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Introduction 

1.0	 INTRODUCTION 

1.1	 These representations have been prepared by Barton Willmore on behalf of Taylor Wimpey 

UK Limited who own land at Sefter Road, Bognor Regis.  A site Location Plan is attached at  

Appendix 1. 

1.2 	 The site is outside, but immediately adjoining the built-up area boundary in a sustainable 

location where recent new residential development has taken place. 

1.3	 The site is 13.3ha in area and the site and its characteristics are explained in detail in 

Section 2 in objection to Policy SP8: Strategic Housing, Parish and Town Council Allocations. 

1.4 	 The emerging Arun Local Plan covers the period to 2013-2028 and as such provides a long 

term vision and sets out the strategic policies to shape development in the District. 

1.5	 The Local Plan must be consistent with the National Planning Policy Framework (NPPF) in 

order for it to be sound.  The NPPF carries forward much of the longstanding national 

planning policy that it replaces.  However, it introduces some new and very important 

concepts. These include the presumption in favour of sustainable development (paragraph 

14) and the requirement to boost significantly the supply of housing (following on from 

Laying the Foundations: A Housing Strategy for England – November 2011).  In doing so 

local planning authorities should use their evidence base to ensure that their Local Plans 

meet the full objectively assessed needs for market and affordable housing as far as is 

consistent with the policies in the NPPF (paragraph 47).  Furthermore, the NPPF introduces a 

new ‘positively prepared’ soundness test that states that local plans should be prepared 

based on a strategy which seeks to meet objectively assessed development and 

infrastructure requirements (paragraph 182). 

1.6	 These representations find that the Draft Local Plan is unsound.  Fundamentally, the plan is 

unsound as it does not propose a housing requirement that is objectively assessed or meets 

the need of the District.  In order to ensure that the plan is found sound the housing 

requirement needs to be increased to 610-670 dwellings per annum based on the findings of 

the evidence base of the Local Plan.  This is set out in a Technical Note on the housing 

requirements of Arun District that is enclosed as Appendix 2 of these representations.   

20928/A3/DB/jp 1 	 September 2012 



 

   

  

 

   

 

 

 

 

 

 

 

 

 

 

 

  

  

 

 

 

Introduction 

1.7	 In order to meet an objectively assessed and appropriate housing requirement additional 

strategic sites are required to be allocated for residential development.  Land at Sefter Road, 

Bognor Regis, which is positively assessed in the SHLAA, is promoted in these 

representations as an Omission site for allocation in the Local Plan. 

1.8	 The promotion of the Sefter Road site as an Omission site in these representations is 

supported by an Initial Landscape and Visual Assessment produced by CSa Environmental 

Planning and attached as Appendix 3 of these representations.  This concludes that the site 

is well contained within the local landscape and could be developed without compromising 

the purposes of the Strategic Gap and the Green Infrastructure Corridor. 

1.9 	 Allocation of the Omission site, which is owned entirely by Taylor Wimpey ensuring that it 

has excellent delivery credentials, would deliver approximately 370 dwellings in a sustainable 

location. As part of the proposals the future of the Aldwick and Pagham Scout Group, would 

be secured on the site providing long term certainty and considerable ongoing community 

benefit. 

1.10	 These representations also object to a number of other policies in the Local Plan, albeit some 

of these objections are not made in principle. These representations also support a number 

of policies proposed in the emerging Local Plan. 

1.11	 The representations are set out in full in the following Section.  An index of all policies on 

which representations are made is set out in a table in paragraph 2.1 for ease of reference. 
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Representations 

2.0	 REPRESENTATIONS 

2.1 	 This section sets out representations on the following policies in the draft plan: 

POLICY REPRESENTATION 

SP1 – Sustainable Development Object 

SP2 – Built-up Area Boundary Object 

DM5 – Growth Outside the Built-up Area Boundary Support 

DM7 – Tourism Related Development Support 

DM8 - Soil Support 

SP8 – Strategic Housing, Parish and Town Council Allocations Object 

DM10 – Garden Centres Support 

SP10 – Rural Housing and Exception Sites Support 

DM25 – Green Infrastructure Corridors Support 

DM27 – Protection of Landscape Character Support 

DM35 – Pagham Harbour Object 

Policy SP1 – Sustainable Development – Object 

2.2 	 Proposed policy SP1 is welcomed in principle.  A policy supporting the presumption in favour 

of sustainable development is an essential inclusion in the Local Plan in order to respond to 

the positively prepared test of soundness and to ensure that the plan is consistent with 

national policy, as set out in the NPPF, which is also a specific test of soundness. 

2.3 	 However, it is considered that the wording of policy SP1 does not give the weight intended to 

the presumption in favour of sustainable development set out in the NPPF.  This is apparent 

when a comparison between Policy SP1 and the PINs model policy on the presumption in 

favour of sustainable development is made. 

2.4 	 Policy SP1 appears to represent a shift in emphasis.  Whilst the PINs model policy places 

emphasis on Councils “always” working proactively with applicants jointly to find solutions 

which mean that proposals can be approved wherever possible, proposed Policy SP1 has 

removed “always”. 
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Representations 

2.5 	 Both the wording in the model policy and Policy SP1 include a reference to positive joint 

working leading to proposals being approved “wherever possible”.  This makes it quite clear 

that in certain circumstances, despite positive engagement, it may not be possible to approve 

proposals. Therefore, the deletion of “always” in Policy SP1 is considered to be unnecessary 

and a negative addition to what is intended to be a positive policy. 

2.6 	 Paragraph 187 of the NPPF clearly states that local planning authorities should look for 

solutions rather than problems and that decision takers at every level should seek to approve 

applications for sustainable development where possible.  This positive approach should not 

be diluted by the deletion of “always” from Policy SP1 when compared to the PINs model 

policy. 

2.7 	 It is appreciated that the Local Plan applies to that part of Arun District which falls outside 

the South Downs National Park Authority (paragraph 2.5 of the Local Plan refers).  It is 

assumed that this is the purpose of the last part of the first paragraph.  However, this 

distinction does not appear to be made in other policies.  Therefore, “south of the National 

Park through to the coast and throughout its settlements (both coastal and inland” should be 

removed or replaced with “in the area of the District covered by this plan.” 

2.8 	 Policy SP1 omits the following from the PINs model policy: 

“Where there are no policies relevant to the application or 
relevant policies are out of date at the time of making the decision 
then the Council will grant permission unless material 
considerations indicate otherwise – taking into account whether: 

Any adverse impacts of granting permission would significantly 
and demonstrably outweigh the benefits, when assessed against 
the policies in the National Planning Policy Framework taken as a 
whole; or: 

Specific policies in that Framework indicate that development 
should be restricted.” 

2.9 	 It is considered that the above needs to be added to Policy SP1 to ensure that the 

presumption in favour of sustainable development is given the due weight intended by 

paragraph 14 of the NPPF and as such meets the consistent with national policy soundness 

test. 

2.10	 In summary, SP1 as written is considered to fail the positively prepared and consistent with 

national policy soundness tests as set out by paragraph 182 of the NPPF.  The changes 

suggested above are considered necessary to ensure that Policy SP1 is sound. 
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Representations 

Policy SP2 – Built up Area Boundary – Object 

2.11	 Policy SP2 immediately follows Policy SP1 that sets out the presumption in favour of 

sustainable development, which paragraph 14 of the NPPF describes as a golden thread 

running through both plan making and decision taking. 

2.12	 It is considered that the second paragraph of Policy SP2 is unsound as it is not consistent 

with the presumption in favour of sustainable development.  As such it does not meet the  

soundness test of being consistent with national policy as set out in paragraph 182 of the 

NPPF. Furthermore, the second paragraph of Policy SP2 is also not considered to be 

positively prepared or the most appropriate strategy when considered against the reasonable 

alternatives.  As such it is considered to fail the positively prepared and justified tests of 

soundness set out in paragraph 182 of the NPPF. 

2.13	 The second paragraph of Policy SP2 should reflect Policy SP1 given the paramount 

importance of the presumption in favour of sustainable development as set out in the NPPF. 

2.14	 There is a clear distinction between open countryside and land immediately adjacent to the 

built up area boundary in sustainable locations.  There may be opportunities to develop 

suitable sites on the edges of settlements and provide development in sustainable locations 

whilst respecting important matters such as the coalescence of settlements. 

2.15	 Therefore, it is considered that the second paragraph of Policy SP2 should be amended as 

follows to make this distinction and to reflect the presumption in favour of sustainable 

development in principle: 

“Outside the Built-Up Area Boundary, the open countryside will be 
safeguarded against inappropriate development in line with the 
policies set out in the Local Plan. On land outside, but 
immediately adjoining, the existing Built-Up Area Boundary in 
sustainable settlements, development will be assessed against the 
policies set out in the Local Plan, including Policy SP 1.” 

2.16	 The above provides limited flexibility to the policy at the edges of sustainable settlements 

within the District.  In doing so, Policy SP2 would accord in principle with Policies DM5: 

Economic Growth Outside the Built Up Area Boundary, DM7: Tourism Related Development, 

Policy DM10: Garden Centres and Policy SP10: Rural Housing and Exception Sites all of which 

allow a degree of flexibility in terms of assessing certain proposals outside of settlement 

boundaries. 
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Representations 

2.17	 It is considered that the suggested amendment to Policy SP2 would ensure that Policy SP2 

meets the positively prepared, justified and consistent with national policy tests of paragraph 

182 of the NPPF and would therefore be sound. 

Policy DM5: Growth Outside the Built Up Area Boundary - Support 

2.18	 The flexibility of Policy DM5 to allow economic growth outside the built up area boundary in 

certain circumstances is supported in principle. 

2.19	 It is considered to reflect the presumption in favour of sustainable development, the key aim 

of the NPPF. It demonstrates that whilst built up area boundaries are an important 

consideration, they are not the only consideration when assessing development outside of 

existing settlements. 

2.20	 The above approach to built up area boundaries in principle should also apply to market 

housing in sustainable locations in line with the presumption in favour of sustainable 

development and not just uses such as economic growth, tourism, garden centres and 

affordable housing on rural exception sites that have their own specific policies in the Local 

Plan. 

Policy DM7: Tourism Related Development - Support 

2.21	 The flexibility of Policy DM7 to allow tourism related development outside the built up area 

boundary in certain circumstances is supported in principle. 

2.22	 It is considered to reflect the presumption in favour of sustainable development, the key aim 

of the NPPF. It demonstrates that whilst built up area boundaries are an important 

consideration, they are not the only consideration when assessing development outside of 

existing settlements. 

2.23	 The above approach to built up area boundaries in principle should also apply to market 

housing in sustainable locations in line with the presumption in favour of sustainable 

development and not just uses such as economic growth, tourism, garden centres and 

affordable housing on rural exception sites that have their own specific policies in the Local 

Plan. 
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Representations 

Policy DM8: Soil - Support 

2.24 	 Paragraph 12.4 of the Draft Local Plan states that most of the undeveloped coastal plain 

within the district is high grade agricultural land and falls within the Agricultural Land 

Classification Grades 1, 2 and 3a. 

2.25	 In accordance with paragraph 112 of the NPPF it is the correct approach for local planning 

authorities to take into account the economic and other benefits of the best and most 

versatile agricultural land. 

2.26	 However, the loss of high quality agricultural land is one of a large number of matters that 

need to be balanced in coming to a decision on development on greenfield land, for example 

the need to significantly increase the supply of housing and to ensure that new housing is 

built in sustainable locations, for example immediately on the edge of exiting sustainable 

settlements. 

2.27	 The loss of high quality agricultural land also needs to be considered in terms of the impact 

of the loss in terms of the overall amount of high quality agricultural land available and the 

impact on the affected agricultural interest. 

2.28	 Indeed, the loss of high quality agricultural land, is one of a number of matters that would 

need to be judged in deciding whether a particular planning application meets Policy SP 1: 

Sustainable Development of the Local Plan. 

2.29	 Policy DM8 provides a balance in that the use of high quality agricultural land will not be 

permitted unless need for the development outweighs long term protection of agricultural 

land. It is considered that this flexibility is necessary to ensure the proper planning of the 

area and to reflect the presumption in favour of sustainable development. 

Policy SP 8: Strategic Housing, Parish and Town Council Allocations - Object 

2.30	 The approach to housing in the emerging Local Plan is confusing, given that two housing 

requirement figures are being considered (400dpa and 565dpa).  Policy SP8 does not make it 

clear, but paragraph 13.1.11, is taken to mean that should 400dpa finally be settled on as a 

housing requirement then strategic housing allocations at Barnham/Eastergate/Westergate 

and Angmering will not be required, i.e. only the minimum allocations to Parishes and Towns 

set out in table 13.2, alongside existing planning consents for urban extensions adjoining 

Littlehampton and Bognor Regis, would be required. 
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2.31 	 The NPPF is clear in that there is an urgent need to significantly increase housing supply 

(paragraph 47 refers).  The NPPF stresses the need for Local Planning Authorities to use 

their evidence bases to ensure that their Local Plan meets the full, objectively assessed 

needs for market and affordable housing in the housing market area, as far as consistent 

with the policies in the NPPF (paragraph 47 refers).  Policy SP8 should reflect the above and 

also the presumption in favour of sustainable development which is a key requirement of the 

NPPF. 

2.32	 It is considered that Policy SP8 is unsound as it is not based on an objectively assessed 

housing requirement.  In order to ensure the plan is made sound the housing requirement 

needs to be above the higher of the two options being considered and further strategic 

residential development sites need to be allocated.  Our concerns regarding Policy SP8 are 

set out further below: 

The Housing Requirement 

2.33	 Policy SP8 is fundamentally objected to as it does not correspond to the objectively assessed 

housing needs of Arun.  This is contrary to the NPPF and the Arun Local Plan strategic 

objective for housing, set out in paragraph 13.1.3 of the emerging Local Plan that states: 

“To plan and deliver a range of housing types in locations with 
good access to employment, services and facilities to meet the 
district’s housing requirements and the needs of Arun’s residents 
and communities both urban and rural, ensuring that issues of 
affordability and the provision of appropriate levels of affordable 
housing are addressed.” 

2.34 	 Attached as Appendix 2 to these representations is a Technical Note produced by Barton 

Willmore entitled: ‘Arun District Housing Requirement Technical Note’. 

2.35	 This note provides an up to date analysis of the housing requirement for Arun District in the 

context of publicly available information sources including the evidence base for the Local 

Plan. 

2.36 	 The note considers the emerging Local Plan, the Locally Generated Needs Study produced by 

GL Hearn in May 2010 and central Government household and population projections.  The 

Technical Note includes the following important conclusions: 
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•	 The preferred housing target of the emerging Local Plan (400 new dwellings per 

annum, 2013-2028) and the SEP housing target (565 new dwellings per annum) fall 

significantly lower than the 2008-based CLG household projection (1,000 new 

household per annum, 2013-2028); 

•	 The Locally Generated Housing Needs Assessment by GL Hearn (May 2010) was 

instructed by ADC to support development of the emerging Local Plan. The 

assessment sets out economic and demographic-led scenarios for housing growth, all 

of which exceed the preferred option (400 dpa) of the emerging Local Plan; 

•	 The provision of only 400 new dwellings per annum, 2013-2028, would stymie 

economic growth in Arun and wholly conflict with the clear economic growth 

aspirations of ADC;  

•	 The economic-led scenarios for growth show a range of growth between 550 and 670 

new dwellings per annum; 

•	 The demographic trend-based scenario of the GL Hearn report projects housing 

growth of 610 new dwellings per annum, and is considered by GL Hearn to represent 

a robust scenario for growth. 

2.37	 In terms of a proposed way forward it is considered that a range of between 610 to 670 new 

dwellings per annum should be targeted. 

2.38	 Given the above and the attached Technical Note, the approach to the housing requirement 

set out in the draft Local Plan fails the following tests of soundness: 

Positively prepared – the plan does not meet objectively assessed development requirements; 

Justified – the plan is not the most appropriate strategy, when considered against the 

reasonable alternatives, based on proportionate evidence.  The Technical Note demonstrates 

that the Local Plan evidence base supports a higher level of housing growth than is being 

proposed. The most appropriate strategy would be to meet objectively assessed housing 

needs, which is a clear requirement of the NPPF; 

Consistent with national policy - the plan does not meet objectively assessed development 

requirements, which is a key requirement of the NPPF. 
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Representations 

2.39	 In order for the Local Plan to be sound, the housing requirement needs to be considerably 

increased. In turn this will require a change in the approach set out by Policy SP8 in order 

that an objectively assessed level of housing need can be delivered.  This will require the 

allocation of additional strategic sites.  The selection of sites needs to be informed by the 

extent that they would deliver sustainable development.  Two central elements to this are to 

ensure that new allocations are made in sustainable locations and that they are deliverable, 

an issue that is recognised in paragraph 13.1.16 of the emerging Local Plan. 

2.40	 It is considered that Bognor Regis and its immediate surrounding built up area should be 

central to the location of additional residential sites to reflect the sustainability of the 

settlement and the opportunities for new strategic development that exist. 

Proposed strategic allocation at Barnham/Eastergate/Westergate 

2.41 	Concerns are raised about the proposed strategic allocation at 

Barnham/Eastergate/Westergate.  This proposal presents significant potential risks to the 

character of the three villages and to the wider landscape.  There are also a number of 

constraints that it would need to be demonstrated could be overcome.  Deliverability is a 

further concern given the amount of strategic infrastructure that would be required to 

support a development of 2,000 dwellings and the likely high level of objection to these 

proposals from the local community and local Parish Councils.  

2.42	 At this stage, it is appreciated that Arun District Council consider that the preferred option 

for the housing requirement (400dpa) would not require strategic development at 

Barnham/Eastergate/Westergate.  Therefore, and given the stage of the Local Plan, it might 

be that the Barnham/Eastergate/Westergate strategic location has not been considered by 

Arun District Council in the depth and extent to ensure that a Local Plan that included the 

site as an allocation could be found sound.  However, given our conclusions on housing 

requirements, it is considered that large scale strategic development will be required with 

more sites identified than the two strategic locations currently identified in Policy SP8.  

2.43 	 The issue of strategic housing needs to be reconsidered in the context of a realistic an 

objectively assessed housing requirement.  As part of this process the proposed strategic 

development at Barnham/Eastergate/Westergate needs to be revisited in terms of whether it 

is the most appropriate strategy given constraints and delivery prospects and other 

reasonable alternative sites in the District. Irrespective of whether the 

Barnham/Eastergate/Westergate site remains as a proposed allocation further strategic 

allocations are required. 
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Parish and Town Council Housing Allocations 

2.44 	 These representations consider that the proposed housing requirement is insufficient to meet 

the objectively assessed needs of the District.  As such, the emerging Local Plan is 

considered to be unsound. 

2.45	 The housing requirements allocated to towns and parishes may need to be increased should 

the housing requirement be raised alongside new additional strategic allocations. 

2.46	 It is noted that the numbers of houses distributed to Parish and Town Council areas are 

minimums and this is supported in principle. 

2.47	 However, these numbers must be new sites and not sites that are previous unimplemented 

allocations or that already have planning permission, i.e. are already in the housing supply. 

Omission Site – Land at Sefter Road, Bognor Regis 

Introduction 

2.48	 Land at Sefter Road lies within Pagham parish and immediately adjoins the built up Greater 

Bognor Area.  The location of the site is shown in Appendix 1 of these representations.  It is 

a site that could deliver approximately 370 dwellings.  It is considered to be a suitable, 

available and achievable residential development site in a sustainable location.  This is 

recognised in the SHLAA which considers the site suitable in principle for residential 

development.  

2.49	 As such, and given that the emerging Local Plan is considered to be unsound because of an 

inadequate housing requirement, the site should be allocated in the Local Plan for residential 

development. 

2.50	 Land at Sefter Road is a 13.3ha site owned entirely by Taylor Wimpey.  As a national house 

builder the site therefore has excellent delivery credentials. 

2.51	 The site is made up of two land parcels.  The first is a large square parcel of relatively flat 

land that is currently vacant, but was formerly in arable use. 

2.52	 The second is an ancillary site that leads from the north western corner of the main site 

down to Sefter Road.  The ancillary site is currently vacant, but was formerly in arable use to 

the north with rough grassland with pockets of woodland and scrub to the south.  The main 
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entrance to the whole site is from Sefter Road into the ancillary site.  To the east of this 

access lies a scout hut that is used by the Aldwick and Pagham Scout Group. 

2.53	 The main site is bound on three sides by existing built form.  To the east the site is bound by 

the rear gardens of properties on Lincoln Avenue, to the south the site is bound by 

residential development that fronts Rose Green Road.  This includes the recent Barratt 

Homes scheme for 90 dwellings that was granted in 2008 (AW/245/07) at Osbourne Way that 

immediately adjoins the main site to the south.  To the west the main part of the site is 

bound by an industrial unit occupied by Osbourne Refrigerators and its associated parking 

and servicing areas. This unit was built following the sale of the previous premises to Barratt 

Homes, which is referred to above.  To the north is the only non built up boundary to the 

main site and the site is bounded by field parcels, but is well screened by hedgerows. 

2.54	 The ancillary site is bound by arable fields to the north and west, but is well screened by 

existing vegetation.  To the south the ancillary site bounds Sefter Road and includes the 

existing access to the site.  To the east the ancillary site bounds a residential property that 

fronts Sefter Road and then land to the west of Osbourne Refrigeration, which contains 

former stable buildings.  This site, which is approximately 2ha in area, is referenced as site 

27 in the SHLAA and is considered as suitable in principle for residential development in the 

SHLAA for approximately 55 dwellings. 

2.55	 The site is located within Pagham Parish, with Aldwick Parish being immediately to the east 

and south of the main element of the site.  However, the site is very well located to Bognor 

Regis to which it is linked by continuous built development.  Bognor Regis is the largest 

settlement in the District and as such offers a wide range of services and facilities. 

2.56	 In terms of local facilities there is a Co-op store and ATM on Rose Green Road.  There is also 

well established local centre around the Grosvenor Road/Rose Green Road signal controlled 

junction (about 500 metres from the site) that includes a wide selection of local shops, two 

banks and other facilities.  There are also local bus services that run in the area and that can 

be accessed from the site. 

2.57	 The site lies outside, but immediately adjoining the built up area boundary and is shown on 

Inset D: Pagham of the Arun District Local Plan 2003 Proposals Map.  The site lies wholly 

within the Bognor Regis and Chichester Strategic Gap under Policy Area 10 (v), which is a 

‘saved’ policy.  This is an extensive designation that extends from much of the north of 

Bognor Regis and the surrounding areas to the west to the boundary with Chichester District 

Council to the north. The site is not subject to any further designation in the 2003 Local 

Plan. 
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2.58	 The site is shown on Map 3: Bognor Regis &  Surrounding Area of the Arun District Council  

Draft Local Plan Consultation Document.  The site lies wholly within the West Bognor Regis 

Green Infrastructure Corridor under policy DM25.  This designation is intended to replace the 

previous strategic gap designation. 

The SHLAA 

2.59 	 The site is assessed in the Stage 7 Site Assessment Final Report of the SHLAA undertaken by 

Baker Associates and dated December 2009. 

2.60	 The site is referenced as site 31 and the following is relevant: 

•	 The previous Landscape Study (2006) judged the area as having a ‘High’ Landscape 

Capacity for development and that there are no apparent constraints; as such it 

appears suitable for development, although the northern and western boundaries 

should be retained and reinforced; 

•	 The Suitability Summary states the following: “Outside but adjoining the 

settlement boundary.  Currently development on the site would contravene 

policy and therefore the site would not be considered to be suitable. 

However, from the information available, the site is considered suitable in 

principle for future housing potential, because of its accessibility to 

facilities, job opportunities and public transport, and because there are no 

insurmountable constraints.  The site could contribute to the creation of a 

sustainable, mixed community.” 

•	 The site is available and there are no legal or ownership problems which could limit 

development; 

•	 The Conclusion states: “Because of its location and characteristics, this site 

would be suitable for a mix of dwellings of about 324 units which could be 

started in about 2014 and completed by 2022, depending on the Council’s 

eventual distribution of development strategy.” 

2.61	 The SHLAA update 2012: Broad Locations and Windfall seeks to identify opportunities for 

future housing provision outside of existing settlements as evidence for the emerging Local 

Plan. It is stated that this evidence will be considered through the Local Plan process in 

order to support appropriate locations for development. 
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2.62	 In terms of Bognor Regis and the surrounding area, which is the largest and most sustainable 

settlement in the District, a total of eight sites are considered to possibly provide future 

potential subject to availability and further consideration through the plan making process. 

This includes site 31 (land at Sefter Road), i.e. its suitability in principle for residential 

development has been reaffirmed. 

2.63 	 The conclusion of the updated assessment is consistent with the original conclusion of the 

SHLAA, with an adjustment to the expected timescales for delivery.  The conclusion is set out 

below: 

“Because of its location and characteristics, the site would be 
suitable for a mix of dwellings of about 330 units which could be 
started in about 2016 and completed by 2024, depending on the 
Council’s eventual distribution of development strategy.” 

Landscape 

2.64	 The site lies immediately outside the built up area boundary and between the Greater Bognor 

Area (immediately to the south and east) and Chichester to the north.  As such the site is lies 

within a strategic gap covered by Local Plan Policy Area 10 – Strategic Gaps and within a 

Type A Green Infrastructure Corridor (West Bognor Regis) in emerging Local Plan Policy 

DM25: Green Infrastructure Corridors. 

2.65	 Therefore, the impact of the development of the site on local landscape character including 

the gap between Bognor Regis and Chichester is an integral element to the consideration of 

the suitability of the site for residential development in principle. 

2.66	 Attached as Appendix 3 is an Initial Landscape and Visual Assessment of the site.  This has 

been produced on behalf of Taylor Wimpey by CSa Environmental Planning. 

2.67 	 This assessment describes the existing landscape character and quality of the site and its 

visual characteristics.  The report then goes on to assess the suitability of the site to 

accommodate residential development and any potential landscape and visual impacts on the 

wider area. 

2.68	 The conclusions of the Initial Landscape and Visual Assessment include the following: 

•	 The site is not covered by any statutory or non-statutory designations for landscape 

character or quality; 
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Representations 

•	 The site is well contained in views from the surrounding areas due to the vegetation 

along the site boundary, the level topography of the local area and the adjoining 

residential development; 

•	 The site is capable of being developed without compromising the purposes of the 

Strategic Gap; 

•	 Development in accordance with the landscape principles set out in Section 5 of the 

Assessment can be accommodated at the site without materially impacting on the 

character of the adjoining area or the visual amenity of public vantage points in the 

surrounding area. 

Master Plan 

2.69	 Enclosed at Appendix E of the Initial Landscape and Visual Assessment (Appendix 3) is 

drawing no: CSa/2038/104: Development Concept Plan.  This shows indicatively how the site 

could be developed for approximately 370 dwellings.  This plan shows the following: 

•	 Access from Sefter Road at approximately the position of the existing access to the 

site and a secondary access onto Rose Green Road, through the demolition of 80 Rose 

Green Road over which Taylor Wimpey has an option; 

•	 A spine road that connects both accesses, with focal points and a large central area 

of open space with Childrens’ play area; 

•	 A proposed new scout hut and parking on the ancillary part of the site to replace the 

current dated building used by the Aldwick and Pagham Scout Group and secure the 

long term future of the scout group on site and within the local area; 

•	 Amenity open grass area and informal open space along the western boundary of the 

ancillary site, including a balancing pond, and along the northern boundary of the 

main site to the countryside beyond; 

•	 Significant planting to all boundaries, including to reinforce existing significant 

screening to the open countryside to the north and west; 

•	 Residential development focussed on the main site and the northern part of the 

ancillary site. 
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Transport 

2.70	 An initial Transport Report has been produced by Project Centre.  This report: 

•	 Considers possible vehicle access options including an access in approximately the 

same location onto Sefter Road as the current access from the ancillary site and a 

secondary point of access on to Rose Green Road.  These access options are sufficient 

to serve a development of approximately 370 dwellings; 

•	 Considers that the site lies within a sustainable location.  Rose Green Infant and 

Junior schools are within 500 metres of the site.  Furthermore, there is a well 

established local centre around the Grosvenor Road/Rose Green Road signal 

controlled junction (about 500 metres from the site) that includes a wide selection of 

local shops, two banks and other facilities.  There is also Cooperative food store with 

an ATM in Rose Green Road.  There are also local bus services that run in the area 

and that can be accessed from the site; 

•	 Finds that the site is not close to the ‘bottleneck’ areas identified in West Sussex 

County Council’s 2011 Local Transport Plan (LTP). 

Summary 

•	 These representations consider that the proposed housing requirement is insufficient 

to meet the objectively assessed needs of the District.  This is demonstrated by the 

Technical Note enclosed at Appendix 2.  As such, the emerging Local Plan is 

considered to be unsound; 

•	 It is considered that additional strategic sites need to be allocated in order to meet 

the objectively assessed needs of the District; 

•	 There are concerns as to whether strategic development at 

Barnham/Eastergate/Westergate is the most appropriate strategy when considered 

against reasonable alternatives; 

•	 It is not considered an appropriate strategy that Bognor Regis and its surrounding 

built areas are proposed to rely on residential development at urban extensions that 

already have planning consent.  The Local Plan should allocate additional strategic 
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development sites in the Bognor Regis area responding to its sustainable location and 

the opportunities available; 

•	 The site at Sefter Road is considered to be sustainable and this is reflected in the 

positive assessments of the site in the original 2009 SHLAA and the associated 2012 

update; 

•	 The site is very well contained within the landscape and could be developed whilst 

respecting the fundamental integrity of the West Bognor Regis Green Infrastructure 

Corridor.  This is demonstrated by the Initial Landscape and Visual Assessment 

enclosed at Appendix 3; 

•	 The site lies within proposed Zone B of Pagham Harbour as set out in emerging Policy 

DM35. However, this could be mitigated by the provision of onsite spaces for 

recreation, off site payment or a combination of the two; 

•	 The site could deliver an appropriate mix of housing with affordable housing delivered 

alongside market housing; 

•	 The site could secure the long term future of the Aldwick and Pagham Scout Group for 

the ongoing benefit of the local community. 

2.71	 Given the above, land at Sefter Road, Bognor Regis should be allocated for residential 

development in the emerging Arun District Council Local Plan. 

Policy DM10: Garden Centres - Support 

2.72	 The flexibility of Policy DM10 to allow new Garden Centres, or the extension of existing 

garden centres, outside the built up area boundary in certain circumstances is supported in 

principle. 

2.73	 It is considered to reflect the presumption in favour of sustainable development, the key aim 

of the NPPF. It demonstrates that whilst built up area boundaries are an important 

consideration, they are not the only consideration when assessing development outside of 

existing settlements. 
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2.74	 The above approach to built up area boundaries in principle should also apply to market 

housing in sustainable locations in line with the presumption in favour of sustainable 

development and not just uses such as economic growth, tourism, garden centres and 

affordable housing on rural exception sites that have their own specific policies in the Local 

Plan. 

Policy SP10: Rural Housing and Exception Sites - Support 

2.75	 Policy SP10 which allows rural affordable housing outside the built up area boundary in 

certain circumstances is supported in principle. 

2.76	 It is considered to reflect the presumption in favour of sustainable development, the key aim 

of the NPPF. It demonstrates that whilst built up area boundaries are an important 

consideration, they are not the only consideration when assessing development outside of 

existing settlements. 

2.77	 The above approach to built up area boundaries in principle should also apply to market 

housing in sustainable locations in line with the presumption in favour of sustainable 

development and not just uses such as economic growth, tourism, garden centres and 

affordable housing on rural exception sites that have their own specific policies in the Local 

Plan. 

Policy DM 25: Green Infrastructure Corridors - Support 

2.78	 The Green Infrastructure Corridors appear to largely replace the existing strategic and local 

gaps. Type A Green Infrastructure Corridors closely reflect the strategic gaps of the Arun 

District Local Plan 2003. 

2.79	 Policy DM25 states that the 5 Type A Green Infrastructure Corridors require the highest level 

of protection.  It is stated that they provide space for wildlife habitats and eco systems, 

space for water in parts of the District that are at the most significant risk of flooding, 

protect key views of the coast and towards the South Downs National Park and are 

characteristically tranquil. 
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2.80	 However, these areas are significant in extent and include land immediately adjacent to the 

built up area boundaries of large settlements. The extent to which a particular part of the 

Type A Green Infrastructure Corridor provides for the matters set out above is extremely 

variable.  For example, a site immediately surrounded by exiting built form on two sides in a 

sustainable location in the Bognor Regis and surrounding area, that is not in the flood plain 

and is very contained within the landscape is very different to an isolated parcel of land 

clearly visible in the landscape. 

2.81	 The above is reflected in the Arun Green Infrastructure Study (June 2012) produced by LUC, 

for example Figure 3.5: Sense of Place and 3.8: Sustainable Water Resources, which 

demonstrate clear differences in tranquillity and flood risk within Type A Green infrastructure 

Corridors. 

2.82 	Therefore, the flexible approach to assessing development within Type A Green 

Infrastructure Corridors is supported in principle.  There are sites within the Type A Green 

infrastructure Corridors that can be developed whilst respecting the matters set out in 

criterion i, ii and iii of Policy DM25. The policy is considered to strike an appropriate balance 

between protecting the fundamental integrity of the Green Infrastructure Corridors as a 

whole and recognising that development will, where justified, be required in these areas so 

as to meet the ongoing needs of the District and to respond to the presumption in favour of 

sustainable development. 

Policy DM 27: Protection of Landscape Character - Support 

2.83	 Policy DM27 is considered to strike an appropriate balance between protecting landscape 

character and recognising that it will be possible to develop certain sites whilst respecting 

landscape character.  Policy DM27 requires proposed development to demonstrate that it is 

acceptable in landscape terms.  This is considered necessary to ensure the proper planning of 

the area, but allows the effect of development on the landscape to be assessed on a site by 

site basis. This reflects the unique circumstances of each site and each development in 

terms of the extent to which it affects the landscape. 

Policy DM35: Pagham Harbour – Object 

2.84	 It is recognised that Policy DM35 is appropriate in principle. 
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2.85	 However, it is questioned whether the requirements of Zone B of Policy DM35 should apply to 

new residential development only.  For example, tourism development between 400m and 

5km of Pagham Harbour is highly likely to increase visitor pressure on Pagham Harbour and 

therefore should contribute to mitigation measures as well as residential development. 

2.86	 As such Policy DM35 is not considered to be the most appropriate strategy when considered 

against the reasonable alternatives and therefore fails the justified test of soundness set out 

in paragraph 182 of the NPPF. 

2.87	 The mitigation measures will clearly represent a cost in terms of net developable area and/or 

an offsite payment.  These costs need to be developed as soon as possible, alongside the 

amount of green space that would be required per dwelling or per each additional occupant 

should on site green space be provided in mitigation. Without this information the true 

impact of Policy DM35 cannot be quantified. 

2.88	 The penultimate paragraph appears to suggest that a tariff will be directed towards a 

communal alternative green space.  Such an approach may well have advantages in terms of 

creating a high quality open space in the right area that is likely to act as a reasonable 

alternative to visiting Pagham Harbour.  It is noted that Figure 6.1: Green Infrastructure 

opportunities within the study area of the LUC produced Arun Green Infrastructure Study 

(June 2012) indicatively shows a high quality local green space to reduce visitor pressure on 

Pagham Harbour to the north west of Bognor Regis. 

2.89	 It is considered important that Policy DM35 retains the flexibility to make contributions and 

or provide new green spaces on a particular development site. 
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Conclusions 

3.0 	CONCLUSIONS 

3.1	 The Draft Local Plan is considered to be unsound in terms of the soundness tests set out in 

paragraph 182 of the NPPF.  In order to ensure that the plan is sound it must be revised to 

incorporate a significantly higher housing requirement that meets objectively assessed 

housing need and reflects the evidence base of the Local Plan.  This is a fundamental 

requirement of the NPPF. 

3.2	 The implications of the above are that additional strategic residential development sites need 

to be allocated.  These additional allocations need to reflect the presumption in favour of 

sustainable development.  The Taylor Wimpey site at land at Sefter Road, Bognor Regis is 

promoted as an Omission site and should be allocated in the emerging Local Plan for the 

reasons set out in these representations. 

3.3 	 Taylor Wimpey has already held positive discussions with the Pagham and Aldwick Scout 

Group and is seeking discussions with Pagham Parish Council to discuss the proposals for the 

site. 

3.4 	 Arun District Council is at a relatively early stage of a process of putting a 15 year plan in 

place.  Taylor Wimpey want to work positively with Arun District Council and the local 

community in the proceeding stages of the District Plan to ensure that a sound and  

deliverable plan that includes land at Sefter Road as a residential allocation is in place. 
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Arun District Housing Requirements Technical Note 

1.0	 INTRODUCTION 

1.1	 This Technical Note provides an up-to-date analysis of the housing requirements for Arun 

District Council (ADC) and has been prepared following the publication of the ‘Emerging Local 

Plan’ consultation document in July 2012. 

1.2	 The emerging Local Plan out the ‘Vision’ and planning framework for the District up to 2028, 

and sets out a preferred option to deliver 400 new dwellings per annum, 2013-2028, 

following the intended revocation of the South East Plan (SEP) which currently sets a housing 

target of 565 new dwellings per annum. 

1.3	 In this context the Technical Note comprises an outline of the relevant National, Regional 

and Local Planning Policy followed by a review of the housing target set out in the emerging 

Local Plan in the context of publicly available information sources. 
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Arun District Housing Requirements Technical Note 

2.0 	PLANNING POLICY 

a.	 NATIONAL PLANNING POLICY 

i)	 National Planning Policy Framework (NPPF) – March 2012 

2.1	 The National Planning Policy Framework (NPPF) sets out the Government’s planning policies 

for England and how these are expected to be applied. The NPPF must be taken into account 

in the preparation of local and neighbourhood plans. 

2.2	 The NPPF considers there to be three dimensions to sustainable development: 

• Economic; 

• Social; and 

• Environmental 

2.3	 Accordingly the planning system is required to perform these same three roles. In respect of 

its economic role the planning system is intended to contribute to building a strong, 

responsive and competitive economy, by ensuring sufficient land availability, and by 

identifying and coordinating development requirements. In its social role, the planning 

system is intended to support strong, vibrant and healthy communities, by providing the 

supply of housing required to meet the needs of present and future generations. In its 

environmental role it should contribute to protecting and enhancing our natural, built and 

historic environment.  The NPPF confirms (paragraph 8) that these roles should not be 

undertaken in isolation, because they are mutually dependant. 

2.4	 In delivering sustainable development the NPPF confirms that the Government is committed 

to ensuring that the planning system does everything it can to support sustainable economic 

growth, and that planning should operate to encourage and not act as an impediment to 

sustainable growth. Significant weight should therefore be placed on the need to support 

economic growth through the planning system. 

2.5	 The NPPF confirms that to help achieve economic growth, local planning authorities should 

plan proactively to meet the development needs of business and support an economy fit for 

the 21st Century (paragraph 20). 

2.6	 The NPPF (paragraph 47) confirms the need to significantly boost the supply of housing and 

in doing so confirms that LPAs should use their evidence base to ensure that their Local Plan 
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Arun District Housing Requirements Technical Note 

meets the full, objectively assessed needs for market and affordable housing. Furthermore, 

paragraph 50 confirms the need to plan for a mix of housing based on current and future 

demographic trends. 

2.7	 In dealing with the plan making process, the NPPF (paragraph 152) confirms that LPAs 

should seek opportunities to achieve each of the economic, social and environmental 

dimensions of sustainable development, and net gains across all three. Significant adverse 

impacts on any of these dimensions should be avoided. The NPPF (paragraph 154) also 

confirms the need for local plans to be aspirational, but realistic. 

2.8	 The NPPF also refers to the use of a proportionate evidence base as follows: 

“Each local planning authority should ensure that the Local Plan is 
based on adequate, up-to-date and relevant evidence about the 
economic, social and environmental characteristics and prospects of 
the area. Local planning authorities should ensure that their 
assessment of and strategies for housing, employment and other uses 
are integrated, and that they take full account of relevant market and 
economic signals.”1 

2.9	 More specifically in respect of housing evidence, the NPPF (paragraph 159) confirms that 

Strategic Housing Market Assessments (SHMAs) should identify the scale and mix of housing 

and the range of tenures that the local population is likely to need over the plan period, 

which: 

“meet household and population projections, taking account of 
migration and demographic change.”2 

2.10	 In respect  of business  needs, the  NPPF (paragraph 160)  confirms that LPAs should have a  

clear understanding of business needs within the economic markets operating in and across 

their area, and that they should work closely with the business community to understand 

their changing needs and identify and address barriers to investment, including a lack of 

housing. 

2.11	 As a consequence of section 110 of the 2011 Localism Act, the NPPF states (paragraph 178) 

that LPAs have a duty to cooperate on planning issues that cross administrative boundaries, 

particularly those which relate to strategic priorities, which includes, inter alia, the homes 

and jobs needed in the area. The Government expects joint working on areas of common 

interest to be diligently undertaken for the mutual benefit of neighbouring authorities. 

1 Paragraph 158, NPPF, March 2012 
2 Paragraph 159, NPPF, March 2012 
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Arun District Housing Requirements Technical Note 

b.	 REGIONAL PLANNING POLICY 

ii)	 Adopted South East Plan (May 2009) 

2.12	 The Draft South East Plan (dSEP) Examination in Public (EiP) was undertaken between 

November 2006 and March 2007, with the final report published in August 2007. The EiP 

took account of the CLG 2003-based national household projections, and subsequently 

following publication the 2004-based series.  The report refers largely to the 2004-based 

series, following CLG advice3 . 

2.13	 Following publication of the EiP Panel Report (August 2007) the SEP was subsequently 

adopted (May 2009). Whilst recognition is given to 2006-based projections these were only 

published very shortly prior to adoption of the SEP and were not considered as part of the 

EiP evidence.  The 2003 and 2004-based national household projections therefore informed 

the adopted housing policy of the adopted SEP. 

2.14	 However, paragraph 7.6 of the adopted SEP recognises that the regional minimum target of 

housing provision (being 32,700 dwellings per annum) is significantly below the forecast 

growth of households and the 2006-based population projections. Paragraph 7.7 of the SEP 

goes on to state that a review of the SEP would be likely to conclude that the adopted 

minimum target of 32,700 dwellings per annum would be insufficient to meet housing needs 

in the region4. It is clear therefore that the SEP housing numbers were politically driven, and 

not based on objective evidence. 

2.15	 Policy H1 of the SEP sets out a minimum housing target for ADC of 565 new dwellings per 

annum, 2006 – 2026, equating to 11,300 new dwellings over the Plan period.5 This target 

represents a rise of 100 dpa from the target of the draft SEP (465 new dwellings per annum). 

2.16	 In respect of economic growth within the Region, the ‘interim job number’ for ADC was set at 

4,964 new jobs, 2006-2016. 

3 Referenced in paragraph 7.21, page 87 of the Draft South East Plan Panel Report: August 2007 
4 Paragraphs 7.6 and 7.7, page 57-58 of the adopted South East Plan, May 2009. 
5Table H1b, page 54, adopted South East Plan, May 2009 
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Arun District Housing Requirements Technical Note 

c.	 LOCAL PLANNING POLICY 

iii)	 Arun District Council: Emerging Local Plan – July 2012 (emerging Local 
Plan) 

2.17	 The ADC emerging Local Plan sets out the strategic planning policies that the District Council 

seeks to pursue over the Plan period (2013-2028).  The overall ‘Vision’ for the District 

includes the following emphasis on economic growth: 

“The coastal towns of Bognor Regis and Littlehampton and their 
surrounding areas will have achieved greater prosperity through 
economic regeneration and urban renewal, providing a wider range of 
jobs and services. This will enable them to compete better with 
neighbouring centres outside the district and enhance their role as 
service centres and key destinations for Arun residents, reducing the 
leakage of wealth and spending to other areas.”6 (our emphasis) 

2.18	 As this part of the ‘Vision’ highlights, there will be a specific emphasis placed on economic 

growth in Bognor Regis and Littlehampton.  Furthermore the ‘Vision’ states the following in 

respect of the District as a whole: 

“Arun will play host to a successful and vibrant business economy, 
providing a wider range of better quality jobs, supported by a better 
trained and more skilled local workforce.”7 

2.19	 This reinforces the firm emphasis on providing economic growth within the District.  In this 

context Arun’s strategic objective for employment and enterprise is to: 

“Strengthen Arun’s economic base and provide local job opportunities 
by increasing, diversifying and improving the quality of employment 
within the district through the provision of appropriate employment 
sites, quality affordable accommodation and the development of 
business support and partnerships.”8 

2.20	 The key documents used in formulating the strategic employment policies of the emerging 

Local Plan are the Council’s ‘Economic Strategy Open for Business 2009-2026’ and the 

‘Employment and Economic Land Assessment (EELA)’.  The latter report concludes that 

employment growth will total 3,130 new jobs between 2008-2026 (174 new jobs per 

annum)9. 

6 Paragraph 3.2, page 14, Arun District Council: Emerging Local Plan, July 2012 
7 Paragraph 3.6, page 14, Arun District Council: Emerging Local Plan, July 2012 
8 Paragraph 9.2, page 41,  Arun District Council: Emerging Local Plan, July 2012 
9 Table 6.1, page 79, Arun District Council Employment and Economic Land Assessment, Nathaniel Lichfield & Partners, 
December 2010 
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2.21	 In respect of the housing growth required to accommodate the economic growth aspired to 

by the ADC, the emerging Local Plan states the following strategic objective: 

“To plan and deliver a range of housing types in locations with good 
access to employment, services and facilities to meet the district’s 
housing requirements and the needs of Arun’s residents and 
communities both urban and rural, ensuring that issues of affordability 
and the provision of appropriate levels of affordable housing are 
addressed.”10 

2.22	 To achieve this objective ADC considers two options for housing growth; the SEP target (565 

new dwellings per annum); or following the revocation of the SEP, ADC’s preferred target of 

400 new dwellings per annum.  This is confirmed in the ‘Overview’ section of the emerging 

Local Plan as follows: 

“The majority of policies in the SEP are not contentious for Arun but 
the determination of housing and employment strategy are the critical 
matters. Whilst Arun is legally bound to plan for the housing targets in 
the SEP its employment strategy is different to the SEP. Given this 
transitional matter this Local Plan presents both Arun's preferred 
housing target, which can be annualised as an average of 400 units 
each year, compared to the SEP average of 565 each year.”11 

2.23	 In this context the emerging Local Plan states that its approach is ‘jobs-based’ rather than 

housing-based. 

iv)	 Locally-Generated Needs Study (GL Hearn) – May 2010 (GL Hearn report) 

2.24	 The GL Hearn report was published in May 2010 and presents a number of demographic and 

economic-led projections for growth in Arun District.  The report is one of ADC’s ‘Background 

Documents’ used in the preparation of the emerging Local Plan as confirmed on the Council’s 

web site: 

“This study considers what level of housing might be needed over the 
period to 2031. It addresses the requirement for a local evidence base 
of housing requirements in light of the abolishment of regionally 
imposed housing targets. The study is intended to inform the Council’s 
work on the emerging Local Plan which will replace the current Local 
Plan, adopted in 2003.”12 

2.25	 The results of the projections carried out by GL Hearn and presented in their report are set 

out in Table 1.1 below. 

10 Paragraph 13.1.3, page 41,  Arun District Council: Emerging Local Plan, July 2012 
11 Paragraph 2.6, page 10,  Arun District Council: Emerging Local Plan, July 2012 
12 Paragraph 2.6, page 10,  Arun District Council: Emerging Local Plan, July 2012 
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Arun District Housing Requirements Technical Note 

 Table 1.1: GL Hearn projections for household growth, 2006-2026 

Scenario 
Housing Numbers 2006-2026 

Per annum 20 years 

Zero migration (PROJ 2) 132 2,650 

Zero employment growth (PROJ 7) 362 7,244 

Recent trend based (PROJ X)  425 8,510 

4% Employment Growth (105 jobs pa) (PROJ 8) 447 8,937 

2.7% GVA Growth pa post 2013 ( 230 jobs pa) (PROJ 9) 548 10,953 

South East Plan  565 11,300 

Long term trend based (PROJ 1) 609 12,189 

3.0% GVA Growth pa post 2013(330 jobs pa) (PROJ 10) 628 12,566 

3.0% GVA Growth pa (380 jobs pa) (PROJ 11) 669 13,373 

3.5% GVA Growth pa (470 jobs pa) (PROJ 12) 741 14,824 

CLG Projections (2006-2026) 865 17,295 
Source: page 12, ADC Locally Generated Needs Assessment, GL Hearn, May 2010 

Economic-led scenarios 

2.26	 In the context of the emerging Local Plan’s clear focus on achieving economic growth in 

Arun, the effect of any housing target on labour force growth in the District is a pertinent 

consideration.  In this context the GL Hearn report sets out a zero net-migration scenario 

(whereby in-migration and out-migration are forced to balance), which indicates the labour 

force population of the District would decline by -12,400 people between 2006 and 2026. 

This scenario is not considered to be realistic in practice, but this level of labour force 

decline sets a baseline on which to assess housing requirements in the District. 

2.27	 The GL Hearn report moves on to show that 360 new dwellings per annum would be required 

simply to maintain the existing employment levels based on current commuting patterns 

(PROJ 7).   

2.28	 In respect of economic growth the GL Hearn report sets out six different scenarios, including 

the zero employment growth scenario referred to above. This range is considered prudent in 

the absence of an econometric model for Arun District. 

2.29	 The economic-led scenarios show growth ranging from 447 to 741 new dwellings per annum, 

all of which are in excess of the Council’s preferred target (400 new dwellings per annum). 

2.30	 However in conclusion the GL Hearn report states the following: 

“We consider that a realistic economic scenario which represents a 
positive future for  the District  will lie between PROJ 9, which  is based 

8 	 6 September 2012
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on achieving 3% GVA growth per annum post 2013 (taking into account 
the impact of the recession in the early part of the plan period) and 
PROJ 11, which is based upon delivering an average of 3% GVA growth 
per annum across the 2006-26 period. These scenarios would 
respectively require delivery of between 550 – 670 homes per 
annum.”13 

2.31	 On an economic-led basis the GL Hearn report concludes that a minimum of 550 new 

dwellings per annum would be required in Arun, based on a recessionary scenario for 

economic growth.  This would represent a similar level of growth to the SEP and a significant 

increase of 150 additional dwellings per annum (37.5% increase) from the preferred 

emerging Local Plan target (400 new dwellings per annum). 

2.32	 In addition it should be noted that the higher projection for economic growth (PROJ 12: 

3.5% GVA growth per annum; 470 new jobs per annum) would require provision of 741 new 

dwellings per annum. 

Demographic-led scenarios 

2.33	 To be compliant with the NPPF requirements for a proportionate evidence base, economic 

and demographic projections must be integrated and presented in an up-to-date SHMA.  The 

Bath & North East Somerset (BANES) Core Strategy Examination was recently suspended due 

to the Council’s ‘overriding primacy’ to a linear link between homes and jobs.  The Inspector 

commented on BANES’ methodology as follows: 

“it gives overriding primacy to a linear link between homes and jobs. 
Whilst NPPF 158 refers to authorities ensuring that their assessments 
of, and strategies for, housing, employment and other uses are 
integrated, that is not justification for making this link the primary 
consideration, particularly given the detailed explanation for the 
content of the SHMA which follows in NPPF 159.”14 

2.34	 The BANES methodology effectively caps the proposed housing number based on the job 

growth projection adopted by the Council, and does not give the required level of 

consideration to household and population projections, taking account of migration and 

demographic change, as required by the NPPF (paragraph 159). 

2.35	 In this context the ADC emerging Local Plan must ensure that due consideration is given to 

demographic projections in setting the housing target for the District over the Plan period. 

13 Paragraph 5.6, page 12, ADC Locally Generated Needs Assessment: Executive Summary, GL Hearn, May 2010 
14 Paragraph 1.10, page 5, document  ID/28, BANES Core Strategy Examination: Inspector’s preliminary  conclusions on  
strategic matters and way forward, June 2012 
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Arun District Housing Requirements Technical Note 

2.36	 The GL Hearn report considers demographic projections alongside the economic-led 

projections set out above.  At the time the GL Hearn report was published (May 2010) net in-

migration had been steadily declining in Arun District (2,400 people in 2001/02 to 800 people 

in 2007/08). However as set out in the following section, net in-migration has increased 

again in the most recent year (1,300 people in 2009/10). 

2.37	 The GL Hearn trend-based projection is therefore based on the long-term average net-

migration between 2001/02 and 2007/08 (1,629 people per annum).  The latest long-term 

average trend is for net in-migration of 1,800 people per annum, and it is therefore 

considered that the trend-based projection in the GL Hearn report is conservative. 

2.38	 The long-term trend-based projection set out in the GL Hearn report sets a housing target of 

610 new dwellings per annum.  This exceeds the emerging Local Plan’s preferred target by 

210 additional dwellings per annum (or 52%).  It also represents an increase of 45 additional 

dwellings per annum from the SEP target (8% increase). 

2.39	 In conclusion the GL Hearn report comments as follows: 

“We consider that the main trend-based projection (PROJ 1) represents 
a robust basis for strategic planning based on a ‘locally-generated 
approach’ to assessing housing requirements which is driven by 
demographic trends. It projects a requirement for 12,200 homes over 
the plan period to 2026, equating to delivery of 610 homes per annum. 
This is a relatively modest 8% above the current South East Plan 
target, and 5% over the previous West Sussex Structure Plan 
requirement.”15 (our emphasis) 

2.40	 The GL Hearn report considers that a target of 610 new dwellings per annum would be a 

robust scenario for growth. 

Dwelling-led scenario 

2.41	 The GL Hearn report also considered the effects of providing 465 new dwellings per annum, 

2006-2026.  This target represented the growth target of the draft SEP and was  previously 

set out by the Council as a potential option for housing growth between 2006 and 2026.  The 

GL Hearn report considered this level of growth as follows: 

“Our analysis suggests that housing delivery in line with the Option 1 
numbers of 465 dwellings per annum could potentially constraint the 
economy, supporting just 2,000 – 3,000 jobs over the plan period; 
would result in an increase in the dependency ratio with a higher 
proportion of the population of retirement age relative for instance to 

15 Paragraph 5.4, page 11, ADC Locally Generated Needs Assessment: Executive Summary, GL Hearn, May 2010 

10	 6 September 2012 
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PROJ 1 or PROJ 10, and could contribute to an imbalance to  long-term 
growth in house prices as housing supply fell short of demand based on 
a realistic economic or demographic driven scenario.” 

v) 	 Summary 

2.42	 In summary the emerging Local Plan seeks to provide economic growth within Arun, and 

provide a wider range of employment. 

2.43	 The emerging Local Plan will seek to achieve this objective by adopting its preferred option 

of 400 new dwellings per annum, 2013-2028, following the intended revocation of the SEP 

(565 new dwellings per annum). 

2.44	 The GL Hearn report (May 2010), published to support the emerging Local Plan, has 

concluded that between 550 and 670 new dwellings per annum would be required on an 

economic-led basis. 

2.45	 However to be NPPF compliant, migration and demographic change must be considered in 

setting a housing target.  The GL Hearn report concludes that provision of 610 new 

dwellings per annum is a robust target for growth based on demographic trends.  This is 

considered a conservative projection for growth following the increase in net in-migration to 

Arun since the GL Hearn report was published. 

11	 6 September 2012 



 

                                                                                                 

   

  

 

 

 
 

 

 

 

 

 

  

  
        

 

   

   

   

   

   
  
  

 

 

 

 

 

 

 

 

  

 
 

 

         

 

       

       

      

     
  

  
 

Arun District Housing Requirements Technical Note 

3.0	 HOUSEHOLD DEMOGRAPHICS

 A. CENTRAL GOVERNMENT HOUSEHOLD AND POPULATION PROJECTIONS 

i)	 ONS Sub National Population Projections (SNPP) 

3.1 	 The SNPP published by ONS (Table 3.1) shows relatively consistent projected population 

growth of between 1,353 and 1,587 people per annum over the Plan period (2013-2028), 

from the 2003-based series to the most recent 2010-based series (March 2012).  The most 

recent 2010-based projection shows growth of 1,353 people per annum (see Table 3.1). 

Table 3.1: ONS Sub National Population Projections, Arun District, 2013-2028 

1991 2001 2006 2013 2016 2021 2026 2028 2013-
2028 

2010-based 130,500 141,000 148,400 156,000 160,000 166,700 173,600 176,300 20,300 

2008-based 130,500 141,000 148,400 155,700 159,800 167,100 174,900 178,000 22,300 

2006-based 130,500 141,000 145,700 154,400 158,400 165,500 172,800 175,600 21,200 

2004-based (revised) 130,500 141,000 147,500 156,800 160,900 167,900 174,700 177,200 20,400 

2003-based 130,500 141,000 147,800 159,000 163,800 172,000 179,900 182,800 23,800 
Source: Office for National Statistics (rounded to nearest hundred) 
Note: Figures may not sum due to rounding 

ii)	 Department of Communities and Local Government (DCLG) household 
projections 

3.2 	 Official DCLG household projections (see Table 3.2) have estimated a consistent level of 

housing growth of approximately 1,000 households per annum, 2013-2028.  The 2010-based 

population projection (above) shows very similar population growth to the 2004-based 

projection.  It is therefore considered that the 2010-based household projection (due in 

2012) will be of a similar magnitude to the 2004-based figure.  Given the nationwide trend 

for falling household sizes the 2010-based projection could potentially exceed the 2004-

based projection.  However the 2008-based figure remains the most up-to-date.   

Table 3.2 DCLG Household Estimates and Projections for Arun District, 2013-2028 
1991 2001 2006 2013 2016 2021 2026 2028 2013-2028 

2008-based 57,000 63,000 67,000 71,000 74,000 79,000 84,000 86,000 15,000 

2006-based 57,000 63,000 66,000 71,000 74,000 78,000 83,000 85,000 14,000 

2004-based (revised) 57,000 63,000 66,000 73,000 76,000 81,000 86,000 88,000 15,000 

2003-based 57,000 63,000 67,000 73,000 78,000 84,000 89,000 - -
Source: Department of Communities and Local Government (rounded to nearest hundred) 
Note: Figures may not sum due to rounding 
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iii)	 ONS estimates of net migration 

2.3 	 Net-migration is one of the inputs of population change in Arun.  The recent levels of net  

migration are shown in Table 3.3.  They show that there has been a consistent level of net 

in-migration to the District over the past ten years.  The level of net in-migration remained 

high between 2001/02 and 2006/07 before falling to 800 people per annum in 2007/08 and 

2008/09.  However the most recent year (2009/10) has seen an increase to 1,300 people. 

Table 3.3 ONS Estimates of Net Migration and other change: Arun District 
Annual 
average 

2000 
-

2001 

2001 
-

2002 

2002 
-

2003 

2003 
-

2004 

2004 
-

2005 

2005 
-

2006 

2006 
-

2007 

2007 
-

2008 

2008 
-

2009 

2009 
-

2010 

2005-
2010 

2000-
2010 

Net 
Migration 1,600 2,800 2,400 2,900 1,900 2,000 1,800 800 800 1,300 1,300 1,800 

Source: ONS (rounded to nearest hundred) 
Note: Figures may not sum due to rounding 

v)	 ONS projections of net migration 

3.5 	 The average long-term trend (net in-migration of 1,800 people, 2000-2010) is projected to 

continue in Arun from 2014 onwards, reaching a peak of 2,100 people per annum between 

2004-2028.  This represents the lowest migration projection of the past five series’ but 

remains high, impacting significantly on the demand for new housing in Arun.  

Table 2.4 ONS Migration Estimates and Projections for North Warwickshire pa 
2004-06 pa 2009-13 pa 2014-18 pa 2019-23 pa 2024-28 pa 

2010-based - 1,700 1,800 1,900 2,100 

2008-based - 1,900 2,000 2,100 2,300 

2006-based - 2,000 2,000 2,200 2,300 

2004-based (revised) 2,200 2,200 2,300 2,300 2,400 

2003-based 2,500 2,500 2,600 2,600 2,700 

Source: ONS (rounded to nearest hundred)
 
Note: Migration per annum within the range of years indicated (specific year differs by base year of projection) 


vi)	 Summary 

3.6 	 In summary, projections for population growth has remained broadly consistent in Arun from 

the 2003-based series to the most recent 2010-based series. This growth has been 

generated from high levels of net in-migration (short-term trend of 1,300 people per annum, 

and long-term trend of 1,800 people per annum) to the District.  DCLG household projections 

have subsequently remained broadly consistent at 1,000 new households per annum, 2013-

2028. 

13	 6 September 2012 
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4.0	 CONCLUSION 

4.1 	 This housing technical note has summarised the policy background informing ADC’s preferred 

housing target (400 new dwellings per annum 2013-2028), and the Central Government 

population, migration, and household projections for Arun District.  The conclusions of the 

note are as follows: 

•	 The preferred housing target of the emerging Local Plan (400 new dwellings per annum, 

2013-2028) and the SEP housing target (565 new dwellings per annum) fall significantly 

lower than the 2008-based CLG household projection (1,000 new household per annum, 

2013-2028); 

•	 The latest 2010-based population projection (ONS, March 2010) projects population 

growth which is broadly consistent with the previous population projections (2003, 2004, 

2006, and 2008-based series).  In the context of falling household sizes it is considered 

that the 2010-based DCLG household projections (due in 2012) will show similar 

household growth to the 2008-based series (approximately 1,000 households per annum). 

•	 The Locally Generated Housing Needs Assessment by GL Hearn (May 2010) was instructed 

by ADC to support development of the emerging Local Plan. The assessment sets out 

economic and demographic-led scenarios for housing growth, all of which exceed the 

preferred option (400 dpa) of the emerging Local Plan; 

•	 In this context, it is considered that provision of only 400 new dwellings per annum, 

2013-2028, would stymie economic growth in Arun and wholly conflict with the clear 

economic growth aspirations of ADC;  

•	 The economic-led scenarios for growth show a range of growth between 550 and 670 new 

dwellings per annum.  The minimum (550 dpa) is based on recessionary trends and is 

considered highly conservative in the context of ADC’s priorities for employment growth 

and a reduction in net out-commuting; 

•	 The BANES Core Strategy Inspector suspended the EiP due to the Council’s housing 

growth methodology being primarily based on job growth projections.  To be NPPF 

compliant the housing target must be considerate of demographic and economic 

projections; 

•	 The demographic trend-based scenario of the GL Hearn report projects housing growth of 

610 new dwellings per annum, and is considered by GL Hearn to represent a robust 

scenario for growth; 

14	 6 September 2012 
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•	 The GL Hearn report also concludes that the previous housing target of ADC – the draft 

SEP target of 465 new dwellings per annum – would not provide the economic growth 

aspired to by the Council. 

Way Forward 

4.2 	 Housing targets must be compliant with paragraphs 158-159 of the NPPF, and consider 

demographic and economic growth projections as part of a proportionate evidence base.  

4.3 	 The GL Hearn report has concluded that 610 new dwellings per annum would provide a 

robust scenario for growth based on past demographic trends.  This is considered to be a 

conservative estimate for growth based on the official CLG projection of approximately 1,000 

new households per annum. It is therefore considered that 610 new dwellings per annum 

should form the very minimum starting point for housing growth in Arun. 

4.4 	 However the GL Hearn report has also concluded that economic growth could require up to 

670 new dwellings per annum, and in the context of ADC’s priorities for economic growth it is 

considered a range of 610 – 670 new dwellings per annum should be targeted. 

4.5 	 This target could be further clarified by further modelling work using the highly respected 

Chelmer Population and Housing Model. 

15	 6 September 2012 
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1.0 INTRODUCTION 

Background 

1.1	 CSa Environmental Planning has been appointed by Taylor Wimpey UK Ltd 
to undertake an initial landscape and visual assessment of land at Sefter 
Road, Bognor Regis. The Site is being promoted for residential development 
through Arun District Council’s emerging Local Development Framework 
(‘LDF’). 

1.2	 This assessment describes the existing landscape character and quality of 
the Site and its visual characteristics. The report then goes on to assess the 
suitability of the Site to accommodate residential development and any 
potential landscape and visual impacts on the wider area. 

Methodology 

1.3	 This assessment is based on a Site visit undertaken by a suitably qualified 
and experienced Landscape Architect in August 2012.  

1.4	 In landscape and visual impact assessments, a distinction is drawn between 
landscape effects (i.e. effects on the character or quality of the landscape 
irrespective of whether there are any views of the landscape, or viewers to 
see them) and visual effects (i.e. effects on people’s views of the landscape, 
principally from any residential properties, but also from public rights of way 
and other areas with general public access).  This report therefore considers 
the potential impact of development on both landscape character and 
visibility. 

1.5	 Photographs contained within this document (Appendix C) were taken using 
a digital camera with a lens focal length approximating to 50mm, to give a 
similar depth of vision to the human eye. In some instances images have 
been combined to create a panorama. 
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2.0 SITE CONTEXT 


Site Context 

2.1	 The Site extends to approximately 13.3 hectares and lies north of Sefter Road 
within the parish of Pagham, Bognor Regis. The Site consists of a large 
irregular shaped field, currently vacant but most recently used for arable 
crops; a Scout Hall and surrounding land; and the house and garden of 
number 80 Rose Green Road. 

2.2	 Bognor Regis is a seaside town located on the West Sussex coastline, 
approximately 70 miles south west of London. The centre of the town and the 
railway station are located close to the sea front and the town pier, 
approximately 3km from the Site. The settlement runs in a relatively linear 
fashion along the coastline, east towards Felpham and west towards 
Pagham. Beyond the settlement, to the north, the landscape is largely flat and 
open, comprising large arable fields. 

2.3	 The town is one of the oldest recorded in West Sussex and can trace its roots 
back to Saxon times when it was a coastal landing place. It developed into a 
small fishing village but very little of its historic past remains. The railways 
reached the town in the 1860’s, with the hope that this would connect the 
town to the wider surrounds but this was not the case. The town remained 
rural and a destination for the middle classes and wealthy, seeking relaxation 
and the health benefits of the seaside. Today the town is still a coastal resort 
claiming miles of sandy beaches, a pier and traditional seaside attractions. 

2.4	 The Site is located on the north west edge of Bognor Regis with housing 
bounding the Site to the east and to the south. The housing to the east on 
Lincoln Avenue consists of one and one and a half storey dwellings dating 
from around the 1960s, with good sized rear gardens. 

2.5	 Housing to the south along Rose Green Road and Sefter Road is varied in 
character. The dwellings along Rose Green Road consists of 1960’s, 1 and 1 
½ storey bungalows, similar to Lincoln Avenue. To the north of Sefter Road, 
Osbourne Way and Osbourne Court make up the recently completed 
development of 2, 3 and 4 bedroom homes. This new development abuts part 
of the southern boundary of the Site. An electrical sub-station occurs between 
the Site and the houses on Sefter Road, west of Osbourne Court. 

2.6	 To the west of the houses on Osbourne Court lies an area of light industry 
and workshops alongside a paddock and stables. 
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2.7	 Immediately west and north of the Site are large arable fields. This pattern 
continues beyond the Site with large open arable fields and scattered 
farmsteads, with the nearest town of South Mundham, approximately 3.5km 
north west of the Site. 

National Landscape Character 

2.8	 ‘The Character Map of England’ (a national assessment of landscape 
character by the Countryside Commission (now the Countryside Agency) and 
English Nature (now Natural England)) identifies the Site as lying within the 
South Coast Plain Area (Area 126). 

2.9	 The Character Map describes the South Coast Plain as running between the 
dip slope of the South Downs, the waters of the English Channel and part of 
Southampton Water. The coastline includes several inlets such as Chichester 
and Langstone Harbours which are particularly distinctive local landscapes. 

2.10	 The complex network of creeks and shingle beaches disperses towards the 
east replaced by an intensively farmed landscape scattered with seaside 
towns. Trees are not a dominant feature of the landscape, with the exception 
of a few small woodlands, shelter belts and windswept trees. 

County Landscape Character 

2.11	 West Sussex County Council has defined landscape character areas for the 
County. The Site lies on the edge of two areas, the built up area of Bognor 
Regis and area SC9 Chichester to Yapton Coastal Plain. The key 
characteristics of area SC9 are: 

�	 An area dominated by highly productive, large, arable fields and 
modern farm buildings and market gardening; 

�	 A mainly flat, low lying and open landscape; 

�	 A low density of fragmented hedgerow and hedgerow tree pattern; 
and 

�	 The urban fringes of Bognor are particularly obvious, with sporadic 
urban development in suburban fringes. 

Local Landscape Character Assessment 

2.12	 Arun District Council (‘ADC’) commissioned Hankinson Duckett Associates to 
undertake landscape study of the district (2006). The study assesses the 
landscape and visual amenity aspects of the development choices in Arun 
District Council over the period 2006-2016. 
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2.13	 The landscape character types map within the study classifies the Site as 
lying within Areas L14 Paddock and Area L1b Large-scale Open Arable. 
Within the landscape character areas it classifies the Site as lying within Area 
6 Rose Green Coastal Plain. The landscape capacity study categorises Area 
6 as having high capacity, low sensitivity and low landscape value, which from 
a landscape perspective, could accommodate significant allocations of 
development. It states that the Rose Green Coastal Plain is made up of ‘open 
arable landscape on coastal plateau adjacent to existing settlement, hard 
edge, no indivisibility with Chichester.’ 

2.14	 The conclusion of the study focuses on the ‘gap’ between Bognor Regis and 
Chichester. The study suggests that gap policy functions can be achieved 
without the requirement to retain all the land between the settlements. It 
specifically suggests that the landscape character area of Rose Green 
Coastal Plain could be deleted from its respective gap policy without 
compromising the separate identity of the existing settlements or increasing 
indivisibility or potential coalescence between the principal settlements. 

Statutory Landscape Designations 

2.15	 The Multi Agency Geographic Information for the Countryside Map (‘MAGIC’) 
(See Appendix D) shows that there are no statutory landscape designations 
on the Site or within the immediate vicinity. To the south west is the Local 
Nature Reserve (‘LNR’) Pagham Harbour and a Site of Special Scientific 
Interest (‘SSSI’) of the same name. A further SSSI, Bognor Reef, stretches 
along the coastline. A scheduled monument, Becketts’s Barn and adjoining 
earthworks, is present in Pagham south west of the Site. All these 
designations are further than 1.5km from the Site.  

Listed Buildings 

2.16	 The map in Appendix D illustrates that there are no listed buildings within the 
Site. Number 92 Rose Green Road and numbers 96 and 98 Rose Green 
Road are listed cottages within the immediate vicinity of the Site. Number 92 
is listed as a pair of 18th century cottages with a tiled and rendered front. 
Numbers 96 and 98 are listed as a long irregular range comprising of two 
cottages with a thatched roof and rendered front, c.17th century. 

2.17	 There are several Listed farm houses beyond the Site, including The Grade II 
Listed Farmhouses at Neal Farm and Copyhold Farm, located approximately 
1km to the north. 
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Public Rights of Way 

2.18	 No public rights of way cross or run alongside it. The nearest public footpath 
is to the east of Elizabeth Avenue, to the east of the Site. The footpath runs 
north into the countryside for approximately 1km before diverging east 
towards Bognor Regis and west towards Pagenham Road, where it passes 
approximately 1km to the north of the Site, passing the two Listed farmhouses 
of Copyhold and Neal Farms. 
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3.0 LANDSCAPE POLICY CONTEXT 

Local Policy 

3.1	 Arun District Council is currently in the process of developing its Local 
Development Framework (‘LDF’) and to this end has just published a draft 
Local Plan for public consultation. Until the LDF is formally adopted, the 
saved policies in the Local Plan (Adopted, Arun District Council – 2003) 
remain relevant. The landscape policies that relate to the Site are outlined 
below. 

3.2	 Policy GEN27 Landscape Diversity states that development that would 
have an unacceptable impact on the individual features or the character of the 
landscape will not be permitted. 

3.3	 Policy GEN28 Trees and Woodlands states that development would not be 
permitted if it would damage or destroy one or more trees protected by a tree 
preservation order, identified as ancient woodland or in a conservation area.  

3.4	 Policy Area 10 Strategic Gaps states that proposals for development within 
the Strategic Gap will be subject to the most rigorous examination and will 
only be permitted if: 

�	 It is demonstrated to be necessary to meet the requirements of, or is 
consistent with, other policies of the Development Plan; and 

�	 It would not compromise, either individually or cumulatively, the 
objectives and fundamental integrity of the Strategic Gap; and 

�	 Attention is given to the long term enhancement of the landscape, 
amenity and conservation value within the gap and, where possible, to 
the improvement of public access. 

3.5	 Policy GEN3 Protection of the Countryside states that outside the built-up 
areas, the countryside will be safeguarded for its own sake and only very 
specific uses and types of development will be permitted. 

Emerging Policy: Draft Local Plan 

3.6	 Policy DM 25 Green Infrastructure Corridors states that any development 
schemes proposed within any green infrastructure corridors shall be assessed 
in accordance with the below criteria. The Site falls into the proposed West 
Bognor Regis Green Infrastructure Corridor Type A. 

3.7	 Type A Green Infrastructure Corridors are those undeveloped areas of land 
adjacent to the coastal plain and rural inland areas within the district which 
provide space for wildlife habitats and ecosystems. These areas are 
characteristically tranquil as a result of their rural nature. 
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3.8	 Development will not be permitted within Type A Green Infrastructure Corridor 
unless: 

�	 It is demonstrated to be necessary to meet the requirements of, or is 
consistent with, other policies within the Development Plan; 

�	 It would not compromise, either individually or cumulatively, the 
objectives and fundamental integrity of the green infrastructure 
corridor; and 

�	 The following improvements are made to enhance the functions that 
the corridors provide (those relevant to the Site are listed below):  

-	 Enhance biodiversity of the corridors focussing upon a network of 
hedgerows, ditches and rifes that form important wildlife corridors 
between the coast and the South Downs National Park; 

-	 Prevent coalescence of coastal settlements by retaining the 
district’s character and a strong sense of place between individual 
settlements; and 

-	 Retain the tranquillity and rural nature of the Green Infrastructure 
Corridor. 

3.9	 Policy DM 27 Protection of Landscape Character states that development 
will be permitted where: 

�	 Landscape character, including its natural features are conserved or 
enhanced; 

�	 The historic character and development pattern of settlements is 
respected, taking into account their distinct identity and setting; 

�	 Either individually or cumulatively development does not lead to actual 
or perceived coalescence of settlements or undermine the integrity of 
predominantly open and undeveloped character of the area; and 

�	 It does not negatively impact on views into and out of the South 
Downs. 

Strategic Housing Land Availability Assessment 

3.10	 The Local District Council have carried out a Strategic Housing Land 
Availability Assessment (‘SHLAA’). The SHLAA states that the land is outside 
the settlement boundary; however, putting this factor aside the Site has high 
potential for future development due to its accessibility to facilities, job 
opportunities and public transport. The landscape study carried out in 2006 
supports development of this Site, judging it as having ‘high’ landscape 
capacity (Refer to Section 2, Local Landscape Character Assessment). 
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4.0 SITE DESCRIPTION AND VISIBILITY 

Site Description 

4.1	 The Site is located to the north of Sefter Road and comprises a vacant field, 
formerly in arable use, as well as a parcel of land which is currently used by 
the Scouts and contains a Scout Hall (Photograph 15). The Scout Hall land 
forms the western end of the Site, and fronts onto Sefter Road from where it 
also takes its access. 

4.2	 The vacant field forms the eastern part of the Site. The field is roughly square 
with an additional smaller broadly rectangular section forming the connections 
between the main field and the Scout Hall land. 

4.3	 The Site’s Sefter Road frontage is bound by a dense hedgerow with 
hedgerow trees which continues westward along the road. To the east lie 
residential properties which front onto Sefter Road, set behind deep front 
gardens and with 2m high hedges or walls along the front boundaries. 

4.4	 Access to the Scout Hall is via a vehicular gate onto Sefter Road. There is a 
small pocket of woodland and scrub to the west of the access road. The far 
southern portion of the western Site boundary is unmarked between the Scout 
Hall land and the adjoining arable field, but a dense unmanaged hedgerow 
marks the remaining section of the western boundary.  

4.5	 The eastern boundary of the Scout Hall land is marked by an unmanaged 
hedgerow with hedgerow trees, with a residential property and paddocks 
located beyond. 

4.6	 The Scout Hall land contains a black weatherboarded single storey hall within 
the south eastern portion of this parcel, with an area of hardstanding to the 
west of the hall serving as a parking area. The central part of the Scout Hall 
land is covered in short grass, with long grass and scrub around the margins 
and towards the northern tip of this parcel. An unmade track leads north along 
the western boundary from the access off Sefter Road, and crosses the Scout 
Hall land roughly along the southern boundary of the adjoining field to the 
east, which is accessed off this track.  

4.7	 The boundary between the Scout Hall land and the main field is marked by 
stream/ditch which is lined by dense hedgerows with a few mature oak trees 
located along the south of this boundary. There are several mature trees 
within the hedgerows in the north western corner of the Site. 
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4.8	 The western part of the northern Site boundary is marked by a scrub covered 
mound with patches of thicket occurring at intervals, giving the impression of 
a low unmanaged hedgerow. The central and eastern part of the northern Site 
boundary, along the roughly square main field, is marked by a tall unmanaged 
hedgerow, with an agricultural field located to the north.  

4.9	 The Site is bound to the east by the rear gardens of the properties on Lincoln 
Avenue. The houses here are mostly one or one and a half storey detached 
and semi-detached dwellings, and have approximately 20m deep rear 
gardens. There is a belt of dense scrub along the rear gardens, which are 
mostly marked by timber closeboarded fences. 

4.10	 There is a short row of terraces located on Philip Court off Lincoln Avenue, 
which has short rear gardens which side onto the south eastern corner of the 
Site. 

4.11	 The south eastern Site boundary is bound by the rear gardens of the 
properties on Rose Green Road, which are again characterised by deep rear 
gardens. The band of scrub continues along the rear garden boundaries in 
this area, and there are a couple of mature oak trees along the Site boundary 
to the rear of No. 82 and 84 Rose Green Road. The area to the rear of No. 92 
Rose Green Road contains several dilapidated workshops and barns/sheds, 
and one of these forms a section of the south eastern Site boundary. 

4.12	 The south western Site boundary is formed by a gappy managed hedgerow 
with some scattered trees and a 2m high chainlink fence in places, separating 
the Site from the recently completed dwellings and open space at Osbourne 
Court. Some dwellings here side onto the Site whilst others back onto it. 
There is a 3 storey apartment building in the west of Osbourne Court, which 
sides onto a narrow area of open space between the building and the Site.  

4.13	 The main field of the Site is bound to the west by a 2m high chainlink fence 
with a band of scrub alongside it, separating the Site from the light industrial 
units/workshops which are indented into the south of the Site. The buildings 
within the area comprise three workshop units which are clad in profiled metal 
or composite sheeting. There are also several static caravans. 

4.14	 The southern Site boundary along the northern edge of the industrial site and 
the paddock, is marked by a stream/ditch with scrub covered banks and 
several mature oak trees along it. 

4.15	 The arable field has been vacant for some time, and has a low cover of early 
colonising species including some rank grassland species and patches of tall 
ruderal. 
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4.16	 The house and garden of No. 80 Rose Green Road is suggested to be 
demolished to provide access to the proposed development and is thus 
included within the Site. The house is a narrow-fronted, 1 ½ storey detached 
dwelling of no particular architectural interest, with a hard-paved front garden. 
There are several trees and shrubs within the rear garden, but none are of 
particular landscape importance. The property is flanked by a narrow-fronted 
single storey detached dwelling to the west and a two storey narrow-fronted 
detached dwelling to the east, neither of which are of any particular 
architectural interest. 

Tree Preservation Orders 

4.17	 There are no Tree Preservation Orders within or adjacent to the Site.  

Topography 

4.18	 The Site is level and lies at roughly 5m AOD. It is however expected that 
there will be a slight slope towards the south and west of the Site towards the 
stream. 

4.19	 The land to the east and west of the Site remains level for several kilometres, 
with land to the north rising very gradually up to the South Downs, from where 
it rises steeply further north. To the south the land gradually slopes down to 
the sea. 

Visibility 

4.20	 The existing properties to the south and east of the Site, the mature 
hedgerows to the north and west as well as the flat topography of the 
surrounding area, contribute to the Site being screened in most views from 
the near, middle and long distance. The key views of the Site are discussed 
below. 

South 

4.21	 Views of the Site from Sefter Road south of the Scout Hall land are screened 
by the dense hedgerow along the road (Photographs 13 & 14). There are 
partial, filtered views of the Site from the paddock and industrial unit indented 
into the south of the Site (Photograph 4). 

4.22	 There are partial views across the Site from the properties on Osbourne 
Court, but these are partially filtered by the vegetation along the Site 
boundary (Photograph 7). There is a long view across the Site from the 
junction of Sefter Road and Osbourne Way, and a similar view from the open 
space within the development at Osbourne Court. (Photograph 16). 
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4.23	 Views from the rear windows and gardens of the properties on Rose Green 
Road are prevented by the existing vegetation within the deep rear gardens 
and the backgarden fences which bound the Site (Photographs 8 & 10).  

4.24	 Number 80 Rose Green Road is clearly visible from the street, however the 
Site beyond is not visible (Photographs 11 & 12). 

4.25	 The terraces on Philip Court have oblique views across parts of the Site from 
first floor windows (Photograph 8). 

4.26	 Middle and long distance views of the Site are prevented by the intervening 
built development. 

East 

4.27	 There are views across the Site from the upper floor windows of the 
properties located along Lincoln Avenue, although these are often partially 
screened by the vegetation within the rear gardens (Photograph 9). Views 
from ground floor windows are screened by rear garden boundary fences as 
well as the dense thicket/scrub along the boundaries. 

4.28	 Middle and long distance views of the Site from the east are screened by the 
houses along the eastern Site boundary. 

4.29	 There are partial views of the Scout Hall land from the paddock and industrial 
unit indented in the south of the Site (Photograph 3).  

North 

4.30	 Near distance views from the north towards the Site are screened by the 
vegetation along the northern Site boundary, and there are no public vantage 
points close to the northern Site boundary (Photograph 6). 

4.31	 Middle distance views from the public footpath to the north east of the Site are 
screened by the hedgerow along the northern Site boundary, but the housing 
to the east of the Site is visible along the southern edge of the field 
(Photograph 17). 

4.32	 Long distance views from the public footpath to the north of the Site are 
screened by the intervening vegetation, but the roofs of the houses to the 
east of the Site are visible from the public footpath at Neals Farm 
(Photographs 18, 19 & 20). 

West 

4.33	 Views from the agricultural field west of the Site are mostly screened by the 
vegetation along the Site’s western boundary, and there are no near distance 
public vantage points to the west. 

Land at Sefter Road, Bognor Regis 
Landscape and Visual Assessment 
CSa/2038/01 P age  12  



  

   

 

 

 

 

 
 

  

4.34	 Views westward from the industrial site are partially filtered by the scrub along 
the western boundary of the main field (Photograph 5). 

4.35	 Long distance views from Pagham Road, west of the Site, are screened by 
the intervening vegetation (Photograph 21). 

Landscape Quality 

4.36	 The Site is not covered by any designations for landscape character or 
quality. The landscape quality of the main field is poor to moderate and it is 
currently vacant, containing colonising vegetation with some bare ground. The 
Scout Hall land is of a slightly higher quality due to the denser vegetation 
along the boundaries. 

4.37	 The surrounding landscape to the west and north of the Site is of a moderate 
landscape quality with a good network of hedgerows separating agricultural 
fields. 
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5.0 	 ABILITY OF THE SITE TO ACCOMODATE 
DEVELOPMENT 

5.1	 The following section assesses the ability of the Site to accommodate 
development and sets out the key landscape considerations that will need to 
be taken into account in formulating any development proposals for the Site.  

5.2	 For the purpose of this assessment it has been assumed that the Site would 
be developed for housing at a notional density of 35dph and that the majority 
of dwellings would be 2 storeys in height. It has also been assumed that 
access will be off Sefter Road and that an additional vehicular access point 
will be provided through the property of No. 80 Rose Green Road, with the 
house and garden being demolished. 

5.3	 From our initial assessment of the Site we have identified a number of factors 
which need to be taken into account when developing the proposals for the 
Site, these include: 

�	 Retention of the majority of trees and hedgerows within the Site and 
along the boundaries; 

�	 Housing should back onto the existing residential properties to the east 
and south of the Site; 

�	 The existing hedgerows along the northern Site boundary should be 
strengthened with additional native tree planting and housing should front 
onto the northern boundary; 

�	 New tree planting should be incorporated along the existing southern and 
eastern Site boundaries as well as along the boundaries between the Site 
and the industrial site and paddock; 

�	 The Scout Hall land (western part) of the Site should be retained as open 
space and the Scout Hall retained or replaced; 

�	 A green buffer should be maintained along the stream/ditch corridor in 
the north west of the Site; and 

�	 A new native hedgerow should be provided along Sefter Road and the 
new access, where the existing hedgerow may need to be removed to 
achieve safe access to the development.  
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5.4	 By taking these factors into account, the Site is capable of being released for 
development without giving rise to any material harm to the character or 
quality of the surrounding landscape. An Indicative Development Concept 
Plan (Appendix E) has been prepared to show how the Site could be 
developed for housing while taking into consideration the landscape factors 
identified. 

5.5	 In the following section a brief commentary is made on the effects of 
developing the Site against a series of landscape criteria. 

Impact on Landscape Features 

5.6	 Part of the hedgerow along Sefter Road will need to be removed to enable 
safe access to the development.  A replacement native hedgerow with native 
tree planting should be planted along the new road and outside the visibility 
splays on Sefter Road, to compensate for the loss. 

5.7	 A short section of hedgerow will need to be removed to gain access to the 
main field from the Scout Hall land. New native shrub, thicket and tree 
planting within the areas of open space within the development as well as 
along the Site boundaries will however compensate for this loss. 

5.8	 The existing ornamental shrubs and trees within the rear garden of No. 80 
Rose Green Road will be removed, as well as the small section of thicket 
along the property’s boundary with the Site, to enable vehicular access to the 
development.  

5.9	 The majority of the hedgerows and mature trees along the Site boundary are 
capable of being retained in development proposals for the Site, as is the 
stream within the north west of Site. 

Relationship to the Existing Urban Area 

5.10	 The Site is well related to the existing development, being bound on two sides 
by existing houses and on one side by an industrial Site. Development on the 
Site would form a logical extension to Bognor Regis, with no new houses 
extending further north than the existing houses on Lincoln Avenue, or further 
west than the existing houses on Sefter Road or Hook Lane. 

Visual Change and Effects 

5.11	 The Site is visually well contained in views from the near, middle and long 
distance due to the topography of the area and the surrounding vegetation 
and residential development.  

5.12	 There will be partial views of the development from the rear gardens and 
windows of properties along the eastern and southern Site boundary, but 
these will be filtered by the proposed tree planting along the Site boundaries. 
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5.13	 There will be clear views from the open space within Osbourne Court, 
however new vegetation along the Site boundary could be employed to 
screen views. 

5.14	 There will be clear views from the industrial site and paddock, but new tree 
and hedgerow planting along the Site boundaries will filter views.  

5.15	 Views from the west will be screened by the existing hedgerows and the new 
supplementary planting. 

5.16	 In long distance views from the public footpath to the north, the tops of the 
houses may be visible, but these views will reduce as the boundary tree 
planting matures. Views of the northern boundary of the development will also 
be seen in the context of the existing houses to the east of the Site which 
back onto the countryside. 

5.17	 There will be clear views from Sefter Road across the proposed area of open 
space, but the replacement hedgerow will mitigate views into the development 
Site once mature. 

5.18	 There will also be clear views of the new access road from Rose Green Road, 
but the new road will be seen in an urban context containing many road 
junctions, and as such would not appear visually out of character with the 
surrounding area. The new houses may be visible along the access road, but 
will again be seen within the context of the existing surrounding residential 
area. 

Listed Buildings 

5.19	 There is no intervisibility between the Site and the Listed Buildings on Rose 
Green Road, and the sites are separated by a parcel of land containing 
several dilapidated workshops/storage sheds.  As such, development on the 
Site will not impact on the setting of the Listed cottages to the south of the 
Site. 

5.20	 No. 92 Rose Green Road is set back from the road behind a tall hedge, and 
there is no intervisibility between the two houses. The dwellings are also 
separated by three houses and a plot containing several garages/small 
workshops, and as such the proposed access road at No. 80 Rose Green 
Road will have no impact on the setting of the Listed cottage at No. 92. 
Similarly, due to the intervening dwellings, the distance from the proposed 
access road and the lack of intervisibility there will be no impact on the setting 
of the Listed Building at No.96 & 98 Rose Green Road. 

5.21	 As noted above, there may be limited views of the tops of dwellings from the 
Neals Farmhouse to the north of the Site, although any views will reduce as 
the additional boundary planting matures. Any glimpsed views will be seen 
within the context of the existing houses to the east of the Site. 
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Landscape Quality 

5.22	 The Site is of poor to moderate landscape quality. The mature hedgerows and 
trees along the Site boundaries are capable of being contained and new 
native shrub, thicket and trees as well as areas of long grass and meadows 
will contribute to improving the landscape quality of the Site. 

5.23	 The landscape quality of the surrounding area is poor to moderate. The 
proposed development will be visually well contained, and as such will have 
very little impact on the character of the surrounding area. 

Strategic Gap and Green Infrastructure Corridor 

5.24	 The Site falls within an area covered by Local Plan Policy Area 10 - Strategic 
Gaps. The aim of the Strategic Gap is to prevent coalescence of settlements 
and to retain their separate identities and amenities, in this case the 
settlements of Chichester and Bognor Regis. The aims of this policy are 
proposed to be taken forward by ‘Policy DM25 - Green Infrastructure 
Corridors’ of the emerging Local Plan.    

5.25	 Two villages/settlements lie to the north west of the Site, between the Site 
and Chichester: Runcton, approximately 3km and North Mundham, 
approximately 3.5km from the Site. 

5.26	 The A27 around Chichester marks the outer extent of the town and lies 
approximately 4.8km from the Site, with Chichester town centre located 6.5km 
from the Site. 

5.27	 The Site is screened from views from the north and west by the existing 
vegetation along the Site boundary as well as the many other hedgerows 
which bound the agricultural fields in the area. 

5.28	 Due to the topography of the local area, the lack of intervisibility between the 
Site and the surrounding areas and the distances between the Site and the 
adjacent villages/settlements, development on the Site would not affect the 
purposes of the Strategic Gap or dilute the efficiency of the Gap within this 
area. In addition, development of the Site would not compromise the 
objectives and fundamental integrity of the West Bognor Regis Green 
Infrastructure Corridor (Type A Green Infrastructure Corridor as proposed in 
the emerging Local Plan). 
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5.29	 From our assessment of the area we concur with the conclusions of the 
Hankinson Duckett Associates landscape study commissioned by Arun 
District Council, which states that the Gap policy functions can be achieved 
without the requirement to retain all the land between the settlements, and 
that the landscape character area encompassing the Site could be deleted 
without compromising the separate identity of the existing settlements or 
increasing indivisibility or potential coalescence between the principal 
settlements. 

5.30	 Development of the Site would also respect the criteria set out in emerging 
Policy DM 27 – Protection of Landscape Character, as the natural features on 
the Site are proposed to be retained and enhanced, the development pattern 
of the surrounding area is respected and development on the Site would not 
result in coalescence of settlements. There is no intervisibility between the 
Site and the South Downs. 
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6.0 CONCLUSION 

6.1	 The Site is not covered by any statutory or non-statutory designations for 
landscape character or quality.  It comprises an arable field which is currently 
vacant as well as a parcel of land containing the Scout Hall, which is currently 
being used as activity space by the local Scout group. 

6.2	 The Site is well contained in views from the surrounding areas due to the 
vegetation along the Site boundary, the level topography of the local area and 
the adjoining residential development. 

6.3	 The Site is capable of being developed without compromising the purposes of 
the Strategic Gap. This has been acknowledged in the Hankinson Duckett 
Associates landscape study which concluded that not all the land between 
Bognor Regis and Chichester was needed as part of the Gap to maintain its 
function. 

6.4	 Accordingly, development in accordance with the landscape principles set out 
in Section 5 can be accommodated at the Site without materially impacting on 
the character of the adjoining area or the visual amenity of public vantage 
points in the surrounding area. 
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Appendix B 

Aerial Photograph 
CSa/1754/110 
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Appendix E 

Illustrative Development Concept 
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