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1.0  Reason for Committee Referral 
 
1.1 Parish Objections - Officer recommends permit. 
 
1.2 Red Card Councillor Moss - exceptional level of public interest. 
1.3 This application was deferred at the 7th December 2022 meeting of the Planning 

Committee in accordance with the officer’s recommendation that the application be 
deferred to allow officers time to seek clarification on the implications of the Written 
Ministerial Statement (HCWS415) made on 6th December 2022. 

 
1.4 On the 6th December 2022 a Written Ministerial Statement (WMS) was published 

setting out the Government’s proposed changes to the planning system. Details of 
the changes have now been set out in a National Planning Policy Framework 
prospectus (published 22nd December 2022). 

  
1.5 On the 8th December 2022 the Planning Inspectorate published PINS Note 14/2022 

that provides advice to Planning Inspectors on the action to be taken as a result of 
the WMS across all arears of PINS casework. Paragraph 3 states that a ‘WMS is an 
expression of government policy and, therefore, capable of being a material 
consideration (or important and relevant) in all casework and local plan 
examinations. It should be noted, however, that this WMS states that further details 
are yet to be published and consulted upon’. Paragraph 5 of the PINS Note confirms 
that ‘no action is required in any casework areas at present, as the WMS sets out 
proposals for consultation rather than immediate changes to government policy. 
Consequently, the starting point for decision making remains extant policy, which 
we will continue to implement and to work to until such time as it may change.’ 
 

1.6  At the time of writing the changes to the NPPF are still in draft form and as such, at 
this stage, the changes outlined in the WMS are not national policy. Until such time 
that any amendments to the NPPF are published, the application falls to be 
assessed against the current NPPF and policy as outlined below. 

 
1.7 On 27 January 2023, the application was further held up by the consultation 

response from Planning Policy which stated “On 24th January Council agreed the 
Pre-Submission Local Plan for Regulation 19 consultation, beginning 3rd February 
2023. From this point (Regulation 19) the Plan will be at an advanced stage of 
preparation and its weight as a material consideration in the determination of 
planning applications will increase. The emerging plan will require all new housing 
in the southern part of the Plan Area to contribute to a scheme of infrastructure 
improvements to the strategic road network (A27). Any further permissions from 3rd 
February that do not make provision towards this infrastructure potentially put at 
risk delivery of the identified infrastructure improvements. Officers are currently 
taking advice on this issue and hope to be able to provide a more detailed response 
over the next few weeks. It is therefore the recommendation of Planning Policy that, 
for the time being, any application for new housing (representing a net increase) on 
or after 3rd February 2023 should not be determined for approval until further advice 
can be provided on this, and other policy related issues”. 

 
 
 



 

 

1.8 The Council has now received legal advice on the basis for collecting contributions 
in accordance with the emerging policy and is satisfied that would meet the tests 
set out in regulations 122 and 123 of the Community Infrastructure Levy 
Regulations 2010 and those in paragraphs 203 and 204 of the NPPF.  If 
contributions were to be secured in line with proposed draft Policy T1 of the 
Chichester Local Plan 2021-2039:Proposed Submission the previous ‘holding 
objection’ on this basis would no longer apply. In that case the decision taker would 
need to weigh the potential for the development in question to undermine a ‘plan-
led’ approach and the proper delivery of the emerging Local Plan in general against 
the need to take account of the potential benefits for the provision of additional 
housing. The weight to be attributed to these benefits will depend upon the need to 
apply Paragraph 11 (d) of the National Planning Policy Framework - the 'tilted 
balance'. 

 
2.0 The Site and Surrounds 

 
2.1 The 4.30 hectare (ha), broadly rectangular, largely greenfield site, lies predominately 

within the Rural Area (i.e. outside any defined Settlement Boundary), within the Parish of 
Southbourne. However, a small section of the site to the east (which would provide the 
access and a replacement dwelling), would be situated within the Parish of Chidham and 
Hambrook. Although, the majority of the site falls within Southbourne Parish, the site lies 
adjacent to (and partly within) the Settlement Boundary for Hambrook.  
 

2.2 Hambrook is designated as a 'service village' in the Chichester Local Plan (CLP), with a 
reasonable range of everyday facilities and reasonable road and public transport links and 
is located approximately 7km away from Chichester City, linked by the A259. The village 
shop is approximately 50m east of the site entrance on Broad Road, whilst the train station 
is approximately 850m to the south. This provides access to further facilities in Chichester, 
Southbourne and Havant, including schools, shops and entertainment. Functionally, the 
site is part of Hambrook, a semi-rural village, comprising of predominately two-storey 
residential houses and bungalows.  
 

2.3 The site is currently occupied by Willowbrook Riding Centre (providing lessons and livery) 
with associated paddocks and a sand school towards the rear (west) of the site. The site 
boundaries are formed by existing fields, hedgerows and mature landscaping, which 
provide a verdant edge to the site, especially to the north and south. Interspersed 
screening to the west is provided by native hedging. Approximately 75m to the north of the 
site lies an area of ancient woodland. There are no Public Rights of Way (PRoW) running 
through or adjacent to the application site. 
 

2.4 The site has strong defensible boundaries consisting of woodland to the north, hedging to 
the west, Priors Leaze Lane to the south-east and existing residential development 
towards the east, adjacent to Hambrook Hill South. The surrounding area predominately 
comprises a mix of agricultural land and detached residential dwellings. Directly adjacent 
to the site's south-west boundary is Priors Leaze Farm. 
 
 
 
 
 
 



 

 

2.5 Whilst the application site is subject to no particular ecological designations, the site does 
lie within the zone of influence of multiple sensitive ecological sites including the 
Chichester Harbour SSSI, Chichester and Langstone Harbours SPA and Ramsar, Solent 
Maritime SAC, and the Singleton and Cocking Tunnels SAC (12km zone), the site also lies 
partly within a proposed Strategic Wildlife Corridor. The Ham Brook partially follows the 
south-eastern boundary, which although is not itself part of a designated site, has been 
classified as a Chalk Stream by the Environment Agency and meets the criteria for a 
priority habitat chalk river tributary. 
 

3.0 The Proposal 
 

3.1 The application description is ‘Outline planning permission with all matters reserved 
(except for access) for the demolition of all existing buildings and structures on site and 
the erection of 63 no. dwellings including 3 no. custom/self-build plots, parking, 
landscaping and associated works.' 
 

3.2 This outline application seeks approval for the principle of development for 63 (62 net 
increase) dwellings (including 3 custom/self-build plots), 19 (figure rounded up, as 30% = 
18.9) of which would be affordable, with access to the site considered at this outline stage. 
The remaining matters pertaining to appearance, scale, landscaping and layout are 
reserved for future consideration. Notwithstanding those matters reserved, this outline 
application has been considered in a high level of detail following consultee responses 
and comments from third parties, with a Land Use Parameter Plan and illustrative layout 
showing details of the proposed building types, parking, landscaping, ecological corridor, 
SuDS features and area of public open space (including Local Equipped Area of Play 
(LEAP)).  
 

3.3 The application seeks approval for the principle of a housing development on the 4.30ha 
site with an overall suggested mix comprising: 

 
 Market Mix – 44 dwellings (including 3 custom/self-build plots) 
  
 2 x 1 bed 
 13 x 2 bed 
 21 x 3 bed 
 8 x 4 bed 
 
 Affordable Housing – 19 dwellings 
 
 6 x 1 bed (1 x first homes, 3 social rent, 2 x affordable rent) 
 9 x 2 bed (3 x first homes, 3 social rent, 1 x affordable rent, 2 x shared ownership) 
 4 x 3 bed (1 x first homes, 1 x social rent, 1 x affordable rent, 1 x shared ownership) 

 
3.4 The proposal indicates the provision of 44 (69%) open market dwellings and 19 (31%) 

affordable dwellings, in accordance with the Council's adopted Planning Obligations and 
Affordable Housing SPD. The proposal would have a density of 15dph for the overall site 
area, with a density of 35dph based on the developable area (1.81ha) alone. The 
submitted parameter plan details that 2.31ha would remain undeveloped as 'open area', 
comprising Open Space and LEAP, tree belt and ecological buffer. 
 



 

 

3.5 Layout, scale, appearance and landscaping are all reserved matters, but the applicant has 
provided a Land Use Parameter Plan, showing how the development of 63 homes would 
be delivered. Key features to note in plan, which will be carried forward into any reserved 
matters submission are: 
• The inclusion of an approx. 25m wide (0.55ha) ecological corridor to the east 

boundary. 
• The inclusion of an approx. 10m (0.40ha) wide tree belt to the north and west 

boundaries. 
• The provision of Public Open Space (POS) (1.20ha) including LEAP (0.05ha) to 

the south and east of the site. 
• The provision of site attenuation ponds to the east of the site within the open 

space and ecological corridor, as part of the surface water drainage strategy. 
 

3.6 As existing the site has direct access from Hambrook Hill South (an unclassified no-
through road subject to 30mph speed restriction). This then connects to Priors Leaze Lane 
('C' classified and subject to 30mph speed restriction) to the south, which in turn links to 
Southbourne to the west and Hambrook via Broad Road to the east. A new plan (2019-
6075-SK04/Rev.A) has been submitted which details the footways widened to 1.8m 
in width. 

 
3.7 This application proposes a reconfiguration of the Hambrook Hill South and Priors Leaze 

Lane junction which will allow the site to be accessed directly off Priors Leaze Lane. The 
proposed access would take the form of a bellmouth with a simple priority working 
arrangement directly adjoining Priors Leaze Lane. Hambrook Hill South would become a 
secondary route served from the site's access road. A new footway (widened to 1.8m) will 
extend from the application site and across the new Hambrook Hill South junction to Priors 
Leaze Lane.  Off-site, a new footway (widened to 1.8m) will be provided along the 
northern side of Priors Leaze Lane to link into the existing footpath on Broad Road. Tactile 
paving dropped kerb points will be provided / improved where required. 

 
3.8 Swept path tracking diagrams demonstrate that all anticipated vehicles can manoeuvre 

the new and altered junctions and the residential driveways that will require alteration as 
part of the works. 

 
3.9 As noted above the Ham Brook partially follows the south-eastern boundary. The Ham 

Brook is proposed to be retained within the scheme. The current bridge across the Ham 
Brook incorporates a culvert structure which will require replacement when the new bridge 
is constructed. The bridge will be formed with a precast concrete box culvert solution and 
will include a mammal ledge, so that any small mammal using the river would be able to 
easily move across the river (i.e. such as water voles). All criteria will be agreed with the 
Environment Agency at detailed design stage under an Activity Permit application as well 
as the Council’s Environment Officer and WSCC highways. The section of the Ham Brook 
which will be subject to bridge replacement works will not impact water vole burrows 
currently, but it will be required that updated surveys are submitted with the relevant 
reserved matters application. 

 

3.10 During the course of the application, amended plans have been received which: 

• Reduced the quantum of development from 73 to 63 dwellings. 

• Removed all built development from the proposed Strategic Wildlife Corridor. 

• Secured further landscape and ecology enhancements / mitigation, including 
provision of a tree belt and ecological corridor. 



 

 

 
3.11 Subsequently, a full 21-day re-consultation on the amended plans was conducted. 

 
4.0   History 
 

75/00013/SB PER Renewal - stationing of caravan. 
 
75/00111/SB PER Chalet bungalow. 

 
76/00006/SB PER Renewal - Caravan. 

 
76/00044/SB PER Demolition of bungalow and erection of house 

and garage. 
 
77/00007/SB PER Permission to contrive use without complying 

with condition 2. 
 
80/00180/SB PER Riding school: accommodation for 14 horses, 

tack room and food store. 
 
81/00068/SB PER Accommodation. 

 
86/00066/SB REF Outline - Detached house and garage. 

 
86/00174/SB REF Construction of house and garage. 

 
86/00180/SB REF Change of use of part agricultural land from use 

by horses to dog breeding kennels. 
 
87/00090/SB REF Outline - proposed staff house and garage for 

use by groom/manager of Riding Centre. 
 
89/00208/SB PER Conversion of stables into tack shop (ancillary to 

existing business as riding establishment). 
   
03/01950/FUL REF New 4 no. bedroom detached house. 

 
03/03014/FUL PER New four bedroom detached house and 

detached double garage. 
 

13/01026/ELD PER Lawful Development Certificate in respect of 
mixed use of dwelling including use of three 
bedrooms within property continuously for Bed 
and Breakfast purposes since 2000 together 
with stationing of a mobile home and a container 
to the immediate south of the property 
continuously for in excess of 10 years. 
 

 
 

 



 

 

5.0  Constraints 
 

Listed Building NO 

Conservation Area NO 

Rural Area YES 

AONB NO 

Tree Preservation Order NO 

EA Flood Zone FZ1 

- Flood Zone 2 NO 

- Flood Zone 3 NO 

Historic Parks and Gardens NO 

 
 
6.0  Representations and Consultations 

 
6.1 Chidham and Hambrook Parish Council 
 
 Further comment received 26.01.2023 
 
 Objection: Willowbrook Riding centre ref: 21/01910/OUT 

 
This application should be rejected. The applicant has not provided an accurate 
survey or assessment of the presence of notably rare species. Given the lack of a 
suitable assessment of the status of the species using the site a full assessment of 
impacts cannot be accurately made as to the potential impact.  
 
This note also identifies other issues where more work is needed. 

 
 General 
 

This note identifies a number of constraints, limitations and issues with the surveys 
and data collected, in particular in relation to Barbastelles. A separate note 
could/should be prepared dealing with the other bats using the site. 
 
There are 18 species of bat breeding in the UK. All 18 have been recorded in Sussex 
including seven of the rarest species. 1 ref Sussex Bat Group. All bats, their 
colonies and roosts, are protected 2 ref. 
 
The rare Barbastelle Bat, an Annex II species, has been recorded at the site and in 
close proximity to the Ham Brook chalk stream. 
 
Research has shown that breeding female Barbastelle bats can travel significant 
distances between maternity roosts and feeding areas. 3 ref. 
 
Commuting barbastelle bats have been recorded locally both north and south of the 
AONB boundary and there is a maternity colony of Barbastelle bats known to be 
present in the Chichester area with roosts known around the northern and western 
area of Chichester. 4 ref. 
 



 

 

Hedgerows and streams are important features for bats both for dispersal where 
bats commute and for foraging areas, notably lighting has been identified as a 
notable factor affecting barbastelle dispersal. 
 

 Protection of their commuting routes is an important consideration for planners. 
The full colony range and roosting areas used by the Chichester colony is 
unknown, or what satellite roosts are used where. Breeding female Barbastelles are 
known to have foraged up to 20km. Barbastelle bats are known to be present at 
Kingley Vale (SAC) approximately 5km away and females from this colony have 
been identified roosting approximately 6km from this site. This may mean that this 
site falls within the Core Sustenance Zone for this colony. 

 
BCT Bat survey guidance suggests it may be 20km ref 5 Based on 15km range 
Barbastelles will travel to forage (ref 5a) , planners should consider that the 
proposed Willowbrook development has the potential to impact the populations of 
Barbastelle bat in the vicinity of Kingley Vale, and Singleton and Cocking SAC. 
 
- No evidence or justification has been put forward to prove that the   development 

will not damage these protected bat populations. 
 

- The Bat survey was not carried out in accordance with BCT guidelines. 6 ref. This 
may be inadvertent. 
 

- Unsuitable equipment (ZC) was used for detecting and identifying Barbastelles. 
Once Barbastelle bats were identified, being a whispering species more targeted 
species specific surveys to more accurately identify the use of the site by 
Barbastelle bats should be conducted. 
 

- As a consequence, analysis and identification of the bats may have been flawed. 
 

- The time the static recorders operated missed much of the peak activity times 
notably later summer and so do not provide an accurate presentation of the bat 
activity levels that could be on the site. As a consequence, the results may be 
both qualitative and quantitatively unreliable. 
 

- The presence of other rare bats such as Grey Long Eared Bats, and three of the 
rarest Myotis sp: Alcathoe, Bechstein, Greater Mouse Eared would not have been 
identified by the static survey carried out. 7 ref. 

 
 Further considerations: 
 

- No bats of any species were recorded at the southern location over 5 days in 
April. This is highly improbable, this is more likely a data/technical flaw and 
would need accurate data collection. 
 

- Bat roost potential sites are easily missed. 
 

- The concerns about this site relate particularly to commuting rare bats. 
 
- Barbastelle bats (and some other rare bats) are very sensitive to, and avoid light 

where possible because it makes them vulnerable to predators. 



 

 

 
- The proposed local Plan has just been published. The implications of this 

development proposal on rare species, wildlife corridors and their impact on the 
two major areas we should be protecting, the South Down National Park and the 
Chichester Harbour Area of Outstanding Beauty need to be closely considered. 
This development proposal does not have the evidenced support to enable these 
issues to be properly considered.  

 
- There is a great deal of ecology rebuttal evidence posted on the Pallant Appeal 

site 20/03320/OUTEIA and some of this evidence is relevant to this application. 
This should be considered but it takes time. 

 
Action: The points raised above, notably the lack of suitable survey data, accuracy 
of the survey data, lack of surveys suitably following survey guidelines and limited 
survey timing means that further survey work is required to accurately confirm the 
level of bat use on this site, specifically for barbastelle bats. A full accurate 
assessment of impact of the development cannot be made based on the survey 
data collected to date, and limited confirmation on how barbastelle bats are using 
this site. As such the application should be rejected. This note also identifies other 
issues where more work is needed. 

 
 Supporting Background 
 

The Willowbrook applicant provided a Bat Survey report (Bat Activity report) 
authored by The Ecology Partnership, published date August 2021, (Sept 17, 2021 
on the CDC portal) in support of a major development outline planning application 
21/01910/OUT for 63 Homes. It used the wrong type of bat recorder to measure 
Barbastelle activity, and an unsatisfactory method of identification of the rare bat 
calls recorded. Ref BCT Bat Survey Guidelines The survey did not follow Bat 
Conservation Trust survey guidelines. There is a maternity roost in the northern 
area of Chichester. The full roosting range of this colony is unknown, or what 
satellite roosts are used where. Breeding female Barbastelles are known to forage 
up to 20km and Barbastelle bats are known to be present at Kingley Vale (SAC) 
approx 5km away and female roosts are known to be approximately 6km from this 
site. (D Whitby.) 

 
There are two development sites in close proximity. For simplicity I will refer to the 
sites as Willowbrook ie 21/01910/OUT and Aviary ie 22/01410/OUT. 
 
22/01410/OUT Land North of Aviary Close, Hambrook PO18 8UJ for 30 Homes 
posted on the CDC portal Dec 5th 2022. This site is on the approx 120m east of the 
Hambrook, with the north end of the Willowbrook site closest to the south end of 
the Aviary site. 
 

 Willowbrook survey shortcomings 
 

The number of Barbastelle registrations (recorded passes) will have been 
influenced by not following BCT guidelines: 
1. The wrong equipment was used ‐ this can be exacerbated by other factors eg 
insect noise. 



 

 

2. The wrong identification methods? Computer ID of rare bats can miss 
Barbastelles. 

 3. The times of the year recording was carried out, missing peak periods of activity. 
 
 Recording equipment/method used: 
 
 Willowbrook 
 

The static survey is based on Zero crossing (ZC) recordings ‐ see para 2.8 of the 
Willowbrook limitations warning, and the Aviary Limitations warning below) 
Analysis of ZC recordings is not recommended and is largely superseded 
technology. It is not accurate for identifying Barbastelles. see ‘Limitations’ 
mentioned in both reports. 

 
Was Anabat Insight computer analysis (see para 2.10) used with some spectrogram 
measurement? 

 
Computer Analysis of ZC recordings is used for ID of pipistrelles, big bats and 
myotis types, but not always down to species level eg for Myotis. It can identify 
some of the common bat species. 

 
 Aviary  
 
 The static survey used Full Spectrum static detectors (This technology gives more 

detailed spectrograms). Was identification done using Kaleidoscope software to 
visualise the call, and all assessments by taking measurements of the peak 
frequency, inter‐pulse interval, call duration and end frequency? The report 
suggests that computer identification was used. 

 
 Number of Barbastelle registrations 
 

Willowbrook (4 months ‐ 2 locations, 40 machine/location/nights, 15 registrations) 
ZC Last recording October 1st. What happened at the Southern location in April (no 
registrations) should be clarified.  
 
Aviary (6 months ‐ 2 locations, 55 machine/location/nights, 52 registrations) FS 
Last recording October 8th. October could be a peak month for male Barbastelle 
commuting. see also Aviary para 3.18 of the ‘Limitations’ (Appendix 2 below) 

 
 Conclusion 
 
 All the 18 bat species found in the UK have been recorded in West Sussex. 

Relatively little is known about the biology of the barbastelle compared with other 
bat species. There is evidence that they travel significant distances. There is a 
maternity roost in the northern area of Chichester. The full roosting range of this 
colony is unknown, or what satellite roosts are used where. Breeding female 
Barbastelles are known to forage up to 20km and Barbastelle bats are known to be 
present at Kingley Vale (SAC) approx 5km away and female roosts are known to be 
approx 6km from this site. Hedgerows and streams are important to the bats for 
navigation and foraging. They need to be in dark areas. Barbastelles avoid well‐lit 



 

 

areas. I have recorded commuting barbastelle bats both north and south of the 
AONB boundary. 

 
The impact of the development on Barbastelle bat populations at Kingley Vale, 
Singleton and Cocking SAC has the potential to impact these populations. No 
evidence or justification has been put forward to prove that the development will 
not. 

 
Protection of Barbastelle commuting routes is an important consideration for 
planners. The developer proposed corridor is too narrow. There should be an 
authoritative bat survey of the wider area before the application is determined. 

 
 Various other issues that should be considered are not dealt with here. 

Wildlife corridors which link the SDNP to the AONB must be wide enough to be 
functional. There are Environmental and Legal considerations as well as 
commercial consequences if these corridors fail. 

 
Access and Drainage issues have not been fully addressed. The democratic issues 
thrown up by this application have not been addressed. The site is deficient in 
terms of local infrastructure, services, or public transport . 

 
 Please refuse this application. 
 
 See also: 
 Appendix 1 About Recording Equipment 
 Appendix 2 Limitations of the survey (as spelled out in the survey) 
 Appendix 3 About Barbastelles 
 
 Appendix 1 About Recording Equipment 
 

Willowbrook: zero crossing ZC recorders are commonly used for bat surveys. They 
are not state of the art technology for measuring Barbastelle activity, but are still 
used. Their advantage is the digital recording files are small so they can record for 
long periods of time. They can be used with computer identification software which 
reduces analysis time. Their disadvantages are that the spectrograms do not have 
sufficient detail so that for some recordings identification is not possible. 
Barbastelles are difficult because they may have two call types. Pure computer 
analysis saves time but can be very unreliable identifying rare bats. It can identify 
some common bats reasonably reliably. 

 
Full Spectrum recorders have largely superseded Zero Crossing recorders where 
the ecologist hopes to record rare bats such as Barbastelles. Some bat species 
cannot be identified from echolocation calls alone eg the 6/7 species of Myotis bats 
cannot be certainly identified by computer analysis or measurement of their 
spectrogram alone. Barbastelle bats may not be identified with certainty by ZC but 
have a sufficiently distinctive/recognisably unique call spectrogram when recorded 
with Full Spectrum recorders to make identification certain in many instances. 

 
 
 
 



 

 

 Appendix 2 Limitations of the survey 
 
 a) Willowbrook Copied from the Willowbrook survey, page 9/10 
 

“Limitations  
2.7 It should be noted that whilst every effort has been made to provide a 
comprehensive description of the site, no single investigation could ensure the 
complete characterisation and prediction of the natural environment. 
2.8 The Anabats recording ability are limited by the quantity of insect noise picked 
up over the bat calls, which varies over the season. This is a limit of the 
zero‐crossing functionality of the Anabat recording devices. The number of bat 
calls recorded was particularly low some months because the loudest calls at a 
single frequency are always recorded. The actual number of passes is expected to 
have been higher.  
2.9 The data obtained by static detectors does not allow for differentiation between 
individual bats foraging near the detector or multiple bats commuting past, 
therefore the activity should be seen as indicative only.  
2.10 Filters are created and used on Analook for the bat call analysis, which will 
have a certain degree of error, although tests are carried out to ensure the highest 
accuracy possible.” 

 
 b) Aviary Copied from the Aviary survey, page 7 
 

“Limitations  
3.17 Due to the high level of variation in echolocation calls, the properties of 
zero‐crossed frequency division recordings, and the overlap in sound parameters 
among certain species and genera (such as Myotis and Nyctalus/Eptesicus) it is not 
always possible to identify calls down to species level. In these instances, calls are 
identified to genus level, which is sufficient for a suitable assessment of potential 
impacts. 
3.18 The lower amplitude calls made by brown long‐eared bat Plecotus auritus and 
barbastelle Barbastella barbastellus are more difficult to detect and may not always 
be picked up by the directional microphones. Therefore, these species may have 
been under‐recorded during these surveys. 
3.19 Analysis of these files can highlight the presence of more than one bat if they 
are recorded simultaneously on the same sound file. However, it is not possible to 
determine whether consecutive sound files have been recorded as the result of a 
single bat passing the detector as it commutes across the landscape, or by one bat 
repeatedly triggering the detector as it forages in close proximately for an extended 
period. Each sound file is counted as a single bat pass or registration and the 
number of registrations provides an indication of the relative importance of the site 
/ the detector location for bats.” 
Note: The Aviary survey mentioned the limitations of Zero Crossing recorders, but 
didn’t use them. 
 
 
 
 
 
 
 



 

 

 Appendix 3 About Barbastelles 
 

The size of the Barbastelle population in the UK is not known. There is no reliable 
estimate. Natural England Joint Publication JP025 A Review of the Population and 
Conservation Status of British Mammals: Technical Summary or how many 
Barbastelles maternity roosts there are. Relatively little is known about the biology 
of the barbastelle compared with other bat species. 

 
 (from a report for WSCC) 

4.3.32 The barbastelle is considered to be rare in Britain, and only sparsely 
distributed through its range in Europe (Altringham, 2003). Its characteristic short 
and directional echolocation call (Denzinger et al., 2001), and fast and far‐travelling 
flight (Dietz et al., 2009) are likely to reduce detection levels. This species tends to 
forage in woodland where its summer roost sites are usually associated with splits 
and cracks in trees or occur beneath raised bark (Dietz et al, 2009). 
 
4.3.33 The foraging area for this species covers an area of approximately 8.8 ha 
around the roost (Dietz, et al, 2009). For male barbastelle bats, the peak foraging 
period/metabolic demand is likely to be in autumn and early winter, coinciding with 
mating activity (Greenaway, 2004). This species tends to emerge from a roost 
between 25 and 60 minutes after sunset (Russ, 2012). The barbastelle has a strong 
aversion to well‐lit areas (see Section 6.2); however, it emerges early to enable it to 
cover the large distances separating their roosting and foraging areas during the 
relatively short summer nights. In order to avoid possible predation by birds, 
barbastelles remain in dark, shaded woodland habitats, woodland rides and close 
to overgrown hedgerows flying close to the ground (1‐2 m high). This strategy 
allows them to cover large distances before darkness has fully arrived (Greenaway, 
2004). 
 

 Author WSP , Lyminster By‐pass bat survey for WSCC Nov 2018 
 
 References 
 1 Sussex Bat group ‐ link 
 2 Bats and the Law ‐ BCT advice ‐ link 

 3 Journal of Mammology ‐ link 
 4 South Downs Barbastelle project report 
 5 Journal of Mammology ‐ link 
 5a Sussex Bat SAC Planning and Landscape Scale Enhancement Protocol 
 6 BCT Bat Survey Guidelines link 
 7 BCT Bat Survey Guidelines p32 
 
 Further comment received 30.09.2022 
 

The Parish Council wrote in objection to this planning application on 10 January, 5 
October 2021 and 20 August 2021. These objections and comments are maintained. In 
light of changes made by the developer we comment as follows. 
 
 
 
 
 



 

 

An outline application 
 
This is an outline application, so the key issues are whether or not the development is 
acceptable in principle. In this case the protection of the Ham Brook as a protected and 
rare chalk stream and the wider environment is essential. The other key question is ‘is this 
a sustainable location for development?’ Is this development acceptable in principle? The 
Ham Brook is a protected chalk stream, so the first question is ‘will the development harm 
the Ham Brook?’ 
 
The Ham Brook is a rare and protected chalk stream, Natural England have changed their 
stance to ‘no objection, subject to suitable mitigation.’ We think Natural England have 
made this change on the basis of inadequate information: The development would 
potentially damage the ecology of the Ham Brook, and have an unacceptably adverse 
effect on the integrity of Chichester and Langstone Harbour Special Protection Area (SPA) 
and Ramsar, Solent Maritime Special Area of Conservation (SAC) and Singleton and 
Cocking Tunnels SAC. 
 
The two major causes of this misjudgement are: 
 
1) The information on bats, especially rare bats, provided by the appellant was inadequate 
and understated the true level of activity. This is not a small difference but an order of 
magnitude. 
 
2) Natural England has not taken into account the discharges of untreated waste water 
into Chichester Harbour which are the result of a shortage of waste water treatment 
capacity, and inadequate and wrongly aligned sewer sizes in the area along with 
occasional heavy rain storms.  
 
While Natural England has been able to calculate the measures necessary to mitigate the 
excess Nitrogen and Phosphate arising from the new development it is not able to 
calculate the effect of, and may unaware of the untreated waste water that is discharged 
directly into ditches and streams that feed into the harbour. This additional pollution arises 
for a combination of storm overflow and the relative sizes of the sewers downstream from 
the development site where until there is new investment, these discharges will continue 
to happen, exacerbated by the additional flows of wastewater from any new development 
that is permitted. 
 
We don’t think this development should be determined until Natural England have 
responded to these points. 
 
Bearing in mind firstly that the situation is bad enough at present even before the newly 
permitted Cala development of 118 houses to the east of Broad Road is completed and 
secondly, the sensitive nature and protected status of the Ham Brook with the Water Voles 
and Eels that the been shown to be present, no additional pollution or disturbance should 
be permitted. 

 
 
 
 
 
 



 

 

The new bridge 
 
This development will require the replacement of the existing bridge over the Ham Brook. 
We think the new bridge will be at least 7.5m and thus is significantly bigger that the 
existing bridge. We presume it will also carry additional services.  
 
This is an essential part of the access to the new development and so should be covered 
by this outline application, but it isn’t. 
 
The pumping station  
 
We have concerns that a pumping station is an essential part of the sewer system for this 
development. It is located very close to the Ham Brook. We are concerned that this could 
be a cause of pollution to the Brook. A mechanical or electrical failure, or power cut, could 
cause this unit to fail. In that event wastewater will back up. Unless the unit can be 
restarted, to prevent wastewater flooding, the waste water would have to be released into 
the stream. This cannot be permitted, and yet it remains a possibility.  
 
The developer hasn’t adequately presented details of the plans for the pumping station for 
consideration at the outline stage. Since this is an essential feature of the plans, and the 
development could not proceed without it, we feel this should be dealt with at the outline 
planning stage. Potentially a failure of the pumping station would be devastating for the 
ecology of the Ham Brook, and areas downstream to Chichester Harbour. 
 
Parish geography  
 
It should be noted that this development is almost wholly on land that is part of 
Southbourne parish and yet the only access from the site is into the parish of Chidham & 
Hambrook. What amenities there are in the parish will be under pressure. It is little comfort 
that there in any case very few amenities. 
 
The parish of Chidham & Hambrook will bear the brunt of the extra traffic congestion but 
gain no direct benefit from the CIL funds. 
 
As a development in Southbourne Parish it is far away from the nearest Southbourne 
settlement boundary. It is adjacent to the Chidham Settlement boundary but on the other 
side of the stream and therefore separated by a significant geographical and 
environmental feature. Has it been determined how affordable housing will allocated since 
the arrangements in Southbourne are different from Chidham & Hambrook? 
 
It is not necessary for this development to be located alongside a protected chalk stream 
in a rural area. The housing could perfectly well be accommodated within the district in a 
more sustainable location closer to the amenities that new residents will need. 
 
Protection of the Ham Brook from the new residents and their pets  

 
To demonstrate that this is a sustainable location that will not cause further damage 
to the Ham Brook the issue of protecting the stream from physical damage caused by 
recreational activity of the new residents should be addressed. We understand that 
this will be dealt with in any future reserved matters application but the principle must 
be established at this outline stage. 



 

 

 
The Five-Year Housing Land Supply calculation 
 
It has very recently been disclosed that Chichester can no longer demonstrate five years 
of housing land supply (it is currently 4.82yr). The appellant may claim that this should 
result in a tilted balance in favour of the developer. However, this aspect of the law is 
intended to make sure wayward Councils do not fall way behind with their house building 
programme. Chichester’s record is very good in this respect, this is a short-term factor, 
and it is not necessary at this stage to dispense with ‘plan led’ development and substitute 
‘developer led’ development in order to maintain the intended level of the house building 
programme in the district. 
 
The local economy and loss of rural amenity  
 
We argue this development should not be in this rural location and does not need to be 
here.  
 
It will result in the loss of a local rural business that has served local people for over 30 
years, and this clearly is a suitable rural location for this business.  
 
It should be noted that the presence of this popular local business was claimed as a 
relevant amenity by Sunley Homes when they made their development application (ref 
20/01826/FUL - 118 homes Land East of Broad Rd.) The comments of the CDC Economic 
Development Team are noted. 
 
Conclusion  
 
We conclude that this significant development does not need to be in a rural area remote 
from amenities needed by new residents. Most journeys will be by car, and this makes it 
an unsustainable location.  
 
The development will inevitably cause damage to a protected and rare chalk stream. Rare 
Bats, Water Voles and Eels are some of the threatened species. This outline application is 
supported by inadequate ecological studies and does not demonstrate that every step has 
been taken to avoid this damage.  
 
This outline application should cover the principle of development and the access 
arrangements, but some issues that are important have not been dealt with.  
 
To be viable the development will need to be connected to the wastewater/sewer system. 
This will require a pumping station which will be located very close to the Ham brook. 
Further details are required to demonstrate that this does not represent a threat to the 
stream during the lifetime of the development. 
 
Access to the site depends on the construction of a new bridge that will be significantly 
larger than the existing one. There should be more details about this since access 
depends on it. 
 
 
 



 

 

 
The revised proposal includes two new houses on the east side of the stream remote from 
the rest of the development. Construction of these houses will inevitably cause 
unnecessary damage to the stream, which should not be permitted. 
 
This development is in, but not connected to the Parish of Southbourne. It is not needed to 
meet a local housing need in Chidham & Hambrook and is not supported by either Parish 
Council. 
 
Objection  
 
The number of houses has been reduced to 63, and a buffer planned for the west 
side of the Ham Brook. Whilst we welcome this, we feel these actions are inadequate 
and that this planning application should be refused and that our comments above 
are taken into account. 
 
We also request the District Council to consider Natural England’s formal consultation 
response before taking a decision on this application. 

 
Further comment received 10.01.2022 
 
The CDC Policy report posted on 25/11/21 is dated 31/08/21 and was out of date before it 
was posted on the portal. It needs to be revised to reflect new updates in the following 
areas: 
 
1. The 5 yr housing supply figure has been updated and as from September 2021 CDC 
can demonstrate a 5.3 housing supply figure, not 4.3 years as stated in the report. 
Therefore, the presumption in favour of sustainable development no longer applies. 
 
2. The Hambrook / Nutbourne wildlife corridor is nearing completion in being adopted as a 
strategic Corridor within the revised Local Plan. The southern and eastern parts of this site 
and the access are all located within this corridor. Criterion 6.6 of the Interim Position 
Statement requires development proposals to demonstrate they will not affect the potential 
or value of a wildlife corridor. This proposed development clearly will impact the wildlife in 
this area. 
 
3. On 25/11/21 a Statement of Common Ground was signed by Southern Water, CDC and 
the Environment Agency regarding wastewater capacity at Thornham Wastewater 
Treatment Plant (WWTP). Taking into account permissions and completions up to 
November 2021 there is remaining headroom capacity for 173 dwellings. New 
development proposals within the area served by Thornham WWTP will have to 
demonstrate that, taking account of both the latest DWF based headroom information and 
the needs of extant planning permissions yet to be built/completed, sufficient headroom 
exists to serve the development, or alternatively that no net increase in flows to Thornham 
WWTP will result from this development. 
 
As these updates were published at around the same time as this report was uploaded 
onto the planning portal we are perplexed as to why it was not revised before doing so. 
 
 
 



 

 

Further comment received 05.01.2022 
 
The applicant's ecological adviser has posted a Technical Ecological Response - Dec 
2021 which attempts to claim that the Ham Brook is not a particularly significant corridor 
for bats and negate the arguments made so far. The ecologist's argument claims their 
observations, a combination of transects and static recording, were not of sufficient 
number and variety to justify allowing significant protection for the wildlife corridor. 
This argument that there are only low numbers of bats locally is based on flawed 
evidence. An alternative explanation is that the ecologist's survey under-recorded the bats 
present. There are reasons to think that this alternative explanation is the correct one, as 
follows: 
 
1. The type of static recorder used in the study under records the actual number of bat 
passes, for technical reasons acknowledged by the ecologist. 
 
2. The numbers of recordings made in the study are far fewer than those made by other 
bat detectors using different recording technology. 
 
3. The applicant's survey tells us that in April, over five consecutive days, no bats were 
recorded at the Southern Anabat. This is not credible. There must be an alternative 
explanation. Could there have been, for example, a technical error? 
 
These underlying concerns about the bat activity survey are included in the CDC 
Environmental Strategy Unit report posted on October 26th, but have not been addressed 
in the applicant sponsored Technical Ecological report posted in December. 
 
What is disputed by the applicant is that this is a significant foraging and commuting 
corridor for rare bats - the argument is that there are very few rare bats, and the developer 
proposal will not harm the corridor. 
 
The developer has understated the numbers of rare bats that use the corridor and 
understated the significance of the impact of associated lighting, light spillage, and 
residential disturbance on this significant chalk stream and wildlife corridor. Different 
insects and species of bat respond differently to different levels and wavelengths of light. 
Artificial lighting will disturb the ecological balance between different species of both 
predator and prey. 
 
The reference to nearby Rose Briar Copse (20/01826/FUL) which has been allowed by the 
Planning Inspector, has little value as a comparison site. The two paragraphs at the top of 
page 11 of this document are unsupported assertions. Rose Briar has no chalk stream. 
Low levels of barbastelles is not a surprise - it is a rare bat. 
 
The Parish Council will respond further on other issues by the deadline of 14 January 
2022. 
 
 
 
 
 
 
 



 

 

Original comment received 20.08.2021 and 05.10.2021 
 
The development site is within the parish of Southbourne but the impact will be felt wholly 
on the settlement of Hambrook: 
 
- The site is not within or adjacent to the Southbourne settlement boundary. The applicant 
claims that the site is contiguous with the Hambrook settlement boundary, but the new 
area of housing to be developed is entirely to the west of the Ham Brook. To claim that an 
area which is the other side of a river/stream, in the parish of Southbourne, is contiguous 
with a settlement in the parish of Chidham & Hambrook is taking liberties with the meaning 
of contiguous. We would therefore contend this is contrary to IPS 6.2.1 
 
- This site is not identified for housing development in either the SPNP 2015 or the SPNP 
Review (SPNPR) 2019-2037. The Reviewed Neighbourhood Plan is at an advanced stage 
having completed its Reg 16 consultation and is now accorded weight in the planning 
system (NPPF para 49/50). This proposal conflicts with it. 
 
- The development is in designated countryside and encroaches on the strategic gap 
between Southbourne and Hambrook. The Landscape Gap Assessment (May 2019) 
carried out for CDC states the importance of retaining the gap between Southbourne and 
Hambrook as open countryside to prevent the coalescence of the settlements and 
maintaining their separate identities. A cross border site by its very nature begins 
coalescence between the two parishes.  
 
- Both Hambrook Hill South and Priors Leaze Lane are rural. Hambrook Hill South leads to 
a network of footpaths and bridle ways, regularly used by dog walkers, walkers and horse 
riders. A reconfigured junction leading to a large development will urbanise the area. 
 
- The access to the development would be in Hambrook, exiting on to Priors Leaze Lane. 
This is a narrow country lane with no pedestrian footway, restricted visibility due to high 
hedgerows on each side and few passing places for motorists. Traffic is therefore more 
likely to use Broad Road with an estimated additional 150 cars negotiating the staggered 
junction with Scant Road West. The potential impacts of developments on transport need 
to be seen by Highways in conjunction with other potential developments and not in 
isolation. There is currently an Enquiry in progress to be heard on Sept 1st for 118 homes 
to be built north of Scant Road West. If this were approved there would be a further 200+ 
cars accessing Broad Road and the impact would be even more significant, increasing 
congestion and affecting air quality. This increases the risk factor for all road users. Exiting 
onto Main Road is already a significant problem with traffic having to negotiate parked 
cars at the south of Broad Road. 
 
- No cycling, walking or public transport opportunities have been identified (NPPF para 
104). 
 
- The transport surveys carried out by Bright Plan took place in January 2021 when there 
was a national lockdown. Clearly that is not a representative picture. Since the end of 
lockdowns there has been a noticeable increase in traffic and these studies need to be 
repeated to give a true picture. 
 
 
 



 

 

- The applicant makes a number of misleading claims about the proximity of the site to a 
'range of services and facilities'. The only two amenities cited within a 1 km range are the 
Post Office, selling a very limited range of goods and a grain store. (Quite how useful a 
grain store would be to potential residents is puzzling) The nearest Primary school is 2km 
from the proposed entrance to the site, which would be much further for residents living in 
the NW sector of the development. 
 
- The services which provide basic necessities i.e. grocery shopping, surgery, pharmacy, 
dentist, garage repairs, farm shop, hairdressers, primary and secondary schools are in 
Southbourne. The assertion this could be reached on foot in 20mins is false. The most 
direct route would involve walking along Priors Leaze Lane which is dangerous for 
pedestrians as it is unpaved and unlit with a national speed limit. The location of the 
Chichester Grain store is an added hazard with very large grain containers being towed by 
even larger tractors. It would certainly take longer than 20 mins to reach any of these 
services. Alternatively, a walk of at least 40-45 mins would be required down to Main Road 
and west to Southbourne It is reasonable to suppose that all such journeys will be made 
by car. There is no cycling or bus route through Hambrook. The train station has a limited 
service and the only bus route is a mile from the site. The site is therefore not in a 
sustainable location, contrary to IPS 6.2.2/.7 and NPPF para 105. 
 
- The Ham Brook, which is environmentally important and one of only 200 chalk streams in 
the world, runs north to south along the eastern edge of the site. A strategic wildlife 
corridor is proposed for inclusion in its Local Plan by CDC and a consultation s currently 
running. The Nutbourne / Hambrook corridor runs north from Nutbourne marshes and 
across the site. The Sussex Bio-Diversity Records Centre has recorded a high 
concentration of protected species with populations water vole, bats and barn owls. The 
Ham Brook is a vital commuting route for a number of bat species. The bat monitoring 
survey concludes: "Many of the UKs resident species of bat are reluctant to cross open 
ground or even small breaks in linear features and will also often go some distance to 
remain within the darkest areas, in an attempt to avoid artificial light. This study has 
indicated that the Ham Brook is significantly important to bats and appears to function as 
an important wildlife corridor for these animals. It serves to connect bats to the protected 
sites of Chichester and Langstone Harbour on the coastal plain, with the wooded 
downland of the South Downs National Park to the north. The Ham Brook corridor 
represents a narrow and very vulnerable wildlife artery, which if compromised, even a 
small way is likely to have a devastating effect upon bats and the wider ecology within the 
locality. This would be especially damaging for the protected environments of Chichester 
and Langstone Harbour." 
 
It is clear, therefore, that a development of 73 homes, with adjacent public open space, 
would put severe pressure on the fragile ecology of this corridor and the Ham Brook. 
Human activity, lighting, pets, noise will all threaten its survival. The application does not 
propose any adequate mitigation against this damage and we do not agree there would be 
any net biodiversity gain. If the corridor is adopted by CDC the application would be 
contrary to IPS 6.2.6. 
 
- The difficulties with connection to Thornham Waste Water Treatment Plant and its lack of 
capacity is well documented. At the present time Chichester District Council are working 
with the EA and Southern Water on a Statement of Common Ground in respect of the 
remaining capacity at Thornham and measures to be taken in the future. This application 
is premature until this Statement has been finalised and the position at ThWWTP is clear. 



 

 

This is particularly pertinent in the light of the recent £90 million fine imposed on Southern 
Water for allowing untreated sewage along the South coast, which is still happening now. 
 
- The Housing Enabling Officer has flagged the implications of the allocation of affordable 
housing. As the site is in Southbourne there is no requirement for potential residents to 
have a connection to the local area, only the district. Conversely, in Chidham & Hambrook, 
which is rurally designated, a connection to the Parish is required. This anomaly needs 
some clarification. It would be grossly unfair for those with a connection to Hambrook to 
lose out on affordable housing. There are other matters to be addressed with regards to 
affordable housing mix and tenure. 
 
- The proposal is not nutrient neutral and will add 40.3kgTN/year to Chichester Harbour, 
as the receiving body of water. In order to achieve nutrient neutrality and avoid an adverse 
effect land needs to be identified for mitigation. There is no clarity on how or where this will 
be achieved. 
 
- Community involvement on behalf of the developers has been poor. The virtual meeting 
set up for residents precluded those participating to see each other. Questions raised 
were filtered and often changed with no opportunity for discussion or feedback. A 
representative did attend our Planning meeting on 20th May 2021.albeit 40 mins late after 
the public session had finished. 
 
- Chichester District Council declared 'Climate Emergency Status' in July 2019. In making 
its declaration the Council made a clear commitment to taking urgent action. This planning 
application is clearly at odds with the CDC's commitment to climate change. This 
development will categorically place further pressure on the environment and our carbon 
footprint. 
 
- In conclusion Chidham and Hambrook Parish Council are strongly opposed to this 
development. It will place extreme pressures on our community in terms of significant 
harm to the environment and a burden on the residents of Hambrook with no additional 
benefits. We believe it is contrary to NPPF 49, 50, 103, 104, 109, 122, 123, 134, 170, 171, 
172, 175, 176 and 177 and IPS 6.2.1/.2/.3/.6/.7/.10/.12 
 
It is an unsustainable location and should be refused. 
 
 

6.2 Southbourne Parish Council 
 
 Further comment received 24.01.2023 
 

The attached report [see file for report] was completed as part of the Southbourne 
Parish Council Neighbourhood Plan. At the Planning Committee meeting of 19th 
January, it was agreed to share this report with a selection of relevant parties 
specifically with reference to this application. 
 
Willowbrook 21/01910/FUL – The site lies within the surface water catchment area 
and flow paths that contribute to flooding on the Ham Brook and downstream to 
School and Farm Lane. 
 
NPPF July 2021 clearly states: 



 

 

 
163. If it is not possible for development to be located in areas with a lower risk of 
flooding (taking into account wide sustainable development objectives), the 
exception test may have to be applied. The need for the exception test will depend 
on the potential vulnerability of the site and of the development proposed, in line 
with the Flood Risk Vulnerability Classification set out in Annex 3. 
 
164. The application of the exception test should be informed by a strategic or site 
specific flood risk assessment, depending on whether it is being applied during 
plan production of at the application stage. To pass the exception test it should be 
demonstrates that: 
a) the development would provide wider sustainability benefits to the community 
that outweigh the flood risk; and 
b) the development will be safe for its lifetime taking account of the vulnerability of 
its users, without increasing flood risk elsewhere, and, where possible, will reduce 
flood risk overall. 
 
No development lives in isolation and the cumulative effects must be taken into 
account throughout the parish. 

 
 Further comment received 07.10.2022 
 

Southbourne Parish Council objections to re-consultation of 21/01910/OUT Willowbrook 
Riding Centre. 
 
The site was listed as Southbourne HEELA 2020 as HSB0001a, yet the application has 
been assigned to Chidham & Hambrook Parish. 
 
This site is not identified for housing in the made SPC Neighbourhood Plan 2015 or in the 
NP review 2022. It is so far removed from any of our settlement policy boundaries as to be 
completely unviable and unsustainable for a plan led growth of Southbourne Parish. We 
also fully endorse the concerns and comments made by Chichester Harbour 
Conservancy. 
 
The following are specific NPPF (July 2021) guidance that we feel are contravened by this 
application, either in its entirety or that there has not been sufficient documentation to 
propose mitigation of the application’s short comings. Specific parish comments are in 
underlined. 
 
16. Plans should: 
a. Be prepared with the objective of contributing to the achievement of sustainable 
development. 
 
This site was rejected for development by SPC neighbourhood plan assessment as it does 
not provide any benefit to Southbourne, it is not bordered by any settlement area in the 
parish and starts to form a coalescence between the parishes of Southbourne and 
Chidham & Hambrook parish. 
 
 
 



 

 

 
20. Strategic policies should set out an overall strategy for the pattern, scale and design 
quality of places, and make sufficient provision for: 
b) infrastructure for transport, telecommunications, security, waste management, water 
supply, wastewater, flood risk and coastal change management. 
 
There is no public transport link (buses etc) within a kilometre of the site. Southern Water 
does not have sewage capacity, and a private pumping station on the banks of a chalk 
stream is not viable. There is no statement on coastal disturbance. 
 
c) community facilities (such as health, education and cultural infrastructure). 
 
New residents would have to utilise the currently at capacity facilities in Southbourne. Our 
schools, doctor surgery etc are already overwhelmed. 
 
d) conservation and enhancement of the natural, built and historic environment, including 
landscapes and green infrastructure, and planning measures to address climate change 
mitigation and adaptation. 
 
The Ham Brook chalk stream is one of only 200 left on the planet. The disturbance of its 
banks during construction, and access by residents (and their domestic animals) will 
severely damage the habitats of the protected species living in/around the brook. 
 
79. To promote sustainable development in rural areas, housing should be located where 
it will enhance or maintain the vitality of rural communities. Planning policies should 
identify opportunities for villages to grow and thrive, especially where this will support local 
services. Where there are groups of smaller settlements, development in one village may 
support services in a village nearby. 
 
Supporting a prosperous rural economy 
 
84. Planning policies and decisions should enable: 
a) The sustainable growth and expansion of all types of business in rural areas, both 
through conversion of existing buildings and well-designed new buildings. 
b) The development and diversification of agricultural and other land-based rural 
businesses. 
 
Removing the well-used Willowbrook Riding centre from use is directly opposed to this 
guidance. 
 
Promoting sustainable transport 
 
104. Transport issues should be considered from the earliest stages of plan-making and 
development proposals, so that: 
a. The potential impacts of development on transport networks can be addressed. 
b. Opportunities from existing or proposed transport infrastructure, and changing transport 
technology and usage, are realised – for example in relation to the scale, location or 
density of development that can be accommodated 
c. Opportunities to promote walking, cycling and public transport use are identified and 
pursued. 



 

 

io 
d. The environmental impacts of traffic and transport infrastructure can be identified, 
assessed and taken into account – including appropriate opportunities for avoiding and 
mitigating any adverse effects, and for net environmental gains; and 
e. Patterns of movement, streets, parking and other transport considerations are integral 
to the design of schemes and contribute to making high quality places. 
 
There is no sustainable transport in the site area. All most residents will have to drive to 
meet even the basic shopping/care/education needs. 
 
105. The planning system should actively manage patterns of growth in support of these 
objectives. Significant development should be focused on locations which are or can be 
made sustainable, through limiting the need to travel and offering a genuine choice of 
transport modes. This can help to reduce congestion and emissions and improve air 
quality and public health. However, opportunities to maximise sustainable transport 
solutions will vary between urban and rural areas, and this should be taken into account in 
both plan-making and decision-making. 
 
The site is not in any way sustainable 
 
106. Planning policies should: 
a. Support an appropriate mix of uses across an area, and within larger scale sites, to 
minimise the number and length of journeys needed for employment, shopping, leisure, 
education and other activities. 
b. Be prepared with the active involvement of local highways authorities, other transport 
infrastructure providers and operators and neighbouring councils, so that strategies and 
investments for supporting sustainable transport and development patterns are aligned. 
c. Identify and protect, where there is robust evidence, sites and routes which could be 
critical in developing infrastructure to widen transport choice and realise opportunities for 
large scale development. 
d. Provide for attractive and well-designed walking and cycling networks with supporting 
facilities such as secure cycle parking (drawing on Local Cycling and Walking 
Infrastructure Plans) 
 
As above this rural parish (Chidham & Hambrook) does not have access to any of these 
options. Nor are there any plans for such infrastructure changes to be made. 
 
Considering development proposals 
 
110. In assessing sites that may be allocated for development in plans, or specific 
applications for development, it should be ensured that: 
A. Appropriate opportunities to promote sustainable transport modes can be – or have 
been – taken up, given the type of development and its location. 
b. Safe and suitable access to the site can be achieved for all users. 
c. The design of streets, parking areas, other transport elements and the content of 
associated standards reflects current national guidance, including the National Design 
Guide and the National Model Design Code 
d. Any significant impacts from the development on the transport network (in terms of 
capacity and congestion), or on highway safety, can be cost effectively mitigated to an 
acceptable degree. 
 



 

 

As above this rural parish (Chidham & Hambrook) does not have access to any of these 
options. Nor are there any plans for such infrastructure changes to be made. 
 
113. All developments that will generate significant amounts of movement should be 
required to provide a travel plan, and the application should be supported by a transport 
statement or transport assessment so that the likely impacts of the proposal can be 
assessed. 
 
The applicants travel plans states: 
“The Chartered Institute of Highways and Transportation’s (CIHT) publication ‘Providing 
for Journeys on Foot’ (2000) states that the average length of a journey on foot is 1km. It 
further recommends a preferred maximum walking distance of 2km for commuting 
journeys. As shown on Plan 01, a wide range of local services and amenities, including 
train services, are situated within 1km of the application site and are therefore accessible 
on foot.” 
 
There are no existing footways. Certainly not to Southbourne facilities which the residents 
would have to use, and this does not take into account those residents who might well be 
unable to walk those distances in the first place. 
 
171. Plans should reduce risk from coastal change by avoiding inappropriate development 
in vulnerable areas and not exacerbating the impacts of physical changes to the coast. 
They should identify as a Coastal Change Management Area any area likely to be affected 
by physical changes to the coast, and: 
a. Be clear as to what development will be appropriate in such areas and in what 
circumstances; and 
b. Make provision for development and infrastructure that needs to be relocated away 
from Coastal Change Management Areas. 
 
There has been no comment on recreational disturbance to Chichester harbour AONB. 
 
Conserving and enhancing the natural environment 
 
174. Planning policies and decisions should contribute to and enhance the natural and 
local environment by: 
a. Protecting and enhancing valued landscapes, sites of biodiversity or geological value 
and soils (in a manner commensurate with their statutory status or identified quality in the 
development plan); 
b. Recognising the intrinsic character and beauty of the countryside, and the wider 
benefits from natural capital and ecosystem services – including the economic and other 
benefits of the best and most versatile agricultural land, and of trees and woodland. 
d. Minimising impacts on and providing net gains for biodiversity, including by establishing 
coherent ecological networks that are more resilient to current and future pressures. 
e. Preventing new and existing development from contributing to, being put at 
unacceptable risk from, or being adversely affected by, unacceptable levels of soil, air, 
water or noise pollution or land instability. Development should, wherever possible, help to 
improve local environmental conditions such as air and water quality, taking into account 
relevant information such as river basin management plans. 
 
 



 

 

 
We do not think the buffer to the Ham Brook is sufficient we would require a minimum of 
50 meters. 
 
Habitats and biodiversity 
 
179. To protect and enhance biodiversity and geodiversity, plans should: 
a. Identify, map and safeguard components of local wildlife-rich habitats and wider 
ecological networks, including the hierarchy of international, national and locally 
designated sites of importance for biodiversity; wildlife corridors and steppingstones that 
connect them; and areas identified by national and local partnerships for habitat 
management, enhancement, restoration or creation; and 
b. Promote the conservation, restoration and enhancement of priority habitats, ecological 
networks and the protection and recovery of priority species; and identify and pursue 
opportunities for securing measurable net gains for biodiversity. 
 
We do not believe the buffer area, construction plan, proximity of the pumping station, 
lighting schemes etc are sufficient to protect or enhance the Ham Brook and Chidham & 
Hambrook Wildlife corridors. 
 
180. When determining planning applications, local planning authorities should apply the 
following principles: 
a. If significant harm to biodiversity resulting from a development cannot be avoided 
(through locating on an alternative site with less harmful impacts), adequately mitigated, 
or, as a last resort, compensated for. 
 
Then planning permission should be refused. 
 
b. Development on land within or outside a Site of Special Scientific Interest, and which is 
likely to have an adverse effect on it (either individually or in combination with other 
developments), should not normally be permitted. The only exception is where the benefits 
of the development in the location proposed clearly outweigh both its likely impact on the 
features of the site that make it of special scientific interest, and any broader impacts on 
the national network of Sites of Special Scientific Interest. 
 
Potential damage to the chalk stream, which flows into Nutbourne Marshes, Chichester 
Harbour SSSI, is a direct threat to the SSSI. 
 
c. Development resulting in the loss or deterioration of irreplaceable habitats (such as 
ancient woodland and ancient or veteran trees) should be refused. 
 
 
 
 
 
 
 
 
 
 



 

 

182. The presumption in favour of sustainable development does not apply where the plan 
or project is likely to have a significant effect on a habitats site (either alone or in 
combination with other plans or projects) unless an appropriate assessment has 
concluded that the plan or project will not adversely affect the integrity of the habitats site. 
 
We feel that presumption in favour of sustainable development does not apply to this 
development for all the reasons above. It is in an unsustainable area, it cannot safeguard 
the chalk stream, it has no serviceable amenities for the residents nearby, except a corner 
shop and a post office, there are currently no plans to enhance the transportation network 
etc. 

 
 Original comment received 03.08.2021 

 
1. Planning Policy 
 
This site is not identified for housing development in either the SPNP 2015 or the SPNP 
Review (SPNPR) 2019-2037. The Reviewed Neighbourhood Plan is at an advanced stage 
having completed its Reg 16 consultation and is now accorded weight in the planning 
system (NPPF para 50), this proposal conflicts with it. Allowing additional housing over 
and above the 1250 dwellings already provided for would be likely to weaken the viability 
of the current proposals and risk flooding the local housing market. At the very least, this 
proposal is premature in view of the stage reached by the SPNP Review (NPPF para 49 & 
50). 
 
The applicant says (Planning Statement para 4.42) that the reviewed Neighbourhood Plan 
is flawed because it would prevent permissions being granted outside the identified built 
up areas (Settlement Boundaries) which would otherwise be granted under the CDC 
Interim Policy Statement on Housing. It is the applicant's argument that is flawed. The 
CDC Policy Statement is an "interim" or temporary measure intended to be replaced by 
reviewed Development Plans in due course. One of the obvious purposes of the 
Development / Neighbourhood Plan is to provide certainty about where development will 
be permitted by identifying specific sites and drawing Settlement Boundaries to control 
sprawl. Also the applicants planning statement 6.5 regarding the settlement boundary - 
this site is not within or adjacent to a Southbourne settlement boundary, as a cross border 
site by its very nature begins coalescence between SPC and CHPC. 
 
We do not believe the application complies with the Interim Statement anyway (Item 6 - 
adversely affects a Wildlife corridor) (7 wastewater proposals inadequate) (12 Nitrate 
Neutrality). 
 
2. The Ham Brook Wildlife Corridor  
 
The biodiversity evidence submitted by the applicant appears to underestimate the value 
of this site when compared with the results obtained by the Parish Council surveys. The 
site forms part of the SPNPR Wildlife Corridor which proposes 50 metre buffers on either 
side of the Ham Brook Chalk Stream (SPNPR Para 5.87) without any accompanying 
development. The developer acknowledges that Section 41 habitat and species are 
present (NERC Act 2006) and that the chalk stream is a "Priority Habitat" but proposes a 
20 metre buffer of public open space which would bring pressure from public intrusion 
onto a rare and delicate habitat. The proximity of development would bring other 
pressures such as domestic pets, cats in particular, which are not mitigated by a few log 



 

 

piles and nesting boxes. The proposals do not appear to represent a 10% uplift in 
biodiversity. The aim of the SPNPR is to upgrade the Ham Brook, not see it struggling 
under further pressure. Also the Ham Brook will need a considerable lengthening of the 
culvert for the entrance and this is both unacceptable and no details have been provided. 
 
3. Wastewater 
 
(See objection from Hambrook resident Neil Burns) It is not demonstrated that Southern 
Water can provide satisfactory foul drainage treatment for effluent without additional 
stormwater discharges downstream. 
 
4. Nitrate Neutrality 
 
The adjoining field to the west is proposed to off-set nitrate pollution, but there is no 
explanation as to how this is to be achieved in perpetuity. 

 
5. Applicants planning statement 
 
Their statement 7.4 states that; "No policies in NPPF that would provide a reason for 
refusal" We believe this application is contrary to or does not comply with; NPPF 49, 50, 
103, 104, 109, 122, 123, 134, 170, 171, 172, 175, 176 and 177. 
 

6.3 Natural England 
 
 Further comment received 12.05.2022 

 
Summary of Natural England's advice: 
 
No objection - subject to appropriate mitigation being secured. 
 
The following mitigation measures are required: 
• Mitigation to combat the increase in nutrients as a result of the development. 
• Mitigation to combat the increased recreational disturbance that will occur as a result of 
the development. 
• Implementation of a site lighting scheme to minimise impacts on bat species once the 
development is operational. 
• Implementation of a Construction Management Plan to minimise impacts upon bat 
species during the construction phase. 
 
Natural England advise a planning condition or obligation is attached to any planning 
permission to secure these measures. 
 
Further comment received 15.03.2022 
 
Summary of Natural England's advice: 
 
Further information required to determine impacts on designated sites 
 
As submitted, the application could have potential significant effects on Chichester and 
Langstone Harbour Special Protection Area (SPA) and Ramsar, Chichester Harbour Site 
of Special Scientific Interest (SSSI), Solent Maritime Special Area of Conservation (SAC) 



 

 

and Singleton and Cocking Tunnels SAC. Natural England requires further information in 
order to determine the significance of these impacts and the scope for mitigation. The 
following information is required: 
 
• Avoidance and mitigation measures for qualifying bat features of Singleton and Cocking 
Tunnels SAC need to be considered by your authorities Appropriate Assessment (AA). 
 
Without this information, Natural England may need to object to the proposal. 
 
Further comment received 12.01.2022 
 
Summary of Natural England's advice: 
 
Further information required to determine impacts on designated sites 
 
As submitted, the application could have potential significant effects on Chichester and 
Langstone Harbours Special Protected Area (SPA) and Ramsar site, potential impacts on 
Chichester Harbour Site of Special Scientific Interest (SSSI) and potential significant 
effects on Singleton and Cocking Tunnels Special Area of Conservation (SAC). Natural 
England requires further information in order to determine the significance of these 
impacts and the scope for mitigation. 
 
• Further details of proposed lighting levels across the development site and consideration 
of additional mitigation. 
• Avoidance and mitigation measures for qualifying bat features of Singleton and Cocking 
Tunnels SAC also need to be considered in your authority's Appropriate Assessment. 
 
Any proposed mitigation measures and measures to avoid impacts to European 
designates sites may need to be formally checked and confirmed by your Authority, as the 
competent authority, via an appropriate assessment in view of the European Site's 
conservation objectives and in accordance with the Conservation of Habitats & Species 
Regulations 2017 (as amended).   
 
Without this information, Natural England may need to object to the proposal. 
 
Further comment received 22.10.2021 
 
Summary of Natural England's advice 
 
Further information required to determine impacts on designated sites 
 
As submitted, the application could have potential significant effects on Chichester and 
Langstone Harbours Special Protected Area (SPA) and Ramsar site, potential impacts on 
Chichester Harbour Site of Special Scientific Interest (SSSI) and potential significant 
effects on Singleton and Cocking Tunnels Special Area of Conservation (SAC). Natural 
England requires further information in order to determine the significance of these 
impacts and the scope for mitigation. 
 
• Information needs to be provided to evidence the land use type for the last 10 years, and 
professional judgement be used as to what the land would revert to in the absence of a 
planning application. 



 

 

• Details of proposed lighting levels across the development site.  
• Avoidance and mitigation measures for qualifying bat features of Singleton and Cocking 
Tunnels SAC also need to be considered in your authority's Appropriate Assessment. 
 
Any proposed nutrient mitigation measures and measures to avoid recreational 
disturbance impacts may need to be formally checked and confirmed by your Authority, as 
the competent authority, via an appropriate assessment in view of the European Site's 
conservation objectives and in accordance with the Conservation of Habitats & Species 
Regulations 2017 (as amended). 
 
Without this information, Natural England may need to object to the proposal. 
 
Original comment received 22.07.2021 
 
Summary of Natural England's advice 
 
Further information required to determine impacts on designated sites 
 
As submitted, the application could have potential significant effects on Chichester and 
Langstone Harbours Special Protected Area (SPA) and Ramsar site, and potential 
impacts on Chichester Harbour Site of Special Scientific Interest (SSSI). Natural England 
requires further information in order to determine the significance of these impacts and the 
scope for mitigation. 
 
The following information is required: 
 
• Consideration of any potential likely significant effects upon Chichester and Langstone 
Harbours SPA and Ramsar site through a Habitats Regulations Assessment, and 
proceeding to the Appropriate Assessment stage where necessary. 
 
• Mitigation measures to avoid an impact from the 40.3kgTN/year (Nitrogen Budget 
Calculation, June 2021), in combination with other nutrient inputs, on the receiving waters 
predicted as a result of the proposal. 
 
Any proposed nutrient mitigation measures and measures to avoid recreational 
disturbance impacts may need to be formally checked and confirmed by your Authority, as 
the competent authority, via an appropriate assessment in view of the European Site's 
conservation objectives and in accordance with the Conservation of Habitats & Species 
Regulations 2017 (as amended). 
 
Without this information, Natural England may need to object to the proposal. 
 
[Officer Note: In addition to the formal responses to the planning application consultations, 
the Council has also received the comments below in response to queries from the Parish 
Council and a Ward Member. These are provided below: 
 

 Natural England’s response to Southbourne Parish Council dated 09.10.2022 
 
As you may be aware, Natural England must be consulted on planning applications that 
impact on Sites of Special Scientific Interest (SSSIs) or internationally designated sites 
(Special Areas of Conservation, Special Protection Areas and Ramsar sites).  



 

 

The Natural England response you refer to below relates to amended plans. Natural 
England were consulted on planning application 21/01910/OUT Updated HRA & 
Appropriate Assessment - Outline, all matters reserved (except access) for demolition of 
buildings/structures on site, erection of 73 dwellings incl. 3 custom/self-build plots, parking 
etc. Willowbrook Riding Centre, Hambrook Hill, South Hambrook, Chidham PO18 8UJ to 
consider any environmental impacts upon Chichester and Langstone Harbour SSSI, SPA 
and RAMSAR, the Solent Maritime SAC and Singleton and Cocking Tunnels SAC and our 
main comments can be found below. 
 
When a planning application is submitted where significant environmental effects cannot 
be ruled out, a competent authority (usually the local planning authority or Environment 
Agency) must make an appropriate assessment of the implications of the plan or project 
for that site, taking account of the site’s conservation objectives. If the appropriate 
assessment cannot rule out damage due to nutrient pollution, planning permission would 
be denied under this legislation unless mitigation to reduce or eliminate the impact can be 
put in place.  
 
Natural England has reviewed the available evidence on Habitats Sites that are in 
unfavourable condition due to high nutrient levels and has advised local planning 
authorities in relevant catchments that they should undertake Habitats Regulations 
Assessments (HRA) of all development proposals which may give rise to additional 
nutrients entering their catchments, in line with the requirements of the Conservation of 
Habitats and Species Regulations 2017. Where developments may fail the tests of an 
appropriate assessment based on nutrient pollution, local planning authorities may choose 
to use nutrient neutrality to counterbalance nutrient impacts and this is what we have 
recommended in our response to Chichester District Council.  
 
The chalk stream itself is not part of a designated site therefore Natural England would not 
comment on it. It is the role of the local planning authority as the decision maker on 
planning applications to take account of all environmental impacts and opportunities and 
make a decision on the proposed development e.g. protected species and priority 
habitats. I note from the comments in the Ecological Appraisal (see attached) that ‘The 
Ham Brook partially falls on site along the south-eastern boundary, which has been 
classified as a Chalk Stream by the Environment Agency and meets the criteria for a 
priority habitat chalk river tributary’ so the local planning authority is aware of its presence. 
This should ensure that it is a consideration of the planning decision. Any impacts to the 
Bechstein’s and Barbastelle bats have been assessed in relation to Singleton and Cocking 
Tunnels SAC and it was deemed that sufficient mitigation was in place to minimise impact. 
 
Natural England’s response to Chidham and Hambrook Parish Council dated 08.11.2022 
 
As you may be aware, Natural England must be consulted on planning applications that 
impact on Sites of Special Scientific Interest (SSSIs) or internationally designated sites 
(Special Areas of Conservation, Special Protection Areas and Ramsar sites).  
 
 
 
 
 
 



 

 

Natural England were consulted on planning application 21/01910/OUT Updated HRA & 
Appropriate Assessment - Outline, all matters reserved (except access) for demolition of 
buildings/structures on site, erection of 73 dwellings incl. 3 custom/self-build plots, parking 
etc. Willowbrook Riding Centre, Hambrook Hill, South Hambrook, Chidham PO18 8UJ to 
consider any environmental impacts upon Chichester and Langstone Harbour SSSI, SPA 
and RAMSAR, the Solent Maritime SAC and Singleton and Cocking Tunnels SAC and our 
main comments can be found below. 
 
When a planning application is submitted where significant environmental effects cannot 
be ruled out, a competent authority (usually the local planning authority or Environment 
Agency) must make an appropriate assessment of the implications of the plan or project 
for that site, taking account of the site’s conservation objectives. If the appropriate 
assessment cannot rule out damage due to nutrient pollution, planning permission would 
be denied under this legislation unless mitigation to reduce or eliminate the impact can be 
put in place.  
 
Natural England has reviewed the available evidence on Habitats Sites that are in 
unfavourable condition due to high nutrient levels and has advised local planning 
authorities in relevant catchments that they should undertake Habitats Regulations 
Assessments (HRA) of all development proposals which may give rise to additional 
nutrients entering their catchments, in line with the requirements of the Conservation of 
Habitats and Species Regulations 2017. Where developments may fail the tests of an 
appropriate assessment based on nutrient pollution, local planning authorities may choose 
to use nutrient neutrality to counterbalance nutrient impacts and this is what we have 
recommended in our response to Chichester District Council.  
 
It is the role of the local planning authority as the decision maker on planning applications 
to take account of all environmental impacts and opportunities and make a decision on the 
proposed development e.g. protected species and priority habitats, and therefore I would 
encourage you to share your findings with Chichester District Council. Any impacts to the 
Bechstein’s and Barbastelle bats have been assessed in relation to Singleton and Cocking 
Tunnels SAC and it was deemed that sufficient mitigation was in place to minimise impact. 
 
Natural England’s response to Councillor Moss dated 07.10.2022 
 
Natural England’s Role in the Planning System 
 
Natural England is a statutory consultee in the planning system and is consulted on 
development plans, marine plans, nationally significant infrastructure projects and certain 
planning applications and marine licensing proposals (relating to designated nature 
conservation sites and significant areas of best and most versatile agricultural land). 
Natural England is also a consultee on environmental assessments (Habitats Regulations 
Assessment, Strategic Environmental Assessment and Environmental Impact 
Assessment). Natural England focusses its advice on strategic plan level engagement and 
high risk and high opportunity planning cases. We are unable to provide detailed advice 
on all cases on which we are consulted. 
 
 
 
 



 

 

Natural England responds to consultations on development proposals in line with its 
published standards. Our advice aims to ensure the impacts of development and 
infrastructure on the natural environment are fully addressed, high environmental quality 
development is delivered and opportunities for biodiversity and other environmental gains 
are maximised.  Natural England’s advice is provided in line with the NPPF, National 
Policy Statements and relevant development plan policies.   
 
We hope that the above link to our standards in particular helps you to understand why we 
have not provided bespoke advice to Chichester District Council on the matters of both 
water voles and the Ham Brook Chalk Stream. 
 
Natural England’s Advice 
 
You are correct that Natural England’s advice on this application has focused on the 
following protected sites: 
 

• Chichester and Langstone Harbour Special Protection Area (SPA) and Ramsar site 
• Chichester Harbour Site of Special Scientific Interest (SSSI) 
• Solent Maritime Special Area of Conservation (SAC) 
• Singleton and Cocking Tunnels SAC. 

 
As I’m sure you are aware Natural England’s involvement with this planning application 
goes back beyond our letter dated 15th March 2022 which is the earliest date referenced in 
your current correspondence. When we responded on 15th March, we were already 
satisfied that the proposed development could suitably mitigate for its potential impacts on 
the Chichester Harbour designated sites (SPA, SAC, Ramsar and SSSI). The issue raised 
in this letter with respect to the bat species which are features of the Singleton and 
Cocking Tunnel’s SAC was over a technicality only. Again, we were satisfied that the 
application provided sufficient mitigation to avoid an adverse impact but this information 
had not been captured in the Habitats Regulations Assessment (HRA) which Chichester 
District Council are required to undertake as the competent authority under the relevant 
legislation. 
 
Chichester District Council then provided an updated HRA which we commented on in our 
letter dated 12th May. However, this time the HRA also included a number of potential new 
impacts on bats and concluded that adverse impacts on the Singleton and Cocking 
Tunnels SAC could not be ruled out. We advised that in our professional judgement this 
conclusion was overly precautionary and the level of mitigation proposed was sufficient to 
rule out an adverse impact. Natural England is an advisory body only and we made clear 
that ultimately this is the council’s decision as the competent authority.  
 
We appreciate that some changes were subsequently made to the application but a 
review of these indicated that there was nothing sufficient to warrant a change in the 
advice that we had already given. Hence the letter issued on 8th September. 
 
I hope that this email helps to explain Natural England’s recent involvement in the 
Willowbrook Riding Centre Application.] 
 
 
 
 



 

 

6.4 National Highways 
 
No objection, provided that Chichester District Council collects an appropriate proportional 
contribution of £111,786 (62 x £1,803) from this particular site towards further mitigation of 
the A27 junctions in Chichester District as set out in Chichester District Council's SPD 
'Approach for securing development contributions to mitigate additional traffic impacts on 
the A27 Chichester Bypass'. 

 
6.5 Network Rail 
 
 No comments to make on the proposal. 

 
6.6 Southern Water 

 
Our investigations indicate that Southern Water can facilitate foul sewerage run off 
disposal to service the proposed development. Southern Water requires a formal 
application for a connection to the public sewer to be made by the applicant or developer. 
 
Condition requested to secure details of the proposed means of foul sewerage and 
surface water disposal.  
 

6.7 Sussex NHS Commissioners (CCG) 
 
CIL planning response covers this as part of existing CIL funds assigned. 

 
6.8 Scottish and Southern Energy Power Distribution 

 
No objection to the application. Advisory note in relation to live cables within the area of 
works.  
 

6.9 Sussex Police 
 
No major concerns with the proposals, however, additional measures to mitigate against 
any identified local crime trends and site-specific requirements should always be 
considered. 
 

6.10 WSCC Education 
 
Further comment received 27.01.2022 
 
A Holding Objection was made to the application on 23 December 2021 in order for the 
County Council as Local Education Authority (LEA) to complete an assessment of 
educational provision in the Bourne School Planning Area, which the above application 
comes under. 
 
The County Council can enter a legal agreement and collect financial contributions for 
education provision including for the expansion of an existing school, or the provision of a 
new school. However, if there is not a school in the School Planning Area which can be 
expanded, or there is no land available for a new school, then education provision cannot 
be provided to mitigate children from proposed new development. Which means, there 
may be no local school that the pupils arising from the development can attend. For the 



 

 

LEA the availability of land or expansion potential is as necessary as a monetary 
contribution from a developer in order to ensure the impacts of the site can be mitigated. 
We cannot simply take a financial contribution to mitigate the impact of the development if 
no such possibility exists within the education planning area. 
 
Following the publication of the Interim Position Statement on Housing by the District 
Council, which aimed to maintain a 5-year housing land supply, a number of windfall 
applications have been submitted, including in the Bourne School Planning Area. These 
unallocated sites coming forward for development will increase the need for school places 
in the area; these have not been planned for through the Local Plan or school place 
planning process. Therefore, the windfall sites coming forward, in combination with the 
delay of the Southbourne Neighbourhood Plan, (which identifies a new education facility 
and provided a solution to the lack of school places available when considering proposed 
allocations and could potentially have been expanded), has led to the need to complete 
another education assessment of the area to ensure mitigation could be achieved and if 
so whether that was through expansion of existing or a further new school, as a result of 
these windfall applications. 
 
Since December, the County Council as LEA has been investigating whether any primary 
school in the School Planning Area could be expanded further in order to accommodate 
the additional children from this application site, and other development sites in the 
Bourne School Planning Area. This has entailed an assessment of existing school sites, 
meetings with stakeholders and internal discussions. These have necessarily needed to 
take place before we could have any confidence that we were able to house the pupils 
arising from the current development site proposals. 
 
County Council as LEA can now inform Chichester District Council, as determining 
authority, that a potential way forward has been identified through the expansion of a 
school in the Bourne School Planning Area, in addition to expansions already planned as 
a result of allocated housing developments. While it is at an early stage and feasibility, 
design and consultation will need to be undertaken, the County Council as LEA, will 
pursue this solution which can provide education mitigation for the proposed development. 
 
As for other school expansions in Chichester District, the delivery of an expansion will be 
sought through the CIL process. The County Council will work with CDC through their 
Infrastructure Business Plan process in order for the mitigation proposal project to be 
identified, prioritised and funded.  
 
In view of the work County Council as LEA has undertaken in the assessment of 
education capacity, which has led to a potential solution through the expansion of a 
primary school in the Bourne School Planning Area, and delivery of the project via CIL, the 
holding objection is removed. 
 
There is now no education objection to the application. 
 
Further comment received 23.12.2021 
 
Developers are required to mitigate the impact of their proposed developments and where 
appropriate provide or make contributions towards site specific education provision where 
a specific need is identified. School places are required in perpetuity to mitigate planned 
development. 



 

 

 
As Local Education Authority (LEA) the County Council has the statutory duty to make 
education provision available for each pupil, and to provide a school place for each child, 
within the local catchment area where possible. Schools should be provided close to 
where the need arises, to encourage sustainable travel behaviour.  An inability to provide 
school places nearby could result in pupils being allocated spaces at a greater distance 
from their home, which would not be in accordance with sustainable place making or 
education provision policy.  
 
Community Infrastructure Levy (CIL) will be sought by the County Council as LEA from the 
charging authority Chichester District Council (CDC) in order to provide the necessary 
education mitigation for the proposed development. However, if it is established that there 
is a site-specific education mitigation requirement then the site will be liable for Section 
106 Agreement contributions.  
 
To provide further information for the proposed development:  
 
Secondary school provision: Contributions will be sought through CIL.  
 
Primary school provision in the Bourne School Planning Area: Bosham, Chidham & 
Hambrook, Southbourne and Westbourne are all areas within the same school planning 
area, and the cumulative total of the strategic allocations brings forward a requirement for 
circa 3 forms of entry (FE) of additional school places.  
 
Additional sites which are coming forward outside the local or neighbourhood plan process 
(windfall) are currently over 1,000 homes. This equates to a requirement for a further 1 FE 
primary school, which is required in the Bourne school planning area. As school places 
are limited in the area, the expansion of existing facilities or a new facility will be required 
to accommodate the development.  
 
A new education facility is proposed for allocation in the Regulation 16 Southbourne 
Neighbourhood Plan, which has yet to be examined and can only be afforded little to 
moderate weight in decision making. As this education facility cannot be relied on in the 
short term, the County Council as LEA is currently carrying out an assessment of 
education capacity in the Bourne school planning area. 
 
Willowbrook Riding Centre, proposed development: As part of this application, the 
developer would be expected to demonstrate how they intend to mitigate against the 
impact of their proposed developments on education. In the absence of a new education 
facility at Southbourne due to the neighbourhood plan process, it is not clear how the 
applicant will mitigate the education provision from the proposed development. 
 
Taking into consideration the above points the County Council as LEA are providing this 
consultation response as a holding objection until the developer is able to provide full 
details of their proposed primary education mitigation proposals, and the County Council 
completes their assessment of education capacity. 
 
 
 
 
 



 

 

Original comment received 06.10.2021 
 
This site will be CIL liable. CIL will be sought by the County Council as local education 
authority from the charging authority to provide the necessary education mitigation for the 
proposed development. (For the avoidance of doubt, Education covers all children from 0-
18 and up to 25 for SEND pupils)'School places are limited in the locality so expansion of 
existing facilities or a new facility are expected to be required to accommodate the 
development. A new facility is proposed for allocation in the Reg16 Southbourne 
Neighbourhood Plan, which has yet to be examined however can be afforded moderate 
weight in decision making.  In the meantime if children cannot be accommodated at 
existing schools or expansions this or another new facility will be required to 
accommodate the needs of the development. The developer would be expected to 
demonstrate how they intend to mitigate against the impact on education. 

 
6.11 WSCC Fire and Rescue Service 

 
No objection, subject to the requirement of additional fire hydrant(s) for the proposed 
development. This is to ensure that all dwellings on the proposed site are within 150 
metres of a fire hydrant for the supply of water for firefighting. Evidence will also be 
required that Fire Service vehicle access meets with the requirements identified in 
Approved Document B Volume 1 2019 Edition: B5 Section 13, including Table 13.1 and 
diagram 13.1.   
 

6.12 WSCC Highways 
 
 Further comment received 24.01.2023 
 

WSCC Highways are content with the new plan (2019-6075-SK04/Rev.A). WSCC 
Highways confirm that the strip verge on Priors Leaze Lane is shown as retained 
and the slightly increased width on the realigned junction and in to site will be a 
benefit to pedestrians. 

 
 Further comment received 18.01.2023 
 

With regard to the widening of the footpaths WSCC Highways and their engineer 
have confirmed that 1.8m is acceptable to WSCC standard construction details. 
 
Further comment received 09.01.2023 
 
Where footway is proposed on Priors Leaze Lane, WSCC believe this is 1.5m due to 
the requirement for a strip of verge between footway and edge of ditch (2.3 of RSA). 
The remaining proposed footway on the realigned and new road and further within 
site would be beneficial to be widened and WSCC Highways would welcome this. 
However, it is up to the applicant to decide whether this would be possible (with 
land and highway boundary constraints). If the applicant decides to go ahead with 
widening then the LHA could review any revised drawings.  
 
Further comment received 05.09.2022 
 
No objection. No changes will be made to the new access layout and as the reduction in 
dwellings will reduce the number of trips created, WSCC Highways do not consider the 



 

 

reduction will cause any highway safety or capacity impacts and raise no objection to the 
changes. All conditions and comments relating to the access made previously should 
apply. 
 
Original comment received 20.10.2021 
 
No objection. 
 
West Sussex County Council, in its capacity as Local Highway Authority (LHA), have been 
re-consulted on outline proposals for 73 x dwellings with matters of access to be 
approved. In comments dated 28 July 2021 the LHA requested further information on 
several matters of access. A Technical Note (TN) has been provided to address these 
points, as commented on below. 
 
Visibility splays of 2.4m by 43m from Hambrook Hill South to access road 
 
Drawing 2019-6075-002 has been updated to show visibility splays at Hambrook Hill 
South amended junction of 2.4m by 43m to northwest and 2.4m to the access road/Priors 
Leaze Lane junction to south, in line with 30mph design speed. 
 
WSCC Engineer comments considered (On the side of the access road without a 
footway, 1m margin behind the kerb). 
 
This is indicated on drawing 2019-6075-001 Rev E. 
 
2.1 and 2.3 of RSA addressed at this stage and response run past auditor 
 
2.1 - An assessment of the oak tree has now been provided and findings suggested no 
special precautions required for road construction. Auditor is satisfied with the response. 
 
2.3 - 1m level verge will be provided rear of footway to provide pedestrian protection from 
ditch. Auditor is satisfied with the response. 
 
A signed copy of Designers Response has been sent under separate cover. 
 
Review of cycle parking available at Train Station 
 
It is understood that land ownership constraints mean new cycle parking cannot be 
provided at the station. Nevertheless, the LHA is mindful that the station is within walking 
distance of the site and therefore both walking and public transport could contribute to 
sustainable transport choices for residents. 
 
Conclusion 
 
The Local Highway Authority does not consider that the proposal would have an 
unacceptable impact on highway safety or result in 'severe' cumulative impacts on the 
operation of the highway network, therefore is not contrary to the National Planning Policy 
Framework (paragraph 111), and that there are no transport grounds to resist the 
proposal. 
 



 

 

If the Local Planning Authority is minded to grant planning consent they should look to 
secure a fee of £1500 for monitoring and auditing of the Travel Plan Statement via s106 
Agreement/ Unilateral Undertaking. 
 
The LHA would also expect details of internal layout, car and bicycle parking at reserved 
matters stage. 
 
Recommended conditions 
 
• CEMP 
• Access 
• Visibility Splays 
• Works within the highway - implementation team (informative) 
• Temporary developer signage (informative) 
 
Original comment received 28.07.2021 
 
More information required. 
 
West Sussex County Council, in its capacity as Local Highway Authority (LHA), have been 
consulted on outline application (matters of access sought for approval) for 73 x dwellings 
(to include 1 x replacement dwelling). The indicative housing mix is 7 x 1-bed, 26 x 2-bed, 
27 x 3-bed, 10 x 4-bed and 3 x unknown (self-build plots). 
 
A new access would be created through the realignment of Hambrook Hill South at its 
access onto Priors Leaze Lane. The access arrangements and associated matters are 
demonstrated in the submitted plans and documents, including drawings, Transport 
Assessment (TA) and Travel Plan (TP). The LHA previously provided pre-application 
advice on the access arrangements, where junction capacity modelling and principle of the 
proposals were discussed. 
 
Site Location & Context 
 
Most of the site is in Southbourne Parish, but the proposed access arrangements are 
within Chidham and Hambrook Parish. The sites existing use as a riding centre includes 
paddocks and sand school (583sqm livery yard) and existing dwelling with 156 sqm Bed & 
Breakfast use. All existing buildings and structures will be demolished. 
 
The site has direct access from Hambrook Hill (unclassified no-through road subject to 
30mph speed restriction). This connects to Priors Leaze Lane ('C' classified and subject to 
30mph speed restriction) to the south, which in turn links to Southbourne to the west and 
Hambrook via Broad Road to the east. Broad Road joins with the A259 further south, 
providing onwards route to villages such as Nutbourne, Southbourne, Bosham and link to 
A27. Hambrook Hill South and Priors Leaze Lane operate with a shared surface 
arrangement. Footway starts at Priors Leaze Lane junction with Broad Road and crosses 
the junction, providing a link to the Post Office to the south. There is also an informal 
pedestrian link via shared surface driveway from Priors Leaze Lane (staggered opposite 
Hambrook Hill South) and Broad Road which links to bus stop. 
 
 
 



 

 

The LHA has reviewed data supplied to WSCC by Sussex Police over a period of the last 
five years. There have been no recorded injury accidents at the site access or nearby 
junctions of Hambrook Hill South and Priors Leaze Lane and Priors Leaze Lane with 
Broad Road. There is no evidence to suggest that the nearby road layout is operating 
unsafely, or that the proposed development would exacerbate an existing safety concern. 
 
Access Arrangements 
 
The reconfiguration of Priors Leaze Lane and Hambrook Hill South junction will allow the 
site to be accessed off Priors Leaze Lane. The proposed access would take the form of a 
bellmouth with a simple priority working arrangement directly adjoining Priors Leaze Lane. 
Hambrook Hill south would become a secondary route served from the site' s access road. 
New footway will extend from the site across Hambrook Hill South junction and link Priors 
Leaze Lane to Broad Road. Tactile paving dropped kerb points will be provided/ improved 
where required. 
 
Swept path tracking diagrams demonstrate that all anticipated vehicles can manoeuvre 
the new and altered junctions and the residential driveways that will require alteration as 
part of the works. 
 
Visibility 
 
ATC surveys revealed 85th percentile speeds of 26.79mph eastbound and 24.21mph 
westbound on Priors Leaze Lane in vicinity of the proposed junction alterations. This 
would require 37m west splay and 32m east splay. Drawing No. 2019-6075-002 Rev D 
shows splays of 2.4m by 37m west and 31.9m east (though it is evident that a greater 
splay can be achieved toward Broad Road junction). 
 
Para. 3.2.14 of the TS states that the reconfigured Hambrook Hill South junction affords 
43m splay (in line with 30mph design speed) on to the access road yet drawing No. 2019-
6075-002 Rev D shows 25m, as suitable for 20mph design speed. This should be 
amended. 
 
Forward visibility of 25m through Hambrook Hill South realigned carriageway to new 
junction with site access road has also been demonstrated and considered appropriate for 
the anticipated speeds. 
 
The arrangements have been assessed against standards within Design Manual for 
Roads & Bridges CD123 and Manual for Streets (MfS) for the geometric design (including 
splays, radii of each junction). The site access road will be 6m wide with 1.5m footway and 
junction with Priors Leaze Lane will feature 10m kerb radii. Hambrook Hill South junction 
radii is proposed at 6m with a 5.5m carriageway width. WSCC Engineer has reviewed the 
design elements: 
 
1. Although the trip generation from the development is marginally above the 'approximate' 
threshold of 300 AADT (2-way) from the development for a simple priority junction, the 
junction can still operate satisfactorily taking into account the nature of major road (which 
is residential in nature) and the reasons the designers put forward for not providing a 
ghost island. 
 



 

 

2. The major road and access road are residential in nature with low speeds and so, I 
consider that tapers are not required. An occasional bin lorry can utilise both lanes when 
turning without too much risk to other motorists. 
 
3. On the side of the access road without a footway, I would suggest we ask for a 1m 
margin behind the kerb. 
 
Stage 1 Road Safety Audit (RSA) 
 
All items and proposed mitigation measures were accepted by designer, as summarised 
below: 
 
2.1 - Risk of injury from falling tree (mature oak tree within 4m of new access road). 
 
Auditor recommended arboriculturist is consulted to avoid prejudicing roots of tree. 
Designer responds that this will be undertaken. This should be undertaken now as the 
response may impact the design. The arboriculturist response should be run past auditor. 
 
2.2 - Risk of damage from/to watercourse 
 
Auditor recommends suitable drainage provided. Designer agrees. LHA agrees this can 
be demonstrated at Detailed Design stage. 
 
2.3 - Risk of pedestrians falling into ditch on north side of Priors Leaze Lane from verge 
dip. 
 
Auditor recommends footway with suitable level verge abutting back edge. Designer 
agrees. LHA considers that this should be demonstrated now as it forms part of principle 
of works. Amended plans should be run past auditor. 
 
Trip Generation & Road Network Capacity 
 
The previously agreed trip rate of 0.452 per dwelling in the AM peak and 0.509 in the PM 
peak have been applied using TRICS, resulting in a total 33 movements in the AM and 37 
in the PM peak hours with 331 2-way movements over the 12-hour day. Trips have been 
distributed according to census journey to work data and assigned accordingly. 
 
Junction Modelling 
 
The scope of junction modelling required was agreed with the LHA at pre-app stage 
whereby 2019 baseline, 2029 growth, 2029 growth + permitted developments and 2029 
growth + permitted developments + proposed development have been assessed. 
Neighbouring developments to include have been previously agreed and updated to 
include 18/03145/OUT (Land North of Cooks Lane). 
 
Baseline traffic flows have been established through turning counts at Broad Road/Scant 
Road West/ Priors Leaze Lane junctions in November 2019. For 2029 flows these have 
been growthed using TEMPro growth factors. 
The modelling shows the junctions previously identified by LHA operating within capacity 
in the future year scenario. 
 



 

 

Accessibility & Sustainable Transport 
 
Pedestrian - 
 
Whilst there is no segregated footway on Hambrook Hill South or Priors Leaze Lane, there 
is a shared surface driveway that links from Priors Leaze Lane to Broad Road, where 
segregated footway links to Hambrook village, Nutbourne Train Station, and bus stops on 
A259. 'Providing for Journeys on Foot' (CIHT) states that the average length of a journey 
on foot is 1km (2km preferred maximum walking distance for commuting journeys). Within 
1km is Post Office and Train Station and within 2km are further amenities such as pubs, 
schools, and local food retail. 
 
 
 
Cycle - 
 
It is considered that several amenities and services are within cycling distance with nearby 
towns within 8km, accessible by bicycle for commuter journeys as per 'Cycle Friendly 
Infrastructure' (CIHT). National Cycle Route 2 runs along the A259 to the south providing 
links to Chichester to the east and Havant to the west. The route provides a combination 
of on and off-road cycle infrastructure and WSP study for Highways England (ChEm route 
improvements) has identified potential enhancements to the route in the locale. 
 
Whilst there are no segregated facilities between the site and A259, the LHA consider that 
the traffic levels could encourage some cyclists for on-carriageway journeys (LTN1/20 
para. 7.1.1 - Where motor traffic flows are light and speeds are low, cyclists are likely to be 
able to cycle on-carriageway in mixed traffic…most people, especially with younger 
children, will not feel comfortable on-carriageways with more than 2,500 vehicles per day). 
Furthermore, WSCC are developing proposals for cycle infrastructure improvements along 
Broad Road which start opposite Priors Leaze Lane and extend to A259. 
 
Public Transport - 
 
Barleycorn bus stop is on A259, approximately 0.9 mile walk distant with hourly services to 
destinations such as Bognor and surrounding areas, Chichester, Havant, and Portsmouth. 
 
Nutbourne train station is 0.6 miles from the site, offering regular services to Southbourne, 
Littlehampton, Chichester, and Portsmouth. Connections can also be made to Brighton 
and London. At pre-app stage the applicant was advised to provide details/review of 
bicycle parking available at the station. This should be provided. 
 
Travel Plan (TP) 
 
The TP sets out several objectives to reduce single occupancy car trips and increase 
sustainable transport modes uptake. 
 
• Target of reducing daily trips by 10% - i.e., by year 5 the 331 daily trips should be 
reduced by 33 and redistributed to sustainable transport modes. 
• Welcome pack - to include travel voucher £150 for each new property and details on 
public transport, walking benefits etc. 
• New footways and crossings - information on walking routes etc. 



 

 

• Cycle storage, secure and sheltered (this would also be reviewed as part of reserved 
matters application). 
• Car sharing website will be promoted and car club (Co-wheels info). 
• If by year 3 target not reduced by 17 trips then additional discounts, resident's car club, 
grocery deliveries voucher and bicycle user group could be created. 
• Travel plan Co-ordinator (details tbc) will use TRICs SAM methodology to gather survey 
data to track progress of the TP and inform future targets. Travel audit for new residents 
will determine travel modes. 
 
The LPA should look to secure a fee of £1500 for monitoring and auditing of the Travel 
Plan Statement via s106 Agreement/ Unilateral Undertaking. 
 
 
Reserved Matters 
 
The following matters would be subject to assessment through a reserved matters 
application, nevertheless the LHA have made the following initial comments. 
 
Internal Layout 
 
Pedestrian visibility splays of 1.5m by 25m have been demonstrated from all internal 
crossing points and 2.4m by 25m vehicle visibility splays from each internal vehicle 
junction. This is in line with MfS guidance design parameters for 20mph design speed. 
The layout of the internal roads is considered suitable geometries to encourage low 
speeds. A traffic calming feature is also indicated (road narrowing at northern arm access 
road entrance) 
 
The extent of shared surface and footways should be made clear at reserved matters 
stage. Pedestrian and cycle connectivity through linked estate roads should be 
encouraged. It is noted that off road footpaths are provided linking residential areas 
through open space. Turning heads have now been provided for service vehicle 
manoeuvring on site. 
 
Car & Bicycle Parking 
 
Car and bicycle parking should be demonstrated at reserved matters stage in accordance 
with WSCC guidance (zone 2). Electric vehicle parking should also be accordance with 
the guidance. 
 
Conclusion 
 
In summary, the following is required: 
 
• Visibility splays of 2.4m by 43m from Hambrook Hill South to access road. 
• WSCC Engineer comments considered (on the side of the access road without a 
footway, 1m margin behind the kerb). 
• 2.1 and 2.3 of RSA addressed at this stage and response run past auditor. 
• Review of cycle parking available at Train Station. 
 
. 
 



 

 

6.13 WSCC Lead Local Flood Authority 
 
No objection. 
 
The area of the proposed development is shown to be at low risk of surface water flooding 
and moderate risk from groundwater flooding.  
 
The FRA states that sustainable drainage techniques (permeable paving, pond with 
discharge to the watercourse) would be used to control the surface water from this 
development. 
 
All works to be undertaken in accordance with the LPA agreed detailed surface water 
drainage designs and calculations for the site, based on sustainable drainage principles. 
 
The maintenance and management of the SuDS system should be set out in a site-
specific maintenance manual and submitted to, and approved in writing, by the Local 
Planning Authority. The scheme shall subsequently be implemented in accordance with 
the approved designs.  
 

6.14 WSCC Minerals and Waste 
 
No objection to the proposed development as the application site is not within a minerals 
safeguarding area and there are no identified waste operations within the vicinity of the 
site that would prevent or prejudice their operations. 
 

6.15 Chichester Harbour Conservancy 
 
 Further comment received 08.09.2022 
 

An in-principle objection is still made, but should the Council be minded to support the 
application, issues of nitrate neutrality, recreational disturbance at Chichester Harbour’s 
shoreline and delivery of an appropriate amount of public open space via S106 planning 
obligations ought to be secured. 

 
 Original comment received 22.09.2021 

 
The access would be formed in Chidham and Hambrook Parish, but the greater part of the 
site lies within Southbourne Parish in open countryside, mostly outside but contiguous with 
the settlement boundary for Hambrook. The openness of the site makes a positive 
contribution to the landscape and is important to helping prevent settlement coalescence. 
The Council's own 2008 landscape capacity study by HDA, puts the site in area 81 and 
notes the area's sensitivity to change as 'substantial'. 
 
No doubt the applicant is relying upon the Council's 5-year housing land position and its 
IPS for housing, adopted in November 2020, to promote this site for housing.   
 
I note the site has the reference HSB0001a in the Council's HELAA, with a guide note of 
being 'developable'.   
 
 



 

 

Policy AL10 of the emerging local plan apportions 500 new dwellings up to the year 2035 
in Chidham and Hambrook Parish, with 1250 proposed in Southbourne Parish (Policy 
AL13, where the proposed revision to the Southbourne Neighbourhood Plan does not 
allocate any of the application site for housing development), albeit such matters are yet to 
be tested for soundness at an Examination in Public.   
 
No sites have been 'allocated' within Chidham & Hambrook Parish as that is being left to 
the revision of the Neighbourhood Plan.   
 
Strand 5 to AL10 recognises the importance of the setting of Chichester Harbour AONB, 
but focuses particular concern as to long distance views of South Downs National Park.  
Strand 9 considers impact to water quality in Chichester Harbour, whereas current local 
plan Policy 50 seeks to mitigate the impact of recreational disturbance from new housing 
development. 
 
Notwithstanding that, the proposals are still mostly contrary to Policies 2 and 45 of the 
adopted local plan, with the quantum of housing proposed way in excess of the 
allowances that might be made under Policy LP1 of the adopted C & H Neighbourhood 
Plan. 
 
The Conservancy is concerned about the number of speculative applications that are 
coming forward in the District since November 2020. 
 
Whilst the development is unlikely to have an impact on the setting of the AONB, even 
when viewed from Walderton Down, these proposals are considered premature to the 
examination of the emerging local plan. The Conservancy is supportive of the objections 
made by Chidham and Hambrook and Southbourne Parish Councils. 
 
Recommendation 
 
An in-principle objection is therefore made, but should the Council be minded to support 
the application, issues of nitrate neutrality, recreational disturbance at Chichester 
Harbour's shoreline and delivery of an appropriate amount of public open space via S.106 
planning obligations ought to be secured. 
 

6.16 CDC Archaeology Officer 
 
Broadly agree with the conclusions of the Desk Based Assessment with regard to the 
potential for this site to contain archaeological interest and the recommendation that this 
should be investigated prior to development. This would be best secured via the 
imposition of a version of condition. 
 

6.17 CDC Drainage Engineer 
 
Flood risk: The site is wholly within fluvial/tidal flood zone 1 (low risk), but there are areas 
of the site shown to be at significant (greater than 1 in 100yr) surface water flood risk. All 
of these areas fall within areas of open space on the proposed layout, with housing 
located in areas at lowest risk. Therefore subject to satisfactory surface water drainage we 
have no objection the proposed use, scale or location based on flood risk grounds. 
 



 

 

Surface Water Drainage: The proposed means of draining the site is via a restricted 
discharge to the adjacent watercourse, with surface water up to the 1 in 100yr event + 
40% attenuated between an open pond and permeable sub-base. This approach is 
acceptable in principle as groundwater monitoring has ruled out the use of infiltration. 
 
The total discharge must not exceed existing greenfield rates, and must include all 
contributing flows, such as the "small area of adopted highway". The current proposal 
there is for a restricted rate of 5 l/s. 
 
There are a number of existing watercourses adjoining the site, which will need to be 
retained (and protected) during and post construction. A minimum 3m clear buffer should 
be left from the top of each bank. Based on the current proposed layout it would appear 
that this will be achievable within open space areas. 
 
If you are minded to approve the application we recommend that no more than the 
principle of the scheme is approved at this stage and the following conditions are applied 
to ensure the site is adequately drained and satisfactorily maintained. 
 
Recommended conditions 
 
• Full details of proposed surface water drainage scheme. 
• Full details of maintenance and management of the SuDS. 
• Consent required for all proposed alterations and discharges to the existing 
watercourses.  
• Ordinary watercourse consent for all alterations or discharges to ordinary watercourses 
(informative). 
• Surface Water Drainage Proposal Checklist (informative) 

 
6.18 CDC Economic Development Service 
 
 The Economic Development Service (EDS) does not support this application. 
 

The loss of this commercial space would be a loss to the overall offer of this village 
location. In addition, the EDS supports leisure facilities, especially on existing sites. 
 
Although, it is understood that equestrian facilities can be accommodated in a number of 
rural locations in the District. Policy 55 of the Local Plan sets out the conditions to be met 
for such developments. 
 
However, in line with Appendix E.7 of the Chichester Local Plan 2014-2029, the loss of a 
tourism and/or leisure development; the site/premises should have been actively marketed 
for business or similar uses at a realistic rent/price based on the current economic climate. 
 
As far as the EDS can ascertain there has been no extensive marketing campaign or 
investigation into alternative commercial uses for the site. 

  
 
 
 
 
 



 

 

6.19 CDC Environmental Protection Officer 
 
Further comment received 22.11.2022 
 
With regard to the submitted Hepworth Acoustics Noise Assessment (Ref: P20-514-
R01v1, dated March 2021), Section 3.1 states “Noise monitoring was undertaken at the 
site over continuous 24-hour periods at two locations towards the northeast and southwest 
of the site respectively, over the course of Thursday 4 and Friday 5 March 2021”. The 
noise monitoring results from these dates have been provided in Appendix II. 
 
It has been acknowledged in Section 3.8 that the “noise survey was carried out during the 
Covid-19 lockdown that was in force in March 2020. This could have had an effect on 
traffic flows and consequently road traffic noise levels at the site”.   
 
The issue of conducting noise surveys during lockdown conditions has been 
acknowledged by the Acoustic Industry. As highlighted, in the Noise Assessment, the 
Association of Noise Consultants and the Institute of Acoustics has provided joint 
guidance on “Impact of COVID-19 on the Practicality and Reliability of Baseline Sound 
Level Surveying and the Provision of Sound & Noise Impact Assessments”. 
 
The Noise Assessment has drawn from the relevant Guidance and corrected the noise 
levels measured by +2dB when accounting for traffic flows for pre-lockdown conditions.  
Our department supports this approach and considers an appropriate assessment has 
taken place. The findings of the Noise Assessment are not challenged. 
 
Original comment received 12.01.2022 
 
The site is some 300 metres from the nearest main road and consequently not 
significantly impacted by road traffic in respect of air quality, nor by traffic noise.    
 
Air Quality 
 
Current air quality is likely to be good given the distance to the main road. An air quality 
assessment will be required in respect of the impact of the construction phase, to include 
measures to control dust in order to mitigate impact on the local environment. Cycle 
parking and EV charging points are required as part of the development to mitigate the 
impact of the development on local air quality. 
 
Noise 
 
A suitable Construction and Environmental Management Plan will be required to mitigate 
the impact of noise and dust during construction and demolition.   
 
The site is not known to be subject to significant external environmental noise, and the 
distance to the main road suggests traffic noise is unlikely to be at levels that would 
require dwellings to have additional sound insulation beyond the standard achieved by, for 
example, good quality construction and thermal double glazing compliant with the Building 
Regulations.    
 
 
 



 

 

The applicant has commissioned a noise assessment, which is prudent given the scale of 
the development. The applicant's acoustics consultant carried out sound level monitoring 
at the proposed site using a suitable methodology, and has accounted for the uncertainty 
presented by the pandemic  - essentially that traffic flow at the time of assessment may 
have been lower than is typical. The findings have been compared against the relevant 
standards.  The report concludes that  "no specific mitigation measures are necessary at 
the proposed development in order to achieve appropriate internal and external noise 
levels at the proposed dwellings."   
 
The findings of the consultant's report ring true with our expectations of the likely impact of 
external sound levels at the application site. 
 
Contaminated Land 
 
The site has been in use as a riding establishment for many years and was previously in 
use for agriculture. This suggests a low potential for contaminated land on the site. Given 
the nature of the development it is recommended that a phased risk assessment is 
undertaken. Conditions are recommended. 

 
 
Lighting 
 
To avoid any adverse impact on residents, lighting columns should be positioned, oriented 
or shielded such that there is no direct glare into dwellings. The ecological impact of 
artificial lighting within the development will be considered by colleagues from the 
Environmental Strategy unit.   
 

6.20 CDC Environmental Strategy Unit 
 
 Further comment received 02.06.2023 
 
 The parish are objecting and asking for the application to be refused on the grounds of an 
 inadequate survey and the lack of a suitable assessment of the impact on bats, in 
 particular the impact on the rare Barbastelle.  The objection does not seem to be on the 
 basis of inadequate mitigation for bats, although it could be argued that lack of a suitable 
 baseline assessment may undermine the starting point for consideration of mitigation  
 measures. 
 
 The Council’s Environmental Strategy Unit (ESU) agree that there are flaws in the 
 methodology of the bat survey work for this site.  Indeed, in the ESU’s comments of 
 20/10/21 they raised very similar points, saying that the unequal distribution of detectors, 
 the use of zero crossing recorders and the poor weather on some of the survey dates 
 were all concerns.  To be fair the consultant ecologist had flagged up these limitations in 
 the report. 
 
 The ESU’s concerns about the survey methodology were not pursued further as it became 
 clear in discussions with the agent and ecologist that they accepted that Barbastelle were 
 present on site (regardless of whether they were under recorded or not) and so a 
 precautionary approach to mitigation under the Habitats Regulations Assessment was 
 now required. 
 



 

 

 The central point for the ESU, as ecological advisors to the Council, had moved on from 
 the suitability of the survey to whether requiring a re-survey would alter the type and/or 
 amount of mitigation.  Once the applicant had agreed to address this issue on a 
 precautionary basis the issue of a re-survey became secondary as it would not 
 significantly alter the mitigation and hence the outcome for bats. 
 
 The applicant submitted a revised layout in late November 2021 in a first attempt to 
 address the presence of SAC bat species and to provide sufficient mitigation to pass an 
 HRA.  In our comments on 24/12/21 the ESU took the view that lighting and urbanisation 
 impacts on barbastelle were not fully mitigated, and an HRA was prepared on that basis. 
 
 In their letter of 15/05/22 Natural England disagreed with the Council’s HRA.  This was on 
 the basis that light spill, vehicle lights and garden / security lighting installed post 
 occupation and predation by pets were not likely to impact on Barbastelle.  This left only 
 street lighting and NE were satisfied that the impact of this was adequately mitigated.  
 Whatever the ESU’s professional view of this position, NE’s clear position that they would 
 not support the Council at appeal, and their role as statutory consultees on the HRA 
 meant that our HRA had to be revised. 
 
 Notwithstanding NE’s clear position, the applicant did submit further amendments to their 
 plans in August 2022, with additional mitigation through increased separation distance, the 
 creation of a western buffer strip and a reduced amount of development.  Again the point 
 is that, whether the 15 barbastelle passes recorded are an underestimate or not, is the 
 mitigation sufficiently precautionary to avoid an adverse effect on integrity of the 
 Barbastelle population? 

 
Further comments received 25.11.2022 
 
I have reviewed the case file and our various comments over the course of the application.  
In August 2021 we raised the absence of Dormice surveys as an issue due to other 
records of that species near the site not having been picked up in the Ecological report.  
However, from that point on our comments concentrate on other issue of dispute, the 
impact on the proposed wildlife corridor connectivity, bats, water voles  and the chalk 
stream habitats and the issue of Dormice surveys are not mentioned again. The reason for 
that is that looking more closely at the site specifics it became evident that no habitat 
suitable for dormice was present within the red line. This point was made again at the 
meeting I attended with the applicants and the Case Officer on 20/10/21. At that meeting I 
agreed verbally that no dormice surveys were in fact required as there was no Habitat to 
survey, the western hedge line being too sparse and intermittent to be potential habitat.  
Subsequent revised masterplans submitted this year show substantial additional planting 
along the western boundary. As this new habitat will link two areas of long-established 
woodland with high potential for dormice this is very likely to be an enhancement for this 
protected species. 
 
 
 
 
 
 
 
 



 

 

Further comment received 01.09.2022 
 
Nutrient Neutrality 
 
Following submission of the Nutrient Neutrality Management Plan (August 2022) the 
proposal will cause an increase in nitrogen of 41.49 kg/N/yr. Due to this increase we 
require that mitigation is undertaken. As detailed within the Nutrient Neutrality Report it 
has proposed that mitigation will be in the form of 9.2ha of low grazing paddock land which 
will be taken out of grazing and 20% planted with trees. We are satisfied that this will leave 
to the removal of 41.51 kg/N/yr resulting in a nutrient balance of -0.02. This mitigation 
should be secured within the S106 agreement in perpetuity for 85 years. 
 
Wildlife Corridor 
 
To be satisfied that the wildlife corridor can be enhanced and protected fully we will 
require that a 10m wide zone of tree planting is created along the western edge of the site 
as shown in the revised plans. The corridor area and the western woodland strip will need 
to be included and distances detailed in full within the landscaping plan submitted within 
the reserved matters application.  
 
To ensure this area remains undisturbed a mitigation proposal will need to be created to 
provide extensive details of how these areas will be protected. This will need to include 
information on lighting levels from the full range of light sources and how planting will be 
used as screening to protect the area from light spill. We are pleased to see a hedgerow 
has been included within the western half of the wildlife corridor clear of the chalk stream 
zone. We are still concerned about light spill from plots 12-14 so additional planting should 
be included here. 
 
We require that a detailed planting scheme for the site and the areas within the buffer 
zones is provided as part of the reserved matters application. This planting scheme will 
need to provide detail of the planting proposals around the stream and this should be 
included within the landscaping plan. Consideration will also need to be given to the 
management of dog waste, we require that the management company will take this on 
and continue to manage this in perpetuity. 
 
Chalk Stream and Water Voles 
 
Within the planting scheme we will expect the bank profiles around the stream to be 
designed to provide an enhancement for water voles and create a wildlife habitat rather 
than a public amenity. This area should not be easily accessible for recreational use and 
information provided to deter people from using this area for recreation (e.g. dog walking). 
 
Consideration will also need to be given to water quality and mitigation must be in place to 
ensure this is not compromised during and post construction and must be included within 
a CEMP.  
 
 
 
 
 
 



 

 

Bats 
 
As detailed above the lighting scheme is going to be vitally important to protect the full 
assemblage of bat species using the site from disturbance. Planting should be used to 
screen any lighting spill and the lighting scheme will need to include the use of dark 
corridors along the wildlife corridor and western wooded strip, and directional lighting 
within the residential units and any street lighting. 
 
Net Biodiversity Gain 
 
We are satisfied with the proposals made within the Masterplan and Biodiversity Net Gain 
Review document submitted as part of the revised layout. As part of any future application 
these proposals will need to be incorporated into the full landscaping plan and a 
management plan for these areas will be required. 
 
Sustainable Design and Construction 
 
We require that a sustainability statement is submitted for this proposal as part of a 
reserved matters application. The statement will need to demonstrate how the 
requirements of Policy 40 will be met. This includes how the site will: 
 
• Protect and enhance the environment 
• Achieve a maximum consumption of 110l of water per day per person 
• Complies with building for life standards or equivalent replacement 
• Sustainable design including the use of re-used or recycled materials 
• Minimise energy consumption through renewable resources 
• Adapt to climate change 
• Historic and built environment protected and enhanced 
• Improvements to biodiversity and green infrastructure 
• Maintain tranquillity and local character 
• Provision of electric vehicle charging points 
 
Further comment received 24.12.2021 
 
Nutrient Neutrality 
 
The submission of the evidence on the previous use of the mitigation land over 10 years, 
as requested by Natural England, is welcomed.  However, the securing of the land use 
change in perpetuity will need to be confirmed and the secured by s106. Both Natural 
England and ourselves have recommended broadleaved woodland planting as the 
preferred means of doing so, but I can't see any confirmation of this so far. The details of a 
planting scheme can be dealt with at s106 stage provided that the applicant indicate their 
willingness to agree to a planting scheme. 
 
Bats, impact on the SAC and on the proposed Strategic Wildlife Corridor 
 
This remains our chief concern and reason for maintaining an objection to the application. 
The submission of the lighting plan is also to be welcomed but it does re-emphasise our 
main concern. Only the external lighting of the roadways and paths is covered by the 
lighting scheme. However, the impact of the development as whole on the bat commuting 
and foraging route will also include light spill from windows and conservatories, garden 



 

 

lighting, security lighting on the houses and other external or seasonal decorative lighting 
put in by homeowners. This is an intrinsic part of development - it brings urbanisation of an 
area and does so in a way that can only be very partially controlled once the principle of 
development of site is granted via an outline permission such as this one. Overall, the 
concerns raised about the bat surveys in previous comments and about the likely impact 
on the bats including the SAC species remain and so we maintain our objection to the 
proposal. 
 
We note the point raised about the Rose Briar Copse appeal. This area was not included 
in the proposal for Strategic Wildlife Corridors because of a relative lack of connectivity 
across the wider landscape. The presence or absence of the chalk stream as a linking 
habitat and source of aquatic insects was a major consideration in the routing of this 
section of the proposed corridor. We acknowledge that Barbastelle records will occur 
across the wider landscape including on some sites given planning permission. The A27 / 
A259 corridor to the west of Chichester is subject to high levels of development which will 
have an in-combination negative affect on ecological connectivity for many species. This 
makes the need for maintaining an absolute minimum connection via the proposed 
corridors all the more pressing, and we focus our efforts on those areas for which there is 
good evidence of remaining connections and overlap of linear features. I note that the 
responsibility for the HRA in regard to impact on the bat SACs in such an appeal decision 
rests with the Planning inspectorate, rather than CDC. 
 
Further comment received 12.10.2021 
 
Nitrogen budget / nutrient neutrality 
 
I have checked the calculation, and I note that a large area post-development is 
designated as SANGs / open space. This reflects the corridor proposed in the indicative 
layout. The guidance states that "The competent authority will need to be assured for that 
this open space will be managed as such and there will be no additional inputs of nutrients 
or fertilisers onto this land for the duration of the development. Appropriate conditions or 
other legal measures may be necessary to ensure it will not revert back to agricultural use, 
or change to alternative uses that affect nutrient inputs in the long term. It is therefore 
recommended that the 5 kg/ha/yr rate applies to areas of designated open space onsite of 
around 0.5 hectares and above. These sites will also need long term management to 
ensure the provision of dog bins and that these are regularly emptied. Small areas of open 
space within the urban fabric, such as road verges, gardens, children's play areas and 
other small amenity areas, should not be included within this category. The urban 
development figure is appropriate for these land uses ". With the application being outline 
only the final eligible area of open space will need to be re-checked at reserved matters 
stage, with smaller areas, verges, play areas etc., excluded. 
 
In principle the adjacent land in the blue is suitable mitigation land subject to the cessation 
of use as grazing land being secured in-perpetuity. The preferred method of doing this is 
through woodland planting. Again the guidance on mitigation states "Woodland planting on 
agricultural land is a means of securing permanent land use change without necessitating 
land purchase. It can be evidenced easily by aerial photography and site visits. The level 
of woodland planting required to achieve nutrient neutrality is 20% canopy cover at 
maturity. In very broad terms, this equates to 100 trees per hectare, although this is 
dependent on the type of trees planted and there are also options that this can be 
achieved by natural regeneration, especially if adjacent to existing native woodland. It is 



 

 

our preference that native broadleaf species are selected where possible, to secure wider 
biodiversity gains. A nitrogen leaching rate from woodland planting is likely to equate to 5 
kg/ha/yr". 
 
Impact of the development on the proposed Wildlife Corridor 
 
One of the key reason for proposing the strategic Wildlife corridors is the emerging 
evidence on the importance of the coastal plain for rare bat species. Singleton and 
Cocking Tunnels SAC is designated for Barbastelles and Bechstein's bats, but forms an 
important hibernation roost for many bat species. The dispersal of these designated 
species across the wider landscape between hibernation period is not yet fully understood. 
The 12 km zone of influence for this SAC is therefore a key consideration. Bechstein's 
bats have been recorded extensively around the Westbourne / Emsworth area and also in 
the South Downs across to Kingley Vale, demonstrating the importance of keeping a wider 
landscape that connects and supports these very rare species of bat. The proposed 
corridor includes ancient woodland within it to the North West of this site, immediately to 
the North and to the South (straddling the railway line).  
 
Given the rarity of Barbastelle bats, only about 5000 in the while UK, the recording of this 
species on the site, despite the poor weather conditions on many of the survey dates, 
make it very likely that the species is using the corridor for commuting and foraging. The 
low number of records reflects the rarity of the species. Its presence indicates a 
commuting /foraging area of at least County level importance, even before the importance 
as functionally linked land for the SAC is considered. 
 
Although we have some concerns about the methodology used in survey work (see below) 
the surveys also picked up Myotis sp, noctule and leislers bats, and indicating use by the 
rarer species of bat. Indeed it cannot be ruled out that the Myotis records were Bechstein's 
bat (Myotis bechsteinii). 
 
These rarer and rare species including the slower flying broad winged species such as 
long-eared bats, Myotis species (which include Brandt's, whiskered, Daubenton's, 
Natterer's and Bechstein's), Barbastelle and greater and lesser horseshoe bats generally 
avoid street lights. The introduction of new development into a dark corridor will have an 
impact which cannot be fully mitigated. Even with a lighting scheme for the road and 
communal areas that is designed to minimise light levels it will inevitably be greater than 
existing.  In addition once the principle of development is conceded even with a fully 
conditioned scheme, garden and security lighting post occupation cannot be controlled 
through the planning system. 
 
In addition, it is also thought that insects are attracted into lit areas from further afield. This 
is thought to result in adjacent habitats supporting reduced numbers of insects. This is a 
further impact on the ability of the light avoiding bats to be able to feed. It is noticeable that 
most of Britain's rarest bats are among those species listed as avoiding light. 
 
Barbastelle prefer pastoral landscapes with deciduous woodland, wet meadows and water 
bodies, such as woodland streams and rivers.  The wet meadow that forms the main 
development site is of importance for these bats and for the micromoths they pray on not 
just the stream corridor. 
 
 



 

 

 
Bat survey methodology 
 
The survey effort on the site is concentrated nearly exclusively on the eastern edge of the 
site, with all the static detectors being placed here. Although this is justified to an extent by 
the stream, but the potential value of the (admittedly gappy) hedge on the western 
boundary is under investigated, particularly as it provides a direct and dark link between 
two woodlands.  
 
The applicants bat report states (para 3.19) that 'Anabat Express recorders are zero 
crossing detectors, meaning only the loudest sound at a given point in time is recorded. 
High amplitude insect noise can therefore result in poor rendering of bat calls when using 
zero crossing detectors, consequently, bat activity for these months may not be fully 
representative as a result.' For a location in the stream corridor where insect noise is high 
this is problematic, the more so where quite species such as barbastelle are concerned. 
 
The weather on the days of the transect surveys was suboptimal, which is unfortunate as 
this is the only data for bats on site outside of the stream corridor -26th April (cool & chilly) 
and 17th May (just after a thunderstorm) 2021 and the 20th July (very wet month). 
 
These three factors taken together lead to a less than complete understanding of how bats 
species, especially rare bats species use the site, when it is considered in the context of 
connectivity across the wider landscape. 
 
In conclusion, the development of the site within the proposed corridor and the associated 
urbanisation and increase in in lighting will have an adverse impact on several bat species 
including very rare UK BAP species.  This can only be partly mitigated.  In addition a 
functional link to the SAC bat colonies cannot be ruled out. 

 
 
Further comment received 24.08.2021 
 
Further to the consultation responses below I would like to reinforce some of the points 
made there about ecology with some additional data.   
 
Impact on proposed wildlife corridor. The Ham brook and associated habitat on the 
eastern side of the site is a vital connecting feature for the corridor. Any adverse impact 
a[on it suitability for key species would significantly reduce the value of the proposed 
corridor. In this regard the impact on water voles, commuting and foraging bats and on the 
rare chalk stream itself needs to be carefully considered. 
 
Water voles 
 
The applicant survey notes "The stream on site was considered to offer opportunities for 
water voles given the presence of their favoured vegetation and the slow water flow in the 
stream. However, no evidence was found during the initial assessment, and update 
surveys in April and May 2021." Further to this a survey undertaken as part of the 
corridors enhancement project in a property immediately to the south of the site 
(undertaken 19 August 2021) found extensive evidence of burrows feeding areas and 
droppings. It would be helpful to have clarification as to whether the on-site surveys 
recorded no sightings of the voles or no evidence of burrows, feeding areas or latrines.  It 



 

 

would be helpful to have more information as to the extent of the surveys mentioned, 
given the suitable vegetation and the presence of voles immediately adjacent in very 
similar habitat. Given that this is an outline application, the 20m buffer zone (para 5.27 of 
the ecological report) around the stream proposed in the indicative layouts should be 
secured by condition on any permission. Similarly the detailed design and location on new 
bridges will require re-survey work and mitigation features built it to avoid any impact on 
this species as it is clearly using the Brook as a corridor and most likely a domicile as well. 
 
Bats 
 
Another key piece of evidence that underlies the proposed corridor is the bats surveys 
undertaken in the corridor in 2020. For this corridor the survey points were immediately to 
the north of the application site (P10) and to the south of the A259 (P9). These show 
considerable bat use including the extremely rare Barbastelle bat. This additional evidence 
reinforces the importance of the site for commuting and foraging bats and is one of the key 
reasons for the proposed route of a corridor in this location. Again the stream is the vital 
link, but the impact of new lighting from any development is of grave concern even with 
the open spaces proposed around the Ham Brook. Although the layout is a reserved 
matter it is important that if any permission is granted it does not open up the stream 
corridor to negative impacts. The recommendations in the applicant's bat report (para 4.22 
to 4.26) are a good start but given that the site is within the zone of influence for Singleton 
and Cocking Tunnels SAC and that all the know bats surveys confirm the presence of 
Barbastelle bats, a commitment to delivering enhancement of the bat flight lines around 
the stream will be required and a condition to ensure that the layout and detailed design 
can deliver an increase in light level of no more than 0.2 lux on the horizontal plane and 
below 0.4 lux on the vertical plane in line with Bat Conservation Trust guidelines. 
 
 
Chalk Stream Habitat 
 
Although we do not normally require surveys of the aquatic species present on site the 
global rarity of chalk streams merits a precautionary approach.  The proposed layout 
avoids development near to the stream other than the access bridge but our recent 
experience of construction sites that contain chalk streams is that some short term 
impacts during construction phase are inevitable, if only from soil and mud wash off during 
winter.  Again a construction environment Management Plan will be a matter for reserves 
matter stage but this is a mitigation and risk reduction measure and cannot eliminate all 
impacts.  Several species found is chalk stream need the very clean water found in them 
and are sensitive to any increase in turbidity.  Soil run-off during heavy rainfall cannot be 
eliminated on a large site even with the best CEMP and although such runoff is non-toxic 
the impact on this delicate habitat can be severe.  This need to be weighed up as a risk in 
any granting of permission. 
 
 
 
 
 
 
 
 
 



 

 

Original comment received 21.08.2021 
 
Bats 
 
As stated in the Ecological impact assessment (June 2021) a single emergence survey 
conducted in May 2021 did not identify any bats emerging from the building. As such the 
building is not considered to be a bat roost. A soft roof strip should be undertaken by hand 
and if any bats are found, all work should stop and a bat ecologist contacted; after 6 
months from any permission, a further loft inspection should be undertaken if no work has 
commenced. 
 
All mature trees on site were considered to retain at least 'low' potential for roosting bats 
but as these trees are to be retained, no further surveys are required. Unless any of the 
proposed plans change and any of these trees are to be felled, then further surveys will be 
needed to assess the roost features present. 
 
The Ham Brook itself, and the corridor that this habitat supports was considered to have 
'high' habitat suitability for bats and the stream on site has been identified as an important 
corridor for brown long-eared bats (Plecotus auritus) in the Southbourne Parish 
Neighbourhood Plan Review 2019 - 2037 Policy SB14 Biodiversity Supporting Evidence 
Report SB14.EV1. The hedgerows and ditches on site are used by bats for commuting 
and foraging and will need to be retained and enhanced for bats. This will include having a 
buffer strip around the hedgerows and ditches (5m) and during construction fencing 
should be used to ensure this area is undisturbed.  Any gaps should also be filled in using 
native hedge species to improve connectivity. Conditions should be used to ensure this. 
 
"The site lies outside the Sussex Bat SAC wider conservation zone (12km) and as such 
impacts outside this area are not considered to impact any of the Sussex Bat SACs." This 
is incorrect as the site does lie within the 12km buffer zone for the Singleton and Cocking 
Tunnels.  
 
The lighting scheme for the site will need to take into consideration the presence of bats in 
the local area and the scheme should minimise potential impacts to any bats using the 
trees, hedgerows and buildings by avoiding unnecessary artificial light spill through the 
use of directional light sources and shielding. Barbastelle were recorded along the 
northern section of the site during the bat surveys (June 2021), therefore, this section of 
the site must be kept dark as a dark corridor and enhanced for commuting Barbastelle 
bats. Also, the woodland and tree line/ hedgerow along the northern boundary must be 
buffered so lights from the houses cannot light up the woodland or hedgerow. 
 
Additionally, habitat enhancements benefiting foraging and commuting bats are required, 
including the inclusion of new areas of woodland or scrub planting; the use of a range of 
native tree and shrub species within landscaping proposals; and Establishment of a native 
hedgerow along the northern boundary to increase commuting potential into the wider 
landscape. 
 
We require that a bat brick is integrated into the building onsite facing south/south westerly 
positioned 3-5m above ground. 
 
 
 



 

 

Dormice 
 
"There are no recent biological records for dormouse (Muscardinus avellanarius) within 
2km of the site. There were no suitable habitats onsite for this species. The small 
woodland blocks adjacent but outside the development, were limited in extent. No further 
surveys were recommended."  -Page 28, section 3.35. However, this is inaccurate as 
breeding dormice have been recorded within 100m of the site and the southern and 
western hedgerows/ tree line could be being used by dormice. Therefore, further dormice 
surveys are required, and following guidance from Natural England, the NPPF and the 
Biodiversity and Geological Conservation Circular 06 we require that these surveys are 
undertaken prior to determination.  These surveys will need to take place during the active 
period April to October by a suitably qualified ecologist.  If dormice are found to be present 
onsite mitigation will be required and a mitigation strategy should be produced and also 
submitted with the planning application prior to determination. 
 
Water voles 
 
Due to the presence of water vole habitat within the ditches on site, no works can take 
place within this ditch or area and a 5m buffer should be set up from the ditch bank and 
fencing used during the construction period to ensure this area remains undisturbed. 
 
It is highly likely that these animals move along this boundary still come onto the site. The 
following will need to be implemented: 
• Retaining watercourses/wetland habitats in their current locations as part of a 

development;  
• Protecting a buffer zone around a watercourse/wetland habitat to ensure that burrows 

are not affected (the size of the buffer zone will be dependent on the nature of the works 
and the likely extent of burrows, but is likely to be in the region of 3-5m from toe of bank); 

• Incorporating suitable habitat for water voles (new or existing) into Sustainable Drainage 
Schemes; 

• Avoiding the need to culvert watercourses;  
• Use of existing bridge structures to avoid the need to construct new bridges;  
• Locating a pipeline watercourse crossing or new bridge to avoid the water vole 

population; 
• Installing pipelines or services using 'no-dig' or 'trenchless' methods, such as directional 

drilling; 
• Use of clear-span bridges that retain river banks underneath 
 
Badgers 
 
As a precaution any trenches should be covered overnight, or a means of escape made 
available and any hazardous chemicals need to be suitably stored away so animals 
cannot access them. 
 
Hedgehogs 
 
Any brush piles, compost and debris piles  on site could provide shelter areas and 
hibernation potential for hedgehogs. These piles must be removed outside of the 
hibernation period mid-October to mid-March inclusive. The piles must undergo soft 
demolition. A hedgehog nesting box should be installed within the site to provide future 
nesting areas for hedgehogs. 



 

 

 
Nesting Birds 
 
Any works to the trees or vegetation clearance on the site should only be undertaken 
outside of the bird breeding season which takes place between 1st March - 1st October. If 
works are required within this time an ecologist will need to check the site before any 
works take place (within 24 hours of any work).    
 
We would like a bird box to be installed on multiple house and/or tree within the garden of 
the properties being built. 
 
Wildlife Corridor 
 
Due to the sites location within an area identified as a potential Strategic Wildlife Corridors 
as identified in the Strategic Wildlife Corridors Background Paper we require that the 
applicant demonstrates that the proposal will not adversely affect the potential or value of 
the wildlife corridor.   
 
Chalk Stream 
 
The chalk stream onsite is vitally important as it is not compromised in any way due to the 
springs at the watercress beds. This development will have a huge impact on this rare 
habitat which feeds into Nutbourne Marshes SPA. This chalk stream must be protected 
and not affected by building works. If this cannot happen then the application to build on 
this site must be considered very carefully. 

 
Recreational disturbance 
 
Since the site lies within the Zone of Influence for Chichester Harbour, as contribution to 
the Bird Aware: Solent Mitigation Scheme will be required to mitigate the increased 
recreational pressure at the Harbour. Further information will be required on the proposed 
occupation rates to calculate the contribution based on the guidance. 
 
Sustainable design and construction 
 
Following submission of the Sustainability Construction Supplementary Planning 
Statement (June 2021) please can you provide us with some more detailed figures for the 
building first approach and Air source hear pumps and Waste Water Heat Recovery units 
proposed.The report does not show the reduction in target emissions, as we want to see 
what the calculations are for the improvements above building regulations.  We are 
looking for around a 19% carbon saving above building regulations. 
 
We are pleased to see the implementation of at least 50% of the homes will have 
individual charging points installed while the remaining 50% will have electrical layouts 
designed. 
 
Nutrient neutrality 
 
As detailed within the Nitrogen Neutrality Report the proposal will cause an increase in 
nitrogen of 40.3 kg/N/yr. Due to this increase we require that mitigation takes place.  
Please can the applicant provide their proposed mitigation strategy to deal with this.    



 

 

 
Enhancements 
  
We require a number of enhancements are incorporated within the scheme and shown 
with the landscaping strategy. These include:  
• Any trees removed should be replaced at a ratio of 2:1  
• Wildlife pond 
• Wildflower meadow planting used 
• Filling any gaps in tree lines or hedgerows with native species  
• Bat and bird boxes installed on the site 
• Grassland areas managed to benefit reptiles 
• Log piles onsite 
• Gaps included at the bottom of the fences to allow movement of small mammals across 

the site 
• Two hedgehog nesting boxes included on the site 
 

6.21 CDC Housing Enabling Officer 
 
 Further comment received 14.09.2022 
 
 We welcome the inclusion of 3 custom/self-build plots. 
 

We acknowledge that the site straddles two parish boundaries, Chidham and Hambrook 
and Southbourne with the access road via Chidham and Hambrook with the majority of the 
site residing in Southbourne. We are treating the development as one with any affordable 
housing nominations being district wide. 
 
We note that previous responses have been provided in July 2021 (the original 
application) and March 2022 which included an update on First Homes. In responding to 
the application, we have used the latest housing register data available (9th September 
2022) along with the updated (April 2022) HEDNA and Planning Policy guidelines for First 
Homes. 
 
National planning policy requires a minimum of 25% of all affordable homes secured 
through developer contributions to be First Homes. Local authorities should then prioritise 
securing their policy requirements for social rented properties once they have secured the 
First Homes requirement. Other tenure types should be secured in the relative proportions 
set out in planning policy and supporting evidence. 
 
For Chichester the required proportions are as follows: 
 
First Homes – 25% 
Social Rent – 35% 
Affordable Rent – 22% 
Shared Ownership – 18% 
 
We note the applicant commits to providing 30% of units as affordable homes which 
equated to 19 units. 
 



 

 

Based on this information and considering the April 2022 HEDNA, Local Plan 
requirements and data from the housing register I would recommend a housing mix 
broadly reflecting: 
 
No. of beds   Market Housing First Homes Social Rent Affordable Rent Shared Ownership 
1-bed                      2 (5%)           1  (20%)    3 (43%)           2 (50%)                   0 
2-bed                     13 (30%)        3 (60%)     3 (43%)           1 (25%)             2 (66%) 
3-bed                     21 (48%)        1 (20%)     1 (14%)      1 (25%)             1 (33%)  
4-bed                      8 (18%)              0                 0                     0                        0 
Total                      44 (100%)      5 (100%)   7 (100%)         4 (100%)           3 (100%) 
 
We are pleased to note that the applicant intends the units to be tenure blind and we 
would advise that the affordable housing units, of any tenure, should be in clusters of no 
more than 15 units in any one given location. 
 
Further comment received 01.03.2022 
 
Recent changes to national planning policy have introduced a requirement for First Homes 
on sites subject to full or outline planning permission determination after 28 December 
2021 (or 28 March 2022 where there has been significant pre-application engagement).  
 
The First Homes provision is set out in a written ministerial statement which became 
effective on 28 June 2021. This requires a minimum of 25% of all affordable homes 
secured through developer contributions to be First Homes. Local authorities should then 
prioritise securing their policy requirements for social rented properties once they have 
secured the First Homes requirement. Other tenure types should be secured in the relative 
proportions set out in local planning policy and supporting evidence.  
 
First Homes must be sold on a freehold basis to first time buyers and key workers at a 
minimum discount of 30%. First Homes cannot be sold for more than £250,000 after the 
discount has been applied and can only ever be sold to a household which meets eligibility 
criteria. Government guidance provides further detail on First Homes and their 
implementation.  
 
The new First Homes requirement can be incorporated within the existing Chichester 
Local Plan Area affordable housing tenure requirements which is 70% affordable/social 
rented and 30% affordable home ownership, currently mostly delivered as shared 
ownership. It is now appropriate for the affordable home ownership to be delivered as 25% 
First Homes and 5% Shared Ownership.  
 
The Council has also introduced a local connection requirement which requires that First 
Homes sales are prioritised for households who have a live, work or family connection to 
Chichester District. 
 
Taking this into account, the following local HEDNA (Housing and Economic Development 
Needs Assessment, update 2020) compliant affordable housing size and tenure mix 
required to be delivered within this development proposal is as follows. 
 
 
 
 



 

 

Required Affordable Housing Mix 
 
Size      Affordable rented mix     Shared Ownership Mix     First Homes Mix 
1-bed                          6                           0                        1 
2-bed                       5                           1                        2 
3-bed                       3                           1                        2 
4-bed                       1                                   0                     0 
Total                            15                            2                           5 
 
Further comment received 17.12.2021 
 
Following my previous consultation response dated 19 July 2021, the applicant has 
submitted revised information amending the tenure of the affordable housing mix in line 
with my requirements. 
 
The affordable housing mix is acceptable and it is noted that the applicant has agreed for 
this mix to be secured within a section 106. This is welcomed. Previous comments 
regarding the pepper potting and design of the development should be adhered to within 
any future detailed designs. Registered providers should be engaged to ensure the 
disposal of the required tenure. 
 
No information has been provided regarding an amended market housing mix. However, 
as an outline application, I am happy to defer the agreement of the exact market housing 
mix to a reserved matters application.  
 
To conclude, the Housing Delivery Team raises no objections to this proposal. 
 
Original comment received 19.07.2021 
 
It is noted that whilst the proposed site is contiguous with the Hambrook settlement 
boundary, the site is actually located within Southbourne Parish. This may have 
implications on the allocation of affordable homes as Chidham and Hambrook is rurally 
designated under Section 157 of the Housing Act 1985, where a local connection to the 
parish is required whereas Southbourne Parish is not rural and requires a connection to 
the district rather than parish. As such I have concerns how this application meets Policy 
H1 of the Chidham and Hambrook Neighbourhood Plan.  
 
The application seeks to deliver 73 residential dwellings; a net increase of 72 on site. 
Policy 34 of the Chichester Local Plan requires 30% (21.6 units) to be delivered as 
affordable housing. The applicant is proposing 22 affordable homes which meet this 
requirement.  
 
 
Market Housing Mix 
 
The market mix is not in line with the Chichester Housing and Economic Development 
Needs Assessment (HEDNA) 2020 mix requirements in that it provides too many 3-
bedroom units. Chidham and Hambrook's existing housing stock is weighted towards the 
larger 3+ bedroom units (77.8%). These types of units typically command higher sales 
values which will be inaccessible to first time buyers or provide suitable accommodation to 
older households looking to downsize. 



 

 

 
Affordable Housing Mix 
 
It is not clear from the proposed mix what the tenure split of affordable housing is 
proposed. The Council's Planning Obligations and Affordable Housing SPD requires 70% 
of the affordable homes to be delivered as affordable or social rented and 30% as shared 
ownership. However, the mix is broadly in line with the HEDNA 202 mix requirements, 
albeit 1 additional 1-bedroom dwelling in lieu of a 3-bedroom. The housing register figures 
for Chidham and Hambrook identify a greater need for 1-bedroom affordable dwellings to 
come forward so on this occasion this is acceptable.  
 
Pepper potting and design 
 
The development should be delivered tenure blind in that the affordable dwellings should 
not be externally distinguishable from the market dwellings. It is not clear from the 
applicants submitted site layout or "proposed residential development" plan what the 
proposed distribution of the affordable dwelling is. However, the applicant has confirmed 
at paragraph 7.25 of their planning statement that the distribution of the affordable homes 
will follow paragraph 4.23 of the Planning Obligations and Affordable Housing SPD and 
not be clustered in groups of larger than 10. This is welcomed and will help to avoid social 
exclusion and promote mixed, balanced and sustainable communities. All units should 
meet or exceed the nationally described space standards set out by the MHCLG. 
 
To conclude, the Housing Delivery Team is unable to support this application until the 
market housing mix has been amended to meet the above requirements. 
 

6.22 CDC Policy Team 
 

Further comment received 02.06.2023 
 
The Chichester Local Plan 2012-2039:Proposed Submission has now completed 
‘Regulation 19’ consultation (17 March 2023) and it is anticipated that the plan will 
be submitted for examination later this year (the Council’s published Local 
Development Scheme anticipates Summer 2023).  Accordingly the plan could now 
be considered to be at an ‘Advanced Stage of Preparation’ for the purposes of para 
48(a) of the National Planning Policy Framework (NPPF) and consequently could be 
afforded moderate weight in the decision making process. Once it is submitted for 
examination it will be at an ‘Advanced Stage’ for the purposes of assessment of 
development proposals against para 49(b) of the NPPF.   
 
As part of the Local Plan process the Council has been carrying out work to 
understand the implications of increasing build costs/inflation, for delivery of the 
highways infrastructure necessary to enable planned residential development in the 
plan area. This analysis has shown that unless materially enhanced financial 
contributions are provided in respect of that residential development, then the 
improvements necessary to the A27 (or any other alternative measures linked to 
generating capacity on the Strategic Road Network) in order to enable the highways 
network to accommodate it, will not be deliverable (Draft Policy T1 of the Proposed 
Submission Local Plan refers). This will frustrate/preclude delivery of residential 
development, and thus prevent the Council from meeting housing targets in either 
the current pre proposed submission plan, or any variant of it. If development the 



 

 

subject of this application is found acceptable in all other respects, it is essential 
that it makes the requisite contribution toward A27 improvements envisaged within 
draft proposed Policy T1 of the Proposed Submission version of the Local Plan, in 
order that it enables the mitigation required to overcome the cumulative impact of 
further dwellings and the effect they have on the highway network. The Council has 
now received legal advice on the basis for collecting contributions in accordance 
with the emerging policy and is satisfied that would meet the tests set out in 
regulations 122 and 123 of the Community Infrastructure Levy Regulations 2010 and 
those in paragraphs 203 and 204 of the NPPF. 
 
If contributions were to be secured in line with proposed draft Policy T1 of the 
Chichester Local Plan 2021-2039:Proposed Submission then no objection on this 
basis would be raised.  In that case the decision taker would need to weigh the 
potential for the development in question to undermine a ‘plan-led’ approach and 
the proper delivery of the emerging Local Plan in general against the need to take 
account of the potential benefits for the provision of additional housing. The weight 
to be attributed to these benefits will depend upon the need to apply Paragraph 11 
(d) of the National Planning Policy Framework - the 'tilted balance'. 
 

 Further comment received 27.01.2023 
 

On 24th January Council agreed the Pre-Submission Local Plan for Regulation 19 
consultation, beginning 3rd February 2023. From this point (Regulation 19) the Plan 
will be at an advanced stage of preparation and its weight as a material 
consideration in the determination of planning applications will increase. The 
emerging plan will require all new housing in the southern part of the Plan Area to 
contribute to a scheme of infrastructure improvements to the strategic road 
network (A27). Any further permissions from 3rd February that do not make 
provision towards this infrastructure potentially put at risk delivery of the identified 
infrastructure improvements. Officers are currently taking advice on this issue and 
hope to be able to provide a more detailed response over the next few weeks. It is 
therefore the recommendation of Planning Policy that, for the time being, any 
application for new housing (representing a net increase) on or after 3rd February 
2023 should not be determined for approval until further advice can be provided on 
this, and other policy related issues. 
 
Further comment received 06.01.2022 
 
The comments below are an update to those provided in August and focus on the housing 
land supply position and wastewater. 
 
 
Housing Land Supply 
 
Under current national planning policy, from 15 July 2020 the adopted Local Plan is now 
more than five years old and therefore housing supply is assessed against a figure 
informed by the Government's standard methodology for assessing housing need. In 
accordance with national planning policy, the Council regularly prepares an assessment of 
the supply of housing land. The revised assessment of housing land supply, as published 
on the Council's website demonstrates a housing supply figure of 5.3 years.  
 



 

 

Prior to that the Council had brought forward an Interim Position Statement for Housing 
Development, setting out proactive measures the Council could take to ensure a good 
supply of housing, and to encourage appropriate housing schemes. The final Interim 
Position Statement for Housing was approved at Planning on 3 November 2020.  
 
The identified housing need for the Chichester Plan area is significantly higher than the 
target set out in the adopted local plan, and there is also an ongoing need for affordable 
housing. Finally, maintaining a 5-year supply of housing for the plan area has a number of 
benefits, including providing greater certainty to communities. Therefore, when 
considering planning applications for housing, it is recommended that where appropriate, 
proposals are assessed against the criteria set out in the Interim Position Statement for 
Housing Development to consider if the benefits of the scheme indicate it should be 
permitted.  
 
Waste Water 
 
A Position Statement in relation to waste water in the catchment of Thornham Waste 
Water Treatment works was agreed with Southern Water and the Environment Agency in 
November 2021.  This Statement is supported by regular monitoring of permissions in the 
catchment, until the capacity reaches zero at which point a requirement for no net 
increase in flow will come into effect.  The Position Statement and accompanying 
headroom table are available on the Council website with the Surface Water and Foul 
Drainage SPD. 
 
At the time of this response, the headroom table shows that existing permissions up to the 
end of November 2021 reduce the available headroom to 173 dwellings. Permissions 
granted since then may reduce this further. The table is updated monthly.  
 
[Officer note – the latest (June 2023) headroom monitoring for Thornham WwTW 
indicates the remaining capacity is 715.] 
 
Original comment received 31.08.2021 
 
This comment has been summarised - the full comment can be read on file 
 
The adopted Local Plan and made Neighbourhood Plans represent the Development Plan 
and the starting point for the consideration of any planning application. However, taking 
account of the current position with regard to housing land supply, careful consideration 
will need to be given to the position of policies in the adopted Local Plan, which will need 
to be considered in conjunction with national guidance and the revised housing land 
supply position. Consequently, in the current circumstances, this proposal would help to 
meet the identified increase in housing need for the Chichester Plan Area. 
 
No objection is therefore raised in principle to the proposals although account will need to 
be taken of various criteria set out in the Interim Policy Statement. 
 
 
 
 
 
 



 

 

6.23 Third Party Representations 
 
149 letters of objection have received from local residents including 'Friends of the 
Hambrook' commenting on the following: 
a) Lack of understanding of local area. 
b) Proposal would create a bottle neck into the local area and there are no benefits from 
proposal. 
c) Crumbling road infrastructure can barely cope with the local traffic at present. 
d) Agricultural traffic uses the road and the proposal will add to difficulties already 
experienced on the rural roads. 
e) Increase in traffic jams / congestion and pollution on narrow roads. 
f) The A259 is already becoming an endless sprawl of housing 
g) The local amenities are limited (small post office and rural train station). 
h) Closest facilities are in Southbourne (Doctors, Dentist, food shops) - which increases 
car dependency. 
i) Narrow rural roads make walking and cycling dangerous. 
j) Proposal would destroy local habitat and wildlife corridor and lighting from proposal will 
affect the bats and will affect the rare chalk stream. 
k) Fields provide important flood protection and the proposal will lead to increased 
flooding. 
l) There is already too much development. 
m) Proposal would result in a considerable increase to the Parish of Chidham. 
n) Proposal does not meet the needs of local housing requirements and will lead to loss of 
horse-riding stable which is much appreciated by local community. 
o) Wildlife and rare species of animals would be affected (i.e. water voles, kingfishers, 
bats). 
p) No genuine consultation has taken place.  
q) Noise assessment was carried out in March 2020 and January 2021 - both during 
lockdown. 
r) Lack of infrastructure and local services are already at full capacity. 
s) The proposal would be an ugly eyesore. 
t) Impact on Dark Sky Area and increase in air pollution. 
u) Proposal would negatively impact Chichester AONB, SSSI, RAMSAR and the 
surrounding area. We need to preserve the countryside and its habitat. 
v) The scheme is not nitrate neutral. 
w) No capacity for sewage treatment at Thornham WwTW and raw sewage is pumped into 
Chichester Harbour.  
x) Site is placed in Southbourne but not included in the Southbourne Neighbourhood Plan. 
The proposal is surplus to requirements.   
y) Proposal would have a greater impact on Hambrook/Chidham. The area will no longer 
be a 'village'. Site should be left green and pleasant for future generations to enjoy 
the countryside and wildlife. 
z) Site would infill the natural gap between the Southbourne and Nutbourne settlement 
areas. 
 
 
 
 
 
 
 



 

 

Agent’s Supporting Information 
 
6.24 A Committee Briefing note has been supplied to Members. The briefing note details: 
 
 a) An overview and summary of the scheme. 
 b) Site layout and key features. 
 c) Landscaping and environment. 
 d) Benefits of the scheme 
 
6.25 The agent has also supplied further information (email dated 6th December 2022) 

with regard to third party representations raised in relation to flooding and drainage 
matters: 

 
 ‘The FRA report demonstrates the local topography and potential upstream 

catchment have been appraised and will be catered for within the final levels and 
drainage solutions. BPC drawing PL201 shows the upstream greenfield catchment 
area directly north of the site and BPC drawing PL500 demonstrates how this will be 
managed and upheld. 

 
 Noting the comments related to the existing residential area due east of the Main 

River I would clarify the process here to make clear that the proposals will alleviate 
the concerns raised. 

 
 It is mandatory for the applicant/developer to ensure that historic surface 

water/overland flow routes are not blighted by any development and that overall, 
betterment shall be provided. The proposed highway works situated on the east 
side of the Main River will be subject to Highway Authority (HA) requirements to 
ensure the road design complies to an adoptable standard which conforms to 
WSCC criteria (as per their website) and NPPF; both of which will dictate a drainage 
solution that is capable of dealing with the 100yr return period. You will see BPC 
drawing PL500 illustrates a small detention basin to cater for the new eastern 
highway catchment which recognises the existing overland flow and low point has 
been identified.  

 
 The matter of highway elevation (levels) will be addressed at detailed design stage 

with WSCC but having raised levels nominally in places will be subject to vertical 
design parameters for roads which will be coordinated with drainage collection 
features (gullies/ditches) and conveyance at surface level (exceedance flow if/when 
road gullies/ditches are brim full). The road levels into the site will be dictated by 
the EA for the culvert (size) crossing of the Main River. WSCC will require a 
comprehensive CCTV/Highway drainage investigation and local upgrades (site-
wide) to the existing highway drainage apparatus/network on the eastern side. 
Clearly the existing highway ditch serving Hambrook Hill for example will be 
affected and require re-routing towards the Main River and there is ample space 
within the site frontage to incorporate bespoke highway drainage provision and not 
only honour low points but provide betterment. To ease concerns, it is also worth 
noting that WSCC are also Lead Local Flood Authority (LLFA) for this site and so 
will oversee all sources of flood risk under the S278 (highway works) application. 

 
 



 

 

 The proposed foul drainage will be a sealed network which gravitates to a new 
pumping station which is located alongside the Main River corridor. The compound 
area will be elevated above peak water levels to ensure surface water run-off does 
not breach the system. The site is also slightly elevated to mitigate this across the 
entire network not just the pump station.  

 
 In the event of pump failure (loss of power) the pump wet well will include 24hrs 

storage (Building Regs requirements). The undertaker, whether this is adopted by 
Southern Water or remains private and governed by a management company, will 
ensure 24/7 telemetry/alarms are included with a reactive servicing in place to 
mitigate the risk of surcharge/pollution to the Main River.’ 

 
7.0  Planning Policy 

 
The Development Plan 
 

7.1 The Development Plan for the area comprises the Chichester Local Plan: Key Policies 
2014-2029, the CDC Site Allocation Development Plan Document and all made 
neighbourhood plans.  
 

7.2 The Chidham and Hambrook Neighbourhood Plan was made on the 20th September 2016 
and forms part of the Development Plan against which applications must be considered. 
An initial consultation on the Neighbourhood Plan Strategy Document took place at the 
beginning of 2022. No further information has been published on the Neighbourhood Plan 
website. 
 

7.3 The Southbourne Neighbourhood Plan was made on the 15th December 2015 and forms 
part of the Development Plan against which applications must be considered. As a result 
of findings of the Examiner's report, Southbourne Parish Council has requested that the 
submitted Southbourne Parish Neighbourhood Plan Review 2019-2037 and supporting 
documentation is withdrawn from any further consideration by Chichester District Council. 

 
7.4 Southbourne Parish Council is undertaking a modification of its Neighbourhood Plan. All 

the background supporting work undertaken by the parish can be found on the 
Southbourne Parish Council Website. The Southbourne Modified Neighbourhood Plan 
2014-2029 has been published for consultation according to Regulation 16 of the 
Neighbourhood Planning (General) Regulations 2012 from 2nd March to 17th April 2023. 

 
7.5 The principle planning policies relevant to the consideration of this application are as 

follows: 
 
Chichester Local Plan: Key Policies 2014-2029 
 
Policy 1: Presumption in Favour of Sustainable Development 
Policy 2: Development Strategy and Settlement Hierarchy 
Policy 4: Housing Provision 
Policy 5: Parish Housing Sites 2012- 2029 
Policy 6: Neighbourhood Development Plans 
Policy 8: Transport and Accessibility 
Policy 9: Development and Infrastructure Provision 
Policy 20: Southbourne Strategic Development 



 

 

Policy 30: Built Tourist and Leisure Development 
Policy 33: New Residential Development 
Policy 34: Affordable Housing 
Policy 39: Transport, Accessibility and Parking 
Policy 40: Sustainable Design and Construction 
Policy 42: Flood Risk and Water Management 
Policy 43:Chichester Harbour Area of Outstanding Natural Beauty 
Policy 45: Development in the Countryside 
Policy 47: Heritage and Design 
Policy 48: Natural Environment 
Policy 49: Biodiversity 
Policy 50: Development and Disturbance of Birds in Chichester and Langstone Harbours 
Special Protection Areas 
Policy 52: Green Infrastructure 
Policy 54: Open Space, Sport and Recreation 
 
Chidham and Hambrook Neighbourhood Plan 2015 
 
Policy LP1: Requirement for homes 
Policy EM1: Management of sea and flood defences, streams and surface water drainage 
Policy EM2: Protection of Chichester Harbour, nature conservation designated areas and 
related areas of special environmental value 
Policy EM3; Protection and enhancement of landscape, habitat and biodiversity 
Policy CDP1: The use of S106 Agreements and CIL to support community development 
Policy H1: Local occupancy conditions of affordable housing 
Policy H2: Diversity of housing to meet the local need 
Policy DS1: Development  
Policy DS3: Retention of areas of natural habitat/biodiversity 
 
Southbourne Neighbourhood Plan 2014-2029 
 
Policy 1: Spatial Strategy 
Policy 4: Housing Design 
Policy 7: Environment 
 
Chichester Local Plan 2021-2039: Proposed Submission (Regulation 19) 
 

7.6 Work on the review of the adopted Local Plan to consider the development needs of 
the Chichester Plan Area through to 2039 is now well advanced. Consultation on a 
Regulation 19 Local Plan took place from 3rd February to 17th March 2023 and 
responses are currently being processed.  Once this is complete, the Local Plan 
will be submitted to the Secretary of State for independent examination. In 
accordance with the Local Development Scheme, it is anticipated that the new Plan 
will be adopted by the Council in 2024. However, at this stage, the weight that can 
be attached to the policies contained within the Local Plan Review in terms of 
decision making is limited and commensurate with government policy at paragraph 
48 of the NPPF.  
 
 
 
 



 

 

 
7.7 Relevant policies from the published Chichester Local Plan Review 2021 – 2039: 

Proposed (Regulation 19) are:  
 
S1: Spatial Development Strategy 
S2: Settlement Hierarchy 

 
NE2: Natural Landscape 
NE3: Landscape Gaps Between Settlements 
NE4: Strategic Wildlife Corridors 
NE5: Biodiversity and Biodiversity Net Gain 
NE6: Chichester’s Internationally and Nationally Designated Habitats 
NE7: Development and Disturbance of Birds in Chichester and Langstone Harbours, 

Pagham Harbour, Solent and Dorset Coast Special Protection Areas and 
Medmerry Compensatory Habitat 

NE8: Trees, Hedgerows and Woodlands 
NE10: Development in the Countryside 
NE13: Chichester Harbour Area of Outstanding Natural Beauty 
NE15: Flood Risk and Water Management 
NE16: Water Management and Water Quality 
NE19: Nutrient Neutrality 
NE20: Pollution 
NE21: Lighting 
NE22: Air Quality 
NE23: Noise 
NE24: Contaminated Land 
 
H1: Meeting Housing Needs 
H3: Non-Strategic Parish Housing Requirements 2021-2039 
H4: Affordable Housing 
H5: Housing Mix 
H6: Custom and/or Self Build Homes 
H10: Accessible and Adaptable Homes 
 
P1: Design Principles 
P2: Local Character and Distinctiveness 
P3: Density 
P4: Layout and Access 
P5: Spaces and Landscaping 
P6: Amenity 
P8: Materials and Detailing 
P9: The Historic Environment 
P14: Green Infrastructure 
P15: Open Space, Sport and Recreation 
P16: Health and Well-Being 
 
E8: Built Tourist and Leisure Development 
 
 
 
 



 

 

 
T1: Transport Infrastructure 
T2: Transport and Development 
T3: Active Travel – Walking and Cycling Provision 
T4: Parking Provisions 
 
I1: Infrastructure Provision 
 
A12: Chidham and Hambrook 
A13: Southbourne Broad Location for Development 
 
National Policy and Guidance 
 

7.8 Government planning policy comprises the National Planning Policy Framework (NPPF 
July 2021) and related policy guidance in the NPPG. 
 

7.9 Paragraph 11 of the current Framework states that plans and decisions should apply a 
presumption in favour of sustainable development, and for decision-taking this means: 
 
c) approving development proposals that accord with an up-to-date development plan 
without delay; or 
d) where there are no relevant development plan policies, or the policies which are most 
important for determining the application are out-of-date, granting permission unless: 
i. the application of policies in this Framework that protect areas of assets of particular 
importance provides a clear reason for refusing the development proposed; or 
ii. any adverse impacts of doing so would significantly and demonstrably outweigh the 
benefits, when assessed against the policies in this Framework taken as a whole. 
 

7.10 The following sections of the revised NPPF are relevant to this application: 2, 4, 5, 8, 9, 
11, 12, 14, 15, 16 and Annex 1. The relevant paragraphs of the National Planning Practice 
Guidance have also been taken into account. 

 
Other Local Policy and Guidance 
 

7.11 The following documents are material to the determination of this planning application: 
 

• Planning Obligations and Affordable Housing SPD (December 2018) 
• Surface Water and Foul Drainage SPD (September 2016) 
• Chichester Landscape Capacity Study (March 2019): Southbourne North Eastern 

Coastal Plan (Sub-area 81) 
• West Sussex County Council Guidance on Parking at New Developments 

(September 2020) 
• Interim Position Statement for Housing Development (November 2020) 
• National Character Areas (2014): South Coast Plain Character Area (Area 126) 
• West Sussex Landscape Character Assessment (2003): Southbourne Coastal Plain 

(Area SC5) 
• Chichester Landscape Gap Assessment (May 2019) 
• Chichester Harbour Area of Outstanding Natural Beauty: Joint Supplementary 

Planning Document (May 2017)  
• Chichester Harbour AONB Management Plan (2014-2029) 

 



 

 

Interim Position Statement for Housing Development 
 

7.12 In accordance with national planning policy, the Council is required to regularly prepare an 
assessment of its supply of housing land. The Council's most recent assessment of its 
Five-Year Housing Land Supply was published on 5th December 2022 and provides 
the updated position as of 1 April 2022. At the time of preparing this report the 
published assessment identifies a potential housing supply of 3,174 net dwellings 
over the period 2022-2027. This compares with an identified housing requirement of 
3,350 net dwellings (equivalent to a requirement of 670 homes per year). This 
results in a housing shortfall of 176 net dwellings, equivalent to 4.74 years of 
housing supply. The Council therefore finds itself in a similar position to that in the 
Summer of 2020 when it resolved to start using the Interim Position Statement on housing 
(IPS) to support the delivery of sustainable new housing development outside of 
settlement boundaries. 

 
7.13 To help pro-actively ensure that the Council's housing supply returns to a positive balance 

prior to the adoption of the Local Plan Review, the Council will continue to use the IPS, 
which sets out measures to help increase the supply of housing in appropriate locations.  
A draft IPS was originally approved for use by the Planning Committee at its meeting on 3 
June 2020 at a time when the Council could not demonstrate that it had a 5-year housing 
land supply. Following a period of consultation and subsequent revisions it was reported 
back to the 4 November 2020 Planning Committee, where it was approved for use with 
immediate effect. In the absence of a 5YHLS new housing proposals such as this 
application will be considered under the IPS and assessed against the 13 criteria set out in 
the IPS document.  The IPS is a development management tool to assist the Council in 
delivering appropriate and sustainable new housing sites outside of existing settlement 
boundaries. The IPS is not formally adopted 'policy' and neither does it have the status of 
a supplementary planning document, but it is a material consideration in the determination 
of relevant planning applications when used alongside up to date policies in the Local 
Plan.  It is a document that decision makers need to have regard to in the context of why it 
was introduced and in the context of what the alternatives might be if it wasn't available for 
use. New housing proposals which score well against the IPS criteria where relevant are 
likely to be supported by officers. 

 
7.14 The aims and objectives of the Chichester in Partnership Community Strategy 2016-2029 

which are relevant and material to the determination of this planning application are: 
 

➢ Maintain low levels of unemployment in the district 
➢ Prepare people of all ages and abilities for the work place and support the 

development of life skills 
➢ Develop a local workforce that meets the needs of local employers 
➢ Support local businesses to grow and become engaged with local communities 
➢ Encourage and support people who live and work in the district and to adopt healthy 

and active lifestyles 
➢ Protect and support the most vulnerable in society including the elderly, young, 

carers, families in crisis and the socially isolated 
➢ Support and empower communities and people to help themselves and develop 

resilience 
➢ Support communities to meet their own housing needs 
➢ Promote and increase sustainable, environmentally friendly initiatives in the district 

 



 

 

8.0  Planning Comments 
 

8.1 The main issues arising from this proposal are: 
 

i.       The Principle of Development 
ii.      Highways Safety 
iii.     Impact on Visual Amenity and Landscape Character 
iv.     Residential Amenity 
v.      Surface Water Drainage and Foul Disposal 
vi.     Ecology and Biodiversity 
vii.    Sustainable Design and Construction 
viii.   Other Matters 
 
The Principle of Development 

 
8.2 The primacy of the development plan and the plan-led approach to decision-making is a 

central tenet of planning law and is enshrined in section 38(6) of the Planning and 
Compulsory Purchase Act 2004, which states that applications: 
 
'should be determined in accordance with the development plan unless material 
considerations indicate otherwise'. 
 

8.3 The Chichester Local Plan: Key Policies (CLP) was adopted by the Council on 14th July 
2015 and now forms part of the statutory development plan for the parts of the District 
outside of the South Downs National Park.  
 

8.4 For certainty and clarity, a plan-led approach to decision making on planning applications 
relies on a development plan which is up-to-date, particularly with regard to its housing 
policies and the proposed delivery of that housing.  When assessed against the policies of 
the adopted Local Plan, the current application is considered to be contrary to policies 2 
and 45 in that it is proposing new housing outside the settlement boundaries for Chidham 
and Hambrook and Southbourne in the countryside or 'Rest of Plan Area' and would not 
meet an 'essential, small scale and local need' (Policy 45). Additionally, the proposal 
would be in excess of the indicative housing numbers for the Parishes of Chidham and 
Hambrook and Southbourne, as set out in Policy 5 of the Local Plan (25 homes Chidham 
and Hambrook and 50 homes Southbourne (excluding Southbourne village)) and as set 
out in the Site Allocations DPD the indicative housing number have in any event already 
been met for Chidham and Hambrook Parish and Southbourne Parish. Therefore following 
a S38(6) development plan approach, this application site is contrary to policy. 
 

8.5 The Council is progressing work through the Local Plan Review process to identify parish 
allocations for the Local Plan Review period up to 2037. As part of that review process the 
Council produced its Housing and Economic Land Availability Assessment (HELAA) in 
March 2021. The purpose of the HELAA is to identify a future supply of land which is 
suitable, available and achievable for housing and economic development. The HELAA 
forms a key component of the evidence base that will inform the Chichester Local Plan 
Review. The application site is identified as green (developable) in the HELAA. The 
HELAA has identified that the site is capable of an indicative capacity of 120 dwellings. 
Within the text of the HELAA under site description it refers to: 'Open field incorporating 
riding centre and B&B on eastern side. Access from Hambrook Hill South to the east. 
Residential properties to east, woodland to north, agricultural land to west'. Under 



 

 

suitability the HELAA states: 'The site is potentially suitable subject to detailed 
consideration including matters of access, impact on/of existing business and landscape 
impact.' Under availability it states: 'The promoter updated the site information in 2019. 
The site is therefore considered to be available.' The HELAA details that there are no 
known constraints that would make development unachievable in principle and that there 
is a reasonable prospect that the site would be developable during the Plan period. As 
outlined above, the reconfiguration of Priors Leaze Lane and Hambrook Hill South junction 
will allow the site to be accessed off Priors Leaze Lane. The proposed access would take 
the form of a bellmouth with a simple priority working arrangement directly adjoining Priors 
Leaze Lane. Hambrook Hill South would become a secondary route served from the site's 
access road. As set out in WSCC highways consultation response this access has been 
subject to detailed consideration and is considered acceptable. In addition, the application 
pack includes an Economic Statement and a Landscape and Visual Appraisal with Impact 
Statement (LVAIS). Whilst the HELAA is a technical background document which provides 
a tool to assist the Council in its consideration of potential housing sites under the LPR 
and not a policy document of the Council, its significance is that the application site has 
been identified as suitable, available and deliverable to provide new housing during the 
Plan period. Since the time of the HELAA and with further investigation and surveys, 
ecology and the need for a Habitats Regulation Assessment (HRA) has also become an 
important consideration in terms of the site’s suitability and is addressed in full below. 

 
8.6 With regard to housing supply, the Council's most recent assessment of its Five-Year 

Housing Land Supply was published on 5th December 2022 and identifies 4.74 years 
of housing supply. As such the Council's housing policies are deemed out of date and 
the provisions in paragraph 11(d) of the NPPF (known as the 'tilted balance'; i.e. where 
there can be a presumption in favour of granting permission for sustainable development 
where there are out-of-date housing policies) are engaged. It does not necessarily follow 
that the absence of a 5-year housing supply means the application should be allowed on 
that basis alone; however, for the application to be refused the Council would have to 
demonstrate that the adverse impacts would significantly and demonstrably outweigh the 
benefits. 

 
8.7 In acknowledging the current status of the Local Plan in terms of its out-of-date housing 

policies and the absence of a 5-year housing supply and to effectively bridge the gap up to 
the point where the Local Plan Review is adopted sometime in 2023, and to avoid where 
possible the submission of inappropriate ad hoc applications for housing development in 
the countryside, the Council has produced an Interim Position Statement for Housing (IPS) 
which sets out criteria defining what the Council considers to be good quality development 
in the Chichester Local Plan Area. The fundamental aim of the IPS is to ensure early 
delivery of housing sites through planning applications on sites which are not being 
brought forward through the local plan process. It is not to deliver strategic scale 
development and accompanying infrastructure which need to be properly master planned 
in order to ensure optimum planning outcomes and the timely delivery of infrastructure to 
support growth. 

 
8.8 When considered against the 13 criteria of the IPS which define what the Council 

considers good quality development in the Local Plan area, the current application scores 
well and the Council has not identified any adverse impacts. It is relevant to consider the 
application against each of the IPS criteria in turn: 
 



 

 

1) The site boundary in whole or in part is contiguous with an identified Settlement 
Boundary (i.e. at least one boundary must adjoin the settlement boundary or be 
immediately adjacent to it). 
 
The 4.30 hectare (ha), broadly rectangular, greenfield site, lies predominately within the 
Rural Area (i.e. outside any defined Settlement Boundary), within the Parish of 
Southbourne. However, a small section of the site to the east (which would provide the 
access and replacement dwelling), is situated within the Parish of Chidham and 
Hambrook. Although, the majority of the site falls within Southbourne Parish, the site lies 
adjacent to (and partly within) the Settlement Boundary for Hambrook. In this context, it is 
considered to satisfy criterion 1 of the IPS.  
 
2) The scale of development proposed is appropriate having regard to the 
settlement's location in the settlement hierarchy. 
 
Hambrook (along with Nutbourne) is defined as a Service Village in the Local Plan (Policy 
2), providing a reasonable range of basic facilities to meet the everyday needs of local 
residents. With regard to the nearby 'Scant Road' appeal (APP/L3815/W/21/3274502, 
November 2021) the Inspector opined: 
 
'The Parish Council and many local residents do not agree that the settlement should be 
classed as a service village and consider that the range of available facilities is poor. 
However, the designation arises from background studies that were subject to public 
scrutiny before the LP was adopted as the statutory policy document for the District. In the 
settlement hierarchy the service villages are defined as those that either provide a 
reasonable range of basic facilities to meet everyday needs, or those that provide fewer of 
these facilities but have access to them in nearby settlements. In Hambrook and 
Nutbourne East, which is a single service village in the LP, local facilities include the rail 
station and bus services as well as the shop/ post office, place of worship and public 
house...' 
 
In this context the proposed scale of development is considered appropriate and the 
criterion is therefore satisfied.  
 
3) The impact of development on the edge of settlements, or in areas identified as 
the locations for potential landscape gaps, individually or cumulatively does not 
result in the actual or perceived coalescence of settlements, as demonstrated 
through the submission of a Landscape and Visual Impact Assessment. 
 
The submitted LVAIS concludes that the 'site is well contained by its landscape setting to 
the north, east and south and forms a discrete parcel which has an existing relationship 
with the developed edge of the settlement.' Officers agree that the proposed development 
meets this point. The proposal would adjoin the existing pattern of development in 
Hambrook to the east. The site also falls outside of the Southbourne and Hambrook 'gap', 
identified in the Council's Landscape Gap Assessment. As such, there would be no actual 
or perceived coalescence likely to arise from permitting this development. 
 
 
 
 



 

 

4) Development proposals make best and most efficient use of the land, whilst 
respecting the character and appearance of the settlement. The Council will 
encourage planned higher densities in sustainable locations where appropriate (for 
example, in Chichester City and the Settlement Hubs). Arbitrarily low density or 
piecemeal development such as the artificial sub-division of larger land parcels will 
not be encouraged. 
 
Based on the whole site area including the ecological mitigation area the proposals 
achieve a density of 15 dwellings per hectare. The resultant net density of the developable 
area (which does not include the Open Space, LEAP, Tree Belt, Ecological Corridor or 
SuDS) would be 35dph. There is no artificial sub-division of the site. In the context of the 
rural edge of settlement location and the pattern of proposed housing set within a 
landscape led proposal, this level of development (net density) compares favourably with 
the Council's 'benchmark' density value of 35dph for greenfield sites and is considered 
acceptable. The proposal meets this criterion. 
 
5) Proposals should demonstrate consideration of the impact of development on 
the surrounding townscape and landscape character, including the South Downs 
National Park and the Chichester Harbour AONB and their settings. Development 
should be designed to protect long-distance views and intervisibility between the 
South Downs National Park and the Chichester Harbour AONB. 
 
The site is well contained by its landscape setting, whilst retaining a relationship with the 
developed edge of the settlement to the east. A sensitive approach to development has 
been proposed, with amended plans securing additional landscaping and ecological 
mitigation and enhancements. The proposal seeks to retain and enhance the site's key 
features, whilst introducing landscape features and open space proposals pertinent to the 
local character, which will sensitively integrate the development into the local landscape. It 
is considered the setting of the Ham Brook is protected and the separate identities of 
Hambrook, Nutbourne and Southbourne are retained. Chichester Harbour Conservancy 
have been consulted on the proposal and comment that 'the development is unlikely to 
have an impact on the setting of the AONB, even when viewed from Walderton Down.' 
 
The submitted LVAIS states: The site is located approximately 1.5km away from the 
closest section of the southern boundary of the SDNP, within the low lying coastal plain. 
Woodland, tree belts, settlements and major road corridors, together with agricultural land, 
inform the setting of the SDNP within the study area. The linear tree belts associated with 
the A27 road corridor, together with the woodland at Churcher's Copse to the immediate 
north of the site, form prominent skyline features and truncate views of the SDNP from the 
site. As such and whilst the settlement of Hambrook forms one of the villages within 
proximity of the SDNP, the site itself does not contribute to the setting of the SDNP due to 
the physical and visual enclosure resulting from the adjacent intervening woodland and 
tree belts...similarly, the site is located approximately 1km away from the northern 
boundary of the Chichester Harbour AONB. The AONB is not apparent in views south 
from the site due to the intervening woodland and tree belts adjacent to Priors Leaze 
Lane. The site does not therefore contribute to the setting of the AONB, due to the 
physical and visual enclosure provided by adjacent vegetation.' 
 
 
 



 

 

With regard to the 'Scant Road' appeal (approx. 150m to the east of the application site) 
the Inspector stated: 
 
'The appeal site is to the south of the SDNP, the boundary of which is about 900m to the 
north-east. From the evidence presented by the Appellant and my site observations I am 
satisfied that the appeal site does not fall within the setting of the SDNP. This is due to the 
intervening uses and vegetation, which restrict views between the SDNP and the site. 
Furthermore, the presence of the A27 corridor is a major physical barrier between the two. 
I do not consider that the proposed development with its green framework would have any 
adverse impact on the natural beauty of the landscape within the SDNP. Whilst there 
would inevitably be some lighting associated with the proposal this would be unlikely to be 
apparent. In any event it would be seen within the context of Hambrook itself and would 
not impact on the dark skies or special qualities of the designated area. In terms of 
recreational connectivity with the SDNP, the A27 provides a barrier to north/south 
movement at this point...The site is relatively close to the Chichester Harbour AONB. I 
note that the Chichester Harbour Conservancy have no objections to the proposal, subject 
to several conditions that that have been incorporated. The site has no 
intervisibility with the AONB and there is considerable development within the area 
between it and the site. In such circumstances the natural beauty of the landscape within 
the designated area would be protected...There has been some local concern that the 
proposed development would result in the coalescence of settlements. However, the site 
is to the north and east of the existing village and the development is not within any 
strategic gap identified in the development plan. This is not land that is important to the 
separation of Hambrook and any settlement to the north or east....It is acknowledged that 
planning permission was refused by the Secretary of State for a similar proposal in 2016. 
However, this was within a very different planning policy context whereby the LP had only 
just been adopted and there was no housing land supply deficit. Furthermore, it is 
understood that much of the open space was for the provision of formal recreation rather 
than the more naturalistic landscape proposed now.' 
 
With regard to the above, it is considered the landscape led proposal would comply with 
the above criterion, given the physical and visual enclosure provided by adjacent 
vegetation. As such the scheme would not interrupt any open views between the SDNP 
and the Chichester Harbour AONB.  
 
6) Development proposals in or adjacent to areas identified as potential Strategic 
Wildlife Corridors as identified in the Strategic Wildlife Corridors Background Paper 
should demonstrate that they will not affect the potential or value of the wildlife 
corridor. 
 
The north, east and southern boundaries of the site fall within the edge of a proposed 
Strategic Wildlife Corridor. The submitted Land Use Parameter Plan details that no built 
development would occur within the wildlife corridor. Instead, these areas would be 
enhanced for ecological and landscape purposes or retained as open space. The 
ecological / landscape buffers and open space provision are recommended to be secured 
through obligations in the S106 Agreement. Natural England and the Council's 
Environmental Officer raise no objection to the proposal, and as such it is considered, 
subject to the securing of no built development in the buffers and the mitigation proposed, 
the development would not affect the potential or value of the wildlife corridor. 
 



 

 

7) Development proposals should set out how necessary infrastructure will be 
secured, including, for example: wastewater conveyance and treatment, affordable 
housing, open space, and highways improvements. 
 
It is considered the proposal would meet the above criterion. Wastewater disposal would 
be through the statutory undertaker, affordable housing, open space, and highways 
improvements would be secured through the Section 106 agreement and/or by planning 
conditions. WSCC Education and Sussex NHS Commissioners (CCG) have confirmed 
they have no objection to the proposal. Furthermore, the ongoing headroom monitoring 
(June 2023) at Thornham WwTW indicates a remaining capacity of 715 households and 
as such this development of 63 dwellings (net increase of 62) could be accommodated 
within the remaining capacity.  
 
Officers have had discussions with the applicant with regards to the financial 
contribution towards the co-ordinated package of improvements to junctions on the 
A27 Chichester Bypass to all increased road capacity, reduce traffic congestion 
and improve safety.  The Transport Study (2023) identified an indicative package of 
measures at the Fishbourne Roundabout costing between £9,520,000 and 
£12,900,000 and the Bognor Roundabout costing between £19,390,000 and 
£30,420,000. The Chichester Local Plan 2021-2039: Proposed Submission 
(Regulation 19) sets out that this sum will be met from financial contributions 
provided by the outstanding housing developments in the Local Plan 2021-2039: 
Proposed Submission. The formula is set out in draft Policy T1 Transport 
Infrastructure and at this point in time equates to £7,728 per dwelling.  Officers 
acknowledge that draft Policy T1 of the Local Plan 2021-2039: Proposed 
Submission is emerging and not adopted policy.  The circumstances currently 
facing the Council, with regard to the A27 scheme of improvements, is however 
such that unless all housing permitted ahead of the adoption of the LPPS delivers 
the financial contributions of the scale envisaged in draft Policy T1 of the LPPS, the 
Council will be unable to secure sufficient funding for the requisite improvements 
to the A27 necessary to enable the planned housing development set out in the 
LPPS. The applicant has indicated that they agree to providing the financial 
contributions envisaged in the draft Policy T1 of the Local Plan 2021-2039: 
Proposed Submission.   
 
The criterion is therefore satisfied. 

 
8) Development proposals shall not compromise on environmental quality and 
should demonstrate high standards of construction in accordance with the 
Council's declaration of a Climate Change Emergency. Applicants will be required 
to submit necessary detailed information within a Sustainability Statement or 
chapter within the Design and Access Statement to include, but not be limited to: - 
Achieving the higher building regulations water consumption standard of a 
maximum of 110 litres per person per day including external water use; - Minimising 
energy consumption to achieve at least a 19% improvement in the Dwelling 
Emission Rate (DER) over the Target Emission Rate (TER) calculated according to 
Part L of the Building Regulations 2013. This should be achieved through 
improvements to the fabric of the dwelling; - Maximising energy supplied from 
renewable resources to ensure that at least 10% of the predicted residual energy 
requirements of the development, after the improvements to the fabric explained 
above, is met through the incorporation of renewable energy; and - Incorporates 



 

 

electric vehicle charging infrastructure in accordance with West Sussex County 
Council's Car Parking Standards Guidance. 
 
The proposals address Local Plan Policy 40. This development is targeting to exceed 
Building Regulations 2013 (approx. 33% CO2 saving), which accords with the overall 
reduction sought in the IPS. The development will meet this criterion through a 
combination of fabric first and the installation of air source heat pumps for space and 
water heating in all properties and Waste Water Heat Recovery (WWHR) units in 
properties which can accommodate WWHR. A condition is recommended to secure final 
details of the sustainable measures. A maximum 110 per person per day water use will be 
conditioned. Water saving measures would also be required, and would be secured by 
way of condition. 
 
In addition, the scheme would ensure that at least 50% of dwellings would have individual 
active charging points installed, while the remaining 50% would have electrical layouts 
designed to ensure straightforward installation of charging points for residents. A condition 
is recommended to secure a scheme for active and passive EV charging facilities. This 
provision is likely to exceed the WSCC Guidance on Parking at New Developments. 
 
It is considered that secured in this way the development meets the requirements of 
criterion 8 of the IPS. 
 
9) Development proposals shall be of high-quality design that respects and 
enhances the existing character of settlements and contributes to creating places 
of high architectural and built quality. Proposals should conserve and enhance the 
special interest and settings of designated and non-designated heritage assets, as 
demonstrated through the submission of a Design and Access Statement. 
 
Design and layout are matters which have been reserved for consideration as part of a 
future Reserved Matters application. The Land Use Parameter Plan details a good use of 
green space throughout the site, which would help soften the layout and will be secured 
via condition. The Site Layout Plan, whilst in indicative form at this stage (with further 
detail to follow at Reserved Matters stage), is appropriate for an edge of settlement 
location such as this, criterion 9 is therefore met as far as it can be at outline stage. 
 
10) Development should be sustainably located in accessibility terms, and include 
vehicular, pedestrian and cycle links to the adjoining settlement and networks and, 
where appropriate, provide opportunities for new and upgraded linkages. 
  
Hambrook is defined in the CLP and in the draft Local Plan Review (LPR) as a 'Service 
Village'. LPR draft policy AL10 identifies Hambrook as a settlement suitable for strategic 
scale development and in so doing it makes a judgment about the sustainability of its 
location. In terms of its proximity to existing services and facilities, the site lies within 160 
metres (2 minute) walk from the shop/post office and in terms of sustainable transport 
links it is 850 metres (10 minute walk) from the railway station and 1,450 metres from the 
no.700 bus stop. 'Providing for Journeys on Foot' (CIHT) states that the average length of 
a journey on foot is 1km (2km preferred maximum walking distance for commuting 
journeys). Within 1km is Post Office and Train Station and within 2km are further 
amenities such as pubs, schools, and local food retail.  
 



 

 

With regard to a recent appeal at 'Flat Farm' (APP/L3815/W/20/3259646, January 2022) 
the Inspector opined: 
 
'The Parish Council expressed concerns about the lack of facilities in the village available 
to meet the needs of residents. Its representatives considered that future occupants would 
be over reliant on the use of cars to get around and access the services they need, even 
with the site's proximity to the railway station. However, Hambrook/Nutbourne is identified 
in the development plan as a service village. This is partly because the District is highly 
constrained by the Downs and the habitats sites to the south. This significantly restricts 
the areas which are suitable for accommodating new housing. In these circumstances the 
limited range of services currently provided locally would not be a sufficient justification for 
rejecting the proposal...Furthermore, I note that as part of the development which has 
recently been granted permission on the northern edge of Hambrook [Scant Road 
Appeal], it is intended that a new shop and community facility will be provided. This 
suggests that there is every possibility that facilities in the area will improve in the coming 
years.' 
 
Furthermore, the Inspector for the recently allowed appeal at ‘Chas Wood’ 
(APP/L3815/W/22/3299268, October 2022) stated: 
 
‘Therefore, although the appeal site has few everyday services and facilities within walking 
distance, it is near a school and the appeal site is very well placed to access other 
methods of sustainable transport. Paragraph 105 of the Framework explains that 
opportunities to maximise sustainable transport solutions will vary from urban to rural 
areas. The appeal site is in a rural area and in this context, I find that it is well served by 
sustainable transport…In conclusion, the appeal scheme would have adequate access to 
services and facilities by means other than private motorised transport. As a result, it 
would adhere to Policy 8 of the LP, which seeks to secure development that encourages 
the use of sustainable modes of transport as an alternative to private car use.’ 
 

 In terms of pedestrian access, a new 1.8m footway will extend from the site across the 
Hambrook Hill (South) junction and link Priors Leaze Lane to Broad Road. This will mean 
there will be a continuous footpath from the site linking into the existing Broad Road 
footpath down through Hambrook. In addition, a fee of £1500 is proposed to be secured 
via S106 for the monitoring and auditing of the Travel Plan Statement as well as the 
financial contribution towards the A27 junction improvements. 
 
It is therefore considered that the site is sustainably located and the criterion is complied 
with. 
 
11) Development is to be located in areas at lowest risk of flooding first and must be 
located, designed and laid out to ensure that it is safe, that the risk from flooding is 
minimised whilst not increasing the risk of flooding elsewhere, and that residual 
risks are safely managed. This includes, where relevant, provision of the necessary 
information for the LPA to undertake a sequential test, and where necessary the 
exception test, incorporation of flood mitigation measures into the design 
(including evidence of independent verification of SUDs designs and ongoing 
maintenance) and evidence that development would not constrain the natural 
function of the flood plain, either by impeding flood flow or reducing storage 
capacity. All flood risk assessments should be informed by the most recent climate 
change allowances published by the Environment Agency. Built development can 



 

 

lead to increased surface water run-off; therefore new development is encouraged 
to incorporate mitigation techniques in its design, such as permeable surfaces and 
surface water drainage schemes must be based on sustainable drainage principles.  
 
This criterion is satisfied (refer to Section v. Surface Water Drainage and Foul Disposal 
below). The site is located within EA Flood Zone 1, as an area with the lowest level of 
flood risk. It is also acceptable to the relevant consultees in relation to ground water and 
surface water flood risk. The drainage system is to be designed through SuDS to 
satisfactorily manage the discharge of surface water from the development. 
 
12) Where appropriate, development proposals shall demonstrate how they achieve 
nitrate neutrality in accordance with Natural England's latest guidance on achieving 
nutrient neutrality for new housing development. 
 
Following submission of the updated Nitrogen Mitigation (Reside, 2022) the CDC 
Environment Officer is satisfied that the mitigation proposed is suitable, provided the offset 
land-use change is secured under a S106 agreement to maintain the new woodland in 
perpetuity. The HRA, including the mitigation scheme, has been subject to further 
consultation with Natural England, with the response being 'no objection' from Natural 
England. 
 
13) Development proposals are required to demonstrate that they are deliverable 
from the time of the submission of the planning application through the submission 
of a deliverability statement justifying how development will ensure quicker 
delivery. The Council will seek to impose time restricted conditions on planning 
applications to ensure early delivery of housing. 
 
Although the application is submitted in outline, this is a greenfield site. There are no 
known impediments to the delivery of the development. A reduced time frame condition of 
2-years in which to submit the reserved matters in respect of the outline component and a 
2-year period thereafter in which to begin implementation of the approved details is 
accepted by the applicant. As such, this criterion is satisfied.  
 
Sub-Conclusion 
 

8.9 The proposed development is considered to meet all the relevant criteria in the IPS. The 
IPS provides an appropriate development management tool for assessing such 
applications and in this context and for the reasons outlined above in the subsequent 
assessment the 'principle' of housing development on this site is considered acceptable. It 
is recognised that the Council cannot demonstrate a 5-Year Housing Land Supply 
(5YHLS) and it is important that permissions are granted for developments that score well 
against the IPS and are considered acceptable in principle to ensure the supply is 
maintained and bolstered and it is considered that in this context the proposal is 
acceptable. The full detailed planning assessment is carried out below. 
 
 
 
 
 
 
 



 

 

ii. Highways Safety 
 

8.10 Paragraph 111 of the NPPF states that development should only be prevented or refused 
on highways grounds if there would be an unacceptable impact on highway safety, or the 
residual cumulative impacts on the road network would be severe. Additionally, Policy 39 
of the CLP asserts that development should be designed to minimise additional traffic 
generation. 
 

8.11 As noted elsewhere within this report, aside from the principle of development in this 
location, 'access' is the sole matter for consideration as part of this outline application. 
Matters of appearance, landscaping, layout and scale are reserved for consideration at 
reserved matters stage. The assessment of access and highway safety has been 
undertaken in consultation with WSCC Highways and National Highways. 
 

8.12 In terms of access, a reconfiguration of Priors Leaze Lane and Hambrook Hill (South) 
junction will allow the site to be accessed directly off Priors Leaze Lane. The proposed 
access would take the form of a bellmouth with a simple priority working arrangement 
directly adjoining Priors Leaze Lane. Hambrook Hill South would become a secondary 
route served from the site's access road. Swept path tracking diagrams demonstrate that 
all anticipated vehicles can manoeuvre the new and altered junctions. The visibility splays 
are also acceptable and meet the requirements for a road with a speed limit of 30mph (in 
accordance with the Manual for Streets). As noted above the Ham Book partially follows 
the south-eastern boundary. The Ham Brook is proposed to be retained within the 
scheme. The current bridge across the Ham Brook incorporates a culvert structure which 
will require replacement when the new bridge is constructed. The bridge will be formed 
with a precast concrete box culvert solution and will also include a mammal ledge, so that 
any mammal using the river would be able to easily move across the river (such as water 
voles). All criteria (e.g. that traffic in both directions can pass) will be agreed with the 
Environment Agency at detailed design stage under an Activity Permit application as well 
as the Council’s Environment Officer and WSCC highways. The section of the Ham Brook 
which will be subject to bridge replacement works will not impact water vole burrows 
currently, but it will be required that updated surveys are submitted with the relevant 
reserved matters application. 
 

8.13 The vehicle trips generated by the proposals would be acceptable in terms of highways 
safety and traffic levels and have not been found to result in a residual cumulative impact 
on the road network. WSCC as the Local Highways Agency find that the nearby junctions 
of Broad Road/Scant Road West/Priors Leaze Lane would operate comfortably within 
capacity in future year scenarios. In addition, National Highways raise no objection, 
provided a contribution of £113,589 is collected, to provide further mitigation of the A27 
junctions in Chichester. 
 

8.14 In terms of pedestrian access, a new 1.8m footway will extend from the site across the 
Hambrook Hill South junction to Priors Leaze Lane.  A new 1.8m wide off-site footway with 
1m verge will then be provided along Priors Leaze Lane to link in with the existing footway 
on Broad Road. This will mean there will be a continuous footpath from the site linking into 
the existing Broad Road footpath down through Hambrook. Tactile paving dropped kerb 
points will be provided and improved where required. 
 
 
 



 

 

8.15 Therefore, in relation to highways safety and access, a number of conditions relating to 
access (vehicular and pedestrian), visibility and a construction management plan (CEMP), 
as requested by WSCC highways, are recommended. Furthermore, a fee of £1500 is 
proposed to be secured via S106 for the monitoring and auditing of the Travel Plan 
Statement as well as the financial contribution towards the A27 junction improvements. 

 
 
8.16 The submitted Transport Assessment (based on previous development for 73 dwellings) 
 confirms that the proposals will include parking (total of 173 car spaces) in line with LHA 

standards for vehicles and cycles (104 cycle spaces will be provided). This is acceptable 
as overall provision for the number of units proposed. Position will be considered at 
Reserved Matters stage. 

 
8.16a As set out above, this proposal is subject to updates and changes resulting from 

the passage of time since the application was received by the Council. This is 
relevant with regard to the scheme of A27 improvements and contributions. The 
Chichester Local Plan 2014-2029 was adopted on the 14 July 2015 and set out a 
scheme of A27 improvements and contributions in accordance with Policy 9 of the 
adopted Local Plan, alongside the Planning Obligations and Affordable Housing 
SPD.  

 
8.16b As part of the evidence base for the Chichester Local Plan 2021-2039: Proposed 

Submission (Regulation 19), transport studies have been undertaken to understand 
the impacts of development on the highway network in the plan area and 
surrounding area. These transport studies have identified that a number of highway 
improvements will be required to mitigate the impact of the development, 
particularly in relation to junction improvements on the A27 Chichester Bypass. 
Policy T1 Transport Infrastructure of the Chichester Local Plan 2021-2039 Proposed 
Submission (Regulation 19) makes provision for a co-ordinated package of 
improvements to junctions on the A27 Chichester Bypass that will increase road 
capacity, reduce traffic congestion and improve safety.  

 
8.16c The Transport Study (2023) identified an indicative package of measures at the 

Fishbourne Roundabout costing between £9,520,000 and £12,900,000 and the 
Bognor Roundabout costing between £19,390,000 and £30,420,000. The Chichester 
Local Plan 2021-2039: Proposed Submission (Regulation 19) sets out that this sum 
will be met from financial contributions provided by the outstanding housing 
developments in the Local Plan Review. The formula is set out in draft Policy T1 
Transport Infrastructure and at this point in time equates to £7,728 per dwelling.  
Officers acknowledge that draft Policy T1 of the Local Plan 2021-2039: Proposed 
Submission is emerging and not adopted policy.  The circumstances currently 
facing the Council, with regard to the A27 scheme of improvements, is however 
such that unless all housing permitted ahead of the adoption of the Local Plan 
2021-2039: Proposed Submission deliver the financial contributions of the scale 
envisaged in draft Policy T1 of the Local Plan 2021-2039: Proposed Submission, the 
Council will be unable to secure sufficient funding for the requisite improvements 
to the A27 necessary to enable the planned housing development set out in the 
Local Plan 2021-2039: Proposed Submission. Given this position, it is officers 
recommendation that non-compliant schemes are not supported on the basis of the 
acute nature of the Council’s position and the risk to housing delivery in the 
district.  The applicant has indicated that they agree to providing the financial 



 

 

contributions envisaged in the draft Policy T1 of the Local Plan 2021-2039: 
Proposed Submission and as such an S106 obligation is recommended below to 
secure this financial contribution. 

 
8.17 In summary, it has been demonstrated to the satisfaction of the LHA and to Officers that 

the proposal would not generate traffic to the extent that the function of the local highway 
network would be impaired. Similarly, the proposed accesses into and out of the site, as 
proposed would be both safe and suitable in highway terms. The LHA is satisfied that in 
terms of the relevant policy test in the NPPF (paragraph 111), the development would not 
have an unacceptable impact on highway safety and the residual cumulative impacts on 
the road network would not be severe.   
 
iii. Impact on Visual Amenity and Landscape Character  
 

8.18 The NPPF confirms that the purpose of planning is to help achieve sustainable 
development and that there should be a presumption in favour of sustainable 
development. Planning policy-making and decision-making should take into account the 
roles and character of different areas and recognise the intrinsic character and beauty of 
the countryside, and the wider benefits from natural capital and ecosystem services. 
Paragraph 174 states that the planning system should inter alia contribute to and enhance 
the natural and local environment by: 
 
• 'protecting and enhancing valued landscapes, sites of biodiversity or geological value 
and soils (in a manner commensurate with their statutory status or identified quality in the 
development plan). 
• recognising the intrinsic character and beauty of the countryside, and the wider benefits 
from natural capital and ecosystem services - including the economic and other benefits of 
the best and most versatile agricultural land, and of trees and woodland. 
• minimising impacts on and providing net gains for biodiversity, including by establishing 
coherent ecological networks that are more resilient to current and future pressures'. 
 

8.19 In addition, Paragraph 176 of the NPPF states: 
 
'Great weight should be given to conserving and enhancing landscape and scenic beauty 
in National Parks, the Broads and Areas of Outstanding Natural Beauty which have the 
highest status of protection in relation to these issues. The conservation and enhancement 
of wildlife and cultural heritage are also important considerations in these areas, and 
should be given great weight in National Parks and the Broads. The scale and extent of 
development within all these designated areas should be limited, while development in 
their setting should be sensitively located and designed to avoid or minimise adverse 
impacts on the designated areas.' 
 

8.20 Policies 2, 33, 43, 45, 47, 48 and 52 of the CLP, support the above, ensuring 
development, respects and enhances the landscape character of the surrounding area, 
including the setting of the Chichester Harbour AONB and SDNP. 
 
 
 
 
 



 

 

8.21 The application site is not subject to any special landscape designation nor has it been 
identified as a 'valued' landscape warranting protection (NPPF paragraph 174). The CDC 
Landscape Capacity Study (March 2019) found the site to have a 'medium' capacity to 
accommodate development. The report concludes that 'It is possible that built 
development may be accommodated along the eastern edge of Southbourne and western 
edge of Hambrook, where it would have a strong relationship with the existing settlement 
edge, provided it is informed by further landscape and visual impact assessment and 
sensitively integrated into the landscape, respecting the historic settlement pattern and 
locally distinctiveness. Great care would need to be taken to avoid any landscape or visual 
harm including protecting the setting of Ham Brook and ensuring the separate identities of 
Hambrook and Southbourne are protected.' 
 

8.22 The applicant has submitted a LVAIS which concludes: 'that the site is well contained by 
its landscape setting to the north, east and south and forms a discrete parcel which has an 
existing relationship with the developed edge of the settlement. A sensitive approach to 
development, responsive to the adjacent landscape character and can be accommodated. 
The proposals seek to retain and enhance the site's key features, plus introduce 
landscape features and open space proposals pertinent to the local character which will 
sensitively integrate development into the local landscape. Furthermore, the proposals 
respect the historic settlement pattern and the local distinctiveness. The setting of the 
Ham Brook is protected and the separate identities of Hambrook and Southbourne are 
retained.' 
 

8.23 'Layout', 'Scale', 'Appearance' and 'Landscaping' are Reserved Matters for this application; 
however, the submitted Land Use Parameter Plan details that the existing boundary 
vegetation would be retained and strengthened, to filter views and to assist in visually 
integrating the development. Furthermore, the Land Use Parameter Plan details a good 
use of green space throughout the site, including the perimeter of the site, which would 
help soften the layout. An area of land of 5.05ha, currently used for paddocks (lowland 
grazing) outside of the application site but directly adjoining the western boundary of the 
application site, is proposed to be secured through the S106 Agreement to mitigate this 
application and make the scheme nitrate neutral. The land to be off-set is edged blue on 
the plan no. 10/Rev.D - Location Plan (title number WSX284184). Mitigation is required in 
the form of woodland planting, with trees planted at a density of 100 trees per hectare. 
  

8.24 Whilst Chichester Harbour Conservancy raise an 'in principle' objection they state that 
'...the development is unlikely to have an impact on the setting of the AONB, even when 
viewed from Walderton Down.' It is considered that the visual effects of the development 
would be limited, with only minor localised harm resulting from the loss of this 
undeveloped land. The submitted documentation provided at this outline stage indicate 
that the proposals would be of a two-storey scale throughout. It is considered that the 
provisional scale would align with the nearby residential development to the east and is 
considered to be appropriate for the site context and characteristics. As such, no 
objections are therefore raised at this stage, with the matter requiring further assessment 
at the time of a future Reserved Matters application.  
 
 
 
 
 
 



 

 

 
8.25 All new development will of course involve a change to the character and appearance of 

that land, but that change in or by itself is not sufficient on its own to warrant refusal. As 
such and with regard to the above, it is considered the proposal would respect the 
landscape character of the surrounding area, including the setting of the Chichester 
Harbour AONB and would not interrupt any open views between the SDNP and the 
Chichester Harbour AONB, in accordance with national and local policy. 

 
iv. Residential Amenity 
 

8.26 The NPPF states at Paragraph 130 that planning should ensure a good quality of amenity 
for existing and future users of places. In addition, Policy 33 of the CLP requires that new 
residential development provides a high-quality living environment for future occupants, in 
keeping with the character of the surrounding area and includes requirements to protect 
the amenities of neighbouring properties. 
 

8.27 A consequence of developing out a greenfield site is that it will potentially have some 
bearing on the established amenities of existing adjacent residential properties, some of 
whom currently may enjoy an outlook onto a rural field. However, loss of or change of 
'outlook' is not necessarily a reason for not permitting new development. Given the 
distances to the nearest existing neighbours it is not considered the proposed 
development would result in any significant issues of overlooking, loss of light or 
overshadowing. In addition, the principle of a replacement dwelling is considered 
acceptable and in-line with the existing properties located to the east of the Ham Brook. 
Conditions could be attached to the recommendation to secure appropriate boundary 
treatments buffered through landscaping as part of the Reserved Matter, and as such the 
above issue is not considered to weigh adversely against the proposal in terms of the final 
planning balance. Furthermore, a condition could also be imposed to secure a 
Construction and Environmental Management Plan (CEMP) to protect residential amenity. 
 
v. Surface Water Drainage and Foul Disposal 
 
Surface Water Drainage 
 

8.28 The site is wholly within Flood Zone 1 (low risk), but there are areas of the site shown to 
be at significant (greater than 1 in 100yr) surface water flood risk. All of these areas fall 
within areas of open space on the Land Use Parameter Plan, with the housing located in 
areas at lowest risk of surface water flood risk. Therefore subject to satisfactory surface 
water drainage the Council's Drainage Engineer raises no objection to the proposed use, 
scale or location based on flood risk grounds. The Lead Local Flood Authority (WSCC) 
also raise no objection. 
 

8.29 The proposed means of draining the site, as outlined in the accompanying Flood Risk 
Assessment (FRA) is via a restricted discharge to the adjacent watercourse, with surface 
water up to the 1 in 100yr event + 40% attenuated between an open pond and permeable 
sub-base. This approach is acceptable in principle as groundwater monitoring has ruled 
out the use of infiltration. This approach would be in accordance with the SuDS hierarchy 
and therefore acceptable in principle.  The applicant’s drainage engineer has 
confirmed (email dated 11/01/2023) that the SuDS basin will be lined, but will not 
require a bund, as it will be designed to LLFA requirements which require the 
design to have a contingency. In this instance, the proposed drainage scheme does 



 

 

provide a contingency, whereby the water is designed to fill up the basin and then 
is controlled to release.  Due to the position of the control is not designed to fill 
right up to the top, therefore no extra bund is required. 
 

8.30 The Council's Drainage Engineer advises that the total discharge must not exceed existing 
greenfield runoff rates, and must include all contributing flows, such as the 'small area of 
adopted highway'. The current proposal therefore is for a restricted rate of 5 l/s, which will 
not exceed existing greenfield runoff rates. 
 

8.31 In addition, there are a number of existing watercourses adjoining the site, which will need 
to be retained (and protected) during and post construction. A minimum 3m clear buffer 
should be left from the top of each bank. Based on the current proposed layout it would 
appear that this will be achievable within open space areas. A condition is recommended 
to ensure that a 3m buffer from the top of each bank of the ditch is left clear to allow for 
future maintenance of the ditches. 
 

8.32 In light of the above, the Council's Drainage Engineer recommends conditions to secure 
full details of the proposed surface water drainage scheme and full details of the 
maintenance and management of the SuDS.  
 
Foul Drainage 
 

8.33 Southern Water state that their investigations indicate that they can facilitate foul 
sewerage disposal to service the proposed development. As set out in the foul drainage 
statement, the applicant proposes to utilise a connection to the existing 150mm diameter 
public foul water sewer network in Priors Leaze Lane to serve the proposed development. 
Whilst levels of the proposed lower ground floor will be elevated above the existing ground 
profile it is not viable to achieve a gravity-based connection, therefore a pump station will 
be required. The proposed foul drainage solution will comprise a ‘sealed network’ 
which gravitates to the new pumping station, located alongside the stream corridor. 
The compound area will be elevated above peak water levels to ensure surface 
water run-off does not breach the system. The site is also slightly elevated to 
mitigate this across the entire network not just the pump station. In the event of 
pump failure (i.e. through loss of power) the pump wet well will include 24hrs 
storage (in accordance with Building Regs requirements). The undertaker, whether 
this is adopted by Southern Water or remains private and governed by a 
management company, will ensure 24/7 monitoring and alarms are included with a 
reactive servicing in place to mitigate the risk of surcharge/pollution to the stream. 
 

8.34 Southern Water as the statutory undertaker has not raised any objections to the proposal, 
stating that should the application receive planning approval, a condition should be 
attached to ensure that construction of the development should not commence until details 
of the proposed means of foul and surface water sewerage disposal have been submitted 
to, and approved in writing by the Local Planning Authority, in consultation with Southern 
Water. 
   

8.35 Local concerns regarding drainage and sewage disposal and the current state of the off-
site network are noted but improvements where necessary of that infrastructure is the 
specific statutory function of Southern Water under the Water Industry Act against whom 
the industry regulator OFWAT has the power to enforce against if the required statutory 
function is not being satisfactorily discharged. Furthermore, the ongoing headroom 



 

 

monitoring at Thornham WwTW indicates a remaining capacity of 715 households and as 
such this development of 63 dwellings (net increase of 62) could be accommodated within 
the remaining capacity. On the basis of the consultation response received from Southern 
Water no formal objection to the application is raised and it would be both unreasonable 
and untenable for officers to recommend a reason for refusing the application on this 
basis. 
 
vi. Ecology and Biodiversity 
 
Protected Species 
 

8.36 Policy 49 of the CLP asserts that development should safeguard the biodiversity value of 
the site and demonstrable harm to habitats which are protected, or which are of 
importance to biodiversity is avoided or mitigated. 
 

8.37 Whilst, the application site is subject to no particular ecological designations, the site does 
lie within the zone of influence of multiple sensitive ecological sites including the 
Chichester Harbour SSSI, Chichester and Langstone Harbours SPA and Ramsar, Solent 
Maritime SAC, and the Singleton and Cocking Tunnels SAC (12km zone), the site also lies 
partly within a proposed Strategic Wildlife Corridor. The Ham Brook partially falls along the 
south-eastern boundary, which has been classified as a Chalk Stream by the Environment 
Agency and meets the criteria for a priority habitat chalk river tributary. 
 

8.38 The applicant's Ecological Impact Assessment (June 2021) details a number of measures 
to improve the biodiversity of the site. During the course of the application the applicant 
has also submitted the following: further Bat Activity Survey Reports (June 2021, August 
2021 and November 2021), Report to inform Habitats Regulation Assessment (June 
2021), Lighting Assessment (February 2022), Masterplan and Biodiversity Net Gain 
Review (August 2022), a CEMP and an indicative Planting Strategy (August 2022). 
Furthermore, amendments have been secured to: reduce the quantum of development 
(reduction in 10 dwellings) with the subsequent reduction in size of developable area; the 
removal of all built development out of the proposed Strategic Wildlife Corridor; the 
provision of a 10m wide tree belt to the north and west boundaries; and the provision of a 
25m wide ecological corridor to the eastern boundary to buffer the chalk stream (Ham 
Brook). 
 

8.39 The summited reports detail a net gain in terms of habitats on site. It should be noted that 
the results of the Biodiversity Net Gain Report are only an estimate based on the 
illustrative plan from which the proposed habitats were measured. As such, the result 
should only be seen as an estimate with the final calculation of the site carried out once 
the detailed landscape design is finalised. However, there is a significant increase in 
habitats resulting in a +44.56% Biodiversity Net Gain. 
 

8.40 In terms of lighting and potential impacts, the amended layout will support lower numbers 
of units and therefore result in a reduced lighting impact. The new layout results in a 15m 
core stream buffer, with an additional 10m secondary area adjacent to the core. As such 
25m around the stream will be suitably buffered, planted and managed to ensure the 
functionality of the stream is maintained. This is considered a significant long-term 
enhancement over what is currently present. 
 



 

 

8.41 The Council's Environment Officer has assessed the proposals and made a number of 
recommendations (see 6.19 above) which are recommended to be secured by condition / 
S106 obligation. These conditions / S106 obligations include the protection of trees / 
hedgerow during construction, sensitive lighting and to secure biodiversity protection and 
enhancements. Subject to the recommended conditions / S106 obligations, there is no 
ecological reason to resist the application. In addition, Natural England raise no objection 
(see 6.3 above), subject to appropriate mitigation being secured.   
 
Recreational Disturbance 
 

8.42 It has been identified that any development within 5.6km of Chichester and Langstone 
Harbour, which is residential in nature, will result in a significant effect on the 
SPA/Ramsar, due to increased recreational pressure causing disturbance to birds. A Bird 
Aware Strategy came into effect on 1 April 2018. This sets out how development schemes 
can provide mitigation to remove this effect and enable development to go forward in 
compliance with the Habitats Regulations. The mitigation can be provided in the form of a 
financial contribution towards a Solent wide mitigation strategy, which is recommended to 
be secured via the S106 Agreement.  
 
Nitrates 
 

8.43 An area of land of 5.05ha, currently used for paddocks/lowland grazing (mix of grade 2 
and 3 agricultural land according to DEFRA) is being proposed to mitigate this application 
and make the scheme nitrate neutral. The land to be off-set is edged blue on the plan no. 
10/Rev.D - Location Plan (title number WSX284184), adjacent to the west of the 
application site and falls within the fluvial catchment area of the Solent Maritime SAC.  It is 
proposed that the mitigation land will be planted with trees to form native broadleaf 
woodland planting at a density of 100 trees per hectare. Natural England have been 
consulted on the Appropriate Assessment and are satisfied with the Nutrient Budget 
Calculation and subsequent mitigation strategy. As such Natural England raise no 
objection, subject to securing the proposed mitigation to combat the increase in nutrients 
as a result of the development. In addition, the Council's Environment Officer is also 
satisfied with the proposed nitrate mitigation strategy. A S106 agreement will ensure that 
the land is taken out of agricultural use in perpetuity (85-125 years) and therefore off-
setting can be secured for the lifetime of the development. A programme of management 
and monitoring will also be secured through the S106 Agreement. 
 
vii. Sustainable Design and Construction 
 

8.44 The applicant has submitted an Energy and Sustainable Design and Construction 
Statement (Reside, June 2021) which proposes a combination of fabric first and 
renewable technologies to reduce energy demand and deliver carbon savings through 
thermally efficient, well designed and suitably orientated buildings. 
 

8.45 The proposals address Local Plan Policy 40. This development is targeting to exceed 
Building Regulations 2013 (approx. 33% CO2 saving), which accords with the overall 
reduction sought in the IPS. The development will meet this criterion through a 
combination of fabric first and the installation of air source heat pumps and Waste Water 
Heat Recovery (WWHR) units. A condition is recommended to secure final details of the 
sustainable measures. A maximum of 110 litres per person per day water use would also 
be conditioned.  



 

 

 
8.46 In addition, the scheme would ensure that at least 50% of dwellings would have individual 

active electric vehicle charging points installed, while the remaining 50% would have 
electrical layouts designed to ensure straightforward future installation of charging points 
for residents. These details are recommended to be secured by condition, in accordance 
with WSCC Guidance on Parking at New Developments. 
 

8.47 It is considered that secured in this way the development meets the requirements of 
criterion 8 of the IPS and therein the objectives of Local Plan policy 40.  
 
viii. Other Matters 
 
Agricultural Land 
 

8.48 An Agricultural Land Classification Report has been submitted (Land Research 
Associates, May 2021), which concludes 3.4ha (82%) of the application site is grade 2, 
with the non-agricultural part of the site being taken up by residential property, stabling 
and yards.  
 

8.49 The site is currently in use as horse paddocks and a riding school. According to historic 
mapping the site has not been ploughed or cultivated in the last 20 years (mapping dating 
back to 2001). This is further supported by the Site History (see Section 4.0 above), which 
suggests the equestrian use of the land dates back to the 1980s. Furthermore, 5.05ha of 
blue-edged land currently used for paddocks/lowland grazing (mix of grade 2 and 3 
agricultural land according to DEFRA) is required for nitrate mitigation. Constraints such 
as the SDNP, Chichester Harbour AONB and areas at risk of flooding mean that the main 
areas for new housing are focused predominantly along the east-west corridor. 
 

8.50 Whilst the application has failed to demonstrate that the development of poorer quality 
agricultural land has been considered in preference to the Best and Most Versatile (BMV) 
land in accordance with criterion 4 of Policy 48 of the CLP, this harm (i.e. the loss of 
approx. 8.45ha of grades 2 and 3 agricultural land) would need to be weighed against the 
benefits of the provision of housing. In weighing this harm, it is duly noted that the site has 
not been in active cultivation since the 1980s. With regard to the nearby 'Scant Road' 
appeal (APP/L3815/W/21/3274502, November 2021) the Inspector opined: 
 
'The appeal development would result in the loss of about 4.5 ha of BMV agricultural land 
and a further loss of some 2 ha on the nitrate mitigation site. Clearly this is not ideal, but it 
should be placed in context. The situation in the District is that the existence of the South 
Downs National Park and Chichester Harbour AONB means that it is inevitable that BMV 
agricultural land will be required to meet the Council's housing needs. With this comes the 
added complication of the proximity of sites of European importance in Chichester 
Harbour. In order to avoid significant effects it is necessary to ensure nitrate neutrality and 
Natural England has approved the approach of removing land from agricultural 
production...Taking account of the circumstances outlined above, it seems to me that the 
proportionate loss of BMV in this case would be justified bearing in mind the economic and 
social benefits. In the absence of any evidence that the housing shortfall could be 
addressed on poorer quality agricultural land it seems to me that there is no conflict with 
policy 48 in the LP in this respect.' 
 



 

 

8.51 With regard to the material consideration above and in the absence of a 5-year housing 
land supply, and where 19 of the 63 units proposed (31%) would be affordable, this 
position is accepted, and the benefits are therefore considered to outweigh the harm. 

 
 Loss of existing equestrian facilities and business 
 
8.52 Whilst the comments from the CDC Economic Development Team and Parish Council are 

acknowledged, the applicant has confirmed that the B&B closed in 2019 and therefore 
there is no loss of employment as this use has not existed for approximately 3 years. It is 
also noted that Chichester District does not suffer from a shortage of tourist 
accommodation. With regard to the loss of the horse riding centre, although this loss is 
regrettable, Policy 55 (Equestrian Development) of the CLP does not address the 
protection or loss of this particular use and only the provision of new equestrian 
development is considered. Furthermore, the applicant has confirmed that the riding 
school has one full time employee and one part time (10 hours a week) employee, 
therefore the potential loss of employment is minimal. Irrespective of whether permission 
is granted, the owners of the site are past retirement age and would close down the riding 
school at some point in the near future and as such the loss of employment would occur 
naturally. In the absence of a 5-year housing land supply, and where 19 of the 63 units 
proposed (31%) would be affordable, this position is accepted, and the benefits are 
therefore considered to outweigh the harm. 

 
Archaeology 
 

8.53 As shown in the consultation responses section of this report, the site is located within an 
area of potential archaeological interest and as such a condition is recommended 
requiring an investigation of the site to identify any archaeological deposits that might be 
present and to implement appropriate measures for their preservation prior to 
development.  
 
Contaminated land 
 

8.54 Full details of contaminated land investigations and any remediation measures are 
recommended to be provided for review. Conditions are recommended to ensure a Phase 
1 Desk Study is submitted and if necessary, site investigation and remediation are carried 
out. 
 
Noise and Air Quality 
 

8.55 The application site is set in a relatively quiet location and the Environmental Protection 
Officer, advises that traffic noise is unlikely to be at levels that would require dwellings to 
have additional sound insulation beyond the standard achieved through Building 
Regulations. A condition is recommended to secure details of a Construction and 
Environmental Management Plan (CEMP), which would include such details as working 
hours, construction compounds and dust and noise management, in order to minimise 
disturbance. 
 
 
 
 
 



 

 

 
Significant Conditions 
 

8.56 Key conditions attached to the recommendation include securing the vehicular and 
pedestrian access arrangements, the precise details of the foul water and surface water 
drainage systems and the sustainable development components. 
 
Infrastructure / Planning Obligations 
 

8.57 This development is liable to pay the Council's CIL indexed at £120 sqm which will 
address most of the infrastructure matters. If planning permission is granted, it will be 
subject to the completion of an Agreement under Section 106 of the relevant legislation. 
This section of the report is important in that it sets out the Heads of Terms that it is 
currently envisaged would need to be included in any such Agreement.  
 
• 31% Affordable Housing (19 units) (no more and no less) in accordance with the required 
HEDNA mix, with a rent/shared ownership/first homes tenure as follows: 
- 7 Social Rented mix comprising: 3x1bed, 3x2-bed and 1x3-bed 
- 4 Affordable Rented mix comprising: 2 x 1-bed, 1x2-bed and 1x-3-bed 
- 3 Shared Ownership mix comprising: 2x2-bed and 1x3-bed. 
- 5 First Homes mix comprising: 1x1-bed, 3x2-bed and 1x3-bed. 
 
First Homes to be delivered in compliance with the model template planning obligations 
set out in the National Planning Practice Guidance, which include freehold tenure at a 
minimum discount of 30% against market value; the first sale cannot be for more than 
£250,000 after the discount has been applied and the First Home to be sold to a 
household which meets the basic eligibility criteria. First Homes will also need to comply 
with the requirement of Chichester District Council (as set out in the Cabinet report 7 
September 2021) for a local connection test, applicable for the first 3 months of sale and 
will apply on all future sales of the First Homes properties.  
 
A local occupancy clause for all the affordable housing units, giving first priority to 
residents of both Chidham and Hambrook and Southbourne parishes. 
 
• An area of land of 5.05ha, currently used for paddocks (lowland grazing) will be required 
to mitigate this application and make the scheme nitrate neutral. The land to be off-set is 
edged blue on the plan no. 10/Rev.D - Location Plan (title number WSX284184), adjacent 
to the west of the application site and falls within the fluvial catchment area of the Solent 
Maritime SAC. The S106 agreement will ensure that the land is taken out of paddock 
(lowland grazing) use in perpetuity (85-125 years) and therefore off-setting can be secured 
for the lifetime of the development. Mitigation is required in the form of native broadleaf 
woodland planting, with trees planted at a density of 100 trees per hectare and distributed 
evenly across the mitigation land. A programme of management and monitoring is also 
required. 
 
• Financial contribution towards the coordinated package of highway works on the 
A27 Chichester bypass, in accordance with the formula set out in the Chichester 
Local Plan 2021-2039: Proposed Submission (Regulation 19) calculated at the time 
of granting any permission.  The current estimate is £479,136 (62 x £7,728 per 
dwelling).  
 



 

 

• Financial contribution (based on the final approved housing mix) towards the Bird Aware 
Solent mitigation scheme to mitigate the impact of recreational disturbance to wildlife in 
Chichester and Langstone Harbours SPA/Ramsar. 
  
• Provision, management and on-going maintenance of a 10m tree belt buffer and a 25m 
ecological corridor.  
 
• Provision, management and on-going maintenance of Public Open Space (POS) 
including equipped play space (LEAP), in accordance with Planning Obligations and 
Affordable Housing SPD requirements. 
 
• Financial contribution of £1,500 for the monitoring and auditing of the Travel Plan by 
WSCC. 
 
• Section 106 Monitoring Fee of £5,106 
 
Conclusion and Planning Balance 
 

8.58 The application has been tested against the 13 criteria in the IPS and the adverse impacts 
of the proposal would not significant or demonstrably outweigh the benefits. Whilst the 
wider concerns and objections of the Parish Councils and third parties are noted, the 
development is considered to be sustainable development and a proposal which responds 
to the constraints of the site. There is no compelling evidence arising from consideration of 
this application that the existing infrastructure cannot cope with the new development 
proposed. Through the S106 Agreement and the CIL payment, the development will 
provide the necessary infrastructure requirements to mitigate the impact of the 
development on the wider infrastructure in the locality. The application will deliver much 
needed housing including 19 units of affordable housing. The application is therefore 
recommended for approval, subject to the applicant entering into a S106 agreement to 
secure the required affordable housing and other infrastructure. 

 
Human Rights 
 

8.59 The Human Rights of all affected parties have been taken into account and the 
recommendation to permit is considered justified and proportionate. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 RECOMMENDATION 
DEFER FOR SECTION 106 THEN PERMIT subject to the following conditions and 
informatives:-    
 
1) (i) Approval of the details of the "layout of the site", "scale of the buildings", 
"appearance of the buildings or place" and the "landscaping of the site" (hereinafter 
called "reserved matters") shall be obtained from the Local Planning Authority before 
any development is commenced. 
 
Plans and particulars of the reserved matters referred to in paragraph (i) above, 
relating to the layout of the site, the scale of the buildings, the appearance of the 
buildings or place, and the landscaping of the site shall be submitted in writing to the 
Local Planning Authority and shall be carried out as approved. 
 
(ii) Application for approval of the reserved matters shall be made to the Local 
Planning Authority before the expiration of two years from the date of this permission. 
 
Reason: To comply with Section 92 of the Town and Country Planning Act 1990 and 
to ensure that the full details of the development are approved at the appropriate 
stage in the development process. 
 

 
2) The development hereby permitted shall be begun before the expiration of two 
years from the date of approval of the last of the reserved matters to be approved. 
 
Reason: To enable the Local Planning Authority to control the development in detail 
and to comply with Section 92 of the Town and Country Planning Act 1990. 
 

 
3) The development hereby permitted shall not be carried out other than in 
accordance with the approved plans: 10/Rev.D (Site Location Plan), 
30026A/130/Rev.O (Land Use Parameter Plan), 2019-6075-SK04/Rev.A (Footways 
Widened to 1.8m) and 2019-6075-002/Rev.E (Visibility Splays).  
 
Reason: To ensure the development complies with the planning permission. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

4) No development shall commence until details of the proposed overall site wide 
surface water drainage scheme has been submitted to and approved in writing by the 
Local Planning Authority. The design should follow the hierarchy of preference for 
different types of surface water drainage disposal as set out in Approved Document H 
of the Building Regulations and the SUDS Manual produced by CIRIA. Winter ground 
water monitoring to establish highest annual ground water levels and Percolation 
testing to BRE 365, or similar approved, will be required to support the design of any 
Infiltration drainage. The surface water drainage scheme shall be implemented as 
approved unless any variation is agreed in writing by the Local Planning Authority. No 
building shall be occupied until the complete surface water drainage system serving 
that property has been implemented in accordance with the approved surface water 
drainage scheme. 
 
Reason: The details are required pre-commencement to ensure that the proposed 
development is satisfactorily drained with all necessary infrastructure installed during 
the groundworks phase. 
 

 
5) No development shall commence until a scheme to deal with contamination of 
land and/or controlled waters has been submitted to and approved in writing by the 
Local Planning Authority (LPA). Unless the local planning authority dispenses with 
any such requirement specifically in writing the scheme shall include the following, a 
Phase 1 report carried out by a competent person to include a desk study, site 
walkover, production of a site conceptual model and human health and environmental 
risk assessment, undertaken in accordance with national guidance as set out in 
DEFRA and the Environment Agency's Model Procedures for the Management of 
Land Contamination CLR11. 
 
Reason: In the interests of amenity and to protect the health of future occupiers of the 
site from any possible effects of land contamination in accordance with local and 
national planning policy 
 

 
6) If the Phase 1 report submitted pursuant to Condition 5 above; identifies potential 
contaminant linkages that require further investigation then no development shall 
commence until a Phase 2 intrusive investigation report has been submitted to and 
approved in writing by the LPA detailing all investigative works and sampling on site, 
together with the results of the analysis, undertaken in accordance with BS 
10175:2011+A1:2013 - Investigation of Potentially Contaminated Sites - Code of 
Practice. The findings shall include a risk assessment for any identified contaminants 
in line with relevant guidance. 
 
Reason: In the interests of amenity and to protect the health of future occupiers of the 
site from any possible effects of land contamination in accordance with local and 
national planning policy. 
 

 

 

 

 



 

 

7) If the Phase 2 report submitted pursuant to Condition 6 above; identifies that site 
remediation is required then no development shall commence until a Remediation 
Scheme has been submitted to and approved in writing to the Local Planning 
Authority detailing how the remediation will be undertaken, what methods will be used 
and what is to be achieved. Any ongoing monitoring shall also be specified. A 
competent person shall be nominated by the developer to oversee the 
implementation of the Remediation Scheme. The report shall be undertaken in 
accordance with national guidance as set out in DEFRA and the Environment 
Agency's Model Procedures for the Management of Land Contamination CLR11. 
Thereafter the approved remediation scheme shall be fully implemented in 
accordance with the approved details. 
 
Reason: In the interests of amenity and to protect the health of future occupiers of the 
site from any possible effects of contaminated land in accordance with local and 
national planning policy. 
 

 
8) Notwithstanding any details submitted, no development shall commence until 
details of a system of foul drainage of the site have been submitted to, and approved 
in writing by the Local Planning Authority. Any variance in the approved details must 
be agreed in writing with the Local Planning Authority prior to the commencement of 
any development in relation to the foul drainage of the site. Thereafter all 
development shall be undertaken in accordance with the approved details and no 
occupation of any of the development shall take place until the approved works have 
been completed. The foul drainage system shall be retained as approved thereafter. 
 
Reason: To ensure adequate provision for drainage. It is considered necessary for 
this to be a pre-commencement condition as such details need to be taken into 
account in the construction of the development and thus go to the heart of the 
planning permission. 
 

 
9) No development shall commence on the site until a written scheme of 
archaeological investigation of the site, has been submitted to and approved in 
writing by the Local Planning Authority. The scheme shall include; proposals for an 
initial trial investigation and mitigation of damage through development to deposits of 
importance thus identified; a schedule for the investigation, and the recording of 
findings and subsequent publication of results. Thereafter the scheme shall be 
undertaken fully in accordance with the approved details, unless any variation is first 
submitted to and agreed in writing by the Local Planning Authority.  
 
Reason: The site is potentially of archaeological significance. It is considered 
necessary for this to be a pre-commencement condition as these details need to be 
agreed prior to the construction of the development and thus go to the heart of the 
planning permission. 
 

 
 
 
 



 

 

10) No development shall commence until the discharge of any flows to a 
watercourse has been approved in writing by the Local Planning Authority, in 
consultation with the Lead Local Flood Authority (WSCC). Any discharge to a 
watercourse must be at a rate no greater than the predevelopment run off rates. The 
approved discharge rates must be adhered to. 
 
Reason: The details are required pre-commencement to ensure that the proposed 
development is satisfactorily drained with all necessary infrastructure installed during 
the groundworks phase. 
 

 
11) No development shall commence until the arrangements for the future access 
and maintenance of any watercourse or culvert (piped watercourse) crossing or 
abutting the phase has been submitted to and approved in writing by the Local 
Planning Authority. No construction is permitted, which will restrict current and future 
landowners from undertaking their riparian maintenance responsibilities of any 
watercourse on or adjacent to the site. The access and maintenance arrangements 
shall be implemented as approved. 
 
Reason: To ensure that the duties and responsibilities, as required under the Land 
Drainage Act 1991, and amended by the Flood and Water Management Act 2010, 
can be fulfilled without additional impediment following the development completion. 
 

 

12) No development shall commence, including any works of demolition, until a 
Construction and Environmental Management Plan (CEMP) comprising a schedule of 
works and accompanying plans has been submitted to and approved in writing by the 
Local Planning Authority. Thereafter the approved CEMP shall be implemented and 
adhered to throughout the entire construction period unless any alternative is agreed 
in writing by the Local Planning Authority. The CEMP shall provide details of the 
following:  
(a) the anticipated number, frequency and types of vehicles used during construction; 
(b) the location and specification for vehicular access during construction; 
(c) the provision made for the parking of vehicles by contractors, site operatives and 
visitors; 
(d) the loading and unloading of plant, materials and waste;   
(e) the storage of plant and materials used in construction of the development;   
(f) the erection and maintenance of security hoarding;   
(g) the location of any site huts/cabins/offices;  
(h) the provision of road sweepers, wheel washing facilities and the type, details of 
operation and location of other works required to mitigate the impact of construction 
upon the public highway (including the provision of temporary Traffic Regulation 
Orders);   
(i) details of public engagement both prior to and during construction works, including 
a named person to be appointed by the applicant to deal with complaints who shall 
be available on site and contact details made known to all relevant parties; 
(j) measures to control the emission of dust and dirt during construction, to include 
where relevant sheeting of loads, covering and dampening down stockpiles and 
restriction of vehicle speeds on haul roads. A dust management plan should form part 
of the CEMP which includes routine dust monitoring at the site boundary with actions 



 

 

to be taken when conducting dust generating activities if weather conditions are 
adverse; 
(k) measures to control the emission of noise during construction; 
(l) details of all proposed external lighting to be used during construction and 
measures used to limit the disturbance of any lighting required. Lighting shall be used 
only for security and safety;  
(m) appropriate storage of fuel and chemicals, in bunded tanks or suitably paved 
areas; 
(n) measures to reduce air pollution during construction including  turning off vehicle 
engines when not in use and plant servicing; 
(o) waste management including management of litter and prohibiting burning; 
(p) measures to prevent the discharge of water or other substances to ground or 
surface waters without the prior written approval of the Environment Agency;  
(q) provision of temporary domestic waste and recycling bin collection point(s) during 
construction;  
(r) measures to be taken in the event of emergency spillages; and, 
(s) details of how the custom/self build plots will be managed during 
construction and how they will be phased with the wider development. 

 
Reason: These details are necessary pre-commencement to ensure the development 
proceeds in the interests of highway safety and in the interests of protecting nearby 
residents from nuisance during all stages of development and to ensure the use of 
the site does not have a harmful environmental effect. 
 

 
13) No development shall commence, including demolition, nor any plant, 
machinery or equipment brought onto the site, until an Ecological Construction 
Management Plan (ECMP), comprising a schedule of management measures and 
accompanying plans has been submitted to and approved in writing by the Local 
Planning Authority. The ECMP shall be prepared in accordance with the approved 
Ecology Documentation prepared by The Ecology Partnership. Thereafter the 
approved ECMP shall be implemented and adhered to throughout the entire 
construction period unless any alternative is agreed in writing by the Local Planning 
Authority. The ECMP shall provide details of the following:  
(a) full details of wildlife buffers and protective fencing to be erected around all 
retained trees, hedgerows, planted areas, the chalk stream and all ditches on and 
around the boundary of the site. These details shall be in accordance with the 
Arboricultural Implications Assessment and Method Statement (Ecourban Ltd, June 
2021) and the recommendations of BS5837:2012.  The buffer areas shall be 
undisturbed at all times during the construction period, with no work taking place 
within the buffer and no vehicles, equipment or materials to be stored within the 
fenced area at any time. The fencing shall be retained until all equipment, machinery, 
surplus materials and soil have been removed from the site; 
(b) specifications of protective and construction fencing to ensure suitability for 
wildlife; 
(c) specification and details of how the chalk stream will be protected during 
construction, especially in relation to the construction of the replacement bridge, 
construction of the replacement dwelling, the storage of materials, and how runoff will 
be controlled into the stream ensuring water quality is protected; 
(d) ecological and environmental safeguards for any works required within the buffer 
areas or to existing trees, hedges or vegetation, including details of timing of works 



 

 

and any requirements for additional surveying or an ecological watching brief on site 
during works, 
(e) protection of all retained trees and hedges in accordance with BS5837:2012; 
(f) details of how any lighting required for construction purposes will be designed and 
installed to minimise disturbance to wildlife; 
(g) details of waste management within the site to ensure no adverse impact on 
wildlife and confirmation there shall be no burning of materials on site; 
(h) details of how any trenches will be covered overnight, or a means of escape made 
available, and how any hazardous chemicals are proposed to be stored away so 
animals cannot access them; 
(i) management of the development area prior to works commencing to minimise 
disturbance to wildlife and 
(j) mitigation measures during and following construction works to be carried out as 
specified within the approved ecology documentation prepared by The Ecology 
Partnership. 
 
The ECMP shall demonstrate how the site will be managed in accordance with the 
criteria set out above and shall be implemented in accordance with the agreed criteria 
and plans set out above. All fencing and other protection measures shall be 
maintained as agreed until all equipment, machinery, surplus materials and soil have 
been removed from the site unless otherwise agreed in writing by the Local Planning 
Authority. 
 
Reason: This information is required pre-commencement to protect the environmental 
value of the site during works. 
 

 
14) Details of the ditch maintenance buffers (minimum of 3m from the top of the 
banks) and maintenance access points shall be submitted for consideration with the 
application for reserved matters which relates to layout. 
 
Reason: To ensure that future maintenance of the ditches will not be unsatisfactorily 
impeded by the development.  
 
 
15) There shall be no less than 3 custom/self-build plots provided as part of the 
market housing provision. A scheme and specification details, including the 
location and plot size of the 3 custom/self-build plots, details of how the plots 
will be serviced and full marketing details (including the period of marketing 
and market price), shall be submitted to the Local Planning Authority for 
consideration with the first application for reserved matters. 
 
Reason: To ensure that the availability of land for custom/self-bult plots on the 
development site. 
 
 

Reason: To ensure that the availability of land for custom/self build plots on the 
development site. 
 
 



 

 

16) No development shall commence on the Sustainable Urban Drainage 
System (SUDS) until full details of the maintenance and management of the SUDS 
system, set out in a site-specific maintenance manual, has been submitted to and 
approved in writing by the Local Planning Authority. The manual shall include details 
of financial management and arrangements for the replacement of major components 
at the end of the manufacturers recommended design life. Upon completed 
construction of the SUDS system serving each phase, the owner or management 
company shall strictly adhere to and implement the recommendations contained 
within the manual. 
 
Reason: To ensure the efficient maintenance and ongoing operation for the SUDS 
system and to ensure best practice in line with guidance set out in the SUDS Manual 
CIRIA publication ref: C687 Chapter 22. 
 

 
17) No development shall commence above ground level, until the developer has 
provided details of how the development will accord with the West Sussex County 
Council: Guidance on Parking at New Developments (September 2020 or any 
superseding document) in respect of the provision of Electric Vehicle (EV) charging 
facilities and the technical specification of the EV charging point facilities. These 
details shall be approved in writing by the Local Planning Authority and carried out as 
approved. Specifically the development shall provide passive provision through 
ducting to allow EV charging facilities to be brought into use at a later date for the 
whole site. Active EV charging facilities shall be provided in accordance with the table 
at Appendix B of the West Sussex County Council: Guidance on Parking at New 
Developments (September 2020 or any superseding document) and no dwelling 
which is to be provided with an active charging facility shall be first occupied until the 
EV charging facility for that dwelling has been provided and is ready for use. 
 
Reason: To accord with current parking standards and the sustainable development 
objectives of Policy 40 of the Chichester Local Plan: Key Policies 2014-2029. 
 

 
18) If pursuant to condition 7 a contaminated land remediation scheme is required 
the development hereby permitted shall not be first occupied until a verification 
report for the approved contaminated land remediation has been submitted in writing 
to the Local Planning Authority. The report should be undertaken in accordance with 
national guidance as set out in DEFRA and the Environment Agency's Model 
Procedures for the Management of Land Contamination CLR11. 
 
Reason: In the interests of amenity and to protect the health of future occupiers of the 
site from any possible effects of land contamination in accordance with local and 
national planning policy. 
 

 

 

 

 

 

 



 

 

19) Before first occupation of any dwelling, full details of how the site will be 
connected to all relevant utilities and services infrastructure networks (including fresh 
water, electricity, gas, telecommunications and broadband ducting) shall be 
submitted to and be approved in writing by the Local Planning Authority. These 
details shall demonstrate the provision of suitable infrastructure to facilitate these 
connections and the protection of existing infrastructure on the site during works. The 
development will thereafter only proceed in accordance with the approved details 
unless otherwise agreed in writing by the Local Planning Authority. 
 
Reason: To ensure the development benefits from appropriate infrastructure. 
 

 
20) The dwellings hereby permitted shall be designed to ensure the consumption of 
wholesome water by persons occupying a new dwelling must not exceed 110 litres 
per person per day, as set out in in G2 paragraphs 36(2) and 36(3) of the Building 
Regulations 2010 - Approved Document G - Sanitation, hot water safety and water 
efficiency (2015 edition with 2016 amendments or any superseding document). No 
dwelling hereby permitted shall be first occupied until the requirements of this 
condition for that dwelling have been fully implemented, including fixtures, fittings and 
appliances. 
 
Reason: To ensure water efficiency within the dwellings and to comply with the 
requirements of Policy 40 of the Chichester Local Plan: Key Policies 2014-2029. 
 

 
21) No part of the development hereby permitted shall be first occupied until 
such time as the vehicular access serving the development has been constructed 
and visibility splays provided in accordance with the details shown on drawings 2019-
6075-SK04/Rev.A (Footways Widened to 1.8m) and 2019-6075-002/Rev.E 
(Visibility Splays). Once provided the splays shall thereafter be maintained and kept 
free of all obstructions over a height of 0.6 metre above adjoining carriageway level 
or as otherwise agreed. 
 
Reason: In the interests of ensuring safe and adequate access to the development. 
 

 
22) Prior to first occupation of any dwelling hereby permitted, details showing 
the precise location, installation and ongoing maintenance of fire hydrant(s) to be 
supplied (in accordance with the West Sussex Fire and Rescue Guidance Notes) 
shall be submitted to and be approved in writing by the Local Planning Authority in 
consultation with West Sussex County Council's Fire and Rescue Services. The 
approved fire hydrant(s) shall be installed before first occupation of any dwelling and 
thereafter be maintained as in accordance with the approved details. 
 
Reason: In the interests of amenity and in accordance with The Fire and Rescue 
Services Act 2004. 
 

 
 
 



 

 

23) Before first occupation of any dwelling details of any proposed external lighting of 
the site shall be submitted to and be approved in writing by the Local Planning Authority. 
This information shall include a layout plan with beam orientation and schedule of 
equipment in the design (luminaire type, mounting height, aiming angles and luminaire 
profiles). The lighting shall be installed, maintained and operated in accordance with the 
approved details, unless the Local Planning Authority gives its written consent to any 
variation. The lighting scheme shall be based on the recommendations contained within 
the submitted Masterplan and Net Gain Review (August 2022, The Ecology Partnership) 
and the Lighting Assessment Final Report (February 2022, Williams Lighting Consultants 
Ltd).  The lighting scheme shall take into consideration the presence of bats in the local 
area, including the use of dark corridors along the ecological corridor and the western and 
northern tree belt and shall minimise potential impacts to any bats using trees and 
hedgerows by avoiding artificial light spill through the use of directional lighting sources 
and shielding. The layout and detailed design should be designed to show that it can 
deliver an increase in light level of no more than 0.2 lux on the horizontal plane and below 
0.4 lux on the vertical plane, in line with Bat Conservation Trust guidelines. The lighting 
shall be installed, maintained and operated in accordance with the approved details, 
unless the Local Planning Authority gives its written consent to any variation. 
 
Reason: To protect the appearance of the area, the environment and foraging bats, 
and local residents from light pollution. 
 
Note: Any proposed external lighting system should comply with the Institute of 
Lighting Engineers (ILE) guidance notes for the Reduction of Light Pollution. 
 

 
24) A detailed Sustainable Design and Construction statement, based on the 
Sustainable Design & Construction Statement (Daedalus Environmental Ltd, June 
2021), shall be submitted with the first application for reserved matters and any 
subsequent applications for reserved matters shall demonstrate how the proposal 
complies with these approved details.   The statement shall demonstrate how CO2 
emissions saving of at least 19% through improvements to the fabric of the buildings 
together with at least a further 10% improvement through renewable resources, are 
to be met for the approved use in accordance with the IPS. The statement shall also 
include the exact location, form, appearance and technical specification (including 
acoustic performance) of the air source heat pumps proposed for all dwellings and 
confirmation of which dwellings are going to be installed with Waste Water Heat 
Recovery (WWHR) units and the technical specification of the WWHR units. The 
development thereafter shall be carried out in accordance with the approved details. 
 
Reason: To ensure the development delivers carbon reductions and a sustainable 
development in accordance with policy 40 of the Chichester Local Plan Key Policies 
2014-2029 and the Council's Interim Position Statement for Housing (November 
2020). 
 
 
 
 
 
 



 

 

25) The implementation of this planning permission shall be carried out strictly in 
accordance with the method of works and mitigation measures detailed in the 
Conclusions, Impacts and Recommendations sections of the submitted Ecological 
Impact Assessment (June 2021) and the Masterplan and Biodiversity Net Gain 
Review (August 2022), Bat Activity Survey Reports (June 2021, August 2021 and 
November 2021), Report to inform Habitats Regulation Assessment (June 2021), the 
indicative Planting Strategy (August 2022).  In addition the following enhancements 
are required to be incorporated within the scheme and shown with the landscaping 
strategy. These include: 

• Any trees removed should be replaced at a ratio of 2:1  

• Filling any gaps in tree lines or hedgerows with native species  

• The establishment of a native hedgerow along the northern boundary to 
increase commuting potential into the wider landscape 

• Bat and bird boxes to be installed on multiple houses and/or trees within the 
gardens of the properties or on the wider site  

• Bat bricks to be integrated into the buildings on site, facing south/south 
westerly and positioned 3-5m above ground 

• Two hedgehog nesting boxes included on the site 

• Gaps included at the bottom of the fences to allow movement of small 
mammals across the site 

• Habitat enhancements benefiting foraging and commuting bats, including the 
inclusion of new areas of woodland or scrub planting and the use of a range of 
native tree and shrub species within landscaping proposals 

• Grassland areas managed to benefit reptiles 

• Log piles onsite 

• Wildlife pond, and 

• Wildflower meadow planting used. 
 
Reason: In the interests of protecting biodiversity and wildlife. 
 
 

26) In relation to the demolition of the existing dwelling on site and any other 
buildings/structures (where appropriate) to be removed, a soft roof strip shall be 
undertaken by hand and if any bats are found, all work shall stop and a bat ecologist 
shall be contacted to check the building before any further works take place. After 6 
months from any permission, a further loft inspection shall be undertaken if no work 
has commenced. 
 
Reason: In the interest of conserving and enhancing biodiversity. 
 

 

27) If any works need to take place to the trees or for vegetation clearance on the 
site, they should only be undertaken outside of the bird breeding season which takes 
place between 1st March 1st October. If works are required within this time an 
ecologist will need to check the site before any works take place (within 24 hours of 
any work). 
 
Reason: In the interest of conserving and enhancing biodiversity. 
 
 



 

 

28) Any brush piles, compost and debris piles  on site could provide shelter areas 
and hibernation potential for hedgehogs. These piles must be removed outside of the 
hibernation period mid-October to mid-March inclusive. The piles must undergo soft 
demolition.  
 
Reason: In the interest of conserving and enhancing biodiversity. 
 
 
29) All mature trees on site were considered to retain at least 'low' potential for 
roosting bats but as these trees are to be retained, no further surveys are required. 
Unless any of the proposed plans change and any of these trees are to be felled, 
then further surveys will be needed to assess the roost features present. 
 

Reason: In the interest of conserving and enhancing biodiversity. 
 

 
30) The construction of the development and associated works shall not take place 
on Sundays or Public Holidays or any time otherwise than between the hours of 0700 
hours and 1800 hours Mondays to Fridays and 0800 hours and 1300 hours on 
Saturdays. 
 
Reason:  In the interests of residential amenity. 
 
 
31) Before construction of the final wearing course of the internal roads within 
the development hereby permitted details shall be submitted to and be 
approved in writing by the Local Planning Authority of the surfacing materials 
which shall be suitably strong enough to take the weight of a 26 tonne waste 
freighter vehicle. The final wearing course of the internal roads shall thereafter 
be constructed in the approved surfacing materials. 
 
Reason: To ensure that the internal roads are designed and constructed to 
withstand the weight of the heaviest vehicles using them. 
 
 
INFORMATIVES 
 
1) The Local Planning Authority has acted positively and proactively in determining 
this application by identifying matters of concern within the application (as originally 
submitted) and negotiating, with the Applicant, acceptable amendments to the 
proposal to address those concerns.  As a result, the Local Planning Authority has 
been able to grant planning permission for an acceptable proposal, in accordance 
with the presumption in favour of sustainable development, as set out within the 
National Planning Policy Framework. 
 
2) S106 - This permission shall be read in conjunction with an Agreement made 
under Section 106 of the Town and Country Planning Act, 1990. 
 
 
 
 



 

 

3) The council has created a Surface Water Drainage Proposal Checklist document 
that can be found in the downloadable documents box on the following webpage: 
http://www.chichester.gov.uk/landdrainage. This document is designed to clearly 
outline the Council's expectations and requirements for Surface Water Drainage 
Proposals. If pre-commencement surface water conditions are applied to the 
application this document should be used for any subsequent Discharge of 
Conditions Applications. 
 
4) For further information and technical guidance regarding land contamination the 
applicant should contact the District Council's Environmental Protection Team (01243 
785166). 
 
5) The developer's attention is drawn to the provisions of the Wildlife and Countryside 
Act 1981, the Conservation (Natural Habitats etc) Regulations 1994, and to other 
wildlife legislation (for example Protection of Badgers Act 1992, Wild Mammals 
Protection Act 1996).  These make it an offence to kill or injure any wild bird 
intentionally, damage or destroy the nest of any wild bird intentionally (when the nest 
is being built or is in use), disturb, damage or destroy and place which certain wild 
animals use for shelter (including badgers and all bats and certain moths, otters, 
water voles and dormice), kill or injure certain reptiles and amphibians (including 
adders, grass snakes, common lizards, slow-worms, Great Crested newts, Natterjack 
toads, smooth snakes and sand lizards), and kill, injure or disturb a bat or damage 
their shelter or breeding site.  Leaflets on these and other protected species are 
available free of charge from Natural England. 
 
The onus is therefore on you to ascertain whether any such species are present on 
site, before works commence.  If such species are found or you suspected, you must 
contact Natural England (at:  Natural England, Sussex and Surrey Team, Phoenix 
House, 32-33 North Street, Lewes, East Sussex, BN7 2PH, 01273 476595, 
sussex.surrey@english-nature.org.uk) for advice.  For nesting birds, you should delay 
works until after the nesting season (1 March to 31 August). 
 
6) A formal application to Southern Water for connection to the public sewerage 
system is required in order to service this development. Attention is drawn to the New 
Connections Services Charging Arrangements document which has now been 
published and is available to read on Southern Water's website via the following link: 
southernwater.co.uk/developing-building/connection-charging-arrangements. 
 
7) As part of the Building Regulations 2004, adequate access for fire fighting vehicles 
and equipment from the public highway must be available and may require additional 
works on or off site, particularly on very large developments (BS5588 Part B 5). For 
further information please contact the Fire and Rescue Service. 
 
8) The applicant is reminded that the prior written consent of the Lead Local Flood 
Authority (WSCC) or its agent (CDC) will be required in order to comply with the Land 
Drainage Act 1991 and Flood and Water Management Act 2010 for the discharge of 
any flows to watercourses, or the culverting, diversion, infilling or obstruction of any 
watercourse on the site. Any discharge to a watercourse must be at a rate no greater 
than the pre-development run off values. For further information please email 
landdrainage@chichester.gov.uk. 
 



 

 

9) The applicant is advised that the erection of temporary directional signage should 
be agreed with the Local Traffic Engineer prior to any signage being installed.  The 
applicant should be aware that a charge will be applied for this service. 
 
10) 278 Agreement of the 1980 Highways Act - Works within the Highway  
The applicant is advised to enter into a legal agreement with West Sussex County 
Council, as Highway Authority, to cover the off-site highway works.  The applicant is 
requested to contact The Implementation Team Leader (01243 642105) to 
commence this process.  The applicant is advised that it is an offence to undertake 
any works within the highway prior to the agreement being in place. 
 
11) The applicant is advised via the Scottish and Southern Energy Power Distribution 
consultation response that live cables within the area of works. 

 
For further information on this application please contact Jane Thatcher on 01243 534734. 
 
To view the application use the following link - https://publicaccess.chichester.gov.uk/online-
applications/applicationDetails.do?activeTab=summary&keyVal=QUUPZ1ERJO200 

https://publicaccess.chichester.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=QUUPZ1ERJO200
https://publicaccess.chichester.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=QUUPZ1ERJO200

