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INTRODUCTION

This Scoping Report for the Sustainability Appraisal of the Hassocks Village Design Statement (VDS) was published in 2007. It will be available on the Hassocks Parish Council’s website.

SUSTAINABILITY APPRAISAL

In accordance with European and national legislation the VDS documents must be subject to a Sustainability Appraisal for consultation with relevant environmental bodies and other relevant stakeholders.

The commitment to the achievement of sustainable development has been set out in legislation introduced at both European and national level. In 2004 the European Directive on Strategic Environmental Assessment (SEA) was implemented in the UK. This sets out the requirement for SEA, which has been incorporated into the SA process. Section 39 of the Planning and Compulsory Purchase Act 2004 requires Local Development Document, which include Supplementary Planning Documents, to be prepared with a view to contributing to the achievement of sustainable development. 

Sustainable Development is about ensuring a better quality of life for everyone, now and for generations to come. It is about considering the long-term social, economic and environmental issues and impacts in an integrated and balanced way. The UK Government has set five guiding principles to achieve the sustainable development purpose. These principles form the basis for policy in the UK and are as follows:

· Living within Environmental limits

· Ensuring a strong, healthy and just society

· Building a strong, stable and sustainable economy

· Promoting good governance

· Using sound science responsibly

One of the means by which sustainable development can be achieved is through the land-use planning process. Hassocks Village Design Statement will be a supplementary Planning Document (SPD) which will be included in the District Council’s Local Development Framework and will form part of the planning policy framework for the area. The Village Design Statement can help to achieve sustainable development as it aims to ensure that development meets the needs of people living and working in the area, whilst at the same time helping to ensure that adverse environmental impact is minimised.

OBJECTIVES OF THE VILLAGE DESIGN STATEMENT

The Village Design Statement will be produced by local people in line with guidance from the Countryside Agency and from a significant amount of public consultation.

Following the Scoping Report process a draft VDS will be submitted for formal consideration by Mid Sussex District Council with a view to having a six week formal public consultation on the VDS and accompanying SA.

The structure of the VDS is:

· Foreword

· Preface

· Introduction

· Vision and Objectives

· Map of the Parish

· Hassocks Today – A Flourishing Village

· Hassocks Today – The Built Environment

· Guidance for the Future

· Green Tourism

· Design Statement References

· Appendices

· Acknowledgements

The objective of the VDS is to provide a series of guidelines to be used to help prospective developers, designers and villagers and to:

· Ensure that any new development enhances and protects the heritage and rural character of the Parish of Hassocks, Keymer & Clayton Hamlet, especially its conservation areas, is sustainable and does not detrimentally affect the surrounding countryside and its flora and fauna.

· Ensure that any development respects the physical and visual strategic and local gaps and does not cause the village to become urbanised.

· Assist in protection of areas where development would have a detrimental effect on the individually and locally distinctive character of the parish.

· Give suggestions for the enhancement of the parish which can create a strong sense of place, promote a sense of wellbeing and promote personal security.

· Support sustainable development which promotes the needs of everyone in the community, blends with and respects the existing character and tradition, and maintains the strong spirit of community which exists in the parish.

· Ensure all new development is of an appropriate scale and is of the highest quality and design taking into account the parish and its setting.

There are specific guidelines on:

· General design principles

· New build

· Extensions

· Replacements and alterations

· Boundary Treatments

METHODOLOGY

To undertake a Sustainability Appraisal of the VDS the working group collected data about Hassocks as it is today, on social, environmental and economic issues. The majority of the District wide data has already been collected for the MSDC Sustainability Appraisal of the Small Scale Housing Allocation Document and had been obtained from the various sources best placed to provide accurate data in their relevant area of expertise. This information enabled the economic, social and environmental issues facing both the district and Hassocks to be established.

SA/SEA OBJECTIVES

MSDC has published a set of SA objectives and this document uses and expands upon those that are relevant to the baseline information and issues specific to Hassocks; these are:

1) To protect and enhance the area’s natural and built environment including landscape, natural resources and cultural heritage.

2) To enhance the quality of design of the built environment.

3) To make the best use of previously developed land and existing buildings & to encourage sustainable construction.

4) To improve the quality of public and private open spaces, common land, verges etc. 

5) To protect, enhance and where appropriate, make accessible the natural, archaeological, and historic environments and cultural assets for the benefit of both residents and visitors.

6) To encourage a sense of community identity.

7) To create and maintain safer and more secure communities and reduce fear of crime.

8) To improve the quality of where people live.

9) Support the provision of facilities for the community, tourism and infrastructure in ways that enhance and maintain a robust local economy.

10) To increase energy efficiency measures in new buildings & support renewable energy resources where appropriate.

11) To use materials which are sustainably produced locally & which reflect local vernacular materials.

12) To reduce waste generation & disposal and increase the rate of reuse/recycling of waste.

13) To reduce noise and light pollution.

14) To conserve and enhance biodiversity in the area.

15) To reduce road congestion & parking levels by encouraging and improving travel choice and reducing the need for travel by car/lorry.

16) To maintain & improve the water quality of the area’s streams and groundwater & to encourage the sustainable use of water.

BASELINE – A PROFILE OF HASSOCKS (Including Issues)

While Roman sites and a Roman road have been discovered in the village, and an Anglo Saxon site was found during landscaping at a local golf course, Hassocks only really came to the fore with the advent of the railway in1841. It was then the terminus station for the route from London to Brighton and was known as Hassocks Gate (after the old tollgate nearby). In 1881 the station was renamed Hassocks (the name driving from “hassuc” and the same Old English root as tussock and a field with rough tussocks of grass).

Hassocks is situated in the old parishes of Clayton and Keymer. Clayton comes from the Saxon name Claitune meaning farmstead on clay land and Keymer was originally Cow’smere, describing the lush meadowland under the South Downs.

With the piercing of the South Downs by a tunnel in 1844 rail access was gained to Brighton. Hassocks station also served the villages from Westmeston in the east to Albourne in the west, and the surrounding area. During the past 160 years Hassocks has become a pleasant, mainly residential community numbering over 3000 households. Clayton Hamlet, further away from the railway station has remained fundamentally unaltered. 

In 1992 Hassocks was twinned with Wald-Michelbach in Germany and Montmirail in France and there is an active twinning association. Hassocks Parish came into being in 2000.

LANDSCAPE SETTING

Hassocks lies about a mile north of the South Downs on the scarp foot slopes on a belt of fertile soil, which was originally heavily wooded. Areas of lighter soil gives a suitable habitat for coniferous trees, now sadly not as much in evidence as they ought to be due to losses and lack of replanting. In the late 19th and early 20th centuries Hassocks was especially visited by people because of the healthy air this coniferous tree coverage helped create, and some housing development occurred to cater for people keen to live in this beneficial place. As part of the inheritance from the tree planting by owners of the late-19th century villa-type housed along the eastern end of Keymer Road there is still an interesting mix of more exotic trees, for example a Catalpa and a large Robinia grace the south side of Keymer Road, and there are various good specimens of conifers, magnolias and acers. Around Hassocks there are a number of woods situated on the heavier soil of the gault clay strata which gives a suitable habitat for deciduous tress, mainly oak, birch and hazel, while a the foot of the South Downs soil conditions favour beeches. Butchers Wood, just of the westbound Keymer road before the railway bridge, was the first wood purchased by the Woodland Trust (now a large national tree planting and wood owning charity) and this wood makes a welcome visual buffer for the area and might even help dampen some of the noise from the nearby London – Brighton railway line.

However the heavier soils overlying the clay layers close to Hassocks are prone to water-logging and so exacerbate the periodic flooding from the many local streams that eventually feed the river Adur. In Clayton Hamlet two sources for the river Adur can be found, Whitelands Reservoir and Spring Lane, meeting at the end of Parklands Road in Hassocks. The largest stream in the Hassocks area is the Herring Stream, passing under the Keymer Road at Spittleford Bridge just east of the infant’s school. 

More could be done to turn the Herring Stream from its present rather ignored and untidy state to become a visual amenity for this part of the village.

One of the major visual qualities which is evident when looking down on Hassocks from the South Downs is the wealth of tree cover which, while also covering up some of the least attractive features, gives it a homogeneity and a pleasing rural quality. This tree coverage is a very important and attractive aspect of Hassocks which needs to be acknowledged, nurtured and sustained. This is in accordance with Policies C6 and B7 of the Mid Sussex Local Plan.

Currently the South Downs are classified as an Area of Outstanding Natural Beauty (AONB) and this has undoubtedly gone some way to protect its unique environment. However it has not followed that communities and settlements just outside the AONB boundary, of which Hassocks is one, have enjoyed a sensitive and coherent policy of planned development. Instead we have witnessed a piecemeal approach with much permitted development having little architectural merit. 

With the proposed South Downs National Park taking over from the AONB the contradiction between a beautiful, protected landscape being the backdrop to an increasingly insensitively designed built environment is something that needs to be urgently addressed.

ROADS AND TRANSPORT

Hassocks is divided by the north-south A273, a busy road taking traffic to and from Haywards Heath/Burgess Hill to join the A23 to and from Brighton. Hassocks is divided east-west by the B2116 corridor road that links the linear villages at the northern edge of the South Downs, Westmeston/Ditchling/Hassocks/Hurstpierpoint and further westwards. The B2116 also acts as a corridor route access to the A23. The roads of Clayton Hamlet are mainly single track with passing places and it is important that this rural characteristic is protected.

Avenues and streets in Hassocks are generally fairly wide and many are tree-lined. To date, yellow lines and parking restrictions are few, and the village centre has parking which is both accessible and free. However there is a problem caused by people who use Hassocks Station parking in nearby roads to the inconvenience of residents. There is also inconsiderate and unnecessary parking on grass verges throughout Hassocks which damages verges and creates eyesores.

A considerable number of school children travel into Hassocks to attend school here, and some pupils resident in Hassocks travel to schools out of the immediate area. While a large number of children arrive in Hassocks by train or school buses, many are transported by car resulting in severe traffic congestion during term time.

19% of Hassocks households have no car, while 35.4% have two or more cars. (Mid Sussex averages are 14.2% and 43.3% respectively.)

Hassocks Station acts as the main transit point for people from nearby villages and the surrounding areas who commute north and south.

INFRASTRUCTURE

Generally the infrastructure, including schools, health centres etc has, until recently, more less kept pace with the increase in development and population changes and demands. 

There are three schools in Hassocks, Hassocks Infants School, Windmills Junior School and Downlands Community School. The schools have little spare capacity.

POPULATION AND ECONOMY

Date available in 2005 shows that 70% of the population of Hassocks have good health, against a Mid Sussex average of 74.4%, while 7.0% have poor health compared with a Mid Sussex average of 5.9%. The ethnic group is predominantly white at 98.4% of the Hassocks population.

One-person households make up 32.1% (Mid Sussex average 26.9%), 23.4% of households include dependant children (Mid Sussex average 30.1%) and 85.3% of housing is owner occupied (Mid Sussex average 80.2%).

There is 61.4% employment and 1.5% of the adult villagers are registered as unemployed (Mid Sussex averages 68.4% and 1.6% respectively), 20.1% of the villagers are aged 1-19 and 33.8% are aged over 60 (Mid Sussex averages 24.9% and 21.6% respectively). The average age is 46.3 years compared with a district average of 39.8 years.

Clayton Hamlet is largely made up of commuters, families and professional people with a limited number of farmers and residents in rural employment. There are also a number of retirees.

Hassocks acts as a focus for a substantial area in terms of shopping facilities and businesses. For its size it has a wide range of shops and business. There is a feeling that four charity shops are too many, but that these are better than empty shops. However new shops and businesses must be encouraged, patronised and established to maintain the dynamics of a flourishing village.

BUILDING FORM AND ARCHITECTURAL MIX

The development of the architectural phases of Hassocks can be noted as follows:

· Isolated Georgian houses as farms or serving farmland.

· The coming of the railway, resulting in Victorian terrace houses, semi-detached houses and larger detached villas. Also the Orchard Tea Garden, which was one of the most famous pleasure gardens of the South of England, was an important attraction for ‘day-trippers’ coming by railway from Brighton and London.

· The new post WW1 social housing ribbon development in London Road and Lodge Lane.

· The 1930’s modern suburb model village with village shops. The Hassocks Homes Estate, built on an area that included much of the Orchard Tea Gardens.

· Also individual houses in other areas of Hassocks, some by the important local architect Harold Turner, (1885-1961), in Clayton Avenue and Keymer Road.

· The late 1950’s development off the high street on the north side, with worthy architectural corner buildings and their adjacent linked shops by Eric Winters of H Hubbard Ford, but sadly devalued by the 1960’s Holmwood Court with poorly detailed shops and flats between. The 1950’s East Sussex County Council extensions to Stafford House in a simplified post-Festival of Britain/Scandinavian style are also of note for their understanding of scale, materials and location.

· The Wilmington Close development with its part Radburn layout and Sussex vernacular styled houses and shops by Peter Farley and Beverley Pyke of Overton and Partners, completed in 1963 illustrated and praised in a Government housing document of the time for its design quality and layout.

· The 1960’s and 1970’s Semley Road developments with the short terrace of three-storey-Span-inspired town houses forming the “Willows” is architecturally interesting. Although not originally of the same quality as Wilmington Close, it is possibly now the more impressive of the two developments as it has not suffered from so many insensitive additions and extensions.

· The volume housing estates of the 1970’s utilised standard house plans and materials with little consideration for, or sympathy with, the location and landscape setting.

· The 1980’s developments inspired by the enlightened patronage of Ayling & Strudwick comprising “The Orchard”, “Hassocks Court” and “The Genistas”. These three developments were designed by the architect Michael Blee, who was nationally known and admired for his church architecture.

Until very recently, images of Hassocks showed in the main, houses and bungalows with manicured lawns, clipped hedges, rose beds and annual planting. Such images are now becoming rarer as increasing numbers of house owners concrete, tarmac or pave over their front gardens for car parking, the change from earth to concrete, which can increase excess water run-off by up to 50%, also has serious implications for Hassocks with its history of flooding. There is a further impact in that many owners soften their concrete forecourt with planters and pots, which need more frequent watering than gardens, and are therefore a source of concern in the light of current water supply problems. It is worth noting that property values have fallen in some UK areas where the roads have lost their leafiness and fragrance from gardens.

Hassocks can be seen to be a village that has developed slowly over the decades, and the scale of developments has generally been in step with developments in the sustainable infrastructure of the village. 

While the various, sometimes conflicting, styles of architecture tend to give Hassocks a less conventional attractiveness than some of the neighbouring, older established villages, they reflect how Hassocks has been changing and adapting to economic and social constraints, to maintain its position as a flourishing village and community. The historic mix of architectural phases and differing styles needs to be seen as a positive starting point and not as a precedent for badly designed and inappropriately scaled developments.

BUILDINGS OF INTEREST

· Church of St John the Baptist, Clayton – Saxon in origin and mentioned in the Doomsday Book. Has famous 12th century wall paintings which inspired the painter Graham Sutherland’s ‘Christ in Majesty’ tapestry in Coventry Cathedral. The three bells are amongst the oldest in Sussex, dating from 1420. It is a Grade One listed building.

· The Old Manor House, in the Keymer Conservation Area, dates from the 15th century.

· Clayton Castle – a listed 15th-16th century timber house on the corner of Spring Lane/Underhill Lane. Originally a pair of partly thatched cottages which became the Castle Inn during the 1840’s.

· Clayton Manor – at the centre of the Hamlet this property has been altered and now has a Regency façade with an older structure hidden within.

· Keymer Church – one of only five churches in Britain dedicated to St Cosmos & St Damian, patron saints of physicians and surgeons. It is also an architectural rarity with its wood shingled covered double spire, and was extensively remodelled in Victorian times. 

· Oldlands Mill – built in 1703 and working until 1870 by wind power, then converted to run by steam power until 1912 after which it fell into disrepair. Hassocks Amenity Association has been renovating the mill since 1980, and acquired the freehold to it in 1997. The Oldlands Mill Trust was set up to continue the renovation, which is now nearing completion.

· Jack and Jill Windmills – Jill is a white painted post mill built in 1821 and brought over the downs by oxen from Brighton. Last worked in 1907 and now maintained by a preservation society and open to the public. The privately owned Jack windmill is a black tower mill with a top round section constructed of timber and iron, turning on a flat plate bedded on top of brickwork. The original mill on this site was built in 1765. There is a chapel within.

· Tunnel House, Clayton Hamlet – built over the London to Brighton railway line above the entrance to Clayton Tunnel in 1836. The castellated house has Gothic towers and was originally used as a wages centre for the workmen digging the railway tunnel and cutting.

· The Hassocks Primary Health Care Centre – a single storey mono-pitched structure designed around a courtyard, by Richard Burfoot in 1983, is a nicely detailed building which was short-listed for a RIBA national and area awards when originally completed.

· Little Court, Belmont Lane, originally noted in Pevsner’s ‘Buildings of England-Sussex’, designed by Neville Conder and illustrated in the architectural press of the time. It has sadly since been extended and altered.

· Henry Longhurst’s House – between the Jack and Jill windmills is a white-boarded timber clad house raised above ground with a timber promenade/terrace floating above ground level and designed by Peter Farley for Henry Longhurst.

A built-up area boundary has been defined for Keymer and Hassocks in order to conserve the rural setting of the village and to protect the surrounding countryside from unnecessary development. 

To help conserve the ‘historic core’ of the built-up area and to preserve the attractive approach into Keymer from Ditchling and along Lodge Lane, the District Council designated this as a Conservation Area in 1989. At the heart of the Conservation Area there are seven listed buildings, and most of the buildings in this area are over 100 years old.

There are six listed buildings/structures in Clayton Hamlet and fifteen in Hassocks.

STREET LIGHTING, FURNITURE AND SIGNS

There is no consistent style of street lighting or general street furniture in Hassocks – the high street alone has some five different styles of bollards. Consequently this lack of consistency gives an unnecessarily cluttered and untidy look to the main streets. Likewise there is no real thought apparent in the design and placing of many road signs, and a further aspect of this is that there is a tendency for each sign to have its own unattractive post. This adds to the clutter and tends to make signs harder to notice and read.

OPEN SPACES & RECREATION

For its present size, Hassocks has about the right amount of recreation grounds and parks/public gardens. There is a good mix of facilities available; cricket pitch, football grounds, bowling green, skateboard park, tennis courts, golf course, a croquet club and stoolball club. There are five recreation fields, one situated of London Road which also has a children’s play activity area. The others are situated in Brighton Road and at Clayton Hamlet, which also has a new sports pavilion, a synthetic cricket pitch and three football pitches. A further recreation space is located adjacent to the Beacon youth Centre at Keymer.

In addition, the well used Adastra Park, situated between Hassocks and Keymer in a central and pleasant position, provides sporting facilities and play areas for the whole community. 

The Village Hall, Parish Centre and public toilets are also located here. Downlands Community School has recently developed additional sporting facilities which may be used by the public.

RURAL ENVIRONMENT

The landscape setting is increasingly threatened by inter-visibility between neighbouring settlements, particularly with Burgess Hill to the north, and by continual encroachment of buildings onto open spaces both in Hassocks and around its periphery.

The settings of towns and villages are as important as the buildings and spaces within them and add to their overall character. This is confirmed in MSDC Local Plan Policy C4.

A clear visual break between settlements gives them a recognisable structure. Retaining these visual and physical gaps is therefore critical to prevent “village sprawl”. Hence MSDC Local Plan Policy C2 and C3 deals with the Strategic Gap between Hassocks/Keymer and Burgess Hill and the Local Gap between Hassocks and Hurstpierpoint.

At present Area of Outstanding Natural Beauty (AONB) policies apply to the south and west of the parish. However, with a different boundary for the proposed South Downs National Park, current AONB areas that will not be included in the SNDP, if designated, will be de-designated as AONB. This therefore leaves the future protective status of such areas in some doubt. Existing parks and open spaces within Hassocks allow for a visual continuity with the surrounding countryside and add to the ambience of the village while at the same time helping to break up the built environment. 

The tree wardens in Hassocks keep a vigilant eye on the condition of trees in the village, and report back to the parish council. There are also plans for planting/replanting of trees in various suitable locations in the village. 

To have the splendid, panoramic view of the South Downs as the southern backdrop to the village must inform the visual quality and impact of any new building.

SUSTAINABILITY and ENVIRONMENTAL ISSUES

The following issues have been identified:

· Inappropriate and unsympathetic use of materials

· Detailing not in keeping with original buildings

· Extensions/conservatories and additional structures of excessive size in relation to the original building

· Excessive hard surfacing for parking, with subsequent loss of front gardens

· Adverse impact of development on landscape feature

· Loss of hedges and trees

· Intrusion caused by excessive lighting, both public and private

· Excessive noise from low-flying small aircraft

· Increased traffic

· Intrusion of street signage and badly designed street furniture

· Damage to grass verges from usage as parking areas and building material ‘stores’

· Insufficient planting of trees, both as replacements for those taken out and to fill in suitable gaps

THE APPRAISAL FRAMEWORK

The SA/SEA will be carried out by considering the individual draft guidelines against the Sustainability Objectives.

Each guideline will be tested by applying a number of “decision aiding indicators” to it. This will help to indicate the performance of the guideline against each of the sustainability objectives. 

The following decision aiding indicators were used:

Promote improvements in the availability and quality of the housing stock?

Provide adequate supply of affordable housing/

Contribute to a safe, secure, built environment?

Improve road safety, and reduce road congestion?

Use design to reduce crime and the fear of crime?

Development of previously used land over greenfield land?

Encourage reuse of existing buildings?

Promote sustainable construction measures in all new development?

Prevent pollution of land and soils?

Prevent unacceptable levels of air, noise or light pollution?

Protect and enhance wildlife habitats and species?

Seek to secure enhancements to biodiversity in all new developments?

Protect and enhance features that reflect the area’s distinct heritage and character?

Enhance travel choice, and reduce the need for car use?

Provide for the needs of indigenous businesses and skills?

Source construction materials locally?

Promote the purchase of goods and services locally?

Reduce waste generation and promote the reuse and recycling of materials?

Where possible improve surface and ground water and reduce polluted runoff?

Encourage sustainable water measures in all new developments?

Support the development of renewable energy generation, while protecting the environment?

Scoring of the performance of the guidelines will be as follows:

Neutral. Minor Positive. Major Positive. Negative. Uncertain.

DOCUMENTS CONSULTED IN WRITING THE DESIGN STATEMENT & COMPILING THE BASELINE DATA & IDENTIFYING ISSUES

South Downs National Park Proposal Document 2002

Hassocks Village Action Plan 2002

Mid Sussex Local Plan 2004

Hassocks Economic Action Plan 2004

Mid Sussex District Landscape Character Assessment Draft 2005

West Sussex Minerals Development Plan Document 2005

Statistics from: neighbourhood.statistics.gov.uk 2005

Mackie Avenue Development Brief Draft Sustainability Appraisal 2005

West Sussex Design Commission Design Principles 2006

West Sussex Traffic in Residential Development – Working Note 2006

Provisional West Sussex Transport Plan 2006-2016

Mid Sussex District Council Sustainable Construction – Supplementary Planning Document 2006
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