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Southbourne Parish Council has prepared a Neighbourhood Plan Review. The plan sets out a vision
for the future of the parish and planning policies which will be used to determine planning
applications locally.

Copies of the Southbourne Parish Neighbourhood Plan Review and supporting documents are
available to view on Chichester District Council’s website:

http://www.chichester.gov.uk/neighbourhoodplan.

All comments must be received by 5:00 pm on 3 June 2021.
There are a number of ways to make your comments:

e Complete this form on your computer and email it to:
neighbourhoodplanning@chichester.gov.uk

e Print this form and post it to us at: Neighbourhood Planning East Pallant House 1 East
Pallant Chichester PO19 1TY

Use of your personal data

All comments in Part B below will be publicly available and identifiable by name and (where
applicable) organisation. Please note that any other personal information included in Part A below
will be processed by Chichester District Council in line with the principles and rights set out in the
General Data Protection Regulation 2016 (GDPR) and the Data Protection Act 2018, which cover
such things as why and for how long we use, keep and look after your personal data.

How to use this form

Please complete Part A in full in order for your representation to be taken into account at the
Neighbourhood Plan examination.

Please complete Part B overleaf, identifying to which paragraph your comment relates by completing
the appropriate box.

PART A Your Details

Full Name Kate Coventry on behalf of Hallam Land Management Ltd
Address 22 Cathedral Road, Cardiff

Postcode CF119JL

Telephone ]

Email

Organisation (if applicable) LRM Planning Ltd



http://www.chichester.gov.uk/neighbourhoodplan
mailto:neighbourhoodplanning@chichester.gov.uk

Position (if applicable) Planner
Date 03/06/2021

PART B

To which part of the document does your representation relate?

Paragraph Number Various Policy Reference: Various

Do you support, oppose, or wish to comment on this paragraph? (Please tick one answer)

Support [ ]  Support with modifications [ ]  Oppose [ ] Have Comments X

Please give details of your reasons for support/opposition, or make other comments
here:

Please refer to the accompanying Representations.

(Continue on separate sheet if necessary)

What improvements or modifications would you suggest?

Please refer to the accompanying Representations.

(Continue on separate sheet if necessary)

If you have additional representations feel free to include additional pages. Please make sure any
additional pages are clearly labelled/addressed or attached.
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Neighbourhood Planning
Chichester District Council
East Pallant House

1 East Pallant

Chichester

PO19 1TY

Dear Sir/Madam
Southbourne Parish Neighbourhood Plan Review - Regulation 16 Consultation
Introduction

We are writing on behalf of Hallam Land Management Limited (hereafter ‘Hallam’) in response to the
Regulation 16 Consultation as part of the Neighbourhood Plan Review. Whilst we support the principle
of the Neighbourhood Plan Review which will play a critical role in directing growth in the Parish, we
have some reservations with the Plan as drafted and our comments are aimed to be constructive to
assist the Parish in assuring the Plan can progress to Referendum.

Executive Summary

e The Neighbourhood Plan Review must conform with the strategic requirements that will be set
by the Local Plan Review and be informed by the evidence base of the Local Plan Review.

e The Neighbourhood Plan Review offers no flexibility by including all housing in a single allocation
(SB2). This raises concerns on viability and deliverability which have not been tested.

e Smaller sustainable sites such as land South West of Southbourne should also be considered as
benefits include delivery in the early stages of the Plan.

e Meaningful and proactive engagement should be carried out with all landowners, promoters and
developers in establishing reasonable alternatives and ensuring the Plan’s housing requirement
can be delivered.

Background context

Representations have previously been made in October 2020 in response to the pre submission plan.
Similarly, correspondence has been sent to the Neighbourhood Plan Steering Group in February 2019
outlining that Hallam control land to the west of Southbourne, to the north of the A259 and south of the
railway line. Development of this land for new housing, as shown in the accompanying Vision Document,
(Appendix 1) would be consistent with Southbourne’s status as a Settlement Hub and would contribute
towards meeting the future housing needs.

Consistent with the Representations made in October 2020 we have considered the consultation
document carefully and, for the reasons given herein, are concerned that reviewing the Neighbourhood
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Plan at this stage, and prior to further material progress with the District Council’s Local Plan Review, is
premature.

As set out previously in response to both the Local Plan Review in 2019 and our Representations to the
Neighbourhood Plan Review in October 2020, we support the role envisaged for Southbourne as a focus
for new development and the principle of a strategic scale of development being provided; Policy SB2 of
the consultation document, which proposes the allocation of 1250 dwellings and other uses to
Southbourne. However, it was set out and remains the case that we consider the progress with the
Neighbourhood Plan premature, and the allocation of a single site to the east of Southbourne to lack full
justification with reasonable alternatives not having been fully considered. The Local Plan Review for
Chichester District Council has been substantially delayed, with the existing Local Development
Scheme setting out that the next stage of the review will be the testing of the strategy. The new Local
Plan is not anticipated for adoption until Autumn 2022 - Spring 2023.

Recently Chichester District Council have progressed the preparation of their evidence base. This will
be the foundation to their Local Plan Review and feed into the preparation of the emerging strategic
policies. With this in mind it is appropriate to require Southbourne Neighbourhood Plan to also take the
evidence base into consideration throughout its review to ensure it will accord with the emerging Local
Plan. One of these in particular is the May 2021 Stantec report on the Southbourne railway crossing and
safety matters. This evidence emphasises infrastructure limitations which has the potential for delays
on larger strategic sites at Southbourne. It also acknowledges that sites south of the rail line such as the
Hallam site are not likely to impact on the level crossing and can therefore be delivered early. These
Representations set out how the inclusion of more small to medium scale sites for residential
development it will enable short term delivery of housing.

Through the progression of the review of the Southbourne Neighbourhood Plan, the allocation of 1250
dwellings to the east of Southbourne is setting the scale of development required for this Settlement
before it has been finalised through the Local Plan Review program. The Local Plan Review will set the
strategic policies for the development plan, which the Neighbourhood Plan must conform to. Therefore
the Neighbourhood Plan Review should not advance ahead of the Local Plan Review, as its purpose will
be to allocate sites to deliver the strategic objectives of the Local Plan Review.

Whilst we appreciate the Parish Council’s urgency to progress with the Neighbourhood Plan Review, it
would be reasonable to pause the Neighbourhood Plan Review whilst the Local Plan Review is delayed
to ensure the two processes are cohesively complete, following the testing of Chichester’s Local Plan
strategy and evidence base. Should the Parish Council opt to continue with progressing the
Neighbourhood Plan Review ahead of the Local Plan Review, it should consider additional options for
growth to allow flexibility in housing delivery, including allocating smaller scale sites to reduce risk of
delivery issues relating to including all housing requirements in a single large strategic allocation (Policy
SB2).

As will be shown, there is a need to increase housebuilding locally and in the District, not simply because
of policy requirement to maintain housing supply, but, as the consultation document acknowledges,
affordability is “chronic”. To achieve the necessary step change in housing, it is widely recognised that
small and medium sized sites can make an important contribution to meeting the housing requirement
of an area and be delivered quickly. The consultation document fails to grapple with short term housing
supply by opting for a single large-scale development. Consequently, the consultation document does
not ensure that there are a mix of housing sites, that could come forward sooner than the principal
element of a larger strategic site.




We have set out our more detailed comments and response to specific policies under the following
headings:

The need for Neighbourhood Plan Review
Strategic context and meeting the ‘basic conditions’
Consideration of the direction of future growth
Neighbourhood Plan policies

Land South West of Southbourne

Our conclusion is that preparation of the Neighbourhood Plan Review should ideally be paused until the
Local Plan Review has progressed further and that options for how development can be accommodated
in the short, medium and long term must be reconsidered. Furthermore, we consider smaller sites must
be considered to aid delivery of housing in the initial years of the Plan.

The need for the Neighbourhood Plan Review

The Introduction to the consultation document explains in plain terms that progressing the
Neighbourhood Plan Review at the present time is necessary because the adopted Chichester Local
Plan became out-of-date in July 2020 and that, as a consequence, the Parish is “vulnerable to ad hoc
development”. Whilst we agree the Neighbourhood Plan requires review, we consider this best
approached in tandem with the Local Plan Review. We disagree that the Parish is vulnerable to ad hoc
development in the meantime, as the District Council has helpfully prepared interim guidance to ensure
housing development comes forward in sustainable locations.

Planning procedure and law means that current Neighbourhood Plan is part of the Development Plan
until it is replaced by a new ‘Made’ plan. Its policies are the starting point for determining planning
applications in accordance with Section 38(6) of the 2004 Act.

The Local Plan is out-of-date and the District Council cannot currently demonstrate a 5 year housing
land supply. Therefore it is an unavoidable fact that there is a need to increase housing supply in the
District and this is a material consideration. However, this does not mean that the District Council (as
the Local Planning Authority) must grant planning permission for any and all housing proposals.

The District Council must judge planning applications on their own individual merits with reference to
the adopted Development Plan (which includes the Neighbourhood Plan) and national planning policy
including the NPPF, and, at the present time, the ‘tilted balance’ in para 11 of the NPPF.

Because of this situation, as alluded to above the District Council has taken the proactive step of
preparing an Interim Position Statement for Housing Development (November 2020). The purpose of
the document is to enable the Council to guide development to appropriate and sustainable locations.
The Policy provisions in the Local Plan and Neighbourhood Development Plan still attract weight in the
determination of planning applications, but where new development proposals are appropriate and in
sustainable locations, it is right that they are viewed favourably.

It appears that the motivation to progress the Neighbourhood Plan Review before the Local Plan
Review is at a more advanced stage is somewhat rushed and unnecessary and a foil against the District
Council’s Interim Position which sets a criteria based approach to deliver housing in sustainable
locations. In our view, such ajustification to advance the Neighbourhood Plan ahead of the Local Plan
Review partially due to fear of being vulnerable to ad hoc development is not soundly based.




Strategic context and meeting the ‘basic conditions’

We are concerned that the Neighbourhood Plan is being reviewed prior to any further material progress
with Chichester Local Plan Review and without due consideration to the emerging evidence base
informing the Local Plan Review.

As the consultation document acknowledges at para 3.4, the Basic Conditions Tests require inter alia a
Neighbourhood Plan to be “in general conformity with the strategic policies; of the development plan.

In this instance the strategic policies of the Development Plan are contained within the Chichester Local
Plan adopted in July 2015. Whilst the District Council has commenced work on a Review of this Local
Plan - and published a Preferred Option at the end of 2018 - the timetable set out in its Local
Development Scheme has been subject to considerable delay.

The PPG advises that “policies in a neighbourhood plan may become out of date, for example if they conflict
with policies in a local plan covering the neighbourhood area that is adopted after the making of the
neighbourhood plan. In such cases, the more recent plan policy takes precedence”. (084 Reference ID: 41-
084-20190509). This clearly points to the need for the Review of the Southbourne Neighbourhood Plan
to be informed by and in conformity with the Chichester Local Plan Review for it to have the degree of
longevity.

The present consultation document is based upon the 2018 Local Plan Review Preferred Option, but
this was at an early stage of preparation (Regulation 18). The District Council published a Summary of
the Representations received to the Regulation 18 consultation in July 2019 and this indicates the
extent of unresolved objections relating to the role and function of Southbourne as a Settlement Hub,
the scale of new development (with representations seeking both lower and higher levels of
development), and representations relating to where and in what form new development can be located.

The District Council has signalled that, because of the complex issues in the Local Plan Review area,
more time is required to complete this work, and hence the timetabling, extending beyond the Local
Development Scheme. At the present time, the District Council’s website indicates that they will not
publish a Draft Plan until Spring 2022. The earliest, the Local Plan Review would be adopted in Autumn
2022 - Spring 2023. Conformity with strategic policies will only be capable of being properly
determined at that time.

Moreover, and again as the consultation document acknowledges, the Government are proposing
significant reform to the planning system in its White Paper. Amongst the potential changes is a new
Standard Method that changes the basis for the calculation of amount of new housing to be provided
which will establish the starting point to be considered in plan making and is likely to result in additional
homes being required above that currently suggested in the 2018 Local Plan Review Preferred Option.

The scale of housing provision in the District is a strategic matter of particular significance which is
going to require careful consideration both in terms of the extent to which the overall requirement can
be met and how that is to be distributed. This is amongst the complex issues which the District Council
will need to consider in preparing the new Local Plan.

For the above reasons, new housing numbers could appear in the Local Plan Review either in overall
terms or for Southbourne specifically. In turn, this could have a direct bearing on the Neighbourhood
Plan Review. For a draft Neighbourhood Plan to progress to a referendum it must meet the ‘basic
conditions’ as set out in paragraph 8(2) of Schedule 4B of the Town and Country Planning Act 1990.
These are:

e havingregard to national policies and advice
e having special regard to the desirability of preserving any listed building or its setting




e having special regard to the desirability of preserving or enhancing the character or appearance
of any conservation area

e contributing to the achievement of sustainable development.

e Beingingeneral conformity with the strategic policies contained in the development plan for the
area

e does not breach, and is otherwise compatible with, EU obligations.

e And prescribed conditions are met, i.e. the making of the Plan does not breach the requirements
of the Conservation of Habitats and Species Regulations and regard had to EIA development.

In the context of the advice in the PPG overleaf, proceeding with the Neighbourhood Plan Review at this
stage, and ahead of strategic matters and policies being properly and fully determined, would be
premature and would fail the Basic Condition test.

Consideration of the direction of future growth

Whilst the consultation document refers to “continuing what has been started”, it doesn’t then have
regard to provisions that have been explicitly made in the Made Neighbourhood Plan to deliver
Proposal 3 (the Link Road) which has been designed, constructed in part, and remaining land reserved,
to enable the additional railway crossing to the west of Southbourne.

The only apparent justification for the change and proposing to locate development to the east of
Southbourne is the Cook Lane appeal, which is acknowledged to have impacted the Neighbourhood Plan
Group’s decision. The community survey is also referred to, but it is important to see this in its proper
context - 226 responses from a population of over 6,000 people.

Unfortunately, there is no credible assessment of alternatives. The Sustainability Appraisal Report
considers only three alternatives, described at para 4.12.1 Option A is excluded for further
consideration as a single strategy because it would not “deliver the new infrastructure required to
accompany new development, including the new primary school, community facilities and a new road
bridge crossing over the rail line.” (Site Assessment Report, February 2021).

However, there is no assessment of a combination of small sites and a strategic development area or
areas, which would certainly be a reasonable alternative in the context of the importance afforded to
small and medium sites.

Appendix 3 of the HELAA sets out the specific Site Assessments. For the Site under Hallam’s control, the
proposed capacity is 110 dwellings across a 10 year period. The Site is considered potentially suitable
subject to detailed consideration on matters including landscape impact. The Site is assessed as
deliverable and could expect to be developed within 5 years. It is noted that to accommodate the
landscape considerations towards maintaining gaps, approximately half the gross site area is envisaged
for open space and structural planting.

There does not appear to have been any further assessment of this Site in the SA despite it evidently
being within Option A as part of a reasonable alternative.

In considering the assessment of Options B and C, it is notable that the summary is indiscernible save for
the likely significant impact on designated and non-designated heritage assets. Inrespect of Option B
(west) the consultation document states it has a neutral effect. However, Option C (east) has uncertain
effects in relation to the integrity and setting of two designated heritage assets in the absence of
sensitive design techniques. It is difficult to see why Option C has been taken forward and what

1 Option A: Deliver growth on smaller sites to the south of the railway line and to the east of Southbourne Parish. This would
comprise multiple smaller sites under several landowners. Option B: Deliver growth to the west of Southbourne. Under this
option, development would come forward through one landowner under a single masterplan. Option C: Deliver growth to the east
of Southbourne. Under this option, development would come forward through a number of landowners under a single masterplan.




evidence exists to show that the multiple landowners are working together to a single masterplan and
thus whether the site can be delivered. Moreover, the SA has been prepared prior to emerging evidence
paramount to formulating strategic policies in the Local Plan Review, notably the Stantec Report on
Southbourne rail crossing and the SA should be reassessed accordingly.

The May 2021 Stantec Report analyses the options for delivering the railway crossing at Southbourne. It
concludes that circa 750 dwellings can be delivered north of the railway line before triggering the
requirement for a new crossing. For NW Southbourne this means it would need to be a total of 750
dwellings can be delivered prior to the need for a new crossing, and for NE Southbourne it means 750
dwellings can be delivered to the north of the railway line, with an additional 152 dwellings south of the
railway line, thus a total of 902 dwellings can be delivered before triggering the requirement for a new
crossing. The report states in relation to the proposed 152 dwellings south of the railway line that ‘it is
considered that these dwellings do not rely on a level crossing, given their location.’ Therefore, in this
context it would be appropriate to test a strategy (in line with Option C) which maximises development
south of the railway line as a strategic option as to relive the pressure on delivering this crossing and any
potential delay this could have to the phasing and delivery of development at Southbourne.

Neighbourhood Plan Review policies
Policy SB2 Land East of Southbourne Village

This policy allocates land east of Southbourne village for a green infrastructure led, zero carbon,
residential mixed use scheme including at least 1,250 dwellings.

The NPPF at paragraph 67 states that Strategic policy-making authorities should have a clear
understanding of the land available in their area through the preparation of a strategic housing land
availability assessment. From this, planning policies should identify a sufficient supply and mix of sites,
taking into account their availability, suitability and likely economic viability.

No evidence is presented as to the viability of Policy SB2. The August 2019 Technical Note on viability
does not specifically demonstrate this site’s viability, and instead states, given the relatively low resolution
of modelling undertaken, commercial sensitivity and the speculative assumptions currently in place for our
models, we are currently not at the stage where we are in a position to provide fully robust costs data which can
be relied upon. It is instructive to note the PPG in this regard:

“The role for viability assessment is primarily at the plan making stage. Viability assessment should not
compromise sustainable development but should be used to ensure that policies are realistic, and that the total
cumulative cost of all relevant policies will not undermine deliverability of the plan.

It is the responsibility of plan makers in collaboration with the local community, developers and other
stakeholders, to create realistic, deliverable policies. Drafting of plan policies should be iterative and informed
by engagement with developers, landowners, and infrastructure and affordable housing providers”. Paragraph:
002 Reference ID: 10-002-20190509 (emphasis added)

The justification for pursuing Options B and C has been shown to relate to the provision of “new
infrastructure including a new road bridge crossing the railway line”. This reflects the concerns identified in
the current Neighbourhood Plan about improvements to the local highway network being necessary to
resolve congestion and in order to support new development.

As drafted Policy SB2 appears to simply require “provision for” and “[a] contribut[ion] towards” the delivery
of anew road and cycle bridge over the railway line “as soon as possible”. This falls a long way short of
any certainty that the railway crossing is in fact required to be provided as part of this development,
which was part of its initial justification.




This is a substantial element of infrastructure both in terms of cost and engineering and is intrinsic to
the deliverability of development north of the railway line, where the May 2021 Stantec report finds
that up to 750 dwellings can be delivered before triggering the need for a new railway line crossing. This
is on top of what already is an ambitious development to deliver at least 1,250 zero carbon homes, yet
there is no evidence of how this is to be provided or funded. Moreover, there doesn’t appear to be any
evidence that has assessed the implications of traffic from the proposed development in overall terms or
in advance of the construction of the road link.

Whilst the Development Area shown on Policy Map 1 extends north and south of the railway line, the
southern parcel is not contiguous with the public highway and it isn’t evident how any new road will be
delivered.

This is in contrast with the existing commitment in the Made Neighbourhood Plan to the West of
Southbourne that facilitates such a road link.

Policy SB12 Protecting Local Heritage Assets

We are not objecting to the principle of including Local Heritage Assets in the Neighbourhood Plan.
However, we do require a firm evidence base to demonstrate the justification and methodology for
these designations. Currently, it is considered this is not provided in the evidence base.

As per the basic conditions, the Plan must have special regard to the desirability of preserving any listed
building or its setting as well as conservation areas. These points do not appear to be covered in the
supporting ‘Basic Conditions Statement’.

Policy SB15 Trees, Woodland and Hedgerows

We do not agree with the Trees, Woodland and Hedgerow Map shown on the plan which relates to
Policy SB15. The Parish Hedges that adjoin Hallam’s site are not supported by evidence. The hedgerow
along the western boundary is in fact gappy and is not a firm or immutable boundary to the settlement.

Policy SB20 Mitigating Climate Change - New Buildings

We appreciate that Chichester District has declared a climate emergency as of July 2019, following UK
parliament’s declaration a couple of months before. This will be guided by the Climate Change Act and
the targets of reducing greenhouse gas emissions to ‘net zero’ by 2050.

This policy needs reconsidering as it currently outlines ambitions above and beyond the national policy
standards. The proposed Plan Period is 2019-2037, ending some 13 years ahead of the national 2050
‘net zero’ target. The policy aims should be more realistic and in line with imminent strategies, for
instance the Future Homes Standard which will require new homes to be future-proofed and is due to
take effect from 2025. A standardisation of requirements, led by government, would be considered
more effective than variations in standards across the country, or even across Chichester District.

Land south west of Southbourne

NPPF Paragraph 68 acknowledges that small and medium sized sites can make an important contribution to
meeting the housing requirement of an area, and are often built-out relatively quickly.

Paragraph 69 suggests that Neighbourhood planning groups should also consider opportunities for
allocating small and medium sized sites. Whilst one hectare is used as an indicator of what constitutes a
small site, the principles are clear that smaller sites can be built out quicker and can help speed up
delivery of homes. These benefits are currently overlooked to instead opt for all housing need to come
forward in a single strategic allocation. This offers no flexibility. Smaller sites such as land south west of




Southbourne should be considered as a sustainable option that can be delivered in the early stages of
the Plan.

As previously mentioned Hallam control land to the south west of Southbourne. This land and its ability
to provide residential development on the edge of Southbourne is set out in the accompanying Vision
Document (appendix 1). To summarise, this Site is in a sustainable location, with vehicular and non
vehicular access into Southbourne. The Site proposes development comprising a mixed use scheme
including the following elements:

e Up to 110 dwellings, including 30% affordable housing, which would help meet the identified
increase in housing need for the Chichester plan area;

e Assistance in delivering the first phase of the strategic link road over the West Coastway Rail
Line, an ongoing requirement for Southbourne which could delay delivery of the larger strategic
development as set out in the Stantec report;

e Provision of an alternative to the Alfrey Close access to the Phase | development;

e Extensive and accessible open space to clearly define the edge to Southbourne and to
complement the Green Ring initiative. With potential to secure a link through to the adjacent
development and also to improve/upgrade and link up with the existing PROWSs which boarder
the site and provide good access to the school. In addition, the possibility of a cycle route through
the ‘Green Ring’ could be explored. There is an opportunity to create a more permanent / safer
pedestrian crossing facility over the railway line.

e Provision of young play space and additional facilities, whilst at the same time not undermining
the delivery of the larger strategic allocation and providing monetary contributions through CIL;

e Enhancement of site wide biodiversity; and

e Improvements in connectivity/easy access to facilities in Southbourne from residents
throughout the parish, including Hermitage, enhancing the local economy and increasing the
sustainability of outlying communities.

The need to provide a reasonable amount of small and medium scale sites should be addressed in the
review of the Neighbourhood Plan. This will ensure that there is suitable short term housing for this
settlement, to accord with both the housing requirements in the Neighbourhood Plan but also the
adopted and emerging Local Plan for Chichester District Council.

The inclusion of this land as a small scale site will provide a reasonable amount of housing in the short
term, which also aids in the enhancement and protection of the Local Green Space and delivery of the
railway crossing and link road.

The Housing and Economic Land Availability Assessment (HELAA) (2021) identified this site as
deliverable within the next 5 years and the early part of the plan period for Chichester District Council.
Alongside this the HELAA stated that the site is potentially suitable subject to detailed consideration on
matters including landscaping. The design set out in the Vision Document (appendix 1) clearly
demonstrates the extensive landscaping analysis which has been complete for this site. The HELAA
concludes and sets out on the plan for Southbourne that this site is developable.

The above extracts demonstrate that the inclusion of this site would provide benefits to Southbourne
and the District. The housing requirement for Southbourne is still being determined through the Local
Plan Review process.

Should this Neighbourhood Plan continue to progress ahead of the Local Plan then there should be a
reasonable level of flexibility included for housing requirement figures. This should be reflected in
additional housing land being allocated in small to medium scale sites to enable short term and flexible
housing delivery, especially south of the railway line given the findings of the Local Plan Review
evidence suggesting no more than 750 homes being capable of being delivered north of the railway line
before triggering the requirement for a new crossing The land in Hallam’s control provides an




appropriate housing site that can be delivered in the short term and should be reconsidered as part of
this consultation.

Conclusions

For the reasons set out above, we object to the consultation document as currently drafted and all
housing being included in a single strategic allocation under Policy SB2 in particular. It is not possible for
at least 1,250 homes to be delivered in a single allocation without need for significant infrastructure,
notably the Local Plan evidence base identifying a maximum of 750 dwellings being able to be delivered
north of the railway before triggering the need for a new crossing, meaning land allocated under Policy
SB2 can deliver no more than 902 dwellings without the need for a new rail crossing. This amongst other
associated infrastructure is likely to result in significant delay and it is not clear whether it would be
viable.

Undertaking a review of the Neighbourhood Plan at this time, and in advance of further progress on the
Local Plan Review, its emerging strategic policies and evidence base, is premature, and has potential to
undermine strategic policies before they are established and the strategy appropriately tested.
Therefore we do not consider the ‘basic conditions’ can be satisfied.

The Sustainability Appraisal has not properly considered reasonable alternatives and a blended
approach to small and large sites. A false choice of east or west is presented which culminates in an all
or nothing approach to accommodating new housing in one location. This is a high-risk strategy with no
flexibility whatsoever. Key evidence base documents for the Chichester Local Plan Review such as the
Stantec study identify that development to the south of the railway line is less constrained.

A portfolio of development opportunities should be considered as an alternative strategy but only once
the Local Plan’s strategic policies are more certain. Meaningful engagement should be undertaken with
landowners, promoters and developers to establish the full extent of available and deliverable sites
within the Parish.

In the meantime, and in the context of planning applications, the Local Plan and Neighbourhood Plan’s
policies continue to attract weight in the decision making process, such that only development
proposals that contribute to sustainable development would be permitted.

Yours sincerely,

Kate Coventry
Planner
LRM Planning Ltd

cc. Ruth McKeown
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1.0 INTRODUCTION

This Vision Document describes the potential
for development of land to the North of Gosden
Green, Southbourne. The Vision Document has
been prepared to support representations by
Hallam Land Management Ltd (HLM or Hallam)
in response to the new Local Plan by Chichester
District Council, and to facilitate engagement with
the Southbourne Neighbourhood Plan Group, in
their preparation of an updated Neighbourhood
Plan.

The new Local Plan is being prepared in order
to provide for the housing needs and economic
development of the district up to 2035. The current
consultation document proposes a minimum
of 1250 new homes at Southbourne. The
Neighbourhood Plan is similarly being updated in
order to respond to this strategic allocation.

The proposed site extends to 8.35ha in area and
is located to the north of Main Road (The A259),
Southbourne (refer to Figure 1).

The site comprises of an agricultural field defined
to the north by the West Coastway Rail Line, to
the east by the edge of current development to
the north of Alfrey Close, and to the south by
properties fronting Main Road and Parham Place
(part of the recent Gosden Green development).
To the west the site extends as far as an existing
caravan park and isolated properties on the edge
of Hermitage.

To the west and north of the site an existing Public
Right of Way (PRoW) passes around the site’s
boundary and crosses the rail line via an existing
at grade crossing. A second PRoW passes part
way along the site’s eastern boundary, linking
Main Road, to the south, with current development
on the edge of Southbourne and Garsons Road
to the east (refer to Figure 2).

Current development under construction on the
edge of Southbourne was planned and designed
by Hallam in consultation with the Neighbourhood
Plan Group. This development, referred to as Land
to the North of Alfrey Close or Phase i, included
an access from Alfrey Close, safeguarded land
for the construction of a strategic road link over
the Rail Line and the ‘Green Ring’, a strategic
ribbon of open space wrapping around the edge
of the settlement (Neighbourhood Plan Policies
3and9).

The proposed development, referred to as Land
to the North of Gosden Green or Phase ii, provides
an opportunity for the development of up to 110
homes including, 30% affordable homes, (in line
with Policy 34 of the Chichester Local Plan), and
a community building or medical facility.

Phase ii will reflect the best qualities of housing
found in the area whilst responding to the need to
create a 21st century neighbourhood designed to
reduce carbon, save energy, conserve water and
enhance biodiversity.

Phase ii will deliver the following key benefits:

* up to 110 high quality houses, including
affordable housing;

* the potential to deliver specialist housing
for the elderly;

* the potential to delivera community building
| medical facility;

* delivery of the first phase of the strategic
link road over the West Coastway Rail Line;

* provision of an alternative to the Alfrey
Close access to the Phase i development;

* facilitates a wholesale review of the public
footpath network in this location to provide
alternatives to the at grade crossing of the
rail line;

* complements the Green Ring with extensive
open space and clearly defined edge to
Southbourne;

e provision of youth play space / facilities;

* wholesale enhancement of site wide
biodiversity; and

* Improves connectivity | easy access to
facilities in Southbourne from residents
throughout the parish, including
Hermitage, enhancing the local economy
and increasing the sustainability of outlying
communities.

OUR VISION
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OUR VISION

Figure 1 - Site Location

9 WESTBOURNE

Figure 2 - Site Overview
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OUR VISION

Land to the North of Alfrey Close,
Southbourne Phase i (Under Construction)

Land to the North of Gosden Green,
Southbourne Phase ii

Land at Loveders Mobile Home Park - Southbourne
Neighbourhood Plan Policy 2 part 1
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& VISION STATEMENT

Development to the North of Gosden
Green will provide an attractive, high
quality, connected and sustainable
extension to Southbourne, which fits
sensitively within its context, provides
meaningful open space, youth play
| facilities, community facilities and
biodiversity =~ enhancement, whilst
creating a robust separation between

S Southbourne and Hermitage.
Development will help to deliver
Strategic infrastructure for the wider

settlement.
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. 2.0 AN EMERGING VISION

We believe that development on land to the North
of Gosden Green could come forward as a first
phase of a broader development of land to the
west of Southbourne. Ourinitial capacity estimates
have identified that the Phase i site, coupled with
land between the West Coastway Rail Line and the
A27, would deliver the District Council’s target of
1250 dwellings, alongside land for the expansion
of the Bourne Community College and the open
space and green infrastructure required to meet
recreation needs and maintain a separation
between Southbourne and Hermitage. Indeed
land to the North of Gosden Green is available
now and could be delivered early within the plan
period to help meet local housing need.

Development within the site will be well connected
to Southbourne via footway and cycle connections
to the east and offers the opportunity to help
realise the construction of a new strategic road
and bridge link over the West Coastway Rail Line.
On completion of a north to south link the site is
well placed to provide Community infrastructure,
including extensive usable open space, youth
play facilities, and a community building or
additional medical facility to serve the west of
Southbourne. Improving connectivity through
the site and therefore easy access to facilities in
Southbourne for residents throughout the parish,
including Hermitage, will help to enhance the
local economy and increase the sustainability of
outlying communities.

Development to the North of Gosden Green
will effectively extend housing currently being
constructed to the North of Alfrey Close. It would
not only provide an alternative vehicular access to
existing development but would also extend the
range and availability of market and affordable
housing available along the A259 road corridor.
Development also offers the opportunity for age
restricted and / or assisted living accommodation
to meet local needs. Specialist housing for
the elderly was previously consented on the
development to the North of Alfrey Close, and the
need for such housing remains. All new housing
would be designed to ensure a high energy
performance and capitalise on a north to south
orientation for solar gain.

Development to the North of Gosden Green will
provide for a significant area of open space. This
will ensure space is available for the health and
well being of Southbourne’s residents as well as
offering significant biodiversity enhancement.
Open space will form a linked and integral part
of both the development and the ‘Green Ring’.
Open space will be gifted to the Parish Council
and consequently, through their stewardship will
maintain a green gap between Southbourne and
Hermitage in perpetuity.

OUR VISION
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3.0 PLANNING CONTEXT

The Chichester Local Plan 2014-2029,
adopted in July 2015, provides a planning
framework for development across the
District. This local plan is currently under
review with the Preferred Approach version
of the Chichester Local Review having
been published for consultation.

Housing Need

The purpose of the planning system is to
contribute to the achievement of sustainable
development.

Achieving sustainable development means
that the planning system has three overarching
objectives —an economic role, a social role and
an environmental role.

In this context, the planning system should be
genuinely plan-led. Succinct and up-to-date
plans should provide a positive vision for the
future of each area; a framework for addressing
housing needs and other economic, social and
environmental priorities; and a platform for local
people to shape their surroundings.

Local Plans and Neighbourhood Plans are an
important tool in contributing towards sustainable
development. Plans should inter alia:

a) be prepared with the objective of contributing
to the achievement of sustainable
development;

b) be prepared in a way that is aspirational but
deliverable;

Cc) be shaped by early, proportionate and
effective engagement between plan-makers
and communities, local organisations,
businesses, infrastructure providers and
operators and statutory consultees; and

d) contain policies that are clearly written
and unambiguous, so it is evident how a
decision maker should react to development
proposals.

The current Chichester Local Plan 2014-2029,
adopted in July 2015, provides a planning
framework for development across the District.
The Local Plan sets out how development will be
planned and delivered across the District, setting
out a vision and a strategy for how to balance
future development needs and environmental
considerations. Itincludes policies and proposals
that are used when we are determining planning
applications.

This Local Plan is currently being reviewed.
The Preferred Approach was published as a
consultation document recently. This considers
additional development needs over the period
2016-2035.

The Preferred Approach identifies a need for
12,350 additional dwellings to be built between
2016 and 2035, equivalent to 650 dwellings per
annum. The is an increase compared to 505
dwellings per annum in the adopted Local Plan
and reflects up to date evidence of population
and household figure and housing affordability.

This consultation document continues the existing
Local Plan’s spatial strategy; with an emphasis
on accommodating most new development
within the East-West Corridor. This reflects the
principle of locating new development at the
most sustainable locations. Accordingly, The
spatial strategy is based on the principle that
most of the new development will be well located
in and around the main settlement of Chichester
together with Tangmere and Southbourne.

Southbourne is identified as a Settlement Hub. A
Settlement Hub is defined as a centre providing
a range of dwellings, workplaces, social and
community facilities. Reflecting this, in the
Preferred Approach Policy AL13 proposes that
a minimum of 1,250 dwellings will be built at
Southbourne.

Alongside the Local Plan Review the Southbourne
Neighbourhood Plan is currently being revised.
The Neighbourhood Plan will be responsible for
identifying the strategic allocation and defining its
form and function.

PLANNING
CONTEXT
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Southbourne Phase ii

Southbourne Phase i (Under Construction)

Land at Loveders Mobile Home Park -
Southbourne Neighbourhood Plan Policy 2(1)

. PLANNING
Land promoted by the Church Commissioners CONTEXT

Suitability of alternative locations

PLANNING
CONTEXT

Figure 3 - Site Context, Constraints and Opportunities
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Special Protection Area

The housing requirements for Southbourne, as
identified in the Local Plan Review, demonstrate
there will need to be a large area of land allocated
for residential development. This means there
needs to be consideration of potential sites for
this allocation around Southbourne.

To meet the criteria set out in policy AL13, the
land is required to be well integrated with the
existing settlement providing good access to
facilities and sustainable forms of transport. This
means that the land needs to sited adjacent to
the existing urban grain of Southbourne.

Due to the A27 to the north of Southbourne
creating a physical barrier for development the
two potential areas of this strategic allocation
would be to the east or west of Southbourne.
Development to the south of Southbourne would
have a greater negative effect on the Chichester
Harbour Special Protection Area (SPA) and Area
of Outstanding Natural Beauty (AONB), and
would potentially adversely affect the historic
setting of Prinsted.

Development to the west of Southbourne is
considered to be the most suitable for the
following reasons:

A strategic road link over the West Coastway
Rail Line could be readily delivered
between the proposed site to the North
of Gosden Green and land to the north of
the rail line, linking with Stein Road and /
or the A27 to the north. Development to
the north and south of the rail line could
help provide this link. Indeed land to the
southwest of Southbourne has already been
safeguarded to provide a railway crossing.

@ Land to the north east of Southbourne is likely
to be more difficult to integrate to Main Road
in the south. There are also fewer east to west
Public Rights of Way with which to connect
new development back into the settlement.
To the west three number Public Rights of
Way provide links to Garsons Road, Park
Road and to Stein Road.

@ The field structure to the west comprises of
fewer, larger fields. To the east development
would need to work around / with a series of
hedge and ditch boundaries.

@ Development to the west could provide for a
logical extension to the Bourne Community
College and / or a new primary school in
close proximity to the college.

(5) ThesettingofInlandstotheeastof Southbourne

would need to be incorporated within a new
development area, or suitably buffered by
development. There is no such constraint to
the west of the settlement. Existing roads to
the east of Southbourne such as Cooks Lane,
Priors Leaze Lane, South Lane and Inlands
Road are narrow, and would have limited
potential to serve a large development area.
To the west potential inter-visibility between

development and land further to the south

within the Chichester Harbour AONB is
prevented as a result of Prinsted and robust
boundary planting along Main Road and
around Gosden Green.

Iltis for the reasons outlined above that we believe
that development to the west of Southbourne
would provide a more interconnected and
sustainable extension to the settlement. Moreover
development to the North of Gosden Green could
come forward early in the plan period in order to
help deliver a portion of the Strategic Road Link
that would enable a full north to south connection
of the rail line to come forward in due course.

Visual Barrier to the Chichester Harbour SPA

Special Area of Conservation

Chichester Harbour AONB

Flood Risk from rivers or sea (High to Medium)
Flood Risk from surface water (High to Medium)
Listed Buildings

Public Access Routes

Significant Woodland

and AONB

Maintain Separation between Southbourne
and Hermitage

Potential Strategic Road Link

Potential Community Hubs

Potential Strategic Green Infrastructure
Potential Development

Potential Primary School

PRINSTED
CHANNEL

O
9
@
O
@
o

Potential Extension to Bourne Community College

SOUTHBOURNE II
VISION DOCUMENT

10

SOUTHBOURNE I
VISION DOCUMENT

11




4.0 THE NEIGHBOURHOOD PLAN

In response to the emerging Chichester
Local Plan and the release of the Council’s
published Preferred Approach document,
Southbourne Parish Council are

currently in the process of updating their
Neighbourhood Plan 2014 to 2029.

A well-connected and integrated community with a shared sense of identity.

The Neighbourhood Plan allocates a number
of sites throughout the Parish for housing
development within the current plan period.
These allocations are listed within Policy 2; part
two which describes the Phase i development
which is currently under construction (see section
5.0 for further details).

The Neighbourhood Group’s Development
Vision for Southbourne Parish (January 2019),
and accompanying Development Brief, clearly
set out, firstly that the Neighbourhood Plan is to
be fully reviewed in order to establish a robust
framework within which a minimum allocation of
1250 new homes can be provided, and secondly
what factors need to be considered in order for
new development to be considered acceptable.

The Neighbourhood Group are seeking to
positively plan for change whilst ensuring that
Southbourne’s local distinctiveness is conserved
and enhanced, and that coalescence with other
settlements is avoided.

The development vision notes that:

“The Parish Council will support development
that delivers the expansion of Southbourne as a
well-connected and integrated community with
a shared sense of identity rather than an insular,
standalone addition.”

The vision establishes 13 points of clarification
which build on Chichester District Council’s
allocation of 1250 homes to Southbourne. These
points highlight that the Parish favour a single
large area rather than a piecemeal approach
to development, a development that is well
integrated with Southbourne, and a development
that delivers meaningful social, transport and
green infrastructure.

Despite a wholesale review of the Neighbourhood
Plan, existing policy relating to the delivery of
strategic green infrastructure (Policy 3 - the
Green Ring) and a road crossing over the West
Coastway Rail Line (policy 9), clearly remain
important considerations for Southbourne, (refer
to Figure 4).

In the short term development to the North of
Gosden Green accords with paragraph 4.10 of
the current Neighbourhood Plan, in that growth
should be strategically located along the A259
(Main Road), to the south of the rail line. The
A259 allows for the vast majority of commuting,
shopping and leisure trips to take place without
the need to cross the rail line along Stein Road.

In the longer term development to the North
of Gosden Green presents a viable option for
growth which would assist with the delivery of a
Strategic Rail Crossing.

Development to the North of Gosden Green
can be delivered quickly and would provide
immediate benefits to the local area. It would
provide an alternative access to the Phase i area,
avoiding Alfrey Close, in line with para 4.26 of the
Neighbourhood Plan.

Phase ii would also help to further deliver much
needed new homes alongside publicly accessible
Green Infrastructure, as embodied in Policy 3
of the current Neighbourhood Plan. This Policy
describes the need for unified green infrastructure
delivery as a key part of structuring the ongoing
growth of Southbourne. It states that;

“development proposals that lie within the broad
location of the Green Ring will be required to
align their public open space requirements with
its objectives.”

As such Phase ii proposes to extend the ‘Green
Ring’.

SOUTHBOURNE I
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With the delivery of new housing, a section of
the north to south strategic rail crossing and an
increase in the extent of the “Green Ring”, it is
acknowledged that development will change
the settlement extent of Southbourne. This is a
recognised necessity in order to achieve the
Council’s planned growth for Southbourne.

Crucially we believe that development to the
west of Southbourne can come forward in a
manner which prevents coalescence between
Southbourne and Hermitage (see page 22) and
which avoids any harm to the Chichester Harbour
SPA and AONB. Development to the North of
Gosden Green would be situated behind existing
properties and businesses along Main Road,
and as such would not be visible as one enters
or leaves the settlement. To the north from the
rail line and Public Right of Way the gap between
Hermitage and Southbourne can be retained
and enhanced with strategic planting and open
space.

Moreover by building on the positive attributes of
Phase i we believe that the development of Phase
i would be well connected with the existing
settlement and would maintain the settlements’
distinctiveness and character.

The current Neighbourhood Plan notes that the
review of settlement boundaries is guided by the
following criteria (see para 4.7-8):

*  “Proximity to the Chichester & Langstone
Harbours Special Protection Area — land is
not in an area within the designated 400m
buffer zone (in accordance with saved
Policy RE7 of the 1999 Local Plan and NPPF
para 118)

* Relative landscape sensitivityto development
— not land within the Chichester Harbour
AONB (in accordance with saved Policy RE4
of the 1999 Local Plan and NPPF para 115)

* Minimisation of local traffic congestion —
only land south of the Stein Road railway
level crossing (in accordance with saved
Policy TR6 of the 1999 Local Plan and NPPF
para 30)

* Flood risk — land in Flood Zone 1 only (in
accordance with NPPF para 100)

* Proximity to local services — land in close
proximity to either Southbourne, Nutbourne
or Hermitage local services and/or public
transport service routes (in accordance with
NPPF para 70)”

The plan goes on to state that,
“only where all five of the above criteria can be

met is there a justification for a re-alignment of
the boundary.”

It is considered that development of Phase i
would deliver positively against these objectives.

We believe that development to the North
of Gosden Green offers an opportunity to
come forward early as a first phase of a wider
development to the west of Southbourne. The
site is well contained, accessible without the
need for extensive infrastructure, lies to the south
of the rail line and provides tangible community
benefits. The Phase ii development would
help deliver against the policy requirements of
the current Neighbourhood Plan and can be
collaboratively planned and designed with the
community to meet the objectives of the Parish
Council’s Development Brief (January 2019).

Overleaf: Southbourne Parish
Neighbourhood Plan 2014-2029
Plans E & F respectively

Figure 4 - Extracts From The Neighbourhood Plan
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5.0 SOUTHBOURNE PHASE i

Southbourne Phase ii follows the
successful delivery of Phase i, to the
North of Alfrey Close. Currently under
construction by Miller Homes, Phase i is
set to provide 125 new homes of different
tenures and sizes in accordance with
Policy 2 of the Neighbourhood Plan.

O Site boundary: 8.35 Ha

@ Vehicular access
@ Pedestrian access

Potential vehicular link into neighbouring site
= providing alternative access to land North of Alfrey
Close in line with Southbourne Neighbourhood Plan

... Extents of the Green Ring in line with the
é ¢+ Southbourne Neighbourhood Plan with potential to
°** extend into neighbouring site

l) Safeguarded Land for Strategic Road Link

F Proposed residential plots: Circa 125 houses
Roads / Lanes

(( Footpaths

Equipped play space catering for children’s play, i.e.
different age range to the Phase ii

l Tree planting

Sustainable Drainage Features (SuDS) and
habitat creation

/‘ Retained existing public access route. Section Al to
A2 to be closed and diverted when an alternative

vehicular and pedestrian rail crossing is constructed.

Figure 5 - Southbourne Phase i
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Southbourne Phase i serves to provide strategic
green infrastructure in accordance with Policy 3
of the Neighbourhood Plan, comprising of a belt
of woodland planting and open space along the
western edge of the development. In addition
Phase i is set to deliver new connections to existing
public access routes to the east, a children’s play
area (LEAP) and a small area of allotments.

Phase i is accessed from Main Road (to the south
of the site) via Alfrey Close. From this location a
primary north-south access route with a series of
spurs, terminating in semi-private lanes, serves to
structure the built development. A road connection
is provided to the western boundary, enabling a
link to the west to be delivered. This vehicular route
has been pre-emptively designed to integrate with
the planned strategic road crossing over the West
Coastway Rail Line in accordance with policies 2
and 9 of the Neighbourhood Plan.

Our proposals for Phase ii, to the North of Gosden
Green, seek to deliver a section of the north
to south strategic road link and in doing so to
provide an alternative access to the Phase i site.
Furthermore emerging proposals would see the
Green Ring significantly widened and connected
with an extensive area of public open space and
habitat creation further to the west.

Recognising a significant shortage in the
availability of youth services / facilities, the Phase
i development proposes additional facilities for
older children, in order to compliment the play
space to be provided within Phase i, and to ensure
that play space provides for a variety of ages.

sf

SOUTHBOURNE
PHASE |
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POTENTIAL FUTURE

DEVELOPMENT BY OTHERS

Figure 6 - =gl N
Emerging Masterplan =—

O Site boundary: 8.35 Ha

Proposed vehicular access

Proposed pedestrian access

Retained existing pedestrian access

Proposed Alternative enhanced access to land North of
Alfrey Close in line with Southbourne Neighbourhood Plan

vV OO®

Proposed extents of the Green Ring in line with the
Southbourne Neighbourhood Plan

m_
B

Proposed residential plots: Circa 100 houses at 32 dph

i
e

Potential community building with associated
pull-in and car parking provision

Proposed roads (to be adopted)

R

Proposed junctions / gateway into the development to
be tabled and or shared surfaced

Proposed lanes (unadopted)

Potential bridged vehicular and pedestrian rail line
crossing by others

\-.

-

AR —

Route of proposed strategic link.

Proposed Footpaths

Proposed equipped play space catering for teenage
play, i.e. a different age range to the neighbouring site

Proposed specimen tree planting

19 W

Proposed Sustainable Drainage Features (SuDS)
and habitat creation

Proposed meadow creation S _h. GOSDEN.
R ' GREEN
Existing structural planting retained

Retained existing public access route. Section Al to
A2 to be closed and diverted when an alternative
vehicular and pedestrian rail crossing is constructed.
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As previously stated development to the North
of Gosden Green offers the opportunity to
deliver up to 110 high quality homes in a mix
of styles and tenure. The development would
provide affordable housing, and has scope
to provide specialist accommodation for the
elderly.

In addition to housing, land to the North of
Gosden Green provides an opportunity to
deliver a community building or medical
facility. Current proposals strategically locate
this asset within a central position adjacent to
public open space, and alongside the strategic
north to south route. In this location it would be
readily accessible by all.

In order to promote health and well being and
easy access to open space the development is
designed around a robust Green Infrastructure
Framework, comprising of an extension to the
east - west green spine through the centre of
the Phase i development and a widening of
the north-south greenway that forms part of
the ‘Green Ring’. In total these areas equate
to approximately 1.2ha or 14% of the total
development area. In all approximately 50%
of the total development will comprise of open
space and structural landscape planting.

The east-west green spine creates a central
core to the development, through which
footpath and cycle connections are planned,
and within which play space is proposed.

Existing Public Rights of Way on the edge of
Hermitage and on the edge of the Phase i
development are to be linked, ensuring walking
and cycling access between settlements, as
well as connections to public open space are
possible for all.

As previously noted play space is planned
around youth provision. This may comprise
of a skate park, netball courts or other such
facility. Play space for older children is planned
to compliment more traditional children’s play
space within the Phase i development and to
ensure children of all ages are catered for.

Fundamentally open space passing through
the heart of the development seeks to create
an attractive setting for new housing.

Figure 7-
Central Green Spine




To the west approximately 3ha of informal
open space and habitat creation is proposed.
This space is planned to maintain a physical
and visual separation between Hermitage
and Southbourne whilst maximising local
opportunities for health and well being, and for
biodiversity enhancement. As previously noted
approximately 50% of the total development
area will comprise of interconnected open
space. This will provide both existing and
proposed residents with easily accessible
recreation space for a range of activities and a
genuine local alternative to the harbour.

This open space is currently planned to
comprise of swathes of woodland around the
periphery, with more open areas to the centre,
including species rich grassland and meadow
planting. Opportunities for wetland and informal
mown pathways will also be explored.

Tree planting is proposed in order to respond
positively to the site’s landscape and visual
context, to screen and soften new development
across the gap, to further buffer land to the north
from the nearby Chichester Harbour AONB, and
to establish habitats that connect with existing
features such as linear hedgerows.

Whilst proposed development to the North of
Gosden Green will reduce the physical extent of
the gap between Southbourne and Hermitage a
physical gap will nonetheless remain. ‘Perceived
coalescence’ i.e  where development and
general increases in the level of activity between
settlements reduce the perception of leaving
and entering a settlement from the countryside,
will similarly be prevented.

Views north from Main Road towards the
development are not presently possible as a
result of intervening development fronting Main
Road.

Large housing set back from the carriageway,
the Tuppney Barn Garden Centre and existing
robust, and well defined hedgerows, ensure that
views upon leaving one settlement and entering
the other are screened. The sense that one is
leaving one settlement and entering another is
provided by views to the south of Main Road,
where a more open aspect across farmland is
possible.

Walkers along the Public Right of Way
crossing the rail line to the north of the site,
and passengers using the West Coastway Ralil
Line, currently experience the gap. Great care
and consideration will be taken to ensure that
views of the development from the north are
softened with tree planting and that semi-natural
open space is planned to maintain a sense of
separation. It will be important that open space
is natural in appearance and that use of this
space, for recreation, is concentrated further to
the south. In the longer term the development
proposes to provide an alternative route for the
Public Right of Way crossing over the rail line,
across open space and a road and footway
crossing over the rail line further to the east.
Additionally new planting along the extents of
the rail line will in time soften and screen views
of the site from passing trains.

Importantly the entire gap will be gifted to the
Parish Council who will be able to ensure its
stewardship and maintenance in perpetuity.
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A Connected Community The Strategic Road Link S
Figure 9 - Connectivity Figure 10 - Route of Proposed Strategic Link Within Green Space

PROPOSALS

An important consideration in the Neighbourhood As previously described, development to the

Plan Development Brief relates to pedestrian and
cycle connectivity between development and existing
infrastructure / local facilities. Phase ii benefits from three
existing points of connection to existing infrastructure.
Each will be enhanced with surfacing, signage and
seating to create a convenient and attractive network of

North of Gosden Green will deliver a section
of the strategic road crossing over the West
Coastway Rail Line. The current design proposes
a wide, tree lined, route set within its own linear
green space. This route will provide a single road
junction to the east (into phase i) and up to two
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routes. Indeed existing bus stops, a day nursery, library,
and Bourne College all lie within a 5 minute walk of the
site. Phase ii also presents an opportunity to provide
community facilities on site.

ﬂj_i.__l_i == |inks to the west (into phase ii) so as not to slow
——I=lg ‘ traffic. Hallam are committed to maintaining

a dialogue with the Local Authority and Parish
Council concerning the extent, specification and

delivery of this route and would welcome the
opportunity to further develop these proposals.

O Phase ii Boundary

O Phase i Boundary
DELIVERED BY PHASE ii

O Southbourne Neighbourhood Plan compliment
initial phase “Green Ring” establishment

@ Vehicular and Pedestrian Access

@ Alternative enhanced access to land North of Alfrey
Close in line with Southbourne Neighbourhood Plan

2
-
S
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S
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O Phase ii Boundary
O Phase i Boundary

Convenience Store (12 mins)
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Doctors Surgery (15 mins)
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Dentist (12 mins)

Bus Stop on Route Between Brighton &

Portsmouth (5 mins)

Children’s Day Nursery (8 mins)

Primary / Junior School (12 mins) J1 o
i ,_‘ Route of proposed strategic link

Secondary School (4 mins) '

S~
~
----------

* 2 Potential Pedestrian Links

Southbourne Train Station (10 mins)

1©000ReE®EE

[ | . . . . S
Potential bridged vehicular and pedestrian rail line
Potential Community Building / Medical Facility . ” l crossing by otghers P
n
¥ _? Potential Pedestrian / Cycle Routes E DELIVERED BY OTHERS
.:-:. Existing Public Access Routes aNS?IE;iﬁpzzlzx:;nztjng;;ne! ner:(;eol? ;nin:]te; e Vehicular and pedestrian bridged access to
Saslfm?gcﬂﬁ?&" e g g g3p - mp ! potential future development by others Sﬁggys&%agﬁll
. ' Planned Strategic Crossing
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A Connected Community (Cont)
Figure 11 - Access and Circulation

Site Boundary: 8.35 Ha
Proposed Vehicular Access
Proposed Pedestrian Access

Retained Existing Pedestrian Access

Proposed Alternative enhanced access to land north of
Alfrey Close in line with Southbourne Neighbourhood Plan

Proposed roads (to be adopted)

Proposed lanes (to be private)

Potential bridged vehicular and pedestrian rail

¢ line crossing

Key Proposed Pedestrian Routes

Retained Existing Public Access

Portion of Existing Public Right of Way to be diverted

) when the strategic vehicular and pedestrian rail

crossing is constructed.

Potential route for diverted Public Access Route
utilising bridged rail line crossing

Phase ii benefits from two vehicular access points.
The first being delivered through obligation of the
Gosden Green site to the south, accommodating
unbroken access to Main Road. The second is
via the Phase i estate roads which leads to Alfrey
Close and ultimately Main Street once again. This
second access equally provides an alternative to
Alfrey Close into the Phase i development.

Hallam are committed to the delivery of
attractive, connected routes into Southbourne
for pedestrians and cyclists. Hallam are also
committed to working with the Parish Council to
ensure safe routes to school are fully considered.

At present non motorist links for foot travel are
possible in all directions leading from the site.
The west provides links to Hermitage and the
wider hinterland. The south provides links via
Gosden Green to Main Street and beyond. The
east provides links to the Phase i development,
and further east to Garsons Road. To the North
a current link over the rail line, via an at-grade
crossing point is available.

Consultation with Network Rail will be carried
out in order to agree all safety and potential
upgrade requirements for the at-grade crossing
point in due course. As previously noted, with the
construction of a new crossing over the rail line,
the link north may be diverted in order to avoid
the need to cross the rail line at grade.

The current layout proposes a wide tree lined
route to the east of the site, initially providing
access to the Phase i and Phase ii sites, with
subsequent onward connection over the rail line.

Within the Phase ii site an interconnected series
of secondary roads provide access into each
development block, these in turn lead to private
lanes providing access to small groups of houses
and open space areas.

At the heart of the development a green spine
provides footpath and cycle links east to west
through the development. These routes connect
the play space within Phase i with the proposed
youth facilities within Phase ii. This spine also
provides wider connections to Southbourne and
Hermitage respectively.
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Placing Wildlife at the Heart of the Design
Figure 12 - Biodiversity Enhancement Through Habitat Creation
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A full suite of ecological surveys were completed
on the Phase i site between 2008 and 2015.
During the earlier surveys the current red line
boundary for Phase ii was included to ensure the
full context of the habitats in the surroundings
was assessed.

The Phase ii area was identified as comprising of
a large arable field with narrow field margins of
poor species content and quality. A ditch between
the Phase i and Phase i sites lacked significant
water retention and as such was incorporated
into the Phase i SuDS design. Overall habitats
were considered to be of negligible conservation
value. Hedgerows were considered to be of local
conservation value due to the their native species
but nonetheless were poorly connected.

Protected species surveys of the Phase i site
found that the site was used by common bat
species, which utilised boundary hedgerow
features. No waterbodies were present in the
site, ponds within the adjacent Tuppenny Farm
site had been newly created, but had no Great
Crested Newts present. The narrow field margins
supported an ‘exceptional’ population of slow
worms and ‘low’ population of common lizards.

Due to the proximity of the Chichester &
Langstone Harbours SPA, SSSI & RAMSAR
wintering bird surveys were undertaken to assess
if the site provided functional land for SPA/
RAMSAR species. Neither the Phase i or Phase ii
sites were used for overwintering.

The development of Phase i included a number
of measures to increase biodiversity, but also
ensure that existing ecological receptors such
as bird, bats and reptiles could continue to utilise
the site, ensuring their Favourable Conservation
Status (FCS) was maintained. These included new
grassland habitats to the west, which would be
used by the reptile populations, with waterbodies
to provide foraging opportunities for a range of
species including bats and invertebrates.

Recreational opportunities were also created
for residents to limit disturbance to the nearby
Chichester & Langstone Harbours SPA, SSSI &
RAMSAR. A financial contribution was provided
per dwelling, in order to contribute to the
management and maintenance of the harbour.

As Southbourne Phase ii is situated adjacent
to Phase i, and similar habitat types have been
recorded, it is likely that its conservation value
will be similar. Protected species are also likely
to mirror that of the adjacent site, with reptiles
utilising the field margins to the north and south.
As a result of the similarities, habitat creation has
been proposed to ensure biodiversity interests
are enhanced, (refer to Figure 12).

The creation of tussocky grassland margins
adjacent to hedgerows will support a diverse
invertebrate community, and to provide a resting,
commuting and foraging resource for bat, bird
and reptile species.

The creation of a large area of green space
within the western extent of the site, will include
grassland meadows sympathetically managed
around borders to encourage the development
of tussocks, which will support an invertebrate
community, and provide an important foraging/
refuge resource for reptile populations. Reptiles
will be able to move between Phase i and ii,
along connecting corridors. Informal footpaths
through this area will limit habitat fragmentation
and species isolation.

Woodland/shrub/scrub will be created using
native species which produce nuts/fruits/berries
in order to provide an important foraging and
nesting resource for a variety of bird species.
Installation of bat and bird boxes throughout
these areas, as well as within selected buildings
within the proposed residential area, will provide a
variety of different roosting/nesting opportunities.

The proposed SuDS area, located in the south-
western extent of the site, will be designed to
maximise biodiversity value. Denser and taller
area of vegetation will be planted / encouraged
around the pond edges to provide additional
habitats for invertebrates and terrestrial habitats
for amphibians.

Since the submission of Phase i, a new Solent
Recreation Mitigation Strategy (2017) has
been published, which updates the mitigation
measures required based on the current housing
predictions within the Solent coastline. As with
Phase i a financial contribution will be required
per dwelling, based on the number of bedrooms.
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NEXT STEPS

This document outlines how development
can be delivered to the North of Gosden
Green in both a sustainable and cohesive
manner. The proposed development

site has no irresolvable physical or
environmental constraints preventing
development, it is a suitable location for
development and suitable access can be
achieved.

Hallam Land Management Ltd is the strategic land
and planning promotion arm of the Henry Boot Group
of companies. HLM has been promoting development
since 1990 and has a proven track record in promoting
development with place making at its heart.

Hallam are committed to bringing forward the site in a

collaborative manner, and see this document as the first

step towards our engagement with the Southbourne

lc\l:eighbourhood Group and with Chichester District
ouncil.

Place making capitalises on a local community’'s
assets, inspiration, and potential, with the intention of
creating public spaces that promote people’s health,
happiness, and well being.

The views of local people, the Parish Council and
Chichester Council Officers will help shape the
proposals as they evolve through an iterative design
process.

Next steps:

* Consult with the Neighbourhood Plan Group and
Chichester District Council Planning Officers;

e Refresh technical reports;

* Refine and agree proposals and re-consullt.
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Copyright Urban Wilderness Ltd
No dimensions are to be scaled from this drawing.
All dimensions to be checked on site. Area measurements for indicative purposes only.
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