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Introduction
Project Background

The Team
Client Consultant Team

Proposals to re-align the A29 to allow a bridge crossing of the railway through 
Barnham and Woodgate have been in existence for many years. Arun District 
Council has recognised the potential synergy between the provision of new 
homes and facilities and a re-aligned A29 and after a previous draft allocation 
on the western side of Westergate in the previous Local Plan in 2009, has 
since proposed an allocation to the east of Westergate, as now taken forward 
to the Publication Draft Local Plan. The boundary of the proposed allocation 
has evolved since the initial version published in 2012, principally through the 
removal of land east of the Bognor Regis railway line and the addition of land to 
the north of the Barnham Road as well as the proposed northern and southern 
tie-ins for the re-alignment of the A29.

The landowners and consultant team have been working closely with officers at 
the Council over the evolution of the proposals and this document provides a 
summary of the work undertaken.

The Team

The landowners have appointed a team of specialists to advise on the planning 
and promotion of proposed development. The team has considerable 
experience of planning and delivering development in Arun District.

• Luken Beck - project lead.
• Carter Jonas - planning and development advice
• JTP - masterplanning
• WYG - highways, transport, drainage, ecology, noise and air quality.
• Davies Landscape Architects - landscape
• Hardisty Jones Associates - socio-economic advice
• Development Archaeology Services Ltd - archaeology
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Extract of the Vision - prepared by URS on behalf of ADC, 2013

See Extract Above

The Local Plan Publication Proposals Map Arundel, the Six Villages & Surrounding Area 

Context
Planning Context

Arun District Council is in the process of preparing its Local Plan for the period 
2011 to 2031. The Plan must set out how much development is planned over the 
period and set out a strategy for where it should be located. The Council has 
tested a number of alternative locations for strategic housing and employment 
sites and has settled on its preferences which are included in the Arun Local 
Plan Publication Version (2014) (see Proposals Map extract below).  

One of the key drivers behind the development strategy within the Local Plan 
is to facilitate and encourage economic growth, particularly at the Bognor 
Regis Enterprise Zone. The A29 provides a crucial link between the Enterprise 
Zone at Bognor Regis and the Strategic Road Network, but currently crosses 
the South Coast Railway line at Woodgate via a level crossing, which creates 
significant delays in journey times. At peak times, 13 trains an hour pass through 
the Woodgate level crossing, causing congestion and delay to traffic along this 
stretch of the A29. For many years there have been proposals to alleviate this 
problem through the construction of a new strategic link road. Arun District 
Council has recognised the potential synergy between the provision of new 
homes, facilities, and a new strategic link road to create and link key employment 
sites to the highway network. The Council has identified the potential to 
create a new Stategic Link Road which crosses the railway via a bridge and has 
concurrently identified the land between Barnham, Eastergate and Westergate 
for provision of this re-alignment within a new community of 2,000+ homes, 
supporting infrastructure and community facilities. This proposal was taken 
forward by the Council through the Vision study prepared by URS, which sets 
out the strategic vision for the development as it was envisaged at an earlier 
stage of preparation in 2013 (image to the left).
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Vision
Vision and Community Benefits

Vision
The vision for the new settlement at Barnham, Eastergate and 
Westergate is for a sustainable community arranged in attractive and 
well designed neighbourhoods which positively relate to the surrounding 
villages and West Sussex landscape, delivering major benefits to the 
local community and environment.

the benefits of this new settlement to local residents, businesses and the 
environment will include:

1. Improvements in access to major employment opportunities in Bognor 
Regis by providing a strategic regional link in the re-aligned A29.

2. Provision of a range of new homes for those wishing to stay in the 
community, including young families and down-sizers, at a range of size and 
affordability.

3. Support for sustainable travel by increasing car parking and access to 
Barnham railway station, improved bus services and support the delivery of 
a dedicated cycle route to Bognor Regis and the South Downs.

4. Increased biodiversity by changing land-uses from agriculture to a mix of 
parkland, allotments and private gardens.

5. Provision of a green ring around the core of the development to provide 
formal and informal recreation, natural habitats, attractive pedestrian 
links to local facilities and a soft edge to the new development that would 
protect the setting of the Eastergate Conservation Area and St George’s 
Church, and safeguard the amenity of existing residents.

6. Reduction in the existing coalescence of Eastergate and Barham through 
replacing the existing large scale horticultural buildings with a new green gap 
comprised of natural green spaces.

7. Creation of a new local centre and new or enhanced key local services in 
the surrounding area such as additional land for the expansion of an existing 
school, expansion of the GP surgery or provision of a new dentist surgery.

8. Provision of increased accessibility to Barnham Railway Station and its 
connections to Littlehampton and Chichester.

9. Improvements to drainage and increased biodiversity by creating dedicated 
wetland areas and SUDS.

10. Support for health and wellbeing through the creation of a new linear park 
with sport and play facilities, wetland habitats and a walking and cycling 
network in what is currently private land.

11. Provision of additional land for existing schools to expand, as well as a new 
primary school and facilities for children and young people to play, learn and 
engage in sport activities within a new central park.

12. Reduced congestion in the surrounding villages by providing an alternative 
road network and both vehicular and pedestrian rail crossings.

13. Improvements to infrastructure deficiencies in the surrounding villages in 
terms of drainage, movement and open space.

14. Removal of the bottleneck at the level crossing at Woodgate and decreased 
journey times, significantly benefiting businesses in Bognor. 

15. Support for sustainable living by creating well-insulated homes, space for 
food growing and high quality living environment.

16. Improvements to air quality in the existing villages by removing congestion 
and idling traffic at the rail crossings.

WesterGate
easterGate
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arundel to Chichester railway line

barnham road
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Key
Local Plan Allocation

Further land to facilitate 
A29 Strategic Link Road

Context 
The Site Location

Barnham, Eastergate and Westergate are in West Sussex, on the Sussex coastal 
plain east of Chichester, north of Bognor Regis, and north-west of 
Littlehampton. The characteristics of the coastal plain define the area, namely 
low-lying fields - often small in size - divided by planting and/or watercourses. 
Much of the open land is devoted to agriculture and horticulture, and is subject 
to a high groundwater table. 

As the plan on the facing page shows, the landscape character changes 
dramatically to the north where it meets the South Downs, a distinctive 
topographical form of rolling escarpments rising to heights in excess of +110m, 
from which long range views over the coastal plain can be gained. 

The red line on the plan highlights the land required for delivering the vision of 
this proposal.

The Three Villages
Barnham, Eastergate and Westergate are located in close proximity to one 
another, and are not separated by expanses of open, agricultural land. However, 
the villages exhibit their own identities. To move east along Barnham Road - 
from Eastergate into the centre of Barnham - is to experience a distinct sense of 
arrival at the heart of the settlement. Much of the route is lined by mature 
planting and trees, with homes set back from the road. Large food growing 
nurseries south of Barnham Road present a low intensity of development such 
that some sense of separation between Barnham and Eastergate is gained. 

Of the three settlements, Barnham is the largest. Barnham Parish is home to 
approximately 1,500 residents, although it is important to note that the western 
part of the settlement lies within the parish of Eastergate, home to a further 
3,000-3,500 residents.

Barnham Road

Eastergate

Westergate

The site as viewed looking north from the railway

The Site Location within West Sussex

The Site Location and it’s Immediate Context

The three villages

Westergate

eastergate

barnham

St. Georges Church, Eastergate

to Chichester

to london

to littlehampton
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The site is divided up into four distinct sections by the Barnham Road, the 
railway line running east to west between Chichester and Barnham and the 
strong landscape section running along the old Chichester Canal line.

a. North of Barnham Road
b. Core site north of railway line
C. Core site south of railway line
D. South of the Arundel to Chichester Canal

A. North of Barnham Road
This area has been used for food growing nurseries in the past. This section is 
currently vacant. It is bordered to the north by Eastergate Lane and to the west 
by the A29.

B. Core site north of the railway line
This area is framed by the settlements of Barnham, Eastergate, Westergate and 
Woodgate, as well as bound to the south by the Arundel to Chichester railway 
line. To the north, the site is adjoined by the Church Lane conservation area, 
including St Georges Church. Three schools adjoin the site in this area: St Philip 
Howard, Eastergate Primary school and Ormiston Six Villages Academy.

C. Core site south of the railway line
This area is more open in character than the northern half and adjoining uses 
are dominated by agricultural operations, light industrial and holiday parks. The 
area is largely inaccessible to the public, other than a short section of public 
right of way at the railway junction. The eastern edge of this area is lined by the 
Barnham to Bognor Regis railway line.

Both sides of the core site are in agricultural use and predominantly flat, with the 
Lidsey Rife valley running from north to south. 

D. South of the Arundel to Chichester Canal
This area covers the fields south of the Chichester to Arundel Canal, which 
are part of the largely flat agricultural, open countryside between Barnham and 
Bognor Regis.

The total area within the solid and dotted lines is approximately 312 hectares, of 
which the area currently comprising allocation H SP1 in the Local Plan comprises 
approximately 257 hectares.

Context 
The Site

Elevated railway line in the at the rife valley

Watercourses and tree belts run through the site

Predominantly flat landscape of open and filtered views

Most of the site is intensively farmed

Pedestrian rail tunnel at the rife valley
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towards 
Chichester
(7 minutes)

towards 
London
(1 hour 36 minutes)

Brighton
(42 minutes)

towards 
Bognor Regis 
(6 minutes)

Barnham 
Railway Station

85, 665 to 
Chichester

85 to Arundel

66 to 
Yapton / Bognor 
Regis66 to 

Bognor Regis

A29

A29

Barnham Rd

Rail
The site is close to Barnham railway station to the east and, as such, is very well 
connected to the main line rail network, providing sustainable access to 
employment, services and amenities. Barnham railway station is operated by 
Southern Railway and is located on the line between London Victoria and 
Southampton/Portsmouth, and Coastway West between Brighton and 
Southampton/Portsmouth.  It also provides connections towards Chichester, 
Bognor Regis and Littlehampton.

Bus
The area is served by several bus routes to Bognor Regis, Chichester, Arundel 
and Yapton, with hourly services during peak time.

Foot
Several public footpaths run along the edges of the site. A long-distance footpath 
crosses the site on the alignment of the old Arundel - Chichester Canal.  There 
are also longer distance footpaths in the vicinity of the site which provide linkage 
to the South Downs National Park.

Cycling
The flat topography makes the area of the three villages suitable for cycling on 
quieter country roads. The three villages however lack dedicated cycling 
infrastructure and significant amounts of through traffic and HGV traffic is 
discouraging to cyclists. The nearest formal cycle route is the National Cycle 
Network route 2, running through Yapton 1.6 miles outside Barnham. There are 
significant opportunities to provide a network of cycle routes between the three 
villages and the surrounding areas, which will be further enhanced by the 
realignment of the A29 and the subsequent removal of large volumes of HGV 
traffic from Westergate Street and Lidsey Road.

Vehicular
The site is connected to the wider road network by the A29, which links the site 
to Bognor Regis in the south and via the A27 at Fontwell to Arundel and 
Chichester. 

The A29 crosses the Arundel to Chichester Coastway railway line in 
Westergate at a level crossing, resulting in long queues during peak times caused 
by the periods in which the barrier is down. This poses a serious constraint for 
new investment at the Bognor Regis employment zone, with the aim of 
strengthening this location as a destination for business and employement at a 
regional level. 

An initial study undertaken by Parsons Brinckerhoff on behalf of ADC and West 
Sussex County Council (WSSC) concluded that a strategic new link road would 
be desirable to provide relief for the existing A29 corridor and in particular 
eliminate the delay caused by the level crossing. The report considered various 
route options/alignments including replacing the existing level crossing with a 
bridge, an inner route to the east of Woodgate, route through the development 
site (eastern alignment) and western alignment. 

A subsequent study was undertaken by Systra on behalf of ADC and WSCC 
which further reviewed the eastern alignment for the new A29 link road as the 
preferred option for the route. This study involved consideration of the potential 
alignment of the eastern route and a full strategic modelling assessment to 
understand the potential impact of the route on travel patterns and operation 
of the surrounding highway network. 

WYG has reviewed the conclusions of both reports and subsequently produced 
a full highways drawing of the eastern alignment (through the development site), 
so as to consider this option in more detail.  From this it was concluded that an 
A29 diversion following the eastern alignment represented a viable and 
deliverable option in terms of cost, land take and overall environmental impact.

This option has been taken forward to a preliminary design stage.

Context 
Site Connectivity

existing rail Connections

strategic Movement network

Barnham Rd

towards 
Tangmere a27

towards Arundel

towards Yapton
A29

a29

towards Bognor Regis

existing Vehicular Connections

existing bus Connections

existing pedestrian Connections

Parsons Brinckerhoff road alignment options

Preliminary A29 bypass design, WYG 

Key

Attractors

Employment

Strategic employment zone

Strategic link

Level crossing constraint

Road network

Public right of way

Long distance footpath
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Key 
Residential 
Mixed Uses
Farm buildings/Rural development
Open Space
Barnham Railway Station
Places of Worship
Camp Sites
Industrial Uses
Schools 
Villages Hall
Surgery/GP
Dentist
Post Office
Farmland
Parish Boundaries

existing land-use

Context
Existing Amenities

Context
Existing Amenities

The diagram on the preceding page illustrates the existing land use across the 
three villages and the surrounding area. 

Residential development dominates the main access roads, Barnham Road and 
the A29, with the occasional presence of open space being nursery sites and 
playing fields. Mixed uses are concentrated on Barnham road near Barnham 
Railway Station. The three villages are surrounded by open land most of which is 
devoted to agriculture and horticulture. 
 
The construction of the railway station (Barnham Railway Station opened in June 
1864) shifted the focus of the village northwards from ‘Old Barnham’. The 
station is accessed north of the railway and is situated at what is now the heart 
of the village.

Barnham Road contains a number of retail outlets including a convenience store, 
a barber’s shop, a pub, takeaway, post office, a pharmacy and estate agents.

Educational establishments include St. Philip Howard Catholic High School in 
Barnham, Aldingbourne Primary School, Barnham Primary School, Ormiston Six 
Villages Academy and Eastergate C of E Primary School.

The three villages also offer premises for community events, sports and 
recreation with the presence of the Six Villages Sport Centre, Eastergate Village 
Hall and Adlingbourne Sports and Community Centre.

Barnham Railway Station

Fleurie Nursery Springfield Site

Barnham Road retail Prince of Wales Pub Local convenience store at The Square, Barnham Road

St Georges Church Eastergate St Philip Howard Catholic High School
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Nyton Road

Key

Existing settlements

Conservation areas

Listed Church

Odour exclusion zone

Noise exclusion zone

Trees and hedgerows

Floodplain

Watercourse

A29 

Public right of way

Railway line

Existing Site Constraints

Context
Understanding the Site Constraints

The site displays varying characteristics, some of which act both as constraints 
and opportunities to the development. These include:

• Mature trees and hedgerows
• Public rights of way
• Railway line
• Nearby conservation areas and listed buildings
• Flood risk and watercourses
• Sewer treatment works and Lidsey Oilfield

Mature trees and hedgerows
The majority of the site is devoid of mature trees and hedgerows. However, 
several tree lines exist along existing watercourses and public rights of way, 
which intensify at the northern and western sections of the site. The intention is 
to incorporate these landscape features into the development proposal.

Public rights of way
Several public rights of way run through the site and the proposal is to link into 
this network and expand it.

Railway line
The railway line acts as a barrier to north-south movement and also presents a 
noise impact.

The proposal is to create several secure railway crossings and to set back any 
new development beyond the noise zone. A new access and additional parking 
at the rail station will encourage sustainable transport choices.

Conservation areas and listed buildings
Two conservation areas are close to the development, Church Lane and 
Barnham Court. While Barnham Court, with the Grade 1 listed St Mary’s 
Church, are off-set by a large landscape buffer, the allocated land directly adjoins 
the Church Lane conservation area and the site of the Grade II* listed St 
George’s Church.

The proposal is to off-set the development considerably from the Church Lane 
conservation area and to contribute to its setting by creating accessible and 
managed parkland around it.

Flood risk and watercourses
The site is naturally drained through small ditches and watercourses, with a 
wider ‘rife’ running through the valley north to south. Lower lying sections of the 
site are affected by potential flood risk.

The proposal is to incorporate the current watercourses and integrate areas 
subject to flood risk into a new country park. The extensive use of sustainable 
drainage systems will reduce flood risk further downstream and provide diverse 
ecological habitats and amenity space.

Waste Water Treatment Works and Lidsey Oilfield
These two facilities are next to one another at the southern boundary of the 
core site. The oilfield is a small operation and is unlikely to restrict the area of 
new development. The southern Water Waste Water Treatment Works can 
emit odours which has been taken into account in the masterplanning process.

The proposal is to off-set the development outside zones affected by odour or 
potential contamination.

1. Railway line
2. Public rights of way
3. Rife in the floodplain
4. Local historic buildings
5. Trees and hedgerows
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1. Valley Park and Green Ring

3. Connectivity 4. Growth

Barnham 

Eastergate 

Westergate

A29 

A29 

Rail 

2. Wetland

5. Amenities

Barnham 

Eastergate 

Westergate

A29 

A29 

Rail 

Barnham 

Eastergate 

Westergate

A29 

A29 

Rail 

Barnham 

New Primary 
School and Local 
Centre amenities 

Sports 
Pitches

Eastergate 

Westergate

A29 

A29 

Rail 

Barnham 

Eastergate 

Westergate

A29 

A29 

Rail 

Station

Conceptual Masterplan Diagram
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Design Development
Concept and  Layout

The proposed development at Barnham, Eastergate 
and Westergate is underpinned by five spatial 
design principles to create a new sustainable 
community within the context of the existing place. 
The five design principles are:

1. A new valley park and green ring
2.  Integration of water
3. A permeable network of new streets, including
 a strategic link road
4. Growth led by the current settlement 
 structures
5. New and expanding amenities for all residents

1. A new valley park and green ring
A new valley park will run north to south along 
the rife valley, linking the conservation area in the 
north with the open countryside to the south. The 
park will be accessible to all and include sports 
facilities, allotments and formal park land. The new 
development will be separated from Barnham and 
Barnham Court by a green buffer zone, maintaining 
the distinctiveness of these two communities. 
Together with the valley park, the buffer forms a 
‘green ring’ around main development areas.

2. Wetland
The development will work with the existing 
streams and drainage systems to create a wetland 
park, making the water an asset to the landscape, 
reducing flood risk, providing visual amenity and 
creating new and replacement wetland habitats.

3. Connectivity
A new strategic link road will alleviate congestion 
problems along the A29. A new east to west 
connection will provide access to Barnham Railway 
Station for both existing and new residents, taking 
pressure off the current road network. The new 
development will provide routes for pedestrians and 
cyclists to allow convenient non-vehicular access to 
key facilities, services and the open countryside.       

New pedestrian crossings over the railway line 
will be provided, which, along with the existing 
underpass, will overcome barriers to north-south 
pedestrian movement.

A new ‘South Downs to Coast’ long-distance cycle 
route is supported and provided for through the 
new development.

4. Growth
The proposal is for a scheme that comprises 
appropriate growth to existing settlements and 
new, distinct clusters of development in a landscape 
setting. A careful balance between these two forms 
of development will be struck, whereby the benefits 
of existing services and amenities can extend to 
new neighbourhoods, whilst the significant provision 
of new facilities will support both new and existing 
housing.

5. Amenities
The development will bring new amenities and 
services to the three villages, such as new sports  
facilities, allotments, accessible park land and a new 
primary school. Existing business will benefit from 
new residents and local services will be expanded 
or supplemented in line with the population growth.

Key

Existing settlements

Proposed development

School

Open space

Rife valley park

Floodplain

New A29 link

Public right of way

South Downs to Coast 
cycle route
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At the heart of the proposal, as shown in the Illustrative Masterplan, is the new 
‘Rife Valley Park’, a linear park following the route of the existing rifes. The park 
will deliver a range of amenities including sports pitches, wildlife habitat, and 
walking and cycle routes. To the north, the park meets the existing conservation 
area at Church Lane, which acts as an attractive gateway. Simultaneously, 
the park creates an appropriate environment to the sensitive setting of this 
neighbourhood. 

The park will be overlooked by new homes, creating a positive edge to this 
new public space, and is designed to accommodate a strategic ‘South Downs to 
Coast’ cycle route. 

The homes themselves will be arranged in different clusters of development as 
extensions to Eastergate, Westergate and Barnham, as well as forming distinct 
areas of new development. Each will have its own identity, responding to the 
local context of the landscape and existing settlement character. They will be 
connected through a permeable and high quality network of streets and public 
spaces, which encourage walking and cycling, as well as informal play in dedicated 
home zones.

The new homes will include a range of types and sizes, appropriate for a 
sustainable community including young families, the elderly, single households 
and large families. They will be affordable for a range of incomes, and built to 
high environmental standards. Local play spaces and existing landscape features 
will be integrated in the new settlement layout, while larger facilities, such as 
allotments and sports pitches, will be located in accessible locations surrounded 
by open space.

The realigned A29, running north to south, will perform its function as a 
strategic transportation corridor in a green setting. Carefully positioned 
junctions and crossing points will ensure that the new link will not act as a 
barrier to east-west movement and planting will screen the road from sensitive 
views. Where the road runs through the new settlement to the south, it will 
change in character from a strategic route to an urban street of 30mph speed 
limit, allowing a sense of place, while maintaining its strategic movement function.

The illustrative masterplan on the previous page is based on the design 
principles set out in the previous section and provides;

• A new local centre to the south of the railway line which will include retail, 
commercial and community facilities such as healthcare and education. 

• A large linear park with sports pitches
• A provision of allotments and green setbacks to the railway and southern 

Water Treatment Works
• Approximately 3000 homes of various types and densities
• Land to allow the existing adjoining schools to expand
• A new primary school to the south of the railway line 

Illustrative Masterplan
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1.  Mix of homes 
• Residential : rich variety of types and 

tenure

2.  High quality public realm

3.  The ‘Rife Valley Park’
• Sport and play facilities
• Walking and cycle routes
• Drainage
• Wetland habitats
• ‘South Downs to Coast’ 
 cycle route 

4.  New local centre

5.  Primary school and extensions
• Extension to St Philip Howard School
• Extension to Eastergate Primary 

School
• New primary school south of the 

railway line

6.  Buffer zones and screening planting

7.  Strategic A29 link road and 
 railway bridge

8.  Integrated landscape assets

9.  Improved infrastructure
• Station car park
• Secure rail crossings
• east-west connections
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Illustrative Masterplan
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Conclusion
There exists at Barnham, Eastergate and Westergate a precious opportunity to 
significantly address local housing need whilst bringing benefits that will extend 
well beyond the boundaries of the identified site. The proposed scale of growth 
is such that major infrastructure benefits can be realised as an intrinsic part of 
the development. Highly significant among these is the opportunity to provide 
a new strategic road link that will realign the A29, alleviating the detrimental 
impact of congestion at the Westergate level crossing with resounding positive 
impacts felt by residents and businesses in the area, including at employment 
areas in Bognor Regis.
 
The site offers qualities and connections that will facilitate an exemplary form 
of sustainable development, whereby new and existing residents will benefit 
from access to new and existing services, amenities and connections. New 
neighbourhoods will be integrated into a network of green infrastructure that 
provides appealing routes and access to open space for movement, recreation 
and relaxation. The proposed disposition of development demonstrates 
sensitivity to existing settlements whilst establishing a framework for low- to 
medium- density housing that will appeal to a wide range of potential residents 
from a wide range of backgrounds. In turn, this framework can provide the 
basis for a community that is able to embed in the locality whilst enjoying 
the association with a new, sensitively planned place with its own distinct 
characteristics and identity.
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