HASSOCKS PARISH COUNCIL

To:  All Members of the Neighbourhood Plan Working Group (Bill Hatton, lan Welr,
Frances Gaudencio, Nick Owens, Emma Wood, Mark Higgins, Judith Foot, Victoria
Standfast, Virginia Pulien and David Withycombe)

Dowsett Mayhew Consultants: Dale Mayhew and Laura Bourke, with copies to all other
Councillors for information.

A meeting of the NEIGHBOURHOOD PLAN WORKING GROUP will be held on Thursday 25th
April 2019 at 7.30pm in the Parish Centre, Adastra Park, Hassocks.

AGENDA

1. APOLOGIES FOR ABSENCE

2. DISCLOSURE OF INTERESTS
To deal with any disclosure by Members of any disclosable pecuniary interests and interests
other than pecuniary interests, as defined under Hassocks Parish Council's Code of Conduct
and the Localism Act 2011, in relation fo matters on the agenda.

3. MINUTES

3.1 To accept Minutes of the Meeting held 14" March 2019.

4, REPORTS

4.1 To consider the foliowing revised papers:-

a) Policy 1 Local Gaps ( Appendix 1)

b) Policy 2 Local Green Space Designation (Appendix 2)

c) To further consider the responses from Stakeholders/Developers/Agents/Landowners and
statutory Local Government consultees which were initially considered on 14% March 2019
(Appendix 3)

d) Housing paper {papers to follow)

5. DATE OF NEXT MEETING
23rd May 2019
Exclusion of the Public and Press:

In view of the confidential nature of the business to be discussed members of the public or
press present, if any, will be asked to withdraw from the meeting in the public interest

Parish Clerk 1an Cumberworth, Parish Centre, Adastra Park, Keymer Road, Hassocks BN6 8QH
Tel: 01273 842714, email: info@hassocks-pc.gov.uk
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Introduction

This report has been prepared in response to representations submitted as part of the Regulation 14
Consultation in relation to Policy 1 — Local Gaps in the Hassocks Neighbourhood Plan (HNP}). A
paper entitled Review of Policy 1 Burgess Hill Gap and Policy 2 Ditchling Gap and Hurstpierpoint Gap
(dated October 2018) was submitted by Hassocks Parish Council in support of the Regulation 14 HNP
Consultation. The 2018 paper presented the justification for retention of a Local Gap policy in the
January 2019 Regulation 14 HNP.

The MSDC Local Plan {March 2018) does not include specific Gap policies but does include reference
to Gaps and Neighbourhood Plans under Policy DP13. Policy 13 states:

Policy DP13: Preventing Coalescence

Local Gaps can be identified in Neighbourhood Plans or a Site Allocations Development Plan
Document...where there is robust evidence that development within the Gap would
individually or cumulatively result in coalescence and the loss of the separate identity and
amenity of nearby settlements. Evidence must demonstrate that existing local and national
policies cannot provide the necessary protection”.

The October 2018 paper reviewed Policies 1 and 2 of the previous Regulation 16 HNP (June 2016)
against the requirements of Policy DP13 specifically to assess whether there was still an assessed
need for a Gap Policy(s) in the updated HNP. The conclusions to the 2018 paper were that there
remained a case for designation of Local Gaps and this policy was taken forward as Policy 1 of the
Regulation 14 HNP.

The response to the Regulation 14 HNP from MSDC (by email dated 18" February 2019) included the
following statement with regard to Policy 1:

in order for this policy designation to be robust and have credibility in its application, the
Council recommends that further ossessment is carried out or conclusions provided to
identify the areas of land that are entirely necessary to preserve the integrity of the Local
Gap and maintain the separate identity of settlements. This can then be used to support
where the Local Gap Boundary should be drawn.

A number of written responses were also submitted by agents and land owners with regard to Policy
1. This paper provides a more detailed assessment of the Local Gap policy by reference to 8 sub
character areas as shown on Figure 1. The assessment and conclusions to the October 2018 paper
underpin this more detailed assessment. This paper concludes that the case for inclusion of a Local
Gap policy remains robust. This paper provides a more detailed assessment to determine whether
all land shown on the Regulation 14 HNP Proposals Map should remain as part of Policy 1 Local Gap.

This review does identify some land parcels proposed for removal from the area covered by Policy 1
Local Gap. The reasons for these recommendations are described in the sections below and the
parcels of land are shown on Figure 2 at the end of this report.




R

G0

o4

Hassocks Neighbourhood Plan
Proposals Map

D Buift Up Area Boundarles
“§ Consarvation Areas

‘ § South Dawns Nationat Park
['TT poticy 1: Locat Gaps
B Policy 2: Local Green Spaces
E Policy t0: Protection of Public Open Space
Policy 15: Hassocks Golf Club. Planning Appiication boundary: DMr18/2618

Policy 16; Land to the North of Claylan Mills zaivd Mackis Avenus (apen spate to ba
providad in iine wilh requirements ol MSDP Policy 11}

1 Policy 17: Land to the west of London Road. Planning Application bouskdary. DMIT#307

— i et s, — —

urvey mapping. Mid Sussex l_llslr\i‘(;w. 1

Figure 1: Local Gaps Policy Revie‘.:\;r Suk Character Areas




Area 1: Land east of Stonepound Crossroads

This part of the Local Gap includes the existing development along Hurst Road and the fields located
between Hurst Road and the development at Ham Fields (Saxon Mills). The October 2018 review
concluded that the gap between Hassocks and Hurstpierpoint was of particular sensitivity due to the
grant of permission for development at Ham Fields. There has also been infill development on Hurst
Road.

The fields west of London Road and south of Ham Fields provide a break in development and allow
views to the wider countryside. Breaks in development are considered of particular importance in
maintaining the rural character of a settlement like Hassocks, in particular in the context of the
growth of the settlement (see view below).

View of the Gap from London Road, just north of Ham Fields
No changes to the area covered by Policy 1 are proposed in Area 1 for the following reasons:

e The Local Gap between Hassocks and Hurstpierpoint is already much reduced

* There has been infill development on Hurst Road which impinges on the Gap

¢ The few breaks allowing outward views to countryside are assessed as being of particular
importance to maintaining the rural character of Hassocks




Area 2: Land to the west of London Road and the Goif Club

Much of this land lies within the reduced Local Gap between Hassocks and Hurstpierpoint. The case
for retention of the majority of this land remains as set out in the October 2018 paper. This more
detailed assessment has identified two areas of land included in the original Gap policy which it is
concluded are not essential to the integrity of the gap and could, therefore, be removed from the

area covered by Local Gap Policy 1, without affecting the purpose of the policy. These are shown on
Figure 1.

Land in Area 2 proposed for removal from Policy 1 Local Gap:

e Belmont Recreation Ground — protected as Open Space
¢ Hassocks Golf Clubhouse and car park

Hassocks Golf Clubhouse and car park




Area 3: Land to the north of Hassocks Golf Club and west of London Road

The proposed area of the Local Gap extends north from the approved development site at the Golf
Club. Al of this area retains a strong rural character and forms an important function in the
perception of the separation between the settlements of Hassocks and Burgess Hill. For these
reasons all land shown on the Proposals Map is recommended to be retained within the Gap.

Area 4: Land north of Friars Oak Fields and east of London Road

The email response from MSDC references the recent Appeal Decision relating to land at Friar’s Oak
Fields:

the recent appeal decision at Friars Oak (appeal reference - APP/D3830/V/17/3166992) as not
necessary to preserve settlement identity and prevent coalescence.

Further representations have been received by Sigma Planning Services on behalf of the developer
Rydon Homes.

The Inspector’s decision at the Appeal was concerned with whether the gap would still function if
the land at Friar's Oak Fields were to be developed and, therefore, would no longer form part of the
Gap. In reality similar arguments could be presented in refation to many areas of land on the
settlement edge. This is not the same point as an assessment as to whether the land currently
contributes to the perception of the Gap between the settlements. Friar’s Oak Fields does form an
important efement to the settlement edge and, therefore, the identity of the existing settlement of
Hassocks. It is currently an area of open countryside on the settlement edge and in this respect
contributes to the prevention of the coalescence of the existing settlements. This review, therefore
recommends that the land north of Friar's Oak Fields, and the other land within Area 4 north of the
settlement edge, should be retained within the Local Gap Policy 1.

There is, however, a small parcel of land within the existing residential area included within the Gap.
This area is proposed for removal from Policy 1 as it lies within the existing residential area/

Land at Friars Oak Fields proposed for retention within the Local Gap Policy 1




Area 5: Land north of Clayton Mills

The site allocation on land north of Clayton Mils and east of Ockley Lane has markedly reduced the
extend of the Local Gap in this location. The retention of the remaining areas of land within the
Local Gap to prevent coalescence is therefore of heightened importance. Two small areas of land,
currently shown as within the gap, are largely landiocked as a consequence of the site allocation.
These are land within the residential curtilage of Woodside and the two small fields to the west of
Ockley Manor. For these reasons it is recommended that these two areas of land are removed from
the Local Gap Pelicy 1 as shown on Figure 1.

Land in Area 5 propaosed for removal from Policy 1 Local Gap:

¢ land at Woodside
¢ Two fields to the west of Ockley Manor

Fields to the west of Ockley Manor




Area 6: Land east of Ockley Lane and north of Oldlands Mill

All of this area retains a strong rural character and forms an important function in the perception of
the separation between the settlements. It is, therefore, recommended that all land with Area 6 is
retained with Local Gap Policy 1.

Open countryside within Area 6




Area 7: Land east of Ockley Lane and south of Oldlands Mill

The October 2018 assessment concluded that this land was essential to the perception of the
separate identity of the settlements of Hassocks and Ditchling. The vast majority of the land is seen
in important views from land around Oldlands Mill and when travelling between the two
settlements on local rights of way and Keymer Road.

View across the Hassocks/Ditchling Gap

This assessment concludes that the vast majority of this land remains important to the prevention of
coalescence and the protection of the separate identity of the villages of Hassocks and Ditchling.
The one exception is the small parcel of land at Streamside which is predominantly domestic
curtilage and is enclosed by high fencing and hedging. This area of land does not contribute to any
significant degree to settlement identity and prevention of coalescence and it is recommended that
this be removed from the area covered by Local Gap Policy 1.

Land in Area 7 proposed for removal from Policy 1 Local Gap:

¢ Land at Streamside

Land at streamside




Area 8: Land south of Ockley Lane and east of Lodge Lane

This area of land comprises areas of grazing land and a graveyard. As identified in the October 2018
assessment this land is considered of particular importance in providing the setting to the Keymer
Conservation Area, which includes Keymer Church and a number of listed properties. It provides an
important break between existing development with outward views from Keymer Road and the
Church over open land to the South Downs (see below). Breaks in development such as this,

providing views to countryside are important to the perception of Hassocks as a rural settlement.
The land is therefore assessed as being of particular important to the retention of settlement
identity, in particular with regard to the setting to the Keymer Conservation Area. For these reasons
it is recommended that all land within Area 8 is retained in the Local Gap Policy 1.

View across Area 8 from Ockley Lane

View to Keymer Church from the graveyard within Area 8
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Introduction

This report has been prepared in response to representations submitted as part of the Consultation
in relation to Policy 2 — Local Green Spaces of the Regulation 14 Hassocks Neighbourhood Plan {HNP}
(January 2019). A paper entitled Local Green Space Policy Review {dated October 2018) was
submitted by Hassocks Parish Council in support of the Regulation 14 Consultation. This paper
proposed the creation of eight Local Green Spaces {LGS).

Local Green Spaces can be designated as part of the Neighbourhood Plan provided they meet
criteria described in Paragraph 100 of the revised National Planning Policy Framework (NPPF}, which
are set out below:

s ‘where the green space is in reasonably close proximity to the community it serves;

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

s where the green area concerned is local in character and is not an extensive tract of land.”

The response from Mid Sussex District Council {by email dated 18™ February 2019) states:

The Council notes that land proposed for designation as LGS1, LGS2 and LGS4 comprise fields
of pasture and are part of the wider countryside adjacent to the built up area boundary, alf in
private ownership. Public footpaths run across or close to the sites; however there is no
statutory public access to the proposed LGS areas. The sites appear to be used unofficially,
mostly by local dog walkers. The Council notes that LGS 1, 2 and 4 cover fairly large areas of
countryside surrounding Hassocks.

The Council has considered the supporting Local Green Space Policy Review Background
Paper and does not judge that this sufficiently demonstrates why LGS 1, 2 and 4 are
particularly special over and above other areas of countryside in the vicinity, nor does it
judge that they are the type of green space the Government had in mind that should be
protected when introducing this designation. These particular LGS designations are therefore
not in general conformity with the Government’s policies in the NPPF nor the advice set out
in the NPPG and they should be removed.

Written representations have also been received on behalf of the land owners in relation to:

¢ LGS 1: Land north of Shepherd’s Walk
s LGS 2: Land at the Ham

e LGS 4: Land to the east of Ockley Lane
e LGS 5: Land at south of Downlands

No representations have been received in relation to the proposed Local Green Spaces at 1GS3,
LGS6, LGS7 and LGS8. The case for designation of these four sites is therefore as set out in the
October 2018 paper.

This report provides the following:

e Further assessment of LGS1, LGS2, 1.GS4 and LGSS in the light of developments since
October 2018

+ Aresponse to representations made on behalf the respective landowners

¢ Recommendations for the retention or removal of land as LGS




The locations of the proposed LGS sites are shown on Hassocks Neighbourhood Plan Proposals Map
(Figure 1). This plan has been amended to also shows those areas proposed for removal from Policy
2 —Local Green Spaces following this April 2019 review




LGS1: Land to the north of Shepherd’s Walk

There is no change to the reasons set out in the October 2018 paper for the designation of LGS1.
The responses below should, therefore, be read in association with the October 2018 Paper. In
addition to the comments set out in the MSDC response, the principal representations received in
relation to LGS1 were from Sigma Planning Services on behalf of Rydon Homes Ltd (February 2019).

There is an application for residential development on the location of LGS1, subject to appeal
following refusal by MSDC. Representations were also received from Griffith Smith LLP on behalf of
the land owner, but these largely focus on the intended residential development and access and do
not address the LGS NPPF criteria.

At paragraph 2.28 Sigma state It is Rydon’s view that the impetus for the designation of the land as
LGS stems largely from local opposition to the housing proposal.  The case for designation of LGS1
has been informed by the assessment undertaken and set out in the October 2018 report. That
assessment focused purely on the merits of the site and whether it meets the criteria set out in the
NPPF. In excess of 20 written representations in support of the designation of LGS1 were received
from local residents, more than for any other LGS.

Sigma Planning Services also raise a number of points relating to whether LGS1 meets the NPPF
criteria.

The land adjoins the northern edge of Hassocks and there is access to the land via a footpath.
Sigma state that the site is not enjoyed by most of the community of Hassocks. As stated in the
earlier paper this is a popular walking route around the village. Access to the majority of the land
covered by the proposed LGS has been unchallenged (albeit unauthorised) and there are informal
paths across the land.

In relation to landscape character and views, heritage and wildlife significance, Sigma refer to the
reports prepared in support of the planning application. The value of the land at LGS1 is very much
local and the significance of the land against these attributes is also local. The criteria in the NPPF
states that the land should hold(s) a particular focal significance. There is no requirement for the
land to be of county or national significance.

Sigma also note that open space will be provided in association with the proposed development.
From the iliustrative site layout it is evident that much of this open land is associated with flood
alleviation and the Sustainable Urban Drainage System (SuDS).  This land would be of a very
different character to the semi natural character of the existing land north of Shepherd’s Walk.

The conclusion to this more detailed assessment of LGS 1 remains that the proposed LGS1:

s islocated in close proximity to the community;
s does not represent an extensive tract of land;
* isvalued by the local community;

¢ s of local significance.

This report therefore concludes that there remains a strong case for designation of LGS1 under
Policy 2 of the Neighbourhood Pian.




View over LGS 1 demonstrating the proximity of the land to the settlement edge

LGS2: Land at The Ham

A representation was received from the land owner opposing the LGS designation (letter dated 12"
February 2019). Since the proposed designation of LGS2 in October 2018, an appfication for the
disposal of soil associated with the residential development on the neighbouring land (Ham
Fields/Saxon Mills} on the land has been approved by MSDC. The Parish supported the application in
order to prevent high levels of lorry movements which would have been generated had the material
been transported off site.

It is therefore concluded that the case for the designation of LGS2 can no longer be supported. In
particular the arguments relating to existing landscape character and views, heritage and wildlife
significance would be difficult to sustain in the light of the planning approval for soil disposal.

For these reasons it is recommended that LGS2 be withdrawn from Policy 2 of the HNP.

General view over LGS 2




LGS4: Land to the east of Ockley Lane

There is no change to the reasons set out in the October 2018 paper for the designation of LGS4.
The responses below should, therefore, be read in association with the October 2018 Paper. In
addition to the comments set out in the MSDC response, representations were received in relation
to LGS4, principally from:

o  Agri-Matters on behalf of landowner of western field (Letter dated 15% February 2019}
¢ Batcheller Monkhouse on behalf of landowner of eastern field {undated Letter by email)

The written representations on behalf of the landowners challenge the judgements as to whether
the land at LGS4 meets the criteria for designation as an LGS, but do not introduce any particular
new evidence which contradicts the basis for the proposed designation set out in the October 2018.
A number of points are made in relation to access. The current access to the land via public rights of
way and the fact that any ‘open access’ is at the discretion of the land owner are identified and
discussed in the October 2018 report. In the assessment of local significance, particular attention is
drawn to the views to and from the LGS and the contribution to the natural beauty of fand which lies
within the South Downs National Park.

One aspect that is raised on behalf of both landowners is whether:

s the land Hes in close proximity to the local community it serves
s the site represents an extensive tract of land

LGS4 is the largest of the proposed LGS sites in the Regulation 14 Plan. The land comprises two
fields. It is accepted that two fields could be assessed as an extensive tract of land, although there
is no clear definition of this criteria, for instance in terms of an area.

The western field is bordered to the west and south by residential development. The land is
accessed via the public right of way and as evident in the photograph below there are regularly used
informal paths around the field. This field is, therefore, assessed as being in close proximity to the
community it serves.

The eastern field does not border the settlement edge and could, therefore be assessed as not being
in close proximity to the local community. It only meets this criteria if considered in association with
the western field. It is accepted that there could be an argument that the two fields represent an
extensive tract of land.

For these reasons, it is recommended that the area covered by LGS4 is reduced to the western field
only.
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View over the eastern field proposed for removal from LGS4




LGS5: Land at South of Downlands

A representation was received in relation to this LGS which refers to the land is forming part of
Downsbrook Community College. The representation requests that the designation of the land as
an LGS should be reconsidered’.  The representation does not specifically challenge the criteria
based assessment prepared by the Parish in October 2018 but states that there may be a future
requirement to increase the capacity of the school to accommodate additional children.

The Parish recognise the increasing pressures an our local schools as a conseguence of a growing
school role. The land at LGS5 is fairly remote from the main built school campus. it is also identified
by WSCC as the Downlands Community Field in signage on the land. 1t is considered unlikely that
the land would provide a suitable location for built development, but could be required to provide
more accessible grounds and sports pitches in the event that the school does need to expand and so
would remain as open land. The land also lies within the South Downs National Park and benefits
from the protection afforded by this designation.

For these reasons it is recommended that LGS5 be withdrawn from Policy 2 of the HNP.

Downlands Community Fields (LGS5)
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Figure 1: Regulation 14 HNP Proposals map showing proposed LGS for removal.




Policy 1: Local Green Spaces

The Neighbourhood Plan designates the following locations as Local Green Spaces {as shown on the
Proposals Map);

¢ Land to the north of Shepherds Walk {LGS51)

* Land to the south of Clayton Milis {LGS3)

* Land to the east of Ockley Lane {LGS4) - area reduced to western field anly
¢ land to the west of the raiflway line {LGS6)

¢ Land at Pheasant field {LGS7)

¢ lLand at Clayton Mills {LGS 8)

Sites withdrawn from Policy
* Land at the Ham {L.GS2)
* lLand at south of Downlands {LGS5)
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