Sites in Chichester City North development brief

Summary of comments received
	Brookhouse (Chichester) Ltd (Savills)

Proposed developer of Barnfield Drive sites



	Summary of comments

In general Brookhouse (Chichester) Limited supports the objectives of the Development Brief. The overarching objective should be to deliver inward investment and beneficial economic development.

Specific points

Introduction and Vision

Paragraph 1.1 The status of the document should be clarified – is it to be SPD or informal guidance? The steps taken to consult on the draft Brief should be explained in order to demonstrate that it has undergone meaningful consultation. The next steps towards adoption of the document should be clarified.

Paragraph 1.2 Community needs should be clarified. These should include:

· Employment opportunities

· Places to live

· Education facilities

· Improved shopping facilities

Paragraph 2.2  The Vision should also include:

· The delivery of inward investment and job creation by supporting proposal for economic development.

· Improved shopping facilities to meet the demand and requirements from retailers who are unable to secure suitable premises in Chichester City Centre.

· The regeneration and economically productive re-use of previously developed land within the urban area.

Barnfield Drive 
Paragraph 4.3 should also note that a number of planning permissions have been

granted over the last few years to facilitate the extension and conversion of the Homebase building to a food superstore.

Paragraph 4.6 would benefit from re-drafting to be consistent with guidance contained in PPS4, where the policy test as set out at Policy EC1717.1(b) is whether there is any

clear evidence that the proposal is likely to lead to significant adverse impacts.

The requirement to demonstrate need is no longer a national policy requirement for development management decisions and so we recommend that reference to need in this paragraph is omitted to ensure that the Brief conforms with national guidance.

Movement

Paragraph 6.3 is overly prescriptive.  For the Barnfield Drive site, the intention is that the Transport Assessment will be based on the previously agreed methodology agreed with West Sussex County Council and the Highways Agency for the adjacent Homebase site. It is understood that scoping exercises have been undertaken with both highway authorities on this latest application and that the transport assessment will build on these agreed principles. The draft should be amended to recognize that alternative methodologies

may also be acceptable where agreed with the Highways Authority.

Paragraph 6.11 requires appropriate financial contributions to transport and highways infrastructure and should be expanded to explain that this will apply where such contributions can be justified having regard to Government Circular tests (see further comments below).

S106 

Paragraph 7.1 should seek to avoid identifying items which could otherwise be secured via planning condition, e.g. real time passenger information systems and phased construction plans.

And should make explicit recognition of the potential for abnormal development

costs associated with delivering quality development on the site, including but not limited to: flood attenuation, ground conditions and remediation etc. Likewise, it would follow that s106 obligations should take these costs into account.

Plans - the hand drawn plan should be replaced with a clearer map-based plan.



	

	Chichester City Council


	Comments

Sussex Partnership NHS Trust lands

Paragraph 3.17 - Welcome the proposed new road and cycle path from Barnfield Drive/Kingsmead Avenue to the University so as to relieve College Lane. This should be provided concurrently with the development of areas 3B, 6A, 6B & 9D.  The new access to the University should be derived from Graylingwell Drive; any road link with Bostock Road or Palmers Field Avenue is not acceptable because of disturbance to residents’ amenities. 

Furthermore, Kingsmead Avenue should be extended through Graylingwell Park to link with Broyle Road (A286) so as to alleviate some of the traffic congestion which occurs on the east side of the City  e.g. Westhampnett Road.

 Barnfield Drive

Access to site 11B should be from the northern end of the site i.e. directly from Barnfield Drive irrespective of whether the site is developed for commercial use or Park & Ride. The construction of the proposed roundabout intersection in Westhampnett Road with access provided to site 11B i.e. from the south, is likely to greatly exacerbate the traffic congestion on Westhampnett Road.

With regard to sites 11C & 11D, views from Barnfield Drive out to open countryside should be preserved. This might take the form of undeveloped “visual corridors”  through the sites flanked by tree planting in addition to a generous belt of tree & shrub planting along the site frontages – all to ensure an attractive approach into Graylingwell Park.


	ChiCycle and 20's Plenty for Chichester (Sarah Sharp)


	Comments

Sustainable transport proposals should be included.



	

	Chichester Society



	Summary of comments

The Chichester Society is in broad agreement with the draft Development Brief, in particular regarding the surplus NHS Sites, but has serious concerns about development of the surplus CDC sites at Barnfield.

Support residential development and need for new access to University.  Support employment development at Barnfield Drive rather than retail; access should not be from Westhampnett Road; areas 11C and 11D should be retained for community use.

Specific points

Sussex Partnership NHS Trust lands
Paragraph 3.7 etc - Support residential use on sites 6A and 6B and agree a minimum of 40% of housing units being affordable with a mixture of tenure and unit types. We recommend that student accommodation is provided so as to reduce the growth of Houses in Multiple Occupation elsewhere in the city reducing the housing stock needed for family occupation.

Paragraph 3.9 - Martins Farmhouse (site 9d): This historic property should be fully restored for housing use and its landscaping restored, to contribute to the character of the Conservation Area.

Paragraph 3.15 - We agree that site 3A should be made available as a public open space for general recreational use as well for as use by sports clubs, under the management of CDC or of the Graylingwell Community Trust. The lime trees surrounding the site should be retained and the derelict sports pavilion on site 3B should be restored if possible, but if not, replaced by a well-designed new pavilion.

Paragraph 3.17 We support a new access road and cycle/footway from Kingsmead Avenue to the University campus, reducing the volume of University-related traffic on College Lane and Spitalfields Lane. This should allow College Lane to be closed as a through road or at least be subject to traffic calming measures to encourage its use by pedestrians and cyclists from Summersdale, Graylingwell and Roussillon Park to the city centre. We also wonder whether a secondary access to St Richard's Hospital from Kingsmead Avenue, maybe as an emergency access, might also be feasible across the surplus NHS sites?

Barnfield Drive

Paragraph 4.6 etc - This large site could make a major contribution to the employment needs of E and NE Chichester, to include start-up units, an office campus, and maybe uses associated with the University. Warehousing would create major traffic volumes but few jobs, and retail would extend the already sprawling retail area at Portfield. 

We oppose vehicular access from Westhampnett Road. This would exacerbate the already serious traffic problems there. Access should be solely from the A27 via Kingsmead Avenue.  (Traffic generated by the proposed housing development at Church Road could be catered for by a mini-roundabout at Westhampnett Road.). 

We propose a landscaped margin along the western boundary of site 11B to protect the amenities of the residential properties.

Our major concerns relate to sites 11A, 11c and 11D. These sites were identified in the landscape study commissioned by CDC in 2005: The Future Growth of Chichester: Landscape & Visual Amenity Considerations Summary Report, as being a sensitive location for development because of priority views of Chichester Cathedral from Madgwick Lane (referred to in paragraph 4.5). 

Buildings on site 11A should be low rise, well designed and landscaped so as not to impinge on any views.

Sites 11C and 11D should be retained for community use.   They provide an attractive area of green countryside together with the Lower Lavant Valley, identified as an unbroken countryside panorama to the Downs and are well used by local residents for informal recreation. They also contribute to the new rural approach to NE Chichester via Kingsmead Avenue. 

University of Chichester

Paragraph 5.8 etc - As well as an improved crossing facility at College Lane, better footpath links between College Lane and Oaklands Park would increase pedestrian movement across the city north of the ring road.



	

	Mrs Heather Deans, Palmers Field Avenue, Chichester



	Comments

The new access to the University should be off Kingsmead Avenue into Graylingwell.  It would be totally unthinkable to have that huge volume of University traffic; students, staff, buses, delivery vehicles all using Palmers Field Avenue, a quiet residential estate road.



	

	Defence Infrastructure Organisation, Ministry of Defence
Owner of northern parts of Rousillon Barracks site



	Summary of comments

The brief arrives at an opportune time as the DIA is currently marketing 0.0568ha in the north west of the barracks, which did not form part of the larger area sold to the Homes and Communities Agency (HCA) in 2008. There are two further small areas of land, amounting to 0.118ha, to the north east of the Green that will be sold as one parcel later this year.  The brief will be helpful for potential purchasers and will be uploaded to the DIO Micro Site, which is the marketing tool for both sites.

Specific point

Roussillon Barracks

Paragraph 6.12  should clarify that the MoD part of the Green will not be public open space, but private open space, not fenced.   



	

	East Broyle Residents’ Association 



	Comments

For the whole area, apart from sites 9 and 9A we believe all vehicle movements should be via Kingsmead Avenue and Barnfield Drive without entering the existing residential roads.  Traffic from the university and the medical centre should be accessed by a new spine road connecting with Kingsmead Avenue with as few junctions as possible.
 

College Lane should become a bus cycle and pedestrian only route throughout its length

 

All residential development should be at 35 dwellings per hectare.


	

	Lynne Friel, Westhampnett Road, Chichester



	Summary of comments

Access to NHS sites and the University sites should be from the west not the east.  Access to Barnfield Drive should be from the east, not from Westhampnett Road.

Specific points

Sussex Partnership NHS Trust Lands & University

Paragraphs 3.17 and 5.7 - The east of the city (especially Spitalfields Lane and Westhampnett Road) is frequently gridlocked and this is likely to become worse if you take into account the proposed 80 new houses on the old Portfield Football Ground, the proposed new retail development on the Barnfield site and the 700 proposed houses on the Shopwhyke site.  Sending more traffic onto these roads, by shifting the University access to the east, will make matters worse.  

I suggest the options of making College Lane one way and looking at making a traffic access to the north via Connolly Way would be a possible solution.   

The university land to its western perimeter should be considered for cycle access from the gate from the corner of Spitalfields Lane and College Lane.   

The environmental impact of requiring traffic coming from the east to drive a further 2 kilometres would be considerable.   I also think that students ought to be discouraged from bringing cars onto a campus which is so close to a city centre.    There should be more buses (including using the one that already goes past the university from Graylingwell and which I am told does not stop at the University) and students should be encouraged to use them by introducing cheap fares and charges for parking.   Any institution with over 400 parking spaces should be looking at ways of reducing traffic (referred to in paragraph 5.9).   

Barnfield Drive


If the Barnfield land used to retail/business, bringing traffic via the proposed new roundabout on Westhampnett Road would considerably increase traffic and jams.   A far better option would be to bring it from the A27 to the bottom of Madgwick Lane and then via Barnfield Drive.

Paragraph 4.9 and 4.12 -  If there is to be no development within 5 metres of the River Lavant, this should be extended along the whole extent of the Lavant, including along Westhampnett Road and cycle/pedestrian paths and a linear park should be created.    

Movement

Consideration should be given to linking up existing cycle ways and in particular to including a cycle lane into the proposed new roundabout in Westhampnett Road.   New infrastructure should not be build without consideration for bicycles.   At present most cyclists are so afraid of Westhampnett Road that they cycle along the narrow pavement to the south of the road.

	

	Jacqueline Ann Hodgson, Old Place Lane, Westhampnett



	Comments

I object to proposed residential development in this area.

The area is already under intense traffic pressure. Access to events at Goodwood would be made more difficult by increased local residents’ travel needs.

There would be an increased pressure on the flood plain of the River Lavant and on existing sewer & waste water systems.

The development would be subjected to high noise & safety aspects from Goodwood Estate Functions & Airfield.

The site would lead to social isolation.

The fauna & flora of the area will be compromised.



	

	Mrs J S Howell, Mansergh Road



	Comments

I support for redevelopment of the old social club in area 3A for housing; for retention of the playing fields and trees; and for a new route to the University.

Paragraph 3.15 - To restore the playing field in area 3A would be of immense value. It is quite a way for young children to walk to Havenstoke Park.


	

	A R Mee, Westhampnett Road, Chichester 




	Summary of comments

Schemes such as a River Lavant linear park and cycle routes should be planned first as a structure within which development has to fit.

The need for more retail development is questionable.  Putting additional traffic onto Westhampnett Road is not acceptable; alternative access routes to the University and retail development should be used.

Specific points

Barnfield Drive

Paragraph 4.6 - It is questionable that more out-of-town retail development is really needed.

Vehicular access should be from Barnfield Drive only, via the section of the old A27.  Allowing access from Westhampnett Road would cause even more congestion.

Paragraphs 4.1, 4.9 and 4.12 – the Council should put higher value on the wildlife in area 11B than on financial value; the strip to be protected from development should be wider than 5 metres; but the creation of a linear park along the River Lavant is an excellent idea and should include the section of river alongside Westhampnett Road.

University and Movement
Paragraphs 3.17 and 5.7 - The proposed new access to the University will just put added pressure onto Westhampnett Road when better options would be making College Lane one-way or providing the new access via Broyle Road>Wellington Road> Connolly Way.

The University should also be actively discouraging car use.



	

	North East Chichester Strategic Partnership (Southern Planning Practice)
Promoter of  land at Old Place Farm (north east of Chichester City)



	Summary of comments

We recognise that these sites are likely to come forward for development, as they are, or are likely to be declared, redundant for their current uses. Guidance on their future use and development is therefore welcomed. We also recognise that the Council finds itself in a difficult policy position at this point in time, but regrettably we find it difficult to understand how this Brief offers any firm guidance beyond that which is currently available within the Local Plan, interim statements and national guidance.

Specific points

Introduction and Vision

Paragraph 1.1 The status of the document should be clarified and how it will relate to the policies in the emerging Core Strategy. 

This is particularly raised as we question the extent to which

development will be able to proceed in the immediate time frame given the current

wastewater position which is referenced at 1.5.

In order to understand the scale of potential individual and cumulative development, we consider it essential that a scaled map is provided with an indication of the size of individual plots and potential scale of uses. Without this information, it is virtually impossible to address the potential benefits and impacts of any one development proposal which might come forward. This is considered essential so that a full assessment of all related issues, and in particular, transportation issues can be addressed.

Paragraph 2.2. - the first bullet point referring to an integrated approach to the planning and design of the proposals should be clarified. Does this mean that the Council is looking for a comprehensive masterplan approach to all the areas prior to any individual applications coming forward, or a collaborative approach between landowners?

Sussex Partnership NHS Trust Lands & University

Paragraphs 3.17 and 5.7 -  More detail needs to be provided regarding the proposed new access and road link to the University. How will this be secured, especially if lower value uses come forward in place of residential?

Barnfield Drive

Paragraph 4.2 should indicate that future uses should comply with PPS25 and any mitigation required should be self-contained and not increase the flood risk on neighbouring land, including that of our clients.

Paragraph 4.6 - The planning reasons for the suggestion that the undeveloped areas of Barnfield Drive might be suitable for retail use need to be explained with greater reference to the guidance and tests within PPS6.

We support the guidance at paragraph 4.9 and welcome the proposal at paragraph 4.12 for the creation of a linear park alongside the River Lavant. This would have the potential to link with the wider open space being planned as part of the Old Place Farm proposals.

Plan - a proposals map needs to be provided showing how some of the aspirations of the

Brief might be accommodated, as well as identified constraints.



	

	Richmond Park Residents Association



	Summary of comments

Do not oppose residential development.  The possibility of improving access to the University from the west should be fully explored as if access is given from the east there may be adverse impacts for residents.

Barnfield Drive should be developed for business purposes not retail.

Specific points

Sussex Partnership NHS Trust Lands & University & Movement
Paragraphs 3.7 etc - We accept that residential developments are most likely on areas 3B, 6A, 6B and that NHS use will be retained for areas 6,6C and 6D. We do not oppose housing in those areas subject to the design reflecting the nature of nearby housing and that density is kept at a no more than 40 per hectare.
Paragraph 3.15  - The former playing field 3A should be retained for public uses, but not kept exclusively for permanent pitch games. A variety of uses should be encouraged to benefit the many new housing developments in the area.  Established and mature trees should be retained as far as possible and other green spaces maintained.
Areas 9B, 9C, and 9D should be looked on as one zone and be linked directly to the use of Chichester University and its various needs now and in the future.

Paragraphs 3.17 and 5.7  - The RPRA would resist any attempt to create the university entrance from Palmers Field Avenue through area 3B, a street serving a residential area.

Providing access to the University via Barnfield Drive & Kingsmead Avenue may require significant redesign of junctions and traffic management proposals. The specification and capacity of Kingsmead Avenue and adjoining roads has been calculated on the needs of the Graylingwell development of 800 houses (60% using Kingsmead Avenue) plus a new school for 300 to 400 pupils and the existing local traffic. The imposition of additional residential traffic and the University vehicle movements, plus heavy delivery and bus traffic may require changes to the existing roads.  The 60/40 split of the traffic from Graylingwell developments would need to be reviewed in the light of the extra burden to Kingsmead Avenue.

The university has approximately 4,300 students in 2011/12 and hopes to increase numbers in the future.  It proposes to widen the use of the campus with public participation during evenings and weekends. These increased uses have not been included in traffic estimations.
Traffic management needs to counter any possibilities of rat running. 

It may be possible to improve access to the University from the west rather than bringing university traffic through Kingsmead Avenue and residential areas.  The university owns property accessed from Connolly Way and could create a new access to their campus from those areas 9B or 9C or through 9D (NHS). There is scope for creating a “one-way” access system into or out of Connolly Way.  Traffic management measures at the College Lane access to the campus could improve safety by creating an uphill priority zone . This together with the new access from Connolly Way would a be a shorter and less inefficient alternative and would improve safety. 

Bus stops for the number 50 service which passes the University entrance four times and hour (but does not stop there) could help reduce the reliance on car transport. It provides a direct service from the railway station to the University.

Pedestrian and cycle access to the University off College Lane could be made considerably safer if the university created a path within its own grounds from the gateway near the junction with Spitalfield Lane up to the campus.  This could be done without affecting sports facilities and would safeguard students and staff. 

Land to widen College Lane could, if needed, be provided by the English Partnerships (former NHS land) and the University. Between them they own the whole of the land bordering the eastern side of College lane.
If a new road link via Kingsmead Avenue was created there would be pressure to connect it to College Lane or another access to the West. This would be hard to control if the university retained a vehicle access rights to and from College Lane into the campus. The design of bus gates for the proposed Graylingwell services would have to be changed to prevent any East-West link being developed.  If one were to be established within the University land, it would quickly be exploited by non university vehicles and it might be difficult for the authorities to control such use.
The university should have  a green plan to reduce car use by reducing the amount of car parking and increasing parking charges to staff and students as well as visitors. They should be promoting bus/cycle/foot travel through subsidy (using revenue from parking charges).  The district council should not be aiding and abetting the University to create more and better vehicle access and usage at the expense of residential areas and NHS funds. 

The university should be encouraging the development of more student halls of residence close to the university, which would reduce the need of students to travel by car and also free up family houses being occupied by groups of students. 

Barnfield Drive

Paragraph 4.6 - The development should be mixed and include offices, light industry and specialist services. Further retail is not needed and provides little real value for the district, because it would probably be in competition with existing businesses elsewhere in the area.  Existing businesses in more central areas of Chichester might be encouraged to relocate to the Barnfield site and thereby free up potential housing land close to the city core.
Vehicular access should not be via Barnfield Drive or Bradshaw Road.


	

	South Downs Society



	Summary of comments

We have no comments on possible uses for the surplus NHS sites between Graylingwell and St Richards Hospital, which lie well within the urban area. 

However we have concerns about the surplus sites at Barnfield Drive, particularly sites 11C and 11D whose development would be visually intrusive from the Downs and detract from the approach to north east Chichester.  

Specific points

Barnfield Drive
Paragraphs 4.6 etc - Development on sites 11A, 11C and 11D could be clearly visible from the top of the Trundle. The iconic view southwards across the coastal plain to the sea, with the spire of Chichester Cathedral in middle distance, has been loved by countless generations. Most development within and around the City is screened from view by trees and coppice. However, vehicles can be clearly be seen from the Trundle, along the recently constructed Eastern Link Road providing access to Graylingwell, which has breached the Settlement Policy Area and cuts across the lower Lavant Valley. 


The development of sites 11A and 11B would make good use of brownfield land and it should be possible to design low height buildings, dark in colour. 

We have grave reservations about development of sites 11C and 11D, which have the character of a waterside meadow and relate visually to the open countryside of the lower Lavant Valley. Although just within the SPA as identified on the District Local Plan of 1999, they lie to the north of the Link Road which provides a more appropriate SPA boundary to the urban area. We note that the lower Lavant Valley was identified in a landscape study commissioned by the District Council in 2005 ('The Future Growth of Chichester: Landscape & Visual Amenity Considerations') as an area of countryside forming a natural edge to the city.  Quite apart from the need to retain the view from the Downs, the Link Road has opened up an extensive view of the Downs themselves and provides a most pleasant approach to Graylingwell and to the other new developments in NE Chichester. Development of sites 11C and 11D would seriously impact on this view and mar this very pleasing approach to NE Chichester. 


	

	Summersdale Residents’ Association 



	Summary of comments

The surplus NHS land should only developed in the latter stages of the period 2016 -2028.  Barnfield Drive should be developed for commercial/employment purposes.   Welcome proposals to reduce traffic in College Lane.
Specific points

Sussex Partnership NHS Trust Lands
Paragraph 3.7 - The City needs time to absorb the large number of houses that have been built recently, especially on surplus NHS land adjoining this site, and nearly 1000 homes still to be built or occupied at Graylingwell Park and Roussillon Park. Whilst areas 6A and 6B are no doubt suitable for some development in the future, we feel it should form part of the overall plans to be set out in the forthcoming CDC’s Core Strategy and then only developed in the latter stages of the period 2016 -2028. 

We would object to any vehicular egress or ingress to the site from the west.  A split of 40% west/60% east has been agreed for traffic flow from Graylingwell Park.  We would object to any development that proposed any form of access onto College Lane/Summersdale Road. 

Paragraph 3.9 - We would encourage the retention of the historic Martin’s Farm (9D).  

Paragraph 3.15 - we fully support the retention of area 3A as an open space for recreation.
Barnfield Drive
Paragraph 4.6 - Subject to the usual infrastructure problems being addressed, not least flooding, the SRA would welcome any sympathetic commercial development in this area which would bring much needed employment.  

However, any retail development that might impact on the commercial viability of the City centre should be avoided. 
University of Chichester
Paragraphs 3.17 and 5.7 - the SRA welcomes any initiative that relieves the current traffic congestion in College Lane. This is, as it states in its name, only a lane and is not suitable for either the volume of traffic it takes or the size of the commercial vehicles and coaches that currently use it, mainly to access the University. 

We do not believe that any eastern access road to the University should be routed through Barnfield Drive, a built up area already congested, but some way of linking it directly to the new relief road, Kingsmead Avenue, should be found.  

We accept that quite a number of people access the University from the North and the West. To send these vehicles along Spitalfield Lane and Westhampnett Road would only generate unnecessary traffic flow. We would suggest that a limited amount of parking with access to College Lane is made available, probably on an allocated basis, for those travelling from the West or the North. It is imperative that there is no through access from East to West or vice versa. 

We would recommend that commercial vehicles (coaches, delivery vehicles etc) are only allowed to enter the University from the East. 



	

	Sussex Partnership NHS Foundation Trust [BNP Paribas]

Owner of surplus lands between Graylingwell and St Richards



	Summary of comments

My client is supportive of the Council’s views that the Trust’s land is suitable for residential and healthcare uses.  However the brief needs to recognise that the provision of a suitable and viable access solution is vital if the site is to come forward for redevelopment.  In reality this will only be achievable through the adoption of Graylingwell Drive and/or through the identification of an alterative access arrangement (i.e. a link on to Palmers Field Avenue via area 3A).  

It should be noted that area 3A is not public open space and offers very little in terms of heritage value.  It should be recognised in the Brief that there may be circumstances where the remodelling, re-orientation or re-provision of open spaces, or otherwise the transfer of some open space and infrastructure funding has greater weight and public benefit than the current use of a site in private ownership, with no public access / use.

The brief also acknowledge that the provision of community benefits and highways infrastructure (e.g. affordable housing, public open space, community facilities) will ultimately be subject to scheme viability.

Specific points

Introduction

Paragraph 1.7 should be reworded to say that the land “is suitable”.

Sussex Partnership NHS Trust Lands

Paragraph 3.2 - It is important that this makes reference to how the Trust’s land is currently accessed and their existing use rights, which cannot be extinguished.  It is recommended that the following text is added: “Access to Sussex Partnership NHS Trust land is achieved via Connolly Way and Graylingwell Drive.  The length of Graylingwell Drive situated to the north of Trust’s land holdings is privately owned by Linden Homes and the HCA, although the Trust has rights of access over the route and any alternative route provided”.

Paragraph 3.4  - The “Graylingwell Hospital, Chichester Historic Landscape Characterisation Final Draft” (HLC) report prepared by English Heritage and English Partnerships in 2006 describes Martin’s Farm as being ‘derelict’ and ‘dilapidated’.  The description of the building should be amended to reflect its current condition.

Paragraphs 3.5 and 3.6 -  the Trust objects to the retention of area 3A on historic landscape grounds. To require the retention of approximately 2.5 hectares of land is unnecessary and overly onerous as it would frustrate the ability of the wider area to come forward for redevelopment.   It should only require new development in these areas to respect the setting of buildings with historical importance.

Any element of it providing a setting for the historic building to the north of Graylingwell Drive has been lost by the severing of ownership of the two, the physical separation and the two areas and the restriction of access between the two areas.  The playing field, sports pavilion and social club formed part of the former Graylingwell Hospital ‘campus’ and have been disused/vacant for a number of years.  They are not accessible to the public, in a poor state of repair and detract from the appearance of the conservation area.  The premise of their historic status and relationship to the listed building of Graylingwell Hospital has been lost over time.  The value of the playing field in historic garden terms is currently very limited. 

Paragraph 3.7 - It is suggested that the following sentence is added to provide flexibility on how the site can be developed and the provision of a suitable vehicular access:

“Development in areas 3A and 3B will be permitted where either alternative re-provision of open space is made elsewhere or the development enables the enhancement of open space to the benefit of the public and / or local community /groups”.

Paragraph 3.9 - The Trust commissioned a structural survey of the property in August 2011.  The results of the survey revealed fire damage, roof collapse, undermined foundations, and general decay of timbers. 

The building does not make a positive contribution to the character or appearance of the area in which it is located. It is therefore recommended that the paragraph is redrafted to state that the existing heritage assessment and current state of repair, and that the Council is supportive in principle for the demolition and of Martin’s Farm, with redevelopment of a form that respects its historic form.

Paragraph 3.11 - The paragraph should be amended to reflect the Council’s Interim Statement – and national advice within PPS3 – more closely (i.e. seeking a target of 40%) and recognising that the level of affordable housing and the tenure and unit types provided are subject to scheme viability.

Paragraph 3.13 – should make clear that Homes and Community Agency standards are only applicable to affordable housing.

Paragraph 3.15 -  should be redrafted to be supportive of the redevelopment of part of area 3A to facilitate the provision of an access, subject to appropriate provision of playing fields compare to the current position, which is effectively, nil provision.  The enhanced facilities could take the form of the playing fields, sports and recreational facilities for example of the land to the north of the social club and immediately east of area 3A.

At the present time the Trust’s land holdings are effectively ‘land locked’.  Access via Graylingwell Drive is no longer possible following the changes to the way Graylingwell Drive will be constructed, maintained and linked to the wider highway network (as a consequence of the Linden Homes/HCA scheme to the north and the failure of the Council to retain a requirement for an adoptable highway to the Trusts land as previously required in an earlier permission).

The Trust’s highways consultants have identified an alternative access solution which provides a link via Palmers Field Avenue to the east.  The proposed route of the service road would need to pass through Area 3A.   

The Council will be aware that the playing field located in area 3A has not been used or maintained for several years and is in poor condition.  The land is in private ownership and the public do not have access to it.

The provision of a suitable access route linking the Trust’s land to the wider road network is essential if it is to come forward for redevelopment.  It is imperative therefore that the Brief is supportive of development that is deliverable.  To enable this, the redevelopment of part of area 3A to facilitate the access is a pre-requisite.  Further, the delivery of such an access to the site and potentially to the University will be some enabling development to fund the extra cost of this alternative highway solution required, to overcome the access dilemma the Trust now faces itself in, following the Council’s failings concerning the granting of the Linden / HCA permission.  The remaining land could then be made publicly accessible and enhanced to deliver a real community benefit, where currently there is none.

The opportunity to provide good quality and publicly accessible sports and recreational facilities (in additional to all the other benefits a scheme will deliver for Chichester) is, however, wholly dependent on the provision of a suitable access which enables the site to come forward for redevelopment.

Paragraph 3.17 - it is overly onerous to require the Trust to provide road infrastructure for a third party on its own land, effectively at the cost to its own development value, and to mitigate existing problems, and deliver solutions which are partly of the making of CDC and WSCC in relation to failing to deliver the adopted highway link to Graylingwell Drive and allowing Linden/HCA development greater flows to College Lane than originally agreed.  

It is understood that the University owns areas 9B and 9C.  It is considered that an opportunity exists for the University to provide its own access on to Graylingwell Drive/Connolly Way, under their control and to their own timing and cost.  It is suggested that direct engagement between the University and the owners of Graylingwell Drive would be more appropriate and stand a much better chance of success than involving the Trust.  

Movement

Paragraph 6.5 - area 8 should also have access via College Lane.

Paragraph 6.6 - The paragraph states that the Barnfield Road and Kingsmead Avenue route should be the main vehicular access to the Trust’s surplus land.

We have been informed by West Sussex County Council of the changes and access restrictions which will be implemented as part of the Linden Homes/HCA scheme at Graylingwell.  These changes will affect how Graylingwell Drive, Kingsmead Avenue and Barnfield Road will operate in future.  It is considered that the Brief needs to recognise that access to surplus Trust land via Graylingwell Drive is no longer a viable or realistic option.

It is therefore suggested that the Brief supports an alternative access strategy from a new access point on Palmers Field Avenue (where the former social club building is located), permitting access via Kingsmead Avenue.

Paragraph 6.12 – as noted above, Area 3A is a disused playing field which has never been accessible to the public and or contributed to the ‘adequate supply of playing fields in the area’.

The deliverability of additional playing fields and recreational facilities for public use is wholly dependant on the Trust’s land coming forward for redevelopment.  It will be essential for re-orientation/re-provision of the playing field on area 3A to facilitate a new access to enable the open space delivery for wider public benefit.

Plan

For the Brief to become a meaningful document, OS mapping based plans are essential.



	

	Transition Chichester



	Summary of comments

Student accommodation would be appropriate rather than general housing.   The potential for community gardens should be explored. 

Barnfield Drive should be retained as public open space with only limited development.

Support the proposed new access to the University from the east.

Specific points

Vision

Transition Chichester supports the criteria set out in the CDC Vision statement and notes the intention of the Brief to explore the suitability of sites for new uses rather than to allocate sites. This response attempts to work in that spirit and in the knowledge that communities grow out of their environment, which these sites will help to create.

It is recognised that the elements of community and sustainability are embodied in the strategies for Graylingwell and Roussillon Barracks but they must not be omitted from the brief for the remaining areas.

Sussex Partnership NHS Land

Paragraph 3.7 etc - While Transition Chichester recognises the potential of areas 6A and 6B for housing there is also an acute shortage of student accommodation in the city and we believe this alternative should be explored.  

Areas 6A, 6B and 9D

The historical context of Martins Farmhouse, the Chichester Dyke and its location in relation to Havenstoke Park suggest that area 9D should be retained and restored, the house given over to the University for academic use.

Paragraph 3.15 -  we agree, retain as open space for sports and recreational use. 

Paragraph 3.16 and 3.19 – we suggest that conversion or preferably a new building on the site of the former social club should include, in addition to community uses, changing facilities for the sports use on area 3A.

The remaining part of area 3B, including the disused pavilion would provide an ideal location for community use, garden or orchard, to enhance the provision planned for Graylingwell and also to provide a community opportunity for the extended Swanfield Estate residential development.

Paragraph 3.17 - the need for a new road and cycle path access to the University is acknowledged; the natural route would appear to be the existing road line along the north side of areas 6A and 6B – Graylingwell Drive - entering between 6B and 9D.  Any road works must ensure existing landscape features are not affected.

Paragraph 3.19 - Agreed that the potential for Chichester Community Development Trust management of community facilities be explored but suggest that other groups should also be given the opportunity to be involved, e.g. Transition Chichester.

Barnfield Drive

Paragraph 4.6 etc - Transition Chichester believes that these areas should be retained as public open space.  The land at Barnfield Drive represents almost the only accessible open space on the eastern edge of the city and within the A27. Historically, the area has been well used for informal recreation and despite its erosion by recent development remains an important open space for the Swanfield estate and beyond.

Certainly areas 11C and 11D should not be developed, given its limited range of uses due to landfill, its location within the River Lavant flood plain, its landscape value in relation to the Lavant valley and the new Graylingwell and University access road and its importance as a local amenity.  At the very least a wide tree lined green corridor be retained through 11A and 11B to link with the residential area. 

If pressure for development on area 11B cannot be resisted and development intentions can be justified, the necessary buffer zones in this area should be widened. To the river to ensure the flood plain and enable a natural surface water drainage system and to the west to provide the opportunity for a properly landscaped transition between residential and business use and to avoid the proximity problems associated with The Pitcroft.

University of Chichester

Paragraphs 3.17 and 5.7 Transition Chichester supports the provision of a new vehicle access from the east to enable reduction in traffic and safety improvements on College Lane but emphasise that this existing route must remain the main link with the city, for students and the wider public, otherwise there is a risk of the University and indeed Graylingwell becoming cut off.

Provision of further student accommodation on the campus or nearby (as suggested for area 6A and 6B above) is to be encouraged to reinforce the vibrancy of the University community.



	

	West Sussex County Council



	Summary of comments

Initial comments

We are not currently able to provide detailed comments for individual Development Briefs and are focussing on supporting the formation of the emerging Core Strategies and CIL charging schedules through the infrastructure planning process. 

We will ensure that the highways issues with this area are fully considered as the sites progress through the development process. This may include early engagement with developers through providing pre-application advice.
Comments provided in December 2011

We welcome reference to the issues relating to access to the University on College Lane and reference to a new vehicular access to the University from the east via Barnfield Drive and Kingsmead Avenue. Development of these sites should contribute to a comprehensive package of transport measures to mitigate the impact of development. However, whilst the development brief is not prescriptive about the scale of development which is expected at these sites, we feel that it is unlikely that the sites identified in the development brief would generate sufficient financial contribution to deliver major infrastructure improvements such as comprehensively widening Westhampnett Road or a north east bypass of the City whilst also maintaining acceptable levels of development and housing density. 

All transport proposals, including a new vehicular access to the University from the east remain subject to further testing through the preparation of a transport assessment which should make use of a transport model unless agreed otherwise. This assessment should, as far as practicable, assess the cumulative impact of development at these sites in addition to existing committed development and, where necessary, development will be expected to contribute to a package of transport measures which mitigate the impact of development on the network. 

We would .. like to see the development brief amended to clarify which sites will be accessed via College Lane and Kingsmead Avenue respectively. 

In particular, site 6 should be served from Kingsmead Avenue to the east as it is surrounded by the other areas to be served from this direction and paragraphs 6.5 and 6.6 should be amended to reflect this. 

The proposed position of the bus gate on Graylingwell Drive means that access to sites 6B, 6C and 6D would have to be through site 6A. Paragraph 6.7 seems to suggest that the bus gate should be moved west to a position north of site 6B. That would certainly make sites 6B, 6C and 6D easier to access, but will also make it harder to achieve the agreed split of vehicular movement agreed with Linden Homes and would therefore need to be explored through a transport assessment.


	

	University of Chichester



	Summary of comments

We welcome the vision of vehicular access to the campus from the east.  For many years the service that the university can provide has been constrained by the safety and capacity issues associated with College Lane.  A new access would enable the University to support the community in a wide range of activities, including education, sports facilities and conference facilities.

Specific points

Vision – we support the vision statement

University of Chichester – the University acknowledges the transport and safety issues for College Lane and fully supports the aspiration for an eastern access to the campus.

The University is keen to ensure future development at the campus to enhance student facilities and to encourage greater community use and engagement is not contingent on the eastern access.   The University has developed a robust Travel Plan that supports sustainable transport to and from the university using the existing access from College Lane and will continue to do so as we develop and enhance the university estate.

Movement

Paragraphs 6.5 and 6.6 – We consider that Pinewood House (site 8A) could be accessed from the west, dependent upon the overall traffic strategy for Graylingwell etc.

Paragraph 6.6 – the wording of the second sentence should be changed to read: “ once the eastern access route is provided, this will be designated as the primary access to the campus, and with controlled access via College Lane”.

Paragraph 6.11 – the wording should be changed to read: “where appropriate, development may be required to make a financial contribution….”.



	








