out in 
line with those undertaken for the HDPF to ensure that the housing levels being planned 
continue to be sufficient to meet the needs of the wider community.   
 
The site proposed (land off Fryern Road) has been subjected to the site assessment process 
undertaken for all of those submitted under the call for sites process which concludes that 
the site is neither suitable nor achievable.  Planning applications have been refused on two 
occasions for 160 homes primarily on landscape grounds, impact on the rural character and 
open countryside to the north of the site.  The site sits in a semi-rural location with no 
pavements which would hamper pedestrian access to and from the village centre and give 
rise to increased vehicle trips which would in turn impact upon the poor air quality in the 
area. A development of up to 160 homes would be totally out of keeping with the semi-
rural nature of the area and this proposal would conflict with policy  9 of the SSWNP Green 
gaps – a policy which Gladman suggest should be removed as policy 27 of the HDPF 
provides similar protection against settlement coalescence.     
This representation questions whether all of the proposed local green spaces meet the 
criteria for designation and suggests that the Steering Group reviews the proposed spaces.  
The Steering Group refers to the Local Green Spaces Addendum which details the findings 
of this review. 

 
August 2017 Philip Orpwood FRICS (ret) Hon. Estates manager to the Norbertine Order in 

Storrington and Filey a UK registered charity 
 
Dear Sirs 
We have already requested that the field south of Kithurst Lane be included within the 
development boundary, but your council has declined to include it in their list of sites.  Stating now 
that it might be considered as a windfall site.  Your council says that for the land to be considered 
suitable for development there would have to be extensive road improvement and the electrical 
substation would require relocating.  With respect neither of these points are really valid.  There 
are two existing access points to the field and both are acceptable to Highways rules and 
recommendations.  The electrical substation would not be required to be moved.  Further more, 



logically, the development boundary should clearly be sited from the southern end of Hillview to 
either the south or the northern length of the cemetery. This is especially obvious if one is aware of 
the contours or has knowledge of the views from the public footpaths or the South Downs way.  If 
this field were included within the development boundary it could easily accommodate between 
eight and twelve houses and would be a much more suitable site than some of those the council 
now recommends for development. 
 
I attach a photograph, plan and a “score sheet” based on the one used by your council for your 

convenience. 
The Cemetery is the top of the hills so any development to the north would be unseen or 

substantially obscured. 
 
 

CRITERIA SCORE SHEET SUITABILITY OF SITES FOR 
DEVELOPMENT 

Is the site in the SDNP          score 0 
Is the site within or about the built up area                                                   score 2 
Would development of the site be likely to prejudice an inter  
village gap          score 0 
Is the site brown field green field or infill.   
Whilst not brown field it has been unusable for over twenty years, say score 2 
Would the site be detrimental to the village green space   score 0 
Would road access cause congestion or queuing    score 0 
Would development be compatible with local area    score 0 
Is site within AQMA.         score 0 
Perhaps three important questions have been omitted. 
1. Is the site in a sustainable location?  Yes minus 1 
              No add 3    score -1 
 2. Would the development have any significant adverse effect on surrounding properties 
      Yes add 3 
      No minus 1    score -1 
3. Would the development have any advantages to the local area other than providing 
much needed houses   Yes minus 1 
      No add 1    score -1 
 



Logically this site is far better qualified than most others already accepted as suitable for 
development.  Both the South Downs Conservation Group and the South Downs National 

Park have said they have no objection to development in this field. 
January 2018 
Steering Group 
Response 

Regulation 14 Public Consultation 10th July to 4th September 2017 
 

Neighbourhood Plan Steering Group Response to submission by  
Philip Orpwood FRICS (ret) Hon Estates Manager to the Norbertine Order  

– site Field south of Kithurst Lane 
 
The field south of Kithurst Lane was initially submitted under the call for sites as potential for 
approximately 1/2 dwellings. It was therefore considered to be too small a yield for the 
Neighbourhood Plan and therefore added to the potential windfall sites list.  However a case has 
now been put forward for it to be included for up to 12 homes and the site has therefore been 
subjected to the assessment process that was carried out for all submissions of land for 6 or more 
homes.  This assessment concludes that the site is neither achievable nor suitable.  



The site has been subjected to a previous planning application for 4 homes which was refused on 
landscape and townscape aspects. Two applications are currently under consideration for 1 x 4 
bed detached chalet bungalow and new access (DC/17/1989) and (DC/17/1990) also a 1 x 4 bed 
detached chalet bungalow. 
The location is very rural in character and The County Councillor is currently in discussion with 
local residents in the immediate area regarding a number of serious traffic and pedestrian issues 
as there are no formed pavements on this narrow lane.  A Community Highways Scheme is in the 
process of being drawn up to deal with the current problems with traffic which would only be 
exacerbated by further development in this area.   
The Steering Group concludes that this site is not appropriate for inclusion for development in the 
Neighbourhood Plan. 

04/09/17  
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Neighbourhood Plan Steering Group Response to submission by  
Peter Brett Associates on behalf of Wates Developments  

site – Land North of Melton Drive 
This submission regularly refers to previous versions of the Neighbourhood Plan but as 
there have been some significant changes to the Plan and supporting documents following 
the examiner’s comments, the Steering Group will solely address comments in relation to 
the Pre- Submission Plan July 2017. 
The representation questions the viability of the sites included for development within the 
Neighbourhood Plan and sets out a case for the land north of Melton Drive to be included 
as an allocation for the development of up to 100 homes.   
 
The number of new homes proposed in the SSWNP is questioned and this submission 
suggests that the SSWNP should provide for a substantial number of new dwellings in 
accordance with the HDPF.  The Steering Group refers to the Housing Alignment Study 
completed as part of the process to produce the SSWNP which identifies significant 
constraints associated with NP area which do not appear to have been taken into account 
in this submission.  The Steering Group believes that the number of homes planned for in 



the SSWNP is proportionate in relation to the HDPF which expects 1,500 dwellings to come 
forward via Neighbourhood Plans. 
 
The land north of Melton Drive has previously been the subject of planning applications for 
102 units which was declined in 2014 and dismissed upon appeal, and 67 units in 2015 
which was also refused.  It was submitted as part of the call for sites and has undergone 
the site assessment process devised as a result of the examiner’s comments in respect of 
the original scoring system which concludes that the site is neither suitable nor achievable.   
 
Whilst adjacent to the built up area boundary it is a greenfield site, and the proposed 
development would be totally out of keeping with the surrounding area impacting upon 
the Grade ll listed building just 100 metres away.   
 
Access would be via a narrow road between properties or directly onto Fryern Road which 
is a country lane with no pavement. Allocation of this land would conflict with HDPF Policy 
27 and SSWNP Policy 9 which seeks to prevent coalescence between settlements.  

 
The Steering Group does not consider this land to be appropriate for development and 
therefore considers that it should not be included in the Neighbourhood Plan.  

01/09/2017 Re: Storrington, Sullington & Washington Neighbourhood Plan 2017-2031  
Pre-Submission Plan  
Representations on behalf of Welbeck Strategic Land II LLP  
 
Introduction  
On behalf of our client, Welbeck Strategic Land II LLP (Welbeck Land), we write in respect of the 
Storrington, Sullington and Washington Neighbourhood Plan 2017-2031 (July 2017), for which there is a 
Pre-Submission consultation open until 4 September 2017. Welbeck Land have a land promotion 
agreement with the landowners of the ‘field at the end of Downsview Avenue’ which, under Policy 16 
(Local Green Spaces) of the Pre-Submission Neighbourhood Plan, is proposed to be designated as a Local 
Green Space.  
 
Representations have previously been made on behalf of Welbeck Land by Dominic Lawson Bespoke 
Planning in August 2016 in respect of an earlier Pre-Submission Neighbourhood Plan consultation.  
 
Furthermore, the potential for residential development of the site has been promoted through Horsham 
District Council’s (HDC) Call for Sites in May 2016 and again in June 2017. HDC’s Strategic Housing and 
Employment Land Availability Assessment (August 2016) considered that the site (reference SA618) was 
not currently developable, because it is located beyond the Built-Up Area Boundary of Storrington and, as it 
is not allocated through the Local Plan or Neighbourhood Development Plan, is contrary to Horsham 
District Planning Framework (November 2015) Policy 4 (discussed in detail below).  
 
These representations consider the methodology for the latest Pre-Submission Neighbourhood Plan 
proposing to designate the ‘field at the end of Downsview Avenue’ (hereafter referred to as the site) as one 
of 17 Local Green Spaces within the Neighbourhood Plan. We also comment on the Neighbourhood Plan’s 
approach to residential development, and the ability of the site to assist in meeting a greater proportion of 
Objectively Assessed Need (OAN) through housing allocations. 
 
Policy 16: Local Green Spaces  
The Examiner’s Report into the previous Submission Neighbourhood Plan (dated March 2016) raises numerous 
concerns with the Plan’s content, which leads to the conclusion that “in several respects the Plan does not meet the 
standards to meet the basic conditions” (paragraph 3). A key issue cited is the lack of a proportionate, robust evidence 
base provided in support of the proposed Local Green Space (LGS) designations (25 in all). The report goes on to state 
that the proposed designations are based on “generic statements” and fails to explain “what is special about that 
particular site and why it has therefore been included as one of the Local Green Spaces” (paragraph 9.66). Given the 
quantity of proposed LGS designations, and their relationship with the extent of some of the proposed development sites, 
the Examiner considered that they are “of fundamental concern to the integrity of the entire plan”.  
 
Following the publication of the Examiner’s Report, a Local Green Spaces Report (June 2016) was prepared to support a 
more robust evidence base for the proposed LGS allocations, and was published as part of the Pre-Submission 
Neighbourhood Plan consultation in July and August 2016. This Report is now supplemented by an evaluation of Local 
Green Spaces by the South Downs National Park Authority (SDNPA) (March 2017). The total number of proposed Local 
Green Space designations is reduced to 17 (from 25) in the latest Pre-Submission Neighbourhood Plan, and includes the 



field at the end of Downsview Avenue.  
 
The National Planning Policy Framework (NPPF) essentially recognises that “local policy for managing development 
within a Local Green Space should be consistent with policy for Green Belts” (paragraph 78) and therefore the 
implications of designating a Local Green Space is significant, as it would impose strict control on any future release of 
the land for development. Given that a site is afforded such a high level of protection following designation, the rationale 
and evidence used to support it must be carefully scrutinised, and it is a key consideration that paragraph 77 of the 
NPPF states that “the (LGS) designation will not be appropriate for most green areas or open space”. It cannot be used 
as an arbitrary basis to impose development restrictions on a piece of land.  
 
Paragraph 77 of the NPPF then sets out the criteria to be used for designating Local Green Spaces, as follows:  
 
• where the green space is in reasonably close proximity to the community it serves;  

• where the green area is demonstrably special to a local community and holds a particular local significance, for 
example because of its beauty, historic significance, recreational value (including as a playing field), tranquillity or 
richness of its wildlife; and  

• where the green area concerned is local in character and is not an extensive tract of land.  
 
In terms of the work undertaken since the Examiner’s Report was published, we still consider that a number of site 
assessments remain brief and generalised, and have not undergone a sufficiently robust assessment to justify 
designation. While the SDNPA Evaluation does seek to assess each site in respect of the NPPF criteria above, there is 
large degree of subjectivity in the respective site assessments, and in some cases, including the assessment of the 
subject land, it would appear premature that a site has been proven to be “demonstrably special” so as to merit 
designation.  
 
As a general observation, we consider that the overall quantum of proposed LGS designations might fundamentally 
undermine the ability to evidence the “demonstrably special” circumstances stipulated by the NPPF. The proximity of one 
designation to the next brings into question the particular significance of sites, given that the NPPF states that the 
designation will not be appropriate for most green areas or open space (our emphasis). The Pre-Submission 
Neighbourhood Plan appears to advocate a ‘broad brush’ approach towards designating a significant number of 
undeveloped sites within the settlement boundary. The inference through the NPPF is that simply being able to 
demonstrate that the site is used for recreation and amenity does not necessarily meet the LGS designation threshold. 
Certainly, it is not intended that the designation is used as a preventative mechanism against future development by 
imposing stricter planning controls, whereby “very special circumstances” would then be required to demonstrate that 
new development is appropriate. 
 
Assessment of “Field at the end of Downsview Avenue as a Local Green Space (the site)”  
The site is greenfield land abutting the northern edge of Storrington, outside the built-up area boundary. It is of 2.6 
hectares and is broadly rectangular. Access to the site is via Downsview Avenue. The site sits between a residential area 
to the south and an industrial area, known as the Paula Rosa site, to the east, which benefits from an extant planning 
permission for approximately 90 dwellings on the premise of the extant planning permission DC/15/2788. The site has 
open land surrounding it to the north and west, and a warehouse building and a Listed Building – East Wantley – lie 
approximately 150m further north. A public Right of Way crosses the western edge of the site. The site has no planning 
history.  
 
The Neighbourhood Plan Local Green Spaces Report (June 2016) - part of the Pre-Submission Plan evidence base - 
states that the site serves “the densely populated residential areas for recreation purposes, dog walking and general 
sporting and play activities”. A public right of way traverses the site, which is considered within the report to be well-used. 
The potential of the site to provide local recreational amenity is the only basis on which the proposed LGS designation is 
evidenced. This is demonstrated in the subsequent SDNPA Evaluation, which excludes other criteria that might indicate 
that a site is “demonstrably special”, as discussed below.  
 
In the SDNPA Evaluation, the site is considered to satisfy an initial desk-top review by virtue of its close proximity to the 
community it serves. However, the site’s adjacency to the settlement boundary and linkage to adjacent residential areas, 
and the Paula Rosa site to the south east is also relevant to the case for the residential development of the site, as set 
out below.  
 
In respect of the SDNPA Detailed Analysis (Appendix 2 of the Evaluation), the site is acknowledged as being publicly 
accessible, and “demonstrably special” because of its recreational value. The detailed comments reference the 2016 
Local Green Spaces Report, in terms of the site’s general recreational usage, and Horsham District Council’s 
identification of the site as an amenity green space of low quality but high value – though this is not discussed further.  
Analysis of the site with regards to NPPF paragraph 77  
 
1. Is the green space in reasonably close proximity to the community it serves?  
 
Yes. It abuts Storrington’s built-up area boundary to the south and east and immediately adjoins the residential area to 
the south. New residential development will also be built along the eastern boundary in the event that the extant 
permission on the Paula Rosa site, reference DC/15/2788, is implemented. There are other proposed Local Green 
Space designations in close proximity, including The Glade and Sullington Recreation Ground, which also serve 
generally the same suburban residential catchment. The open land surrounding Storrington serves a similar recreational 
purpose to the site. However, we consider that the integration that the site has into the existing community lends itself to 
the site being a natural extension to the residential area.  
 
2. Is the green area demonstrably special to a local community and does it hold a particular local significance?  

a) Beauty  
 



The site is considered within the SDNPA Detailed Analysis to be of low quality. It is generally featureless, although has 
thick hedgerows and trees along the boundaries, including a Tree Preservation Order (TPO) along the eastern boundary. 
It also offers views to the open land beyond. However, the beauty of the site is not demonstrably special and not locally 
significant considering the high quality landscape across the wider area. A prospective development scheme would offer 
robust landscaping and boundary treatments in any case, and views into the open land beyond could be retained. A 
Landscape Character and Visual Appraisal has been undertaken by Lizard Landscape Design and Archaeology, which 
concludes that the site is suitable for residential development, and sets out recommendations to inform a landscape 
methodology and landscape masterplan, to mitigate any minor adverse mid-long term effects on landscape character, 

 
b) Historic significance  
This is not applicable as the site is previous developed land. The setting of the Listed Building (East Wantley) - 
approximately 150m beyond the site – could be preserved in a prospective development scheme.  
 
c) Recreational value  
 
As would be expected from a greenfield site adjacent to the settlement boundary with a PRoW running alongside the 
western boundary, the site offers recreational and amenity value for walkers and dog walking. However, it does not 
contain any physical recreational and play facilities to extend its offer beyond this and is a generally unremarkable parcel 
of land. It contains walking trails but generally is covered by thickets of long grass which severely limits extending its 
recreational use as sports pitches for example. Furthermore, it is acknowledged that the Public Right of Way adds to its 
recreational value but this would be incorporated into a development scheme to ensure that this function of the land is 
retained.  
 
As noted above, the fact that two other land parcels – The Glade and Sullington Recreation Ground – are both in close 
proximity to the site, and serve a broadly similar residential catchment. Both are proposed to be designated for their 
recreational value, and it is apparent that they offer better recreational value than the field at the top of Downsview 
Avenue. The Glade is an area of dense woodland and contains a variety of tree species, ground fauna and wildlife 
habitat, suggesting it is a more interesting and attractive local environment for walking. Sullington Recreation Ground 
contains two play areas, a football area, basketball hoop and youth shelter, so is much better equipped for play and 
games recreation.  
 
Therefore, while the field at the top of Downsview Avenue does have some recreational value, it is not demonstrably 
special, and does not hold local significance as other open and green spaces provide the same or better offer, which 
undermines the case for designation under this criterion by diluting its significance. Simply having recreational value 
does not automatically predicate that its value is “demonstrably special to a local community and holds a particular 
significance”. Given that paragraph 77 of the NPPF states that the designation is not appropriate for most green areas or 
open space, it is considered that a site must offer something out of the ordinary to merit designation. It is therefore our 
view that there remains insufficient evidence that the site has a special recreational value that makes it demonstrably 
special and worthy of designation. The close proximity of one proposed LGS designation to the next is a theme of the 
Pre-Submission Plan, and we consider that the designation of certain sites would be more merited if they were evidently 
serving a special local function.  
 
d) Tranquillity  
 
The site is not demonstrably special, nor holds particular local significance in terms of tranquillity. It is bordered on two 
sides by development, including an industrial estate to the east. Given the rural nature of much of the Neighbourhood 
Plan area, other parcels of land are more tranquil than the site.  
 
e) Richness of wildlife  
 
As set out above, the richness of wildlife is limited by the fact that the site predominantly contains thickets of long grass, 
without any tree or hedgerow coverage apart from along the site boundaries. It is therefore unremarkable in terms of its 
richness of wildlife offer. Notwithstanding, an Extended Phase 1 Habitat Survey Report has been undertaken by Lockhart 
Garratt, and sets out measures that a prospective development could implement in order comply with national and local 
planning policy for nature conservation. Conversely, The Glade, in close proximity to the south, is referenced in both the 
Local Green Spaces Report (June 2016) and SDNPA Evaluation as offering a richness of wildlife in respect of 
biodiversity and range of habitats.  
 
3. Is the green area local in character and not an extensive tract of land?  
 
The site is local in character and performs only a localised recreational function to the north of Storrington. At 2.6 
hectares, the site falls within the mid-size range of sites proposed to be designated as Local Green Spaces, but the 
National Planning Practice Guidance sets out at paragraph 15 that there are no hard and fast rules about how big a 
Local Green Space can be. 
 
Conclusion  
Therefore, while the Neighbourhood Plan has sought to extend its evidence base to support the proposed LDS 
designations, and has sought to use the NPPF as a basis of site-specific assessments, in many instances they still 
appear to be unreasonably brief given the significance and implications that a formal designation would bring. In the case 
of the subject site, the fact that the site is used for recreation and amenity purposes is insufficient to show that it is 
demonstrably special and we do not consider that the site is not worthy of formal designation as a Local Green Space. If 
the designation was taken forward, it would introduce a significant impediment to the potential future development of the 
site.  
 
Pre-Submission Plan Housing Alignment Study  
The Pre-Submission Neighbourhood Plan anticipates that it will provide 229 dwellings in the form of housing allocations, 
which would be just over 13% of Horsham District Council’s requirement of 1,500 dwellings being brought forward across 
the plan period through the Neighbourhood Plan process. We note that although 23 Neighbourhood Plan areas have 



been made across the district, only four Neighbourhood Plans have been made to date, and as such there is no clear 
trajectory as to how the total contribution from the Neighbourhood Planning process will be achieved. There is also no 
explanation of why the 229-dwelling figure is considered appropriate, notwithstanding more general references to 
development constrains across the Neighbourhood Plan area. While the provision of 229 dwellings is a significant 
contribution, it must be recognised that Storrington and Sullington are classified as Small Towns and Larger Villages 
within the District’s Settlement Hierarchy and would therefore be expected to make a greater contribution than other 
more rural Neighbourhood Plan areas.  
 
The Pre-Submission Plan Housing Alignment Study states that the Objectively Assessed Housing Need (OAHN) for the 
Storrington & Sullington and Washington Parishes is 894 dwellings between 2011 and 2031, equating to 45 dwellings per 
annum (dpa). It is stated at paragraph 3.11 of the Pre-Submission Neighbourhood Plan that each Neighbourhood Plan 
area is not expected to meet its own OAHN, as other strategic allocations and permissions – particularly around 
Horsham – can contribute in this regard. However, the proposed allocation of 229 dwellings represents just 26% of the 
local OAHN. While we acknowledge that the Storrington, Sullington and Washington Neighbourhood Plan Area is subject 
in part to development constraints including adjacency to the South Downs National Park, this is also the case for other 
Neighbourhood Plan areas.  
 
The potential for a greater proportion of local housing need to be directly met through strategic allocations within the 
Neighbourhood Plan should be considered at this stage, through further site-specific assessments. Other suitable and 
available development sites might enable the Neighbourhood Plan to make a greater contribution to the 1,500-dwelling 
target without jeopardising other Plan aspirations, and could reduce the burden on more constrained Neighbourhood 
Plan areas to take on a greater share themselves. The 229 dwelling allocations proposed is a significant amount, but it is 
our view that this should not automatically predicate that other sustainable sites should be dismissed at this stage.  
Residential development potential of ‘Field at the end of Downsview Avenue’  
 
In tandem with our comments on the Housing Alignment Study above, we consider that the site is appropriate for 
residential development and should be recognised as a further Site Allocation under Neighbourhood Plan Policy 2. It is 
available for development in the short-term and would immediately contribute towards meeting local housing need, and 
in a District-wide context, in delivering 1,500 homes through Neighbourhood Planning. The site has an indicative capacity 
of 60 dwellings.  
 
It is essential to consider the residential development merits of the site at this stage of the Neighbourhood Plan process, 
given that Policy 4 of the Horsham District Planning Framework (November 2015) states that outside of built-up area 
boundaries, the expansion of settlements will only be supported where the site is allocated in the Local Plan or in a 
Neighbourhood Plan and adjoins an existing settlement edge. The direction of the District Planning Framework is to 
impart responsibility on the Neighbourhood Planning process to identify suitable and deliverable sites. The prospective 
development of the site would be contrary to policy if it was not allocated through the emerging Neighbourhood Plan.  
Therefore, in order to demonstrate the site’s suitability as a formal allocation, we have examined it against the other 
development criteria of Policy 4: 
 

 
1. The site is allocated in the Local Plan or in a Neighbourhood Plan and adjoins an existing settlement edge.  
The site abuts the settlement boundary of Storrington to the south and east, albeit is not allocated in either the Local Plan 
or Neighbourhood Plan.  
 
2. The level of expansion is appropriate to the scale and function of the settlement type.  
 
Policy 3 of the Horsham District Planning Framework classifies Storrington and Sullington as a Small Town and Larger 
Village, below only Horsham in the settlement hierarchy. Such settlements have a good range of services and facilities. 
The development of the site would represent a relatively small expansion of the urban area to the north of Storrington, 
and the scale of development proposed would be adequately served by existing services within Storrington.  
The site is nestled between an existing residential area to the south and the Paula Rosa site to the east (at Robell Way) 
which is to be allocated for residential development on the strength of the extant planning permission. The remainder of 
the employment area extends north beyond the Paula Rosa site and subject site. The site therefore represents a logical 
extension to the built-up area and would complement the adjacent development site through its ability to integrate 
positively with the surrounding residential neighbourhood.  
 
3. The development is demonstrated to meet the identified local housing needs and/or employment needs or will assist 
the retention and enhancement of community facilities and services.  
 
The Pre-Submission Neighbourhood Plan identifies a housing need across both parishes of 894 dwellings, and only 26% 
of this will be met through allocations within the Plan. The provision of up to 60 dwellings would make a significant 
contribution to meeting local housing needs, and also towards the aim of the Horsham District Planning Framework to 
deliver 1,500 units through the Neighbourhood Plan process.  
The development of the site would result in the loss of a local amenity space. It does not contain any specific amenity 
facilities, although offers a recreational function. However, the loss would be mitigated by the close proximity of other 
local amenity and open space, including the Glade and Sullington recreation ground, which offer viable local alternatives. 
In any case, it is anticipated that public amenity space would be provided within a residential development site, and the 
existing public right of way would be protected and accommodated, thus retaining some of the existing amenity value.  
 
4. The impact of the development individually or cumulatively does not prejudice comprehensive long term development, 
in order not to conflict with the development strategy.  
 
The site’s development would not compromise any long-term development opportunities. It is a stand-alone parcel of 
land that will have residential areas sat adjacent to the site along the southern and eastern boundaries, once the extant 
permission, reference DC/15/2788, is implemented.  
The site is entirely in Flood Zone 1 so is at low risk of flooding, and has no other known development constraints.  
 



5. The development is contained within an existing defensible boundary and the landscape and townscape character 
features are maintained and enhanced.  
 
As set out above, the site is a logical and natural extension to the existing settlement boundary. The expansion of 
Storrington to the north is, in principle, more appropriate than expansion to the south, because the South Downs National 
Park Area of Outstanding Natural Beauty (AONB) abuts the southern boundary. The north of Storrington is less 
constrained and it is therefore more appropriate to consider sustainable opportunities to extend the settlement boundary.  
 
The site exhibits a similar relationship in terms of its potential integration to the existing settlement boundary as the 
Ravenscroft Allotment Site (site iv) to the south of Storrington, which has a proposed allocation for 70 dwellings. In fact, 
the field at the end of Downsview Avenue may be considered a more appropriate location for residential development 
given that the extent of the allotment site encroaches into the AONB, where landscape considerations are more 
sensitive. 
 
Further, the development of the allotment site requires the relocation of the existing allotments to an identified area prior 
to commencement of development, representing an additional planning obstacle compared to the Downsview Avenue 
site. While the proposed residential allocation of the allotment site would help to provide a significant contribution towards 
meeting housing need, it is apparent that the Downsview Avenue site offers a more favourable development context, and 
is less constrained in its ability to accommodate development.  
 
The open land beyond the Downsview Avenue site is not designated (aside from being outside the built-up area 
boundary). Notwithstanding, a detailed scheme design could incorporate a landscaped buffer zone between the built-up 
area and open land, and respond positively to the characteristics of the surrounding landscape, maintaining views into 
the countryside beyond. A high-quality development would also maintain the suburban character of the townscape. 
Further, while the proximity of the Listed Building (East Wantley) 150m north of the site has been identified as a concern 
in respect of potential adverse impacts on its setting, it is considered that a sympathetic development scheme can 
preserve its setting.  
 
Conclusion  
We therefore consider the site to be a sustainable residential development opportunity that should be formally 
recognised within the emerging Neighbourhood Plan. Paragraph 7 of the NPPF states that sustainable development has 
three dimensions: economic, social and environmental. From an economic perspective, the site’s development would be 
a significant investment in the area, and prospective CIL charges could contribute towards local infrastructure. From a 
social perspective, the site could deliver up to 60 dwellings and help to meet identified local housing need, whilst making 
an important contribution to affordable housing. From an environmental perspective, the site is recognised in the SDNPA 
Local Green Spaces Evaluation as being of low quality. However, the site’s development would retain the existing Public 
Right of Way and re-provide public amenity space, ensuring the site responds to its location adjacent to open land on the 
edge of the built-up area.  
 
Overall Summary  
In summary, these representations have sought to demonstrate that:  
• The evidence base prepared to support the designation of Local Green Spaces remains insufficiently robust;  

• The proposed designation of the field at the end of Downsview Avenue as a Local Green Space is inappropriate; and  

• The field at the end of Downsview Avenue should be allocated for residential development under Policy 2.  
 
We trust these representations are helpful in advancing the Neighbourhood Plan towards a submission draft and ask that 
we are kept informed of developments moving forward. We would also welcome the opportunity to discuss the above 
and the site in further detail with the Parish Council, should they consider this to be beneficial. We also take this 
opportunity to advocate that, in due course, the Submission Neighbourhood Plan Examination takes the form of a public 
hearing, given the wide scope of issues to be considered. 
 
Yours sincerely,  
Paul Galgey MRTPI  
Senior Planner  
Planning Potential  
London 

January 2018 
Steering Group 
Response 

Neighbourhood Plan Steering Group Response to submission by  
Planning Potential on behalf of Welbeck Strategic Lane ll LLP – site field at the end 

of Downsview Avenue. 
 

This submission objects to the inclusion of this field as a designated Local Green Space in 
the SSWNP and suggests that the area should be considered for residential development of 
up to 60 homes.  It questions whether the site meets the criteria described in  paragraph 
77 of the NPPF to be used for designating local green spaces. 
Following this submission the designation of this site as a Local Green Space was reviewed 
and the Local Green Spaces Addendum (Nov 2017) considers that the field fulfils the 
criteria.  The field is the last area of green space between the densely populated residential 
area and the industrial estate and offers protection for the setting of the listed building 150 
m to the north. It is well used for dog walking and by local residents taking a shortcut to 
the nearby schools.  It is used for general recreational activities and is identified in the 



HDC’s Sports, Open Spaces and Recreation Assessment as an amenity green space of low 
quality but high value. 
The submission suggests that a greater proportion of local housing need should be directly 
met through strategic allocations within Neighbourhood Plans but the Steering Group 
disagrees with this as it believes that Strategic allocations should be dealt with as part of 
the HDPF review.  It is noted that the site is not included in the SHLAA.  The submission 
acknowledges that the number of homes proposed in the SSWNP is a significant 
contribution towards the number of homes to be delivered through NPs but still suggests 
that a greater contribution can be made.  The Steering Group refers to the Housing Needs 
Alignment Study completed in 2017 which outlines the constraints associated with the 
Neighbourhood Plan area and considers that the number of homes allocated in the SSWNP 
is proportionate to the expectations of the HDPF.  It is acknowledged however that the 
SSWNP, once made, will be reviewed in conjunction with the HDPF to ensure that the 
planned housing levels remain appropriate and achievable. 
 
The representation sets out the case for the field to be included in the SSWNP for 
residential development.  It was submitted for consideration during the call for sites 
process and has undergone a robust site assessment process which concludes that it is 
neither suitable nor achievable. This is a greenfield site that abuts the built up area 
boundary.  A public footpath crosses the western side of the site and a listed building lies 
150m to the north. Allocation of this land for development would conflict with policy 9 of 
the SSWNP (Green Gaps) and distance to schools and medical facilities exceeds 1km.  The 
proposed development would result in extra traffic through a residential development and 
although the site is not within the AQMA, the additional vehicles could impact upon the 
poor air quality.   The site is not considered appropriate for development. 

 

04/09/17 I am writing on behalf of the Royal Mail Group as we submitted reps on their behalf in 2016 (attached). 
  
Just a note to say that we have no further comments, as the suggested text has been included in the latest 
version of the plan.  
  
If you require any further information or have any questions, please let me know.  
  
Kind regards 
  
Anna  
  
 
Anna Gadd BA(Hons) MA MRTPI  
Planner – London  
Development and Planning  
  
Direct:        + 44 (0) 203 296 4269    
Mobile:       +44 (0) 7702 140 717 
anna.gadd@cushwake.com  
  

 
  
125 Old Broad Street, London EC2N 1AR   

mailto:anna.gadd@cushwake.com
http://www.cushmanwakefield.com/
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Appeal Decision 
Inquiry held on 21 to 24 June 2016 
Site visit made on 23 June 2016 
by Anthony Lyman BSC (Hons) DipTP MRTPI 
an Inspector appointed by the Secretary of State for Communities and Local Government 
Decision date: 01 August 2016 
Appeal Ref: APP/Z3825/W/15/3131603 
Old Clayton Boarding Kennels, Storrington Road, Washington, West Sussex, RH20 4AG 

grant outline planning permission. 
ted against the decision of Horsham District Council. 

 
d 

structures, and West Clayton, the retention of Old Clayton and the redevelopment of the site to provide up 
to 41 residential dwellings including provision of 40% affordable housing and new vehicular access. All 
matters reserved except for access. 
Decision 
1. The appeal is dismissed. 
Preliminary Matters 
2. The application was made in outline with all matters other than access reserved for future 
determination. An illustrative plan of the suggested layout was submitted including internal roads, the 
distribution of dwellings, and potential landscaping. Indicative elevations showing cross sections through 
the site before and after the construction of the dwellings were also submitted. 
3. The appeal application was determined in accordance with the policies of the development plan at that 
time, which included the Horsham District Core Strategy and the Horsham General Development Control 
Policies Development Plan Document referred to in the reasons for refusal. In November 2015, the Council 
adopted the Horsham District Planning Framework (HDPF) which replaced the above documents. In the 
light of the newly adopted HDPF, the proposed development was reconsidered by the Council and an 
additional reason for defending the appeal was authorised. This included conflict with the overarching 
strategy for development set out in the newly adopted HDPF and Policies 2, 3 and 4. I will have regard to 
this additional submission and the HDPF in determining this appeal. 
4. During the appeal process, the appellant submitted a new planning application for the site, with a 
revised illustrative layout for 41 dwellings. The revised 
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layout allowed for the retention of curtilage buildings to the Grade II listed ‘Old Clayton’ that were 
proposed for demolition under the appeal application. This new application was also refused by the 
Council. The appellant requested that the Inquiry proceed on the basis of the revised layout. The Council 
raised no objection to that suggestion. The revised indicative layout had been the subject of consultation 
on the second application, and I considered that no-one’s interests would be likely to be prejudiced by the 
Inquiry proceeding having regard to the indicative site plan No. 1640 2402 Revision F. 
5. A completed s106 planning obligation by way of Unilateral Undertaking (UU), dated 24 June 2016, was 
submitted at the Inquiry. The UU relates to the provision of affordable housing, landscaping/landscape 
management plan and fire hydrants on site, and financial contributions to mitigate the impact of the 
development on local facilities and services. These include education provision, libraries, fire and rescue 
services, community facilities, open space and recreation, and transport improvements. I will return to this 
S106 obligation later in my Decision. 
6. The Statement of Common Ground (SoCG) confirms that, subject to a completed legal agreement, as 
outlined above, the Council would not pursue reason for refusal No.4 relating to the lack of a mechanism to 
secure affordable housing and contributions towards infrastructure improvement/provision. 
7. Shortly after the close of the Inquiry, Appeal Decisions1 relating to another site in Storrington were 
published on 27 June 2016. The Council requested that I take these into account. Both parties were allowed 
time to submit comments on the Decisions, and I have had regard to their submissions in determining this 
appeal. 
Main Issues 
8. The main issues to be considered are, i) the effect of the proposed development on the character and 
appearance of the area including the adjacent South Downs National Park (SDNP), ii) whether the proposal 
would preserve the Grade II listed ‘Old Clayton’ or its setting, iii) whether the site is appropriate for 
residential development having regard to national and local planning policies relating to development in 
the countryside, iv) the loss of employment land, v) whether the proposal would be sustainable 



development. 
Reasons 
Background 
9. The appeal site is on the north side of the busy A283, Storrington Road in the open countryside part way 
between the settlements of Storrington and Washington. The site is currently used for a relatively 
substantial kennels and cattery business and includes the owner’s Grade II listed dwelling, Old Clayton, with 
its curtilage courtyard of largely traditional single storey farmyard buildings. On site there are also two 
timber clad bungalows specifically built as dwellings for kennel staff, and a privately owned bungalow, West 
Clayton, adjacent to the garden to Old Clayton. Various other low profile buildings and wire fenced 
enclosures have been erected in connection with the kennels. Although significant parts of the site are 
maintained as grassed areas, with a variety of trees and shrubs, there was no dispute between the parties 
that the 
1 APP/Z3825/W/15/3128935 and 3141250 
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land within the red line appeal site boundary is previously developed land. The site is relatively well 
enclosed to the east, west and south by deciduous and coniferous hedgerows and boundary trees. 
10. Under the revised scheme, the proposal is to demolish all structures on the site other than Old Clayton 
and its historic curtilage buildings, to construct a highway access from Storrington Road, and to build up to 
41 houses, 40% of which would be affordable homes. The proposed indicative layout also includes the 
removal of the substantial conifer hedge along the A283 that currently largely obscures Old Clayton in 
views from the highway. 
11. To the west and north of the appeal site a new housing development of up to 78 dwellings, known as 
Millford Grange is nearing completion. That development was granted planning permission on appeal in 
20122, on the site of former sand workings and engineering workshops. 
Character and appearance of the surrounding area 
12. Both parties submitted proofs of evidence from expert landscape professionals and assessments 
prepared in accordance with the third edition of the Guidelines for Landscape and Visual Impact 
Assessment. I have considered these landscape and visual assessments and their differing conclusions, in 
the context of my own observations of the site and the surrounding countryside. References have been 
made to several landscape character assessments at national, county and local level. In the Horsham 
District Landscape Character Assessment (October 2003) the appeal site is within the Parham and 
Storrington Wooded Farmlands and Heaths landscape character area (LCA). The overall character is 
described as ‘a distinctive landscape of rolling sandy ridges and stream valleys with a complex mosaic of 
oak-birch woodland, conifer plantations, heathlands and rough pasture. The area is characterised by mostly 
well hedged pasture fields and is generally a well enclosed landscape. The LCA notes that despite the 
proximity of the urban edge of Storrington and the intrusion of traffic, the area retains surprisingly rural 
qualities. 
13. The appeal site is in open countryside outside the development boundary of Storrington. With the 
exception of Old Clayton, all of the other scattered buildings and structures on the site have a low profile 
and are largely obscured in most external views by the dense hedgerows and trees on and around the site. 
The northern and eastern part of the land is maintained as grassland and/or as private garden to West 
Clayton. Given the relatively low density and scale of the existing development, and the substantial tree 
belt along the western boundary, the site acts as a semi-rural transition between the prominent new urban 
housing development of Millford Grange and the attractive open rural landscape of the SDNP that 
immediately abuts the eastern boundary of the appeal site. The National Park boundary also runs parallel 
with the southern side of the site, albeit on the opposite side of the A283. 
14. The adjacent Millford Grange housing estate is also outside the development boundary, although the 
northern and part of its western edge, abut the Storrington and Sullington built up area boundary. 
However, the housing development is separated from the urban fringe to the west by an area of extensive 
former sand workings, now the Sandgate Park. To the north of the 
2 APP/Z3825/A/12/2176793 
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new dwellings, a further area of former workings is being developed as an extension to the country park 
which separates Millford Grange at the lower level of the former quarry, from an extensive residential area 
known as Heath Common, which rises up Longbury Hill. This area comprises a network of private roads 
serving secluded detached dwellings in extensive wooded grounds. 
15. Within the adjacent SDNP, the landscape context presents a very robust rural setting comprising 
hedged pasture field, woodland blocks and tree belts, scattered cottages and farm buildings. To the east, 



the land rises to Washington Common and Warren Hill. Approximately 1.5km to the south, the South 
Downs escarpment rises to over 200m. The South Downs Way runs along the ridge of the escarpment, 
affording expansive views, including towards Storrington, Heath Common, Warren Hill, the appeal site and 
the Millford Grange housing estate. 
16. From the public vantage points on the escarpment, the new housing on Millford Grange can be clearly 
seen, albeit forming only a small part of the wider panorama. This is despite the fact that much of that 
estate is built at lower levels associated with the former workings and is partially obscured by the steeply 
sloping quarry sides that, in some places, are about level with the eaves height of adjacent dwellings. The 
Inspector, in granting the Millford Grange permission, considered that that development would appear as 
an uncharacteristically concentrated residential enclave in this predominantly rural environment. In the 
short to medium term the Inspector concluded that the development would have a moderately harmful 
effect on the rural character and appearance of the area, and that it would be about 15 years before the 
new landscaping reduced the visual impact to neutral or even positive. 
17. In views from the escarpment and from limited parts of the nearby public bridleway to the east in the 
National Park, the proposed development of up to 41 dwellings would appear more visually intrusive than 
the adjacent estate due to the higher level of the land and the limited scope for extensive landscaping 
within the site. Despite the proposal to limit the height of the dwellings to 8m by a condition, and 
notwithstanding the proposed boundary landscaping, the development would appear prominent, 
exacerbating the impact of the adjacent housing estate, and adding significantly to the harm to the rural 
character of the area. Unlike the Millford Grange development, I am not convinced that the harmful impact 
of 41 houses on the appeal site would be adequately ameliorated by landscaping for many years, due to 
the elevated site. 
18. Cumulatively with Millford Grange, the proposed development would appear as a prominent, isolated 
urban development in the countryside, remote from the built up form of Storrington. Although Heath 
Common is nearby to the north, the dwellings there are largely unobtrusive. The properties are hardly 
noticeable in views from the SDNP due to their low density, large gardens and extensive tree cover that, at 
the time of my site visits, was largely visually impenetrable. The development would be out of character 
with the established Heath Common area and would appear incongruously urban amidst the dispersed 
settlements and isolated farmsteads character of the wider countryside and the SDNP. 
19. The urbanising impact of the development would be further exacerbated by the amount of light 
pollution potentially arising from the proposal. Although the 
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appellant indicated that the street lighting would be discreet and unobtrusive, the domestic lighting from 
41 dwellings, and the associated illumination from car headlights, would have a detrimental impact on the 
dark night skies of the area and the SDNP, notwithstanding the existing illumination associated with 
Millford Grange. 
20. Policy 25 of the HDPF seeks to protect the natural environment and landscape character of the District, 
and requires development, amongst other things, to conserve or, where possible, to enhance the setting of 
the SDNP. The appeal site, although not part of a designated landscape, forms a locally important part of 
the National Park’s setting, by acting as a semi-rural transition between the extensive, isolated urban form 
of Millford Grange and the attractive open countryside of the adjacent SDNP. The appeal site would change 
from a low density semi-rural activity with a few dispersed dwellings and structures, to a residential 
development with the density and appearance of an urban housing estate. The Millford Grange 
development, despite a much narrower frontage and some of the houses being set at a lower level, is 
prominent in views from the main road. The proposed development would significantly exacerbate that 
prominence by creating a combined extensive frontage of built development in the open countryside, mid 
way between Storrington and Washington. 
21. The appellant conceded that there would be some harm to the protected landscape of the SDNP, 
contrary to Policy 25, but argued that the detrimental effect on the wider landscape would be very limited. 
Nevertheless, the National Planning Policy Framework (the Framework) confirms that valued landscapes 
should be protected and enhanced, that the National Parks have the highest status of protection, and that 
great weight should be given to conserving their landscape and scenic beauty. By failing to protect, 
conserve or enhance the setting of the SDNP, the landscape character of the area, and the rural character 
of the countryside, the development would be contrary to HDPF Policies 25 and 26. 
The significance of the Heritage Asset 
22. Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990, (the Act) requires the 
decision maker, in considering whether to grant planning permission for development which affects a listed 
building or its setting, to have special regard to the desirability of preserving the building or its setting or 
any features of special architectural or historic interest. 



23. The Framework advises that heritage assets are an irreplaceable resource and should be conserved in a 
manner appropriate to their significance. Paragraph 132 of the Framework states that when considering 
the impact of a proposed development on the significance of a designated heritage asset, great weight 
should be given to the asset’s conservation. The more important the asset, the greater the weight should 
be. Significance can be harmed or lost through alteration or destruction of the heritage asset or 
development within its setting. 
24. Old Clayton is a Grade II listed former farmhouse, said to date back to the C16th but with subsequent 
mainly C19th and C20th extensions and alterations. A group of brick built, traditional outbuildings arranged 
around a courtyard are within the curtilage of the listed building, and together with the house, form an 
important historic farmstead. The farm buildings are prominently positioned close to Storrington Road. The 
former farmhouse is set further back and, apart from the upper parts of the roof and the chimneys, is 
largely obscured in views 
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from the A283 by a tall conifer hedge along the highway boundary. The appeal site forms part of the setting 
to the heritage asset, although there would be no works or alterations to Old Clayton or its curtilage 
outbuildings under the revised indicative layout. 
25. The appellant did not doubt the value of the heritage asset as a farmstead of historic interest and 
argued that the asset’s value would not be diminished by the proposed development. The thrust of the 
appellant’s argument was that the significance of the heritage asset had been eroded and diminished by 
unsympathetic development within its setting, including the erection of the dwellings, buildings and 
structures of ‘low quality’, mainly associated with the kennels and cattery business. The appellant argued 
that the historic asset’s setting would be significantly enhanced visually and physically by the demolition of 
the various structures, by the erection of the 41 houses of ‘higher quality’ and by the removal of the dense 
conifer hedge which currently obscures views of the facade of Old Clayton. I am not persuaded by these 
arguments for the following reasons. 
26. The significance of the heritage asset relates to its architectural importance as a building of the local 
vernacular, albeit altered over time, and its interpretation as an historic farmstead that has evolved to suit 
ongoing local farming practises. The buildings retain the appearance of a dispersed farmstead that has 
undergone little change to the historic form. The low profile kennel buildings and enclosures are 
subservient to Old Clayton, and are not dissimilar in scale and appearance to often low quality poultry 
sheds or pig units traditionally associated with farmsteads. Even ancillary dwellings for farm workers or 
retirees, similar to those on the appeal site, are not an uncommon feature of traditional farmsteads. 
27. The existing landscaping on the site and the structures associated with the kennel business obscure 
some views of the historic farmstead. However, it can still be read in the context of its predominantly rural 
surroundings, including the semi-rural appeal site. Furthermore, Planning Practice Guidance (PPG) confirms 
that considerations of the setting may be other than visual, and that matters such as the historic 
relationship between places, may influence the way in which an asset is experienced. 
28. The erection of 41 relatively tight knit houses on the land closely and historically associated with the 
farmstead would sever the link between the former farm and its immediate hinterland and would 
introduce a substantial urban development into the landscape from which the heritage asset is seen and 
experienced. Contrary to the appellant’s assertions, the scale of the new development would overpower 
and dominate the heritage asset, the significance of which would be harmed by the erosion of the historic 
rural setting. At the Inquiry, the appellant suggested that the proposed layout could be altered further to 
remove the two plots to the east of Old Clayton, thereby retaining an open relationship between the 
farmstead and the fields in the SDNP beyond the site. Although this suggestion would have some merit, it 
would not outweigh the substantial harm to the setting, and thereby the historical significance of the 
heritage assets, caused by the urban form of a housing estate in such close proximity to the listed building. 
29. The proposed removal of the tall enclosing frontage conifer hedge would enhance the setting of Old 
Clayton and enable the heritage asset to be more 
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readily appreciated from the A283. However, I attach little weight to this aspect of the proposal. It was 
stated at the Inquiry that the hedge had grown up since the building was listed in 1990, and I see no reason 
why its removal has to be linked to the proposed development. It could be felled at any time. 
30. PPG confirms that what matters in assessing if a proposal causes substantial harm is the impact on the 
significance of the heritage asset and that, in general terms, substantial harm is a high test and may not 
arise in many cases. The introduction of the two storey dwellings within the grounds of the former 
farmhouse with all the activity and traffic associated with 41 new houses, would harm the setting and 
thereby the significance of the heritage assets. However, given that the listed building would be retained 



unaltered, the harm would be less than substantial. Nevertheless, less than substantial harm attracts 
considerable importance and weight against the development and, in accordance with paragraph 134 of 
the Framework, should be weighed against the public benefits of the proposal, including securing its 
optimal viable use. 
31. The appellant’s case was based on there being no harm to the significance of the heritage asset. 
Nevertheless, the appellant contended that, in any case, substantial public benefit would accrue, principally 
by means of enhancing the setting of the listed building. For the reasons set out above, it is not accepted 
that the setting of the building would be enhanced or that this would be a public benefit, other than by the 
removal of the hedge which is not dependent on the development. The appeal site is currently used for a 
successful and expanding kennel and cattery business, and the non-viability of the site for commercial 
purposes has not been demonstrated. Therefore, little weight can be attached to securing its optimum 
viable use as a public benefit. The provision of market and affordable housing would be a benefit of 
significant weight and would accord with the Framework’s requirement to boost significantly the supply of 
houses. However, there is no dispute between the parties that the Council can demonstrate a five year 
supply of housing land, albeit that is not to be taken as a ceiling. 
32. As set out above, the Act requires special regard to be had to the desirability of preserving (that is not 
harming) listed buildings or their settings. The development would cause harm, albeit less than substantial 
harm, to the setting of the listed building and thereby its special architectural and historic interest. In the 
balancing exercise, these matters attract considerable importance and weight which would outweigh the 
public benefits of the proposal. 
33. On that basis, the development would be contrary to the provisions of the Act, the policies of the 
Framework that seek to conserve and enhance the historic environment, and HDPF Policy 34 which, 
amongst other things, requires new development to retain and improve the setting of heritage assets. 
Development in the countryside 
34. Policy 3 of the HDPF establishes the development hierarchy for the District and permits development 
within towns and villages which have defined built-up areas. Storrington with Sullington is identified as a 
second tier settlement having a good range of services and facilities, strong community networks, local 
employment provision and reasonable public transport provision. HDPF Policy 4 supports the growth of 
settlements to meet identified local housing, employment and community needs. Outside built-up area 
boundaries, 
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development will be supported where, amongst other things, the site is allocated in the Local Plan or a 
Neighbourhood Plan and adjoins an existing settlement edge. This spatial strategy was found to be sound in 
October 2015 and was adopted by the Council the following month. 
35. The appeal site is not allocated in any development plan document and is in the open countryside some 
distance from the defined development boundary. Clearly the proposal conflicts with Policy 4 which is an 
integral part of the HDPF spatial strategy for a plan-led approach to the provision of sustainable 
development in Horsham District. The failure to accord with Policy 4 carries significant weight against the 
proposal. 
36. The appellant argued that the Millford Grange development had, in effect, extended the boundary of 
the built up area of Storrington, and that consequently, the appeal site now abuts the ‘de facto’ edge of the 
settlement. In support of this argument the appellant referred me to a recent appeal Decision3 relating to a 
site in Lower Beeding in Horsham District. In that Decision the Inspector considered that the present 
development boundary could be deemed to be out of date, as the Neighbourhood Plan (NP) for that 
settlement was at an early stage of preparation and could well involve a review of relevant built-up area 
boundaries. 
37. However, as Policy 4 sets out the criteria by which settlement boundaries can be extended, it is logical 
that the starting point for such an exercise must be the current boundaries identified in the HDPF. After all, 
there is no certainty that settlements will prepare a NP or that a NP would necessarily result in extensions 
to the development boundaries. The Council have confirmed that this approach was tested at the HDPF 
examinations which resulted in the plan being found sound. I am satisfied, therefore, that the Millford 
Grange development could not, and has not extended the current boundary to Storrington as identified in 
the HDPF. Accordingly, as the appeal site is remote from the settlement boundary, the proposal conflicts 
with Policy 4. 
38. The appeal site was not proposed to be allocated for development in the draft Storrington, Sullington 
and Washington Neighbourhood Plan as it scored poorly in the site selection process used. However, 
following independent examination, the NP was not recommended to proceed, as the examiner had 
concerns about a number of issues including the site allocation matrix. In a letter to the Inquiry, the NP 
Steering Committee confirmed that work is proceeding to address the examiner’s concerns, and that the 



appeal site is not one being put forward for housing development. However, given the set back to the NP 
and its emerging status, little weight can be attributed to it. 
39. The appellant contended that the appeal site would be a windfall development that would contribute 
to the HDPF requirement set out in Policy 15, for 750 windfall units to be delivered within the plan period 
to 2031. With reference to another appeal Decision in West Chiltington4, the appellant also argued that the 
HDPF and Policy 4 fail to provide a mechanism for assessing windfall sites outside settlement boundaries. 
However, it is clear from the Council’s evidence that windfall sites within settlement boundaries will be 
likely to deliver well in excess of the required 750 units from small non-allocated sites or from office-to-
residential conversions. I heard no evidence to the contrary. I am 
3 APP/Z3825/15/3138611 
4 APP/Z3825/W/15/3022944 
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persuaded by the Council’s argument that windfall units should be within built up areas in accordance with 
Policy 3, or should satisfy the requirements of Policy 4 for sites outside built up area boundaries. The 
proposal fails to satisfy either of these Policies, and as it would not be essential for the development to be 
in a rural/countryside location, the proposal would also be contrary to HDPF Policy 26. 
40. In conclusion on this issue, the recently adopted HDPF sets out a spatial strategy for sustainable 
development in the District by establishing, amongst other things, a development hierarchy and policies 
whereby settlements can grow and expand over the lifetime of the plan. The plan has been found to be 
sound and in accordance with the Framework and its emphasis on the importance of the plan-led system. 
In the SoCG the parties acknowledged that the Inspector’s report on the HDPF found that, on the evidence 
provided at the HDPF examination, a five year housing land supply could be demonstrated, although an 
early review would be necessary to identify areas for new housing needed towards the end of the plan 
period. Therefore, the HDPF policies relevant to the supply of housing are up-to-date, and the paragraph 14 
test of the Framework does not apply. The proposed development of 41 houses in the open countryside, 
detached from the settlement boundaries of Storrington or Washington would not accord with HDPF 
policies referred to above and those policies of the Framework that seek to protect the countryside. I 
conclude therefore, that the appeal site would not be an appropriate location for the proposed 
development. 
Employment land 
41. HDPF Policy 9 seeks to protect employment sites to ensure there are sufficient local employment 
opportunities to meet the needs of the District. Outside Key employment areas, the Policy requires 
proposals for the redevelopment of employment sites to demonstrate that the site/premises are no longer 
needed and/or viable for employment use. That part of the appeal site currently being used for the kennels 
and cattery business is in employment use and the appellant confirms that contrary to Policy 9, the non-
viability of the site for commercial purposes in general has not been demonstrated. 
42. The owner of the business gave evidence that since the development of the adjacent Millford Grange, 
complaints had been received from the new residents about dogs barking. The owner was fearful that this 
could impact on the business, if a noise abatement order was issued by the local authority. The appellant 
argued that there would be no loss of employment opportunities as the intention was to relocate the 
kennels to a more rural location to enable the business to continue and expand. Whilst I do not doubt the 
intentions and integrity of the owner, I have no mechanism before me to guarantee in planning terms that 
the business would relocate and successfully gain planning permission in another location, to ensure that 
employment would be secured. 
43. The HDPF identifies a shortfall in employment land and buildings, and the Council considered that the 
loss of such sites for housing, without confirmed alternative employment provision, would undermine the 
economic sustainability of the District. The appellant suggested that the retained curtilage buildings could 
be put to an employment use. However, details were not before the Inquiry, and the economic use of those 
buildings is not part of the appeal scheme. 
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44. On the evidence before me I conclude that the proposal would lead to the loss of employment land in 
breach of Policy 9, and Policy 10 which seeks to encourage and maintain the rural economy. 
Sustainability 
45. Storrington is an attractive settlement with a good range of services and facilities. It is a sustainable 
location for development reflecting its second tier designation after Horsham, in the development 
hierarchy set out in HDPF Policy 3. However, the appeal site is some distance from these local services and 
the pedestrian route alongside the busy A283 is narrow, and in places is unlit and very close to the edge of 
the carriageway. There are alternative, slightly longer routes along Hamper’s Lane and through Heath 



Common, but these are mostly narrow private roads, lacking footways and street lighting. They include long 
sections that are not overlooked, that would feel somewhat isolated and uninviting particularly on winter 
nights and mornings. I agree with the findings of the Millford Grange Inspector that the pedestrian links 
would be unlikely to be used due to the distances involved, unattractiveness and safety issues. 
46. New bus shelters have been provided on the A283 as part of the highway improvements resulting from 
the Millford Grange development. There are reasonable daytime bus services to the village and other local 
centres but evening and Sunday services are poor. I consider that it is highly likely that the occupants of the 
proposed houses would be dependent on the use of the car and that, due to the lack of effective walking 
routes, the location would not provide an adequate realistic choice of modes of transport contrary to HDPF 
Policy 40. Although the appellant argues that car journeys to the local shop and facilities would be short, I 
conclude that the proposed development would not be in a sustainable location. 
47. In terms of the three dimensions of sustainable development set out in the Framework, the proposal 
would generate substantial social gains through the provision of market and affordable housing. However, 
the relative remoteness of the site may not encourage the strong, vibrant and healthy communities sought 
by the Framework. Investment in the local economy would arise from the significant expenditure on 
construction of the scheme and from the likely support for local businesses by future occupants. However, 
this economic benefit would be offset by the loss of the employment site, and the potential loss of local 
jobs. The more intense re-use of this previously developed site would be an environmental gain, but this 
would not outweigh the harm to the setting of the SDNP and to the significance of the heritage assets. 
48. The Framework confirms that to achieve sustainable development, economic, social and environmental 
gains should be sought jointly and simultaneously. Notwithstanding the benefits identified, I conclude that 
the Framework’s requirements would not be satisfied and that, given the conflict with recently adopted 
policies of the HDPF, the proposal would not represent sustainable development when considered against 
the spatial strategy of the HDPF as a whole and the Framework. Accordingly, the Framework’s presumption 
in favour of sustainable development would not apply. 
Overall Planning Balance and Conclusion 
49. The provision of up to 41 market and affordable dwellings would help towards the Framework’s 
requirement for a significant boost in housing and attracts 
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weight in this Decision. For although a five year housing land supply can be demonstrated, it is not to be 
taken as a ceiling. Notwithstanding that benefit, the development would conflict with the Council’s recently 
adopted spatial strategy, would cause some harm to the setting of the SDNP and result in the potential loss 
of employment land. The proposal would also cause harm, albeit less than substantial harm, to the setting 
and thereby the significance of the designated heritage asset. This is a matter to which I must attach 
considerable importance and weight in the planning balance. Overall, I conclude that the totality of the 
harm identified would outweigh the benefits, and that the appeal should not succeed. 
50. This conclusion may seem at odds with that reached by the Inspector in allowing the adjacent Millford 
Grange residential development. However, there are significant differences in circumstances and material 
considerations, including the lack of a five year supply of housing land and a significant shortfall in housing 
at the time of that Decision. Policies relevant to the supply of housing in the then development plan were 
consequently out-of-date, and as the emerging HDPF was at a very early stage, its policies and spatial 
strategy attracted very limited weight. Other different material considerations included the topography and 
the fact that Millford Grange site was, in part, adjacent to the existing development boundary. Heritage 
assets were not an issue in that appeal. 
51. The s106 Obligations to mitigate some of the impacts of the proposal are set out in my preliminary 
matters section above. These obligations would not outweigh the overall harm identified, and in view of my 
conclusion, there is no need for me to consider their compliance with Regulation 122(2) of the Community 
Infrastructure Levy Regulations 2010. 
52. For the reasons given the appeal is dismissed. 
Anthony Lyman Anthony Lyman 
INSPECTOR 
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Neighbourhood Plan Steering Group Response to submission by  
Keystone Planning on behalf of Abingworth Developments – Site Clayton Kennels 

 
This submission suggests that the Pre-submission SSWNP does not meet the basic 
conditions set out in 8(2) of Schedule 4B of the Town and Country Planning Act 1990 (as 
amended) and suggests a number of steps to remedy this. 
The submission refers to the Housing Needs Surveys carried out which identify a need for 
97 affordable homes in the NP area and suggests that the number of dwellings proposed in 
the SSWNP will not deliver this need.  There does not appear to be any reference to the 
Housing Needs Alignment Study 2017 which identifies that the SSWNP’s proposed housing 
numbers are proportionate to the expectations of the HDPF to deliver 1,500 dwellings 
through Neighbourhood Plans, given the position of the NP area within the settlement 
hierarchy and its constraints with regard to proximity of the South Downs National Park.  
 
This representation suggests that the land at Clayton Kennels should be included as a 
potential site for development in the Neighbourhood Plan.  The area was submitted as part 
of the call for sites process and has been subjected to the site assessment process which 
concludes that it is neither suitable nor achievable. The site sits outside of the built up 



area, some 2km from any community facilities and with views across the South Downs 
National Park.  There is a grade ll listed building on the site and development would harm 
the rural landscape and character of the area.  A planning application for 41 homes was 
refused and dismissed at appeal due to impact on the landscape character of the SDNP and 
the listed building and loss of employment.  The submission suggests a number of 
measures to mitigate these constraints but these are not considered sufficient. 
 
The submission also suggests that that the Built up area Boundary be amended to include 
the proposed site along with the neighbouring completed housing development at Milford 
Grange which was allowed at appeal in the absence of a 5 year housing supply by HDC 
(prior to the adoption of the HDPF).  The Steering Group does not consider it appropriate 
to extend the BUA boundary to this area due to the large area of rural landscape in 
between the existing boundary and that proposed.  This would directly conflict with policy 
9 of the SSWNP.  
 
However it is noted that Horsham District Council are planning a district wide Built Up Area 
Boundary review during the next few months and there will be an opportunity for 
representations to be made as part of this strategic review.   

04/09/2017  
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STORRINGTON, SULLINGTON and WASHINGTON NEIGHBOURHOOD PLAN  
CONSULTATION RESPONSE TO PRE -SUBMISSION DRAFT  
WISTON ESTATE  
 
P lease f ind a formal consultation response to your pre -submission draft  plan on behalf  
of our cl ient Richard Goring of Wiston Estate. W e hope that you wil l  f ind the points set 
out self -explanatory but wil l  be pleased to provide further clarif ication should that  
prove useful .  
 
Our client Wiston Estate is pleased to support the vision and objectives of the Storrington, Sullington and 

Washington Neighbourhood Plan. We are pleased to see the estate’s site at North Farm, Washington 

allocated for employment use [Policy 4] and support the objectives as set out in paragraph 4.2.  

 

We are instructed to offer a few comments to offer in relation to specific policy wording which we hope 

you and the Independent Examiner will find useful. These are set out below with our suggested minor 

modifications shown as track changes.  

 

Paragraph 4.2 page 21 SDNP and landscape, bullet four; the current wording states to  

 

‘protect the character of our area by protecting trees, hedges, ponds etc.’  

 

We are concerned that this wording is inconsistent with national policy. Paragraph 17 talks of ‘recognising 
the intrinsic character and beauty of the countryside and supporting thriving rural communities within it’. 
Section eleven of the Framework talks of conserving and enhancing the natural environment. Paragraph 
109 provides protection to valued landscapes and conservation interests and seeks to minimise impacts on 
biodiversity. 
 
Paragraph 117 talks of preservation [of priority habitats and ecological networks] but also of restoration 

and re-creation.  



 

National policy does not give blanket ‘protection’ to landscape features such as trees, hedges and ponds, 

although Ancient Woodland is protected and specific protection can be provided via Tree Protection 

Orders.  

 

We suggest that the wording of this bullet is changed to read;  

 

to protect recognise the character of our area by protecting conserving and enhancing trees, hedges, ponds 

etc. 

 

Paragraph 4.21 We are pleased to note and support the stance taken over the total quantum of 

development over the plan period and the ability for windfall and other sites within boundaries to come 

forward over and above allocated sites.  

 

Policy 3: Employment Sites  

 

We are pleased to note and support Policy 3. We are pleased to see the recognition to sustainable 

economic growth and employment use that previously developed sites within ‘the A24 corridor’ can make. 

We note the definition of ‘the A24 corridor’ put forward in paragraph 4.40.  

 

The estate has sites within the A24 corridor [including North Farm, Washington] which it will bring forward 

as appropriate in accordance with this policy.  

 

Policy 4: North Farm, Washington 

 

We are very pleased that the potential of North Farm as a sustainable employment site is recognised 

within the plan. We support the aims and objectives associated with Policy 4 and confirm that we will work 

to bring forward the North Farm site [as defined in Policies Map Inset 5] for development in accordance 

with the policy.  

 

We would however like to offer a few suggestions relating to the specific wording of Policy 4. We have 

reviewed the Preferred Options draft of the South Downs National Park Local Plan to inform our 

comments.  

 

The first sentence of the policy reads…development proposals that sustain the local economy and / or 

support sustainable tourism will be supported …….  We are concerned that the objective expressed merely 

to ‘sustain’ the local economy is too cautious. We say this because the SDNPA draft Local Plan clearly seeks 

to enable growth as well as to sustain what is already in place.  

 

At paragraph 7.108 the SDNPA talks of objectives to create more highly paid jobs and to attract new 

businesses.  

 

Strategic policy SD27 talks of encouraging smart economic growth. Strategic Policy SD28 provides for the 

allocation of employment sites by Neighbourhood Plans. The supporting text relating to this policy 

[paragraph 7.124] talks of using new employment land to ‘drive the economy forward’. Paragraph 7.126 

confirms that these allocations are based on forecast ‘employment growth’. 

 

Our view is that Policy 4 must reflect this ambition. Consequently, it should include an objective relating to 

growth as well as simply one to ‘sustain’ the local economy. We suggest that the policy wording is 

amended as follows  

 

…development proposals that sustain and / or help to grow the local economy and / or support sustainable 



tourism will be supported …….   

 

Policy 4 Criteria I;  

 

This bullet relates to the National Park’s key sectors and picks out farming, wine making and food 

production in the policy wording. The National Park’s key sectors defined in the draft Local Plan include 

others not mentioned in the draft policy wording [tourism and the visitor economy, forestry and wood 

related activities and local food and beverages]. Our view is that there is no evidence based rationale for 

focusing on picking out some of these key sectors within the policy and consequently the wording for 

Criteria 1 should either reference all of the key sectors using the wording in the draft SDNPA local plan or 

simply refer to ‘key sectors’. 

 

Policy 4 Criteria V;  

 

We are concerned that as currently drafted this criterion could be interpreted in a way that constrains 

sustainable economic growth.  

 

We recommend that the wording associated with this criterion be modified to include a reference to 

supporting established businesses to grow and / or thrive as well as to secure future resilience. It should 

also enable businesses to create new as well as to protect existing local jobs.  

We recommend that the wording associated with this criterion is amended as follows… 

 

provides support for established businesses to, support sustainable growth, secure future resilience, create 

and protect local jobs…. 

 

Washington Chalk Pit 

 

The estate submitted a site known as The Chalk Pit on land east of the A24, near Washington.  

 

The site was rejected in the site assessment exercise for housing use. The site was not submitted 

exclusively for consideration for housing development but also as offering potential for commercial, 

employment, tourism or leisure use. The site is in our view suitable for this range of uses [subject to site 

specific issues] and whilst Policy 3 will enable an application to come forward for employment [B class] use 

there appears to be no policy framework within the draft Neighbourhood Plan that can be used to judge 

proposals relating to tourism, leisure, diversification or other commercial uses. This seems an oversight 

given that tourism and the visitor economy is identified as a key sector within the South Downs’ economy.  

 

Policy 18 Traffic & Transport 

 

We are concerned that as currently drafted Policy 18 is inconsistent with national policy on. The NPPF sets 

out clear policy direction relating to sustainable transport in section four. National policy is clear that 

‘Development should only be prevented or refused on transport grounds where the residual cumulative 

impacts of development are severe’ [paragraph 32].  

 

Policy 18 does not sit well within this policy context when it requires traffic impacts to be either avoided or 

mitigated to the satisfaction of the local highways authority. In our view, it should be re-worded so as to 

better reflect the requirements, aims and objectives of national policy.  

 

Other than these points, which we offer as minor modifications, out instructions are that the Wiston 

Estate is pleased to support the Neighbourhood Plan and wishes you will with the remainder of your 

process through to referendum. 

 



With kind regards  
 
Yours sincerely  
 
 

 
 
 
Robert Hindle BSc MRICS  
Executive Director  
rob.hindle@ruralsolut ions.co.uk  
0797 466 1526 
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Neighbourhood Plan Steering Group Response to submission by Rural Solutions 
Site – North Farm, Wiston Estate 

 
The Neighbourhood Plan Steering Group acknowledges this submission which welcomes the 
allocation of North Farm as a site allocated for employment use (SSWNP Policy 4). 
 
The submission suggests subtle changes to the wording of Policy 4 and in general the Steering 
Group is accepting of these changes and has amended the Plan accordingly. 
The submission references a site known as the Chalk Pit on land east of the A24 and suggests that 
this site is suitable for a range of uses including tourism, leisure, diversification or other 
commercial uses.  In light of the emerging South Downs Local Plan and ongoing communications 
between the SDNPA and the owners of Wiston Estate, the Steering Group would consider the 
Chalk Pit a strategic site which should be addressed in partnership between District Council, 
National Park and the Wiston Estate. 
The submission also suggests amendments to Policy 18 (Traffic and Transport) to be less restrictive 
on development proposals which impact upon the local road network.  The Steering Group 
believes that the particular constraints associated with the Neighbourhood Plan area (air quality 
and drivers using the rural roads to avoid congestion on the A27) demonstrates that policy 18 as 
written is appropriate for the SSWNP and notes that WSCC Highways has made no objection to the 
wording.  It is therefore proposed that this policy remains unchanged. 



18/01/2018 
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Dear Mr Williamson 

 

Re: Field at the end of Downsview Avenue, Storrington. 

 

Thank you for your letter of 18
th

 January 2018 addressed to the Chair of the Neighbourhood Plan 

Steering Group.  Mrs Worthington-Leese has asked me to respond on behalf of the group. 

 

The field at the end of Downsview Avenue has been subjected to a robust site assessment process 

and is not considered suitable for development. Its designation as a proposed Local Green Space 

has been reviewed and the conclusion is that it continues to meet the criteria.  With this in mind the 

Steering Group does not consider it appropriate to arrange a meeting at this stage of the process to 

produce the Plan. 

 

The Storrington & Sullington and Washington Neighbourhood Plan will shortly be submitted to 

Horsham District Council for Regulation 16 Consultation (Neighbourhood Planning (General) 

Regulations 2012 Reg.16) where there will be opportunity for further representations to be 

submitted. 



23/01/2018 Hi Tracey,   
 
Thank you for your email. We have looked at the proposal and it is our view that there may be a more 
suitable solution which wouldn’t require the complexity and cost of relocating the allotments.  
 
It would be possible and perhaps simpler to deliver the same or a greater quantum of much needed 
housing on the land in our control alone, we have an access onto Ravenscroft upon payment of an overage 
to Horsham CC. This, i imagine, would overcome the objections the allotment holders have and we would 
still be more than happy to provide the ‘green buffer’ to the SDNP.   
 
A major concern for us is that, despite our best efforts, we haven’t been able to secure the West Sussex 
site. Whilst negotiations are on going it does add an element of uncertainty around the deliverability of the 
allotments whereas allocating the land in our control is deliverable and ready to go. 
 
I appreciate that this would mean another change ahead of your reg 16 consultation but perhaps we could 
pop down to discuss this with the steering group in the next couple of weeks?  
 
Kind regards 
 
Sam  

mailto:Samuel.MacDonald@a2dominion.co.uk 
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Regulation 14 Public Consultation 10th July to 4th September 2017 
Neighbourhood Plan Steering Group Response to submission by  

A2Dominion – site Ravenscroft 
 
 
 
Following representations made during the Consultation period by members of the public and by 
the South Downs National Park Authority, policy 2 (iv) of the Neighbourhood Plan was reviewed 
and the Steering Group concluded that the number of proposed homes on the site should be 
reduced in order to meet the concerns of objectors. 
 
The site in its entirety has been subjected to a robust site assessment and is considered suitable 
for development as proposed.  
 
The Steering Group concludes that the policy should remain as currently drafted and that any 
further representations should be made as part of the regulation 16 Public Consultation. 
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