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Introduction

This Statement has been prepared by Pro Vision Planning & Design on behalf
of Bargate Homes in relation to Matter 10 Colden Common and specifically
Policy CC1 Sandyfields Housing Allocation. The representations relate to
Matters 10 i) and ii) which state:

)} Are the policies and proposals for growth and change in this area
appropriate and justified, including in relation to the NPPF/PPG, and in
terms of environmental, economic and social impacts?

i) Are they clear and deliverable, including in respect of the associated
infrastructure requirements?

In our view, the resolution to grant planning permission on the Sandyfields
site does not negate the need for the Inspector to consider how LPP2 deals
with Colden Common, not least because of the significant doubts about
whether the CC1 and CC2 can deliver the humbers required.

We accept that LPP1 makes provision for about 250 adwellings in Colden
Common over the plan period, however we object to the proposed
development strategy for Colden Common set out in LPP2 which proposes to
concentrate development at Sandyfields Nurseries. This is a clearly an
exercise in retrofitting a residual housing requirement for the Settlement into
a single site; but that site is not suitable for the number of units proposed nor
does it have the necessary infrastructure to support it. The proposed
allocation at Sandyfields does not represent an appropriate extension to the
existing built up area. It is overly large and appears as an illogical and alien
addition to the well-defined pattern of development, which will have an
adverse impact on the SDNP. There is significant doubt regarding whether
highway issues can be resolved and whether Natural Green Space can be
provided at Stratton’s Copse Woodland to the satisfaction of the SDNPA
without having a significant adverse impact on the Ancient Woodland.

We object to the process, undertaken by ‘Commonview’ (Community
Engagement Group), by which the development strategy for Colden Common
was produced, and in particular to the way in which at the 11th hour the
Main Road site (2494) (one of those favoured by residents in the survey) was
excluded. In our view the LPA’s own site selection process relied too heavily
on the unsatisfactory Common View process and failed to objectively assess
the potential sites available.

Our clients have an interest in both land at Main Road 2494 and Lower Moors
Road 1870. Both sites have been promoted for housing through the Council’s
SHLAA and the Common View exercise. Both sites are suitable, available and
achievable in the plan period. Both sites are now subject of a pending
conjoined public inquiry (Ref: APP/L1765/W/16/3141664 & 3141667).

The remainder of this statement discusses why the policies and proposals for
housing growth and change for Colden Common are not appropriate or
justified; why the plan is not deliverable and why there is a need to allocate
additional sites to meet the housing numbers required.
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Policy CC1 Sandyfields Housing Allocation
Process

There is no adopted or emerging Neighbourhood Plan for Colden Common.
However, as part of the LPP2 preparation process a Local Community
Engagement group known as “Commonview” was established. The result of
this process led in September 2013 to the Parish Council endorsing a
development strategy for Colden Common, endorsed by the Parish Council,
which proposed to focus development on the B3354 across a number of
smaller sites. The Main Road site was identified in this Strategy as a preferred
site to accommodate 40 dwellings.

The Strategy then underwent further public consultation, during which
comments were received from only 30 residents in comparison to the 550
received for the original strategy. Of these just 11 objected to the inclusion
of the Main Road site.

Subsequently, in March 2014 Commonview reported to the Parish Council
with a recommendation that the Development Strategy should be revised and
that the Main Road site should be excluded ‘"provided that the required
number of homes can be achieved on sites 275/2495 and 888/889, the
relevant planning permissions from WCC and agreement with the SDNP can
be obtained”.

The revised Development Strategy, endorsed by the Parish Council and
recommended to WCC therefore relied on increasing the capacity of
Sandyfields from 125 to up to 165 dwellings. This 11" hour revision to the
Development Strategy was apparently “justified” by the further public
consultation which produced a statistically insignificant response.

In contrast to a Neighbourhood Plan, the outcome of the “Commonview”
process was not put to a referendum; it lacked technical rigour and failed to
demonstrate a clear local consensus. Nevertheless, it is clear that the LPA
gave considerable weight to Commonview’s recommendations, which were
effectively “cut and pasted” into the draft LPP2.

In summary, the LPP2 process was an unsatisfactory process which relied too
heavily on a local process which, produced a bias and unrepresentative result
and culminated in the selection of two sites (CC1 and CC2) which are highly
unlikely to deliver the number of dwellings required (and in the case of
Clayfields is unlikely to deliver any housing with the next 5 years) a

Are the sites allocated appropriate?

Sandyfields Nurseries and land fronting Main Road (275/2495) together form
the proposed site allocation CC1 for the development of about 165 dwellings.

There have been significant doubts regarding the number of units proposed
and capacity of the site throughout the current planning application
(14/01993/0UT) both by objectors and Council Officer’s (confirmed by a
recent FOI request Appendix A).
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Notwithstanding this and following comprehensive revisions to the original
submission, WCC resolved to grant outline planning permission (subject to
the completion of a S106 Agreement) for up to 165 dwellings at Sandyfields
on 21st April 2016. At the time it went to Committee, and despite the
comprehensive amendments, it was still subject to significant objections
including from the South Downs National Park Authority (SDNPA) (see
Committee Report — Appendix B and the SDNPA consultation response in
Appendix C). Both Bargate Homes and Wellbeck (promotors for an alternative
site) raised objections to the merits of the planning application and the
Council’s determination of the application. Wellbeck submitted a solicitor’s
letter suggesting that it would be unlawful for the Council to grant planning
permission (see Appendix D). The SDNPA’s consultation response also draws
attention to flaws in the thoroughness of the Committee reports assessment
of the impact of the development within the Copse on the purposes and duty
of the National Park and the Development Plan, in particular the limited
assessment of the protected landscape.

It is important to recognise that the Council’s resolution to grant does not in
itself demonstrate that 165 units at the site is deliverable, not least because
the description is for ‘up to” 165 units. We have significant doubts about
whether the S106 agreement can be completed, given doubts about the
viability of releasing the site for less than 165 units. In any event, whether
the site is suitable for 165 will only be determined at reserved matters stage.
It is not therefore possible in our submission for the LPP2 Inspector to
conclude at this stage that the site is suitable to accommodate 165 dwellings
(or indeed any other specific number).

Access
With regard to access Policy CC1 states that:

proposals should provide a single point of access for Main Road with junction
arrangements designed to facilitate safe vehicle, pedestrian and cycle access
and crossing arrangements along with any wider traffic management and
mitigation measure necessary

Local Plan Part 1 includes a requirement for the location of development to
reduce the need to travel. The DPD should be consistent with this objective.

The current planning application is still subject to significant unresolved
highways issues, confirmed by the recent Highways consultation response
(Appendix E). Further information in respect of the impact of the proposals
on the highway network including updated capacity assessments, which
currently use the wrong data, and appropriate mitigation are yet to be
provided and agreed.

There are also significant concerns about the low or ‘adequate’ level of access
to services as concluded in the WCC Transport Assessment.
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Whilst the outstanding highways issues were not considered insurmountable
and did not lead to the LPA's refusal of the application, the lack of sufficiently
detailed information casts uncertainty over whether the additional information
sought can be provided and the issues adequately dealt with. We consider
that the proposed development of 165 dwellings via a single access point in
this location would have significant adverse effect on the highway network, in
this locality.

We note the intention of the policy to:

provide a footpath link through the site to the adjacent Stratton’s Copse
Woodland in the east and provide for future possible links to Colden Common
Park.

Stratton’s Copse Woodland forms part of a larger block of ancient, semi-
natural woodland, important for its rich biodiversity, cultural and historic
importance. There are significant outstanding objections from the SDNPA to
the proposed public access to the Woodland, not least the proposed method
of access. The SDNPA consider that access should be via a through route
linking to the wider footpath network and not a circular walk as proposed.
This outstanding objection raises significant doubt that a suitable access,
which the Park will support, can be achieved.

Environmental

Policy CC1 seeks that any proposals deliver a number of environmental
benefits, we have significant doubts about the delivery of the following:

- Manage access to adjacent woodland at Stratton’s Copse in National Park
for public use as Natural Green Space;

- Prepare an ecological assessment setting out how biodiversity interests will
be protected and enhanced.

Stratton’s Copse forms part of a semi-natural ancient woodland and is
ecologically sensitive; containing a number of protected species, forming part
of a SINC and lying within the impact zone of a SSSI.

The current Sandyfields application seeks to provide POS on-site and public
access to the adjacent Stratton’s Copse. The on-site POS provision is not
sufficient for the scale of the development given the existing shortfall in the
village, and we have concerns that this will put pressure on the use of the
woodland, which should only complement the POS provision, not be relied
upon, the SDNPA concur with this view.

Whilst the SDNPA consider sensitive access may be facilitated, a reliance on
the woodland could further degrade the ground flora and sensitive northern
areas of the Copse contrary to providing ecological enhancements required by
CC1. Great weight is afforded to the protection of wildlife in national parks by
the NPPF (Para 115) which advises that permission should be refused for
development resulting in the loss or deterioration of irreplaceable habitats,
including Ancient Woodland (Para 118).
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WCC are satisfied that no adverse impact will occur to the SINC, protected
species or wider woodland, however, we agree with the SDNPA's that
information and specialist's comments provided to-date are not
comprehensive enough. An appropriate balance between public access and
enhanced biodiversity has not been demonstrated (SDNP/16/00225/PRE
Appendix F). These significant concerns all clearly point towards a reduction
in numbers.

Promote a housing density and layout which respects the location of the site
in relation to the National Park.

The eastern boundary of the site abuts the SDNP. The Woodland lies entirely
with the Park. WCC’'s Landscape Sensitivity Appraisal highlights that the
proximity of the SDNP to the eastern boundary of Colden Common and
setting of the SDNP and development within or adjacent to woodlands on the
eastern edge are key issues for Colden Common.

Whilst illustrative, the current layout for the Sandyfields application
demonstrates that an appropriate density is not achievable. It fails to respect
the character and setting of the settlement and due to its size and shape
results in a large, uncharacteristic extension of the settlement, encroaching
adjoining open countryside and for the most part appearing poorly related to
the settlement, its only attachment being a tenuous narrow link to Main
Road. The layout demonstrates unacceptable relationships with and
subsequent adverse impact on the setting of adjacent listed buildings along
Main Road and inadequate garden sizes for properties located on the
northern side of the access.

Due to the extent, scale and density of the proposed housing development
and its position immediately adjacent to the SDNP, the proposed scheme will
have a significant adverse and harmful impact on the scenic beauty and
landscape character of the SDNP and its setting in which circumstances the
NPPF advises that development should be refused where there are no
exceptional circumstances.

In summary, Policy CC1 is not appropriate or justified as it cannot suitably
accommodate the number of units allocated due to the significant
outstanding highways issues; inadequate provision of POS, outstanding
objections by the SDNPA and failure to illustrate an appropriate housing
density and layout can be achieved which respects the character and
settlement pattern of the village and NP, thus posing significant adverse
social and environmental impacts.

The Deliverability of the Sandyfields site

There are significant doubts about whether 165 units can be delivered in line
with the proposed requirements of Policy CC1. The footnote to para 47 of the
NPPF states that “to be considered developable sites should be in a suitable
location for housing development and there should be a reasonable prospect
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that the site is available and could be viably developed at the point
envisaged”.

We have significant concerns that the site cannot be viably developed for
anything less than 165 given the site’s existing use value.

There are also doubts about the deliverability of the future possible link to
Colden Common Park required by CC1. Any future access would cross land
outside of the ownership of the site and consent from landowners would need
to be gained to implement this which could impede delivery.

In light of the above, we consider that the number of units allocated to
Sandyfields is not deliverable and should be reduced and further sites outside
of the settlement should be allocated to ensure that the LPP2 housing
numbers are met.
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Allocation of further sites

Our client has an interest in two sustainable sites which are available,
achievable and deliverable in the plan period, demonstrated in recent
planning applications made to the Council (15/01151/0UT and
15/01149/0UT).

Land at Main Road (2494) and Land off Lower Moors Road (1870)

Both sites lie on the northern edge of Colden Common, adjoining, but outside
of the settlement boundary. Both site layout plans are included in Appendix
G.

Land at Main Road (2494)

The Main Road site lies on the north eastern edge of the village with a
frontage on to Main Road and adjoining the existing built up area to the west
and south. It is rectangular in shape and extends to about 1.45ha. To the
north and east a mature landscape framework physically and visually contains
the site. The site is down to permanent grassland and in use for keeping
horses. The recent application submitted to the Council demonstrates that
the site can deliver 31 dwellings.

Lower Moors Road (1870)

The Lower Moors site lies on the northern edge of the village, to the east of
Lower Moors Road. It is roughly rectangular in shape and extends in total to
approximately 2.46 ha. It adjoins the main body of the built up area to the
south, including part of the village recreation ground, and to the east abuts
the rear gardens of the frontage development that extends north along Main
Road. The site together with the adjoining land to the north, is down to
permanent grassland and in use for keeping horses. The recent application
submitted to the Council demonstrates that the site can accommodate 45
dwellings.

Neither of the sites are subject to any statutory ecological, environmental or
historical designations. Neither site adjoins or lies within the SDNP.

Both sites are well related to the existing built up area and their development
in the manner proposed would represent a logical rounding off and
completion of the settlement pattern. The density of development would be
consistent with surrounding development and appropriate to the edge of
settlement positon, whilst making efficient use of land. Existing and proposed
connections ensure that the development will be assimilated into the village
with good levels of permeability, ensuring that residents have ‘good’ access to
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existing services and facilities by walking and cycling and ‘excellent” access to
public transport (Transport Assessment 2013 and update August 2015).

Appropriate POS of a suitable type and scale can be provided on-site.
Ecological enhancements and mitigation can be appropriately provided along
with an acceptable form of access, drainage and housing density and mix
providing 40% affordable housing. Proposals will not have a harmful impact
on the adjacent listed buildings or their settings.

The Council’s Public Open Space, Highways and Transportation, Strategic
Housing, Archaeology, Drainage and Ecology Officers all raised no objection
to the planning applications submitted. Hampshire County Council Flood and
Water Management Team and Children’s Services Department, Southern
Water and the Environment Agency also raised no objections to the
proposals.

Notwithstanding the Council’s conclusions that the proposals will result in
harmful impact on the character of the Landscape, and in the case of Lower
Moors Road result in harm to the tranquility of the footpath and the context
of the SDNP by extending into the countryside, we consider that the
proposals have an acceptable impact on the Landscape as demonstrated in
the LVIA’s submitted with the planning application.

We do not consider that the release of either or both sites would cause an
adverse impact so as to significantly and demonstrably outweigh the benefits
of meeting the OAN for market and affordable housing within the District.
Both sites are available now and development is deliverable in the short term.

Both sites are suitable and sustainable sites for the allocation of housing
development and there is a need to allocate further sites that have limited
constraints and that can deliver in the short term i.e. the first five years of the
plan period, whilst also making an important contribution to the overall
housing requirements given that the proposed allocation of 165 dwellings at
Sandyfields is not justified or deliverable.

Our client’s sites should therefore be identified as additional sites for
development. Their allocation for housing will contribute to making the
Housing Site Allocations DPD sound from a housing supply perspective
ensuring sufficient land is made available in Colden Common to meet
identified need.
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Conclusion

In summary, Colden Common is confirmed as a sustainable location for
further growth by LPP1. We consider that LPP2 is unsound in that it does not
allocate sufficient suitable sites to adequately meet the identified need for
Colden Common. Specifically, the proposed allocation of Sandyfields CC1 is
unsound because the current proposals demonstrate that 165 Dwellings
cannot suitably be accommodated nor delivered due to the significant doubts
that:

Additional highways information sought cannot be provided and issues
adequately dealt with;

Adequate POS and suitable access to Stratton’s Copse Woodland cannot be
provided and delivered,;

An appropriate housing density and layout which respects the location of the
site in relation to the National Park cannot be provided; and

The delivery of anything less than 165 units is unlikely to be viable and the
allocation and affordable housing therefore undeliverable.

The DPD can be made sound by allocating additional housing sites,
specifically the land at Main Road and Lower Moors Road and revising Policy
CC1 to reduce the number of dwellings at Sandyfields.

The sites, due to their position and adjoining nature to the settlement
boundary, relate well to the existing settlement of Colden Common. We
consider that the landscape impact of both sites would not be significant and
can be mitigated through good design and appropriate landscaping.
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