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A VISION FOR HASSOCKS

VILLAGE DESIGN STATEMENT PART II: 

SUPPLEMENTARY PLANNING DOCUMENT

This document originated from the Hassocks Village Design Statement Working Group. The document has evolved through significant public consultation and supplements the Mid Sussex Local Plan, which was adopted in May 2004. It is in accordance with Section 31 of the Local Plan, which is particular to Hassocks and Keymer.

The Village Design Statement part 1 section ‘Guidance for the Future’ forms the basis for this Supplementary Planning Document.

References are made throughout this document to the specific numbered paragraphs within the Mid Sussex Local Plan. These references appear in bold and brackets in the text.

References in the text to the Mid Sussex District Council Sustainable Construction Supplementary Planning Document 2006 are in underlined italics.

INTRODUCTION

The Hassocks Village Design Statement is a document developed, researched, written and edited by the people of Hassocks which describes the distinctive character of the Parish of Hassocks, Keymer and Clayton Hamlet, its buildings and the surrounding countryside. It outlines a vision of how the village could evolve.

A group of volunteer villagers have produced this Village Design Statement, with the support of, but separate from, the Parish Council.

Public consultation has included public workshops and exhibitions, and the production and distribution of a questionnaire to ascertain parishioners’ views on the content of the Village Design Statement.

The Village Design Statement builds upon the excellent work being done by local volunteer groups, particularly Hassocks Amenities Association and Hassocks Community Partnership.

It is anticipated that the Village Design Statement will go a long way towards preserving and enhancing the unique character of our village. It will complement and supplement the local planning context as set out in the Mid Sussex Local Plan 2004, and help strengthen the role of the Parish Council when consulted over planning applications. The Hassocks Village Design Statement is intended for adoption by Mid Sussex District Council as a Supplementary Planning Document. This is a document that is one of the material considerations to be taken into account when determining a planning application for development. It is intended to provide helpful guidance for developers, applicants and other parties involved in the development process, and is consistent with the policies contained in the Mid Sussex Local Plan 2004.

This document should be read in conjunction with the Local Plan, in particular those policies referred to in this document. 

It is intended that this Supplementary Planning Document will form part of the Mid Sussex Local development framework.

VISION & OBJECTIVES

Through a process of continuous evolution of considered design and recognition of our heritage, our vision for the Parish of Hassocks and Keymer is for it to continue to thrive as a modern, flourishing village which embraces and benefits all sections of our community while maintaining its rural feel and setting.

Our priority for Clayton Hamlet is to conserve and enhance the natural beauty of this unique area.

The objectives of the Village Design Statement are:

· To ensure that any new development enhances and protects the heritage and rural character of the Parish of Hassocks, Keymer and Clayton Hamlet, especially its conservation areas.

· That it is sustainable and does not detrimentally affect the surrounding countryside and its flora and fauna.

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

· To assist in the protection of areas where development would have a detrimental effect on the individuality and locally distinctive character of the Parish.

· To give suggestions for the enhancement of the Parish which create a strong sense of place, promote a sense of wellbeing, and promote personal security.

· To 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.

· To 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.

This statement incorporates ideas, concerns and proposals made by the residents of the Parish through their participation in workshops, presentations and a questionnaire.

GUIDELINES FOR PRESERVING/ENHANCING THE BUILT HERITAGE

1. Existing examples of good quality building design and village scape should be retained; the demolition or substantive alterations of such buildings and areas should be avoided.
2. The style and materials of extensions, additional structures, garages and conservatories, should match those of the original building, and their size should be appropriate to the original building.
3. The style, materials, and proportions of replacement doors and windows should have the appearance of those of the original building, and any change in size scale must be in keeping with the original.
4. Gardens and grounds around houses should be preserved from development.
5. Encouragement will be given to the improvement of existing poorly designed buildings provided all relevant guidance is respected.
GUIDELINES FOR PRESERVING/ENHANCING THE NATURAL HERITAGE

6. All development should give high priority to landscape design and retaining boundary trees and hedges to protect and enhance the rural aspect of the village. The felling of healthy trees and the removal of shrub areas and boundary hedges must be avoided in the interests of biodiversity. The lopping and topping of trees should only take place in the interests of good husbandry. Where necessary, additional tree cover must be provided to lessen the impact of development and to retain and enhance the wooded character of the village. There must be an on-going tree-planting programme for the village. Any tree that has to be removed must be replaced.
7.  Buildings and their fencing and outbuildings, on the edge of the village should blend well into the surrounding countryside and not spoil views of the village from within or across open countryside.
8. Developers, landowners and villagers need to protect existing wildlife environments and help create new habitats in the form of copses, hedgerows, ditches, ponds and open spaces of rough grassland.
9. To protect the rural feel of the village light pollution from street lights and security lights should be minimised.

10. Care should be taken to minimise the impact of large areas of glazing especially when illuminated at night and particularly where visible from the surrounding countryside.

11. Light industry and large or unsightly buildings and structures should be sited and screened with planting so as to soften or lessen their impact. 

12. Any development or change to the use of commercial premises should maintain the character of the village – i.e. shops kept in favour to being turned into offices. 

13. Satellite dishes and TV aerials should be of a minimum size and sited unobtrusively. 

14. Grass verges should be well maintained and not used as car parking space or for building materials etc.

GENERAL GUILDLINES

15. Developments which generate significant increases in traffic volumes should utilise public transport provision to lesson additional congestion wherever possible.

16. Street signage, street furniture and road markings should be kept to a minimum required for road safety.

17. Development should preserve or enhance the character of the Conservation Area.

18. Public green space within the village should be preserved and enhanced.

19. Any new development must meet the appropriate off street parking requirements.

20. Any alterations or conversions should harmonise with the existing buildings.

21. Ensure development harmonises with local characteristics and the context of the particular site. Harmonising does not necessarily mean imitating. Neighbouring properties should complement not detract from each other. They should not be out of scale or too close to or dominate their neighbour.

22. Relationships between buildings are an important part of design. Ensure sufficient space is left between buildings to avoid a cramped appearance and to respect the general spacing around existing buildings. Overlooking of properties must be avoided by the careful consideration of levels, existing and proposed.

23. Avoid mixing styles or historical references in the same building. 

24. Garages, hard standings and car parking areas should not obscure or dominate the house frontage or approach. Soften their appearance with planting.

25. Hard standing and car parking should be of water permeable material to allow rainwater to soak into the ground rather than become run-off to drains.

26. Avoid large areas of hard surfacing. Preserve garden forms and rural settings.

27. Use good quality materials appropriate to the site and setting.

28. Straight, unbroken rooflines do not harmonise with the natural surroundings.

NEW BUILD & ALTERATION GUIDELINES

29. Respect general and heritage guidelines.

30. Site plans must be accurate, up to date and to scale. They must show the proposed development clearly in location to the site boundaries, existing trees, neighbouring buildings and indicate the landscaping proposals.

31. Encouragement should be given to well-designed contemporary houses on appropriate plots and siting.

32. Ensure adequate and well-integrated parking provision within the plot.

33. Garages should be built with materials and roof pitches complementary to the house.

34. Extensions must not result in a disproportionate increase in the size of the original house. Regard must always be given to the footprint of the original house in relation to the boundaries of the plot, and neighbouring buildings.

35. Extensions which span the width of the plot should be avoided.

36. Ensure the design and materials used for the extension respect the original building; ensure the roof pitch matches the existing and that windows, doors and other key elements also match the original building.

37. The building of flat roofs should be carefully considered in relation to existing and adjacent buildings.

38. Care should be taken to minimise the impact of conservatories; ensure that they are proportional in size and scale to the original house. 

39. Replacement windows and doors must be of the same appearance, shape and size as the originals they replace. White UPVC is best avoided.

40. New build porches must be of a quality, design and size that is in keeping with the existing building.

41. Site layout must maximise the potential for solar gain. 

42. Site layout must use landform and landscape to benefit from shelter and avoid overshadowing buildings.

43. Design principles must be applied to all new buildings to maximise the capture and use of passive solar energy, while avoiding excessive solar gain in summer.

44. Building design must ensure thermal comfort in summer by using passive cooling and ventilation, and preventing excess solar gain through techniques such as shutters and screens. 

45. Site layout and landscape must provide adequate summer shade.

46. Development must incorporate measures to ensure high levels of energy conservation and the inclusion of the most efficient methods of heating.

47. The energy requirements of new development should be met through on-site generation of sustainable energy and/or renewable energy, e.g. photovoltaics.

48. Resilience to climate change should be designed into new developments by making them less dependent on grid distributed energy and fossil carbon fuels, and avoiding areas of flood risk.

49. New development must include appropriate sustainable drainage systems for the disposal of surface water.

50. Facilities for rainwater harvesting and greywater recycling must be considered.
GUIDANCE FOR THE FUTURE

INFRASTRUCTURE

The Public Space needs special attention and quality should relate to design, materials used, value to the community and sustainability. Low levels of workmanship and design are unacceptable. Until quite recently the infrastructure serving Hassocks has more or less kept pace with the expansion of the village. However it has now reached a stage where certain aspects of the infrastructure, for example, the health centre, sewage disposal, drainage and road congestion could easily and adversely be affected by further ill-considered and badly designed developments. [G3/ 2.26/ CS11/ CS12]
· Make sure the village infrastructure can cope with any further demands before those demands are made on it.

HOUSING & THE BUILT ENVIRONMENT

Although not a classically picturesque Downland village, Hassocks has a pleasing ambience, and approaching the centre of Hassocks from the west and east the impression is of coming out of trees into a clearing. [14.11/ 31.5/ 31.6]

The important gabled buildings and the road sloping down to, and bending on, the Herring Stream bridge makes a dynamic and interesting vista. However more needs to be done to maintain and enhance this characteristic. [2.21]

Housing density is an issue of equal importance to sustainability. It is recognised that green spaces in the suburbs and villages are seen by government and developers as  potential high density sites, ignoring the fact that high density has historically often created social problems. These social problems are clearly seen where higher density housing schemes are tacked on to periphery areas with a lower housing density or the social infrastructure is minimal. 

PPS 3 requires a minimum density of 30 dwellings per hectare, however lower densities can be accepted where local conditions require it. [G1/ G2/ H2]

The subsequent extensions and extended paved areas in new and existing housing areas in Hassocks give an increasingly urban feel to parts of the village. The removal of trees and shrubs together with increased wall surfaces can lead to the illusion of a higher house density than there actually is. This adverse factor must be taken into account when considering the future of the village.

There are certain changes that can be made to houses that do not require planning permission. These ‘minor’ piecemeal changes can disproportionately harm the character and appearance of a building. UPVC replacement doors and windows in pre-war Hassocks houses are a case in point. With this in mind it is strongly recommended that alterations/changes made should use materials that are consistent with the original structure.

Householders considering alterations and extensions need to make sure any such building conforms to [H9/ H12] and also bears in mind the following:

· Conservatories/Extensions need to be well designed, in scale with the surrounding houses, environmentally sound and in materials matching the existing buildings and context. White UPVC would be best avoided.

· Porches need to be in keeping with the existing building both in design and materials. White UPVC should be avoided.

· Doors/Windows should be in keeping with the original design of the building and white UPVC and inappropriate fake styles should be avoided. It is also necessary to refer to the Mid Sussex Sustainable Construction Supplementary Planning Document 6.7
· Decking/Terracing can make a raised area that may well overlook neighbours to their detriment; such changes in level need to be properly considered.

· Fences /Walls cannot be higher than 2 metres without planning permission being required. Thought needs to be given to the style and type of fencing, as it can enhance a property if sensitively done. Hedges are preferable in more rural areas, and can also help to keep an area from looking too urbanised.

· Security Lights should not be able to be triggered from the pavement or other public area, and should be of a wattage that fulfils the private security aspect without unduly impinging on neighbours or causing unnecessary light pollution.

[14.11]

The Government planning document PPS1 says,

“design which fails to take the opportunity available for improving

the character and quality of an area should not be accepted”

This important point needs to be adhered to in all subsequent planning applications.

Actions and ideas that could improve Hassocks include:

· Street trees planted by Budgens Stores to continue the rural feel further into the village centre and visually complement the trees on the opposite side. [4.29]
· Market/Village square with buildings set back from Keymer Road, possibly including a new library building, with adequate car parking, to visually join up the existing blocks of buildings on this side of Keymer Road/Dale Avenue. So making a well designed and landscaped addition and focal point to the village centre, which could incorporate a flagpole for use on special occasions. [8.57/ 31.32]
· Open up, tidy up and replant the Herring Stream and Spittleford Bridge area to make more of a visual feature and positive attribute to this part of the Village.[4.32]
· Hassocks railway station and immediate surrounding area is the main transport core of the village. It is therefore of utmost importance that the station, whether refurbished or rebuilt, becomes an attractive and active focus, as it should play a key role in making Hassocks a Gateway to the proposed South Downs National Park. It could also incorporate a tourist information centre and possibly specialised retail and/or office space as appropriate. [R13/ 31.20]
· The current footpath to Clayton and the South Downs needs to be made more attractive and accessible for all users including disabled, cyclists etc as it is the main pedestrian access to the South Downs National Park from the village and railway station. A similar footpath from the west side of the railway station, meeting the existing footpath over the railway tunnel, should be considered as an integral part of any redevelopment of the old station goods yard site. [9.45/ 31.15/ 31.17/ 31.18]

· For the public space, planting and landscaping should be ongoing with a properly considered planting and maintenance strategy to ensure that any loss of mature trees is quickly and adequately rectified. There is also the need to identify locations throughout the village where properly considered species of trees can be planted/replanted. Important trees, hedgerows and other landscape features need to be retained and properly nurtured. [3.57/ 3.58]
· Great care should be taken not to destroy the habitats of local wildlife and to enhance such habitats as much as possible. [B7/ C6] Also the Herring Stream and other Hassocks watercourses constitute a vital linear ribbon for biological diversity. This lineal continuity needs to be protected and enhanced where possible. 

· Keep “green fingers” of land and trees to break up the boundaries of Hassocks. [C2/ C3]
· Essential to keep visual and actual gaps between nearby towns and villages, particularly to the north and west. Also to maintain the vista from Ockley Lane and the junction with Grand Avenue across to Ditchling Church and Oldlands Mill, and the general vistas to the South Downs. [C2/ C3]
· Car parking, while essential, can be visually detrimental and needs careful consideration with regards to its placing and use of different ground levels and screening. Adequate parking spaces should be incorporated into all new building designs. 

· Porous paving for areas of hardstanding, car parking and new driveways need to be consistently used as an alternative to increasing the area of water run-off. MSDC Sustainable Construction SPD 4.1.3 and [B4/ CS13]
· A re-evaluation of street signs as to which are actually required and as to whether they could be better sited is needed. [4.32]
· Further building, both residential and commercial, to be of good quality and sustainable design in keeping with both the infrastructure and the local need. Some emphasis on smaller units for first time buyers and the elderly downsizing. Design and materials to be in keeping with the surrounding buildings. [B1]
· New buildings should respect and enhance their surroundings in terms of their height, mass, scale and density of development. [4.12]
· The impact of Satellite Dishes should be minimised, with their siting as inconspicuous as possible. [B25]

· All subsequent development should embrace sustainable construction principles, including rainwater recycling and energy efficiency, and have regard to the District Council’s Sustainable Construction Supplementary Planning Document 3.6 and [4.19]

· New buildings should use locally sourced materials, products and services where applicable, as in MSDC Sustainable Construction Supplementary Planning Document 4.1:3.

· Good contemporary street lighting designs are preferable to “Victorian-style” lamps and bollards. However, street lighting and signage needs to be in balance with the rural quality of what is still essentially a Downland village. [B24/ 4.32]
· The siting and intensity of street lighting needs to be well considered to avoid over illumination which will give an urbanised feel to the village. [B24/ 4.77]
· Well designed, simple seating needs to be sited by bus-stops particularly as a proportion of elderly people use the bus as their main form of transport. It is important to have seating in conjunction with bus stops rather than merely scattered around the village with little real logic as to placing. [4.32]

Security and a feeling of being safe is an important consideration for people in the village with Neighbourhood Watch schemes and policing needing to be evaluated to see if and where improvements can be made. Additionally there is a need for:

· All future buildings to comply with a secure-by-design code of practice, this can also help eradicate badly designed spaces where criminal activity goes unnoticed. [B9]

· Disabled access needs to be appropriately applied in all new buildings and considered in existing premises where it would make it easier for disabled and elderly people to shop etc. Grab rails, easily openable doors, non-slip surfaces etc. are relatively easy to install and could make a substantial difference for people using the premises. [B5]
Due to the size and character of Clayton Hamlet the Local Plan designates the whole of the settlement as a Countryside Area of Development restraint which seeks to protect the countryside for its own sake. A positive decision has been made not to define a built up area boundary around the settlement. This means that the countryside area of development restraint policies will be applied within as well as around Clayton Hamlet. [C1]

While the use of land designated as “brown field” is preferable to using “greenfield” 

sites, it remains essential that the loss of spaces by infill and the higher density of new developments do not lead to the inappropriate urbanisation of the village. Also, the requirement of good design in any development is essential to ensure that the quality of the built environment is not compromised. [G3/ 4.12] 

Both the County and District Councils have long recognised pressures for development on the open land between Hassocks and Burgess Hill, between Hassocks and Hurstpierpoint, and between Keymer and Ditchling, and have designated land as strategic and local gaps. Development will be resisted that compromises the integrity of these gaps as accords with: [C2/ C3]

The underlying aim must always be to safeguard the countryside for its own sake and secure its protection and enhancement as stated in [2.10/ 3.23/ 3.26]

TRANSPORT & PARKING

With the east west B2116 and the north south A273 and the mainline north-south railway, Hassocks is an important hub used daily by many people with varied transport requirements. With this volume of usage, one that increases year on year, there are problems associated with the physical restrictions of having a large traffic flow passing down a fairly narrow high street, which is also the main shopping area of the village. There are, therefore, conflicting requirements of road usage which need to be properly understood and sensitively addressed. [8.24/ 8.38]

Hassocks railway station is a well-used and essential part of the transport network. [8.36/ 8.37]
Some timetable changes need to be made to make rail travel more efficient for weekday commuters and more attractive to weekend travellers, particularly the present, inadequate, Sunday service with only one stopping train an hour. [31.20]
It is imperative for the continuing economic well being of Hassocks that car parking is relatively easy and abundant. It needs to be available for people driving in to the village to shop, work, visit and commute to the station. At the same time it is not desirous that more acres of land are given over to surface car parks, nor that residents’ street parking is unduly restricted or inconvenienced by people parking all day in order to commute from the station without paying parking fees. New developments have not been made to properly address the problem of the increased parking caused by them. It is not an adequate solution to assume that there will be enough street parking nearby. Nor is it acceptable that grass verges are deemed, by some inconsiderate people, to be their parking spaces.

[8.49/ 8.50/ 31.21]

The following recommendations are also made:

· A redesign of the railway station east side car park is needed as it is an unattractive area and car parking blocks the direct pedestrian access to the station. Certainly a more imaginative solution should be found. [B1/ 31.21]
· Bus services need to be adequate, and sensibly timetabled with some services coinciding with train times to make it convenient to use buses rather than driving to the station. All buses serving Hassocks should stop in the village centre in order to maximise transport integration. Bus services via Hassocks going north and south should be further encouraged, and there is a clear need for a bus service to Brighton which picks up in the village centre. [8.32/ 8.35]
· Clayton Hamlet has specific problems due to its narrow roads and damage caused by traffic to verges and banking. There are also intermittent parking problems at the weekend. These might increase with the South Downs National Park, and so need to be identified and a solution found. [8.35]
· The traffic congestion caused by children being transported to and from school by car needs a sensible solution. Possibilities for such a solution could include Park and Ride, Walking Bus, car sharing schemes. 

· There should be proper enforcement of current parking restrictions. 

· A redesign of some road junctions to make them safer and easier, for pedestrians, cyclists and school children. [8.26]
· Traffic calming measures where they would help pedestrians in the village centre, and possibly to help stop speeding on certain other roads. [8.28] 

· Consideration should be given to enhancing areas in the village centre to make them more conducive to pedestrians. [8.27]
BUSINESS AND EMPLOYMENT

The need for well-considered and designed buildings applies equally to workplaces as well as residential development. Workplaces need to be fit for their purpose and sensitively altered if using buildings not initially designed for commercial use. 

Recommendations include:

· Maximisation of public travel links and a reduction in car use for employees as well as customers/clients wherever possible needs to be a major consideration. 

· Mixing of activities within a building should be considered.

· Development of business premises in scale with village. [E6]
· Encourage shared use of facilities/areas. For example car parking for offices during day used by restaurants etc during the evening.

· Planning of economic development in line with building development – crucial to ensure that redundant commercial property does not set a precedent for inappropriate development. [E6]
· Office space should be located away from retail space to support the feel of a busy village centre.

· Planning restrictions on prime retail areas should be considered, as should the development of office and other commercial premises within the context of overall development of village centre. [E6]

· Planning for economic development needs to identify likely growth and /or decline of existing and new businesses in order that any commercial development happens as a planned basis and is realistic. [E6/ 7.21]

· Options for future economic development includes – tourism based on the South Downs National Park, niche businesses attracting custom from a wide area, businesses to serve residential demand as well as to supply the existing commercial base.
APPENDIX ONE

MID SUSSEX LOCAL PLAN – SYNOPSIS OF POLICY REFERENCES

· B1.
A high standard of design, construction and layout will be expected in new buildings, including alterations and extensions.
· B3.
Proposals for new development, including extensions to existing buildings and changes of use, will not be permitted if significant harm to the amenities of nearby residents is likely to be created due to noise and disturbance; loss of privacy; overlooking; reduction in sunlight and daylight; and reduction in outlook.
· B4.
All new development proposals should have regard to maximising opportunities for energy efficiency relating to location, design and layout; efficient use of water and natural drainage.
· B5.
All new development to which the public will have access, including extensions, changes of use and shopfront alterations, should include a suitable means of access into and between buildings for disabled people.
· B7.
Development resulting in the loss of trees, which are of significant public amenity value, will be resisted.
· B9.
The design and layout of new development proposals should minimise the potential for crime without harming visual quality.
· B24.
All new lighting proposals that require planning permission should be kept to the minimum necessary both in terms of intensity and in terms of the number of fittings proposed. Particular attention will be given to the impact of lighting proposals within a Conservation Area, on a Listed Building or outside the built-up area, especially within an Area of Outstanding Natural Beauty (AONB).
· B25.
Satellite TV dishes proposals that require planning permission for their installation and siting must be located to ensure their impact is minimised.
· C1.
Outside built-up area boundaries the remainder of the plan area is classified as a Countryside Area of Development Restraint where the countryside will be protected for its own sake.
· C2.
Strategic gaps have been defined and will be safeguarded between: Hassocks/Keymer and Hurstpierpoint and Burgess Hill.
· C3.
Local gaps have been defined and will be safeguarded between Hassocks/Keymer and Ditchling and between Hassocks/Keymer and Hurstpierpoint.
· C6.
Development resulting in the loss of woodlands, hedgerows and trees which are important in the landscape or as natural habitats, or historically, will be resisted. 
· CS11.
Developments, which create a need for new or improved infrastructure, will not be permitted unless such infrastructure is provided, or a contribution is made towards its provision by the developer. The commencement of the development will be required to be co-ordinated with the provision of the necessary infrastructure. 
· CS12.
Development will only be permitted where the local planning authority in consultation with the Environment Agency and the statutory water and sewage undertakers is satisfied that adequate water resources and infrastructure are available; provision has been made for adequate waste water treatment and adequate sewage capacity is available.
· E6.
In order to meet demands for local employment, permission will be given to proposals for new business development in appropriate locations within the defined built-up area of the villages in the District where all the following criteria are met: the proposal is small in scale, defined as being normally no more than 300 square metres of floorspace; the proposed development would not adversely affect the character and appearance of the village or its countryside setting; the proposal would not harm the amenities of surrounding development, and the proposal would not have a detrimental impact in terms of highway or environmental issues, etc.
· G1.
Development will not be permitted where it would:

a) cause irretrievable or irreplaceable loss of significant natural, created or social assets;

b) cause unacceptable environmental damage;

c) cause unacceptable disturbance or nuisance; and 

d) be inefficient in its use of resources, including water and energy.

· G2.
Development will be expected to:

a) make efficient use of derelict or vacant land or buildings within built-up areas before using greenfield sites.

b) be efficient in the use of land in terms of density ( to comply with PPG3 requirements);

c) meet high standards of design, construction and layout;

d) include provision, where appropriate for adequate open space.

e) be accessible by a choice of means of transport and not rely solely for access on the private car; and 

f) create high quality landscape settings including, where appropriate, wildlife habitats.

· G3.
In considering applications for planning permission, and before consent is granted, the Council will need to be satisfied by the developer that the necessary infrastructure to support the proposed development either exists or can be provided. Unless the Council determines otherwise, necessary infrastructure will be provided by the developer either on or off the site as an integral part of the development. Suitable conditions may be imposed and, in appropriate circumstances, Legal Undertakings and/or Agreements to this effect will be required. Alternatively, and having regard to the tests set in Circular 1/97, such provision as may be sought by the Council may be secured by means of financial contributions. The contributions will be made by the developer and/or the landowner to the appropriate service provider who will be responsible for the provision, pursuant to any Legal Agreements that may be entered into.

· H2.
New housing developments shall include a mix of dwelling types, sizes and affordability and shall ensure that efficient use is made of land. Proposals should:

a) take account of the local housing needs and site characteristics;

b) be provided at an average net density of at least 30 dwelling per hectare, where appropriate;

c) include a significant proportion of affordable housing (as required by Policy H4);

d) include a significant proportion of smaller dwellings; and

e) meet the requirements of design policies B1 and B2.

Proposals which, by virtue of design, layout or size, are likely to give rise to unsatisfactory living conditions such as overcrowding or lack of privacy, will be refuse.

Where appropriate, in order to safeguard the amenity of adjacent dwellings, the Local Planning Authority will apply planning conditions which restrict rights of extension under the General Permitted Development Order.

· R13.
Within defined built-up areas proposals for new or extended tourist facilities which are of a scale and type compatible with the surroundings will be permitted subject to compliance with other policies in this Local Plan.
· Outside defined built-up areas permission for new tourist facilities will only be permitted where they are of an appropriate scale which is in keeping with the surroundings and where they would not have a detrimental impact on the character or appearance of the countryside.

· 2.10 
Work which has developed out of the UK Strategy, identifies three main types of assets: natural assets such as the countryside; created assets such as historic environments and created rural and urban landscapes; and social assets such as the freedom to travel and leisure facilities. In order to achieve sustainable development goals, decisions need to be made as to whether resources and assets which would be destroyed or damaged by development are renewable or replaceable. The Strategy document sets out the problems and opportunities and includes a framework for making sustainable choices. It acknowledges that sustainable development is difficult to define and presents a considerable challenge in reconciling the various, and often conflicting, interests. As such, public participation and debate is seen as an important aspect of the strategy and particularly of Local Agenda 21 work.
· 2.21
The Local Plan aims to encourage high standards of design wherever new development is permitted, and to reduce the impact of development to a minimum. This includes seeking to protect both the rural environment of countryside areas and the built environment of towns and villages in the District. The Plan aims to conserve buildings of architectural or historic interest and to preserve and enhance the special character and appearance of Conservation Areas. Equally, it aims to safeguard open space as an important social and visual amenity and an integral part of the built environment. In addition to the policies on design, which are included in the Built Environment Chapter, all significant new allocations will have a design brief prepared for them.  
· 2.26
The Local Plan aims to ensure that development should make maximum use of existing infrastructure, taking advantage of spare capacity wherever possible. However, where existing infrastructure is inadequate or not available, development will not be permitted unless the infrastructure required to service it can be made available at the appropriate time. This may be either directly by the developer by means of financial contributions to the appropriate service providers. If possible, the infrastructure improvements required in conjunction with development should benefit the wider community as well as provide for the needs of the individual development concerned.
· 3.23
The primary objective of this Local Plan with regard to the countryside is to secure its protections by minimising the amount of land taken for development and preventing development which does not need to be there. At the same time it will seek to enhance the countryside and support the rural economy by accommodating well designed, appropriate new forms of development and changes in land use where a countryside location is required and where it does not adversely affect the rural environment. Where a countryside location is not essential, development will be directed towards the built-up areas. Development outside the built-up area boundaries will be permitted only in exceptional circumstances and where it does take place, the Council will exercise strict control of its siting and design.
· 3.26
The setting of towns and villages are as important as the buildings and spaces within them to their overall character. If development was to occur in such areas it could lead to the coalescence of settlements and the loss of their individual identity and amenity. Retaining these gaps is, therefore, an important objective of both Local and Structure Plan policy.
· 3.57
There are extensive areas of woodland in the District, which together with numerous shawls, copses, tree belts and hedgerows, make an important contribution to improve the landscape, to amenity, and to local climatic modification, as well as providing valuable habitats for wild plants and animals.

· 3.58
The West Sussex Structure Plan Deposit Draft 2001-2016 recognises the importance of conserving and enhancing the quality and distinctive character of the landscape including the protection of woodlands and hedgerows which are important in the landscape and to wildlife conservation (Policies CH1, CH3 and ERA2). The District Council strongly supports this view, and because of the special importance of trees in the landscape, will encourage native broad-leaved species to be used in tree planting and replanting schemes. In certain areas native Pinus Sylvestris is an appropriate species for planting. Within AONBs reference should be made to the landscape assessments for these areas.

· 3.59
Encouragement will be given to the proper management of existing woodlands and hedgerows and to tree and hedgerow planting with appropriate species. Natural regeneration will be encouraged wherever appropriate. Tree Preservation Orders will be made where trees are at risk and are of visual importance in the landscape. Further reference to trees and development, particularly within built-up areas, is made in the Built Environment Chapter of this Local Plan.

· 4.12.1
PPG 3 Housing (2000) emphasises the role that design has in providing high quality living environments. A key theme is that Local Authorities must maximise the use of previously developed land. The requirement of good design in residential development is essential to ensure that the quality of the built environment is not compromised, whilst at the same time making maximum use of the land available. The Council welcomes innovative design as long as it meets the requirements of the design policies in this Chapter and other relevant policies in the Local Plan.

· 4.19
PPG1 (1997) requires Local Authorities to have regard to sustainable development requirements including energy conservation within development plans. All new development has implications for the consumption of energy which results in the continued use of finite resources, including fossil fuel, and the emission of carbon dioxide and other greenhouse gases. Energy conservation can be assisted by locating development so that the consumption of energy resources, particularly those which are non-renewable, is minimised. The strategy of this Local Plan is therefore for new development to be located where it will keep to a minimum the need for travel, especially by private car.
· 4.29
Trees, together with other vegetation, make an important contribution to the character of the built environment and to the potential for wildlife in an area. They help to soften the hard lines of buildings, introduce variety and a feeling of maturity into the townscape, act as shelter belts and help improve air quality.
· 4.32
The design, materials and layout of pavements, roads and street furniture can have a significant effect on the character and appearance of an area. They can also have a large impact on an area’s sense of place, crime prevention, the mobility of disabled people, traffic calming and safety, including access for emergency vehicles. The Council, in association with the Highway Authority, will seek to ensure that pavements, roads and street furniture are suitably designed to reflect the needs of the proposed development and the community as a whole. Further design guidance on pavements and roads is contained with the Transport Chapter of the Local Plan.
· 4.37
The Crime Prevention Design Officer can also provide information on the Police initiative “Secured by Design” which is supported by the Council. The objective of this scheme is to encourage developers of housing estates to adopt recommended crime prevention guidelines and obtain consent for the use of an approved official Police logo in the marketing of new houses. Developers of commercial properties can benefit from a similar scheme “Secured by Design Commercial”. Guidance is also available for residential refurbishment schemes and car park layouts.
· 4.77
Lighting within and around buildings and roads is important for crime prevention and for general safety. Street lighting is needed and usually expected by residents and other road users. The number of outdoor lights and their power have however increased considerably over recent years. This has increased the artificial lighting of the night sky (“skyglow”) and can be regarded as a form of visual pollution. Any light that fails to illuminate the intended target serves little or no purpose, is a waste of resources and often has a detrimental impact on the amenities of neighbouring premises. 
· 7.21
In view of the importance of local shopping centres and individual shops, particularly in the villages, the Local Planning Authority, where possible, will resist the loss of convenience shopping facilities in the interests of maintaining locally accessible and viable facilities. However, a change of use from one form of shop use to another such as a food or general store to an antique or gift shop does not require planning permission. Similarly, the loss of a sub post office is outside of the Local Planning Authority’s control. With regard to individual shops in residential areas, where practical and feasible the Local Planning Authority will resist their loss. However, where exceptional circumstances can be shown to exist, such as where the retail use has been proven to be unviable, other uses such as Class A2, A3, B1a office use, medical use or residential uses will be considered. The Local Planning Authority must be satisfied that the change of use would not result in problems related to traffic generation, parking, noise, litter or smells.
· 8.24
In accordance with Government guidance on transport planning, issued in the Integrated Transport White Paper, ‘Sustainable Development: the UK Strategy’, Local Agenda 21 literature and recent PPGs, the District Council supports the need to encourage alternatives to the car by promoting public transport, so reducing the rate of traffic growth and pollution. The Council will work towards these principles of sustainable transport through its own actions and by supporting the Highway Authority’s transport strategy. It will seek to encourage the use of alternative forms of transport to the car through additional and enhanced provision for cyclists, pedestrians and public transport. It believes, however, that the best use should be made of existing roads and planned road improvements in the District. Policies relating to public and private parking, the location of new developments as well as the management of the highway network are important to achieve the Council’s aims.
· 8.26
Legislation allows the introduction of a range of measures which are designed to slow traffic speeds and reduce potential hazards for pedestrians and cyclists in particular. Such measures include the introduction of 20-mph speed limit zones, the provision of road humps, road narrowing, chicanes, gateway treatment and enhanced signing.
· 8.28
Traffic Calming may be effectively used to reduce traffic speeds and improve safety in village centres where the community has been bypassed by a new road and in residential areas, throughout the District in sensitive and dangerous areas, where tat-running is a problem. There is also concern regarding safety and traffic speed in some of the smaller villages. The Council supports the implementation of traffic calming schemes and urban safety management schemes at appropriate location. In village areas careful consideration will be given to the impact that traffic calming proposals will have on the rural character to ensure that measures do not introduce ‘urban features’ into these areas. The emerging Urban Transport Plans will specify traffic calming schemes. Where schemes are proposed they are discussed in more detail in the area sections of the plan and shown on the Proposals Map.
· 8.32
Bus companies are free to operate those services of their choice on a commercial basis, leaving the County Council to secure any additional services it considers necessary, in consultation with the District Councils, adjoining County Councils and bus operators. While the District Council does not directly subsidise the provision of bus services, it does operate a subsidised bus and rail pass scheme for the elderly.
· 8.35
If buses are to have an increasing role to play in providing an alternative means of travelling into the town centre for shopping, or other purposes, and for commuting to work the frequency and extent of services, timetable and route information, bus stop locations and facilities and journey comfort need to be improved. The District Council will continue to liaise closely with the County Council and bus companies to encourage private/public partnerships in order to achieve the best possible services for the District, including new routes where appropriate. 
· 8.36
Rail services play a vital role in the local transport system within the District. There are six stations in the District, five of which – Balcombe, Haywards Heath, Wivelsfield, Burgess Hill and Hassocks – are on the main London to Brighton line. The other station is East Grinstead which has services to and from London. Currently rail services in the District are operated by South Central Trains and Thameslink. The Virgin Train service from Brighton to North West England and Scotland also stops at Haywards Heath. In spite of the continued growth in car ownership, improving road links and increasing rail fares, the rail network remains an important part of the local economy and travel infrastructure.
· 8.37
Network Rail, which owns railway infrastructure such as the tracks and stations and manages the railway network, aims to develop the rail network to improve rail services. The company’s vision for the Brighton main line includes increasing capacity by improving infrastructure. The Council is anxious to see that current levels of services are maintained and improved and is keen to encourage improvements to the convenience and attractiveness of rail travel from stations within the District, including where appropriate the provision of car parking and other transport interchange facilities. The Council is a member of the South Central Rail Forum (other members include representatives from all local authorities within the South Central Rail Area) which meets twice a year. The Council has also expressed its support for the Thameslink 2000 project which will allow an increased number of direct services between destinations north and south of London.
· 8.49
As part of an integrated traffic management strategy to reduce traffic congestion and pollution, the regulation of the supply of off-street parking can influence the use of the private car in towns and encourage the use of alternative modes of transport. The Highway Authority considers it important that off-street parking provision forms an integral part of the urban traffic measures included in the Urban Transport Plans. This Council will work with the Highway Authority to ensure that the supply of off-street parking is managed in a way which meets local needs.
· 8.50
The Council sees that the provision of public car parking is essential to the economic well being of the District and necessary to relieve inappropriate on-street parking. A comprehensive package of parking policies can effectively be part of an integrated traffic management strategy to reduce congestion and improve traffic flow. This is particularly important in the towns and larger villages.
· 8.53
In a number of villages in Mid Sussex the need for more car parking spaces is an issue. In some of these cases under provision of off-street spaces results in inappropriate and dangerous on-street parking. In such cases the Council, with the Highway Authority, will investigate the possibility of increased provision. 
· 8.57
One way of making best use of land and creating an attractive environment is by the provision of underground parking as part of new developments. The Council will strongly encourage this, particularly in conjunction with higher density development in the towns.
· 9.45
There has been a significant increase in cycling for leisure purposes in the last decade and the Council recognises the benefits which may accrue from encouraging its wider use. West Sussex County Council’s document ‘Pedalling Ahead in West Sussex’ sets out proposals aimed at realising the full potential of cycling for leisure and tourism in the County.
· 14.11
The aims of the policies within the Local Plan relating to the villages and settlements are:
a) to restrict new development to within the built-up area boundaries, other than in exceptional circumstances, and to ensure that it relates sympathetically to existing buildings and their surroundings in order to safeguard the character and function of the villages;


b) to seek to preserve or enhance the special character or appearance of the Conservation Areas, and other areas of architectural, historic or landscape interest;

c) to preserve listed buildings and their settings and to protect and enhance sites of archaeological importance and their setting;

d) to protect the identity and amenity of the villages by safeguarding the strategic and local gaps;

e) to conserve the character and appearance of the countryside settings of the villages;

f) to make provision, where appropriate for small scale employment generating development compatible with the village environment;

g) to seek to meet the needs of local firms and to make adequate provision for their expansion;

h) to maintain and where possible enhance existing shopping facilities, and in cases where shops cease to be viable allow for alternative forms of activity that add to the commercial vitality of the village, in an acceptable manner;

i) to maintain and where possible enhance community and recreational facilities within the villages including the protection of existing areas of open space; and 

j) to encourage improved access by public transport and to reduce the impact of traffic movement through the villages, by further traffic calming and road safety measures where appropriate. 

· 31.5
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. 

·  31.6
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 Council designated this as a Conservation Area in January 1989. This part of Keymer has a long history, with evidence of settlement dating back to Roman times.

· 31.15
Hassocks Goods Yard. A site of approximately 1.19 hectares lies to the west of the railway line in Hassocks which is presently used as a goods yard and contains a number of buildings, many of which are vacant. However, there is a successful builder’s yard at southern end of the site and the potential exists for further low-key industrial uses to be provided. The Local Planning Authority therefore wishes to preserve this site as a valuable source of local non-retail /non-office employment. However, the site has a substandard access and there should not be any intensification of activity on the site unless highway improvements are carried out. The impact on residential amenity will also be an important consideration. 

· 31.17
Cycle Tracks – Hassocks to Burgess Hill. The District Council, in association with the County Council, recently converted the existing footway along the eastern side of the A273 between Hassocks and Burgess Hill to a cycle track. The adopted Local Plans for both South Mid Sussex and Burgess Hill also provide for a parallel countryside cycleway/bridleway/footpath link. A preferred route was shown on the Proposals Map of both plans based on the information available at the time. This route ran from Woodsland Road, Hassocks, through the countryside to the east of the railway line into the southern part of Burgess Hill. Efforts have been made to implement this recreational route and the Local Planning Authority considers that its promotion remains appropriate. The proposed route is shown on the Proposals Map.

· 31.18
Cycle Track – Hurstpierpoint to Hassocks. The District Council, in association with the County Council, will investigate the possibility of providing a cycle route between Hassocks and Hurstpierpoint as there is a particular need to provide a safe route for schoolchildren travelling between the two settlements. It is considered that, owing to the narrow width of the existing footway alongside the B2116, it will not be possible to convert it to a cycle path. Consequently, a countryside route is considered to be a more viable option. 

· 31.20
Hassocks Railway Station. Hassocks station is important to the local economy. It is also an essential part of the overall provision of services to the community. The Council is anxious to see the current level of rail services maintained and not reduced. To this end the Council has expressed its support for the Thameslink 2000 project which will allow an increased number of direct services to the north of London, including stops at Hassocks. The Council will also continue to encourage the train operating companies to maintain and where possible improve the level and standard of rail services at Hassocks station. Improvements to the facilities at the station will also be strongly encouraged.
· 31.29
Butchers Wood and Lag Wood. Public access to the area is limited to a track which passes along its western edge linking Hassocks Station to the Clayton Windmills, a footpath passing along the northern edge of Lag Wood, and another footpath passing the southern edge of Butchers Wood, which has been purchased by the Woodland Trust, with a 50% grant towards the purchase being given by the District Council. There is currently no formal public access into Lag Wood and the open area to the north, which is in private ownership. The Council considers that both Lag Wood and Butchers Wood should be made accessible to the residents of Keymer/Hassocks for quiet, informal recreation. This would provide an invaluable local amenity and would help to preserve the special landscape quality of the area and benefit all forms of wildlife. The Council will therefore investigate means by which public access to Lag Wood can be improved. These investigations will include the possible designation of both woods as a local Nature Reserve in order to protect nature conservation interest.  
· 31.32
Library. In the long term the siting of the Keymer/Hassocks Library, currently in Stafford House, will be reconsidered by the County Council. A more central site nearer to the shopping centre is likely to be sought but in the meantime improvements, such as increased car parking and improved information facilities, will be undertaken when the opportunity arises.

APPENDIX TWO

From Mid Sussex District Council Sustainable Construction

Supplementary Planning Document. July 2006:
· 3.6

Planning Policy Guidance 25 (Development and Flood Risk) advocates the use of sustainable drainage systems in new development proposals to reduce the risk of flooding, add biodiversity and amenity benefits to developments and to aid in pollution prevention and aquifer re-charge. Paragraph 42 of PPG25 states:
“Local planning authorities should, therefore, work closely with the Environment Agency, sewerage undertakers, navigation authorities and prospective developers to enable surface-water run-off to be controlled as near to the source as possible by the encouragement of sustainable drainage systems.” 

· 4.1.2
Construction practices that maximise the use of water efficiency techniques as well as sustainable surface water drainage systems while at the same time maintaining and improving the water quality of the District watercourses.
· 4.1.3
Construction practices that maximise the use of services from local businesses and the use of locally sourced materials while at the same time minimising adverse impacts on existing communities and the environment. 
· 6.7

It is also important to note that when reglazing historic buildings regard should be given to their special characteristics, meaning that in most instances the use of UPVC (plastic) windows will not be appropriate. In these cases original materials such as wood or metal should be utilised, as not only do they preserve the characteristics of the building, but UPVC windows are also considered to be hazardous in terns of their disposal as they can give rise to toxins and have low biodegradability. In addition, the use of sustainable produced timber products, as opposed to UPVC, generally requires less embodied energy. Embodied energy is the total energy required to bring an item into its existing state. It therefore includes the energy consumed in winning raw materials, processing them and manufacturing composite items as well as transporting materials between and within these processes. With this in mind, the District Council will, where appropriate, wish to see original materials, such as wood or metal, utilised as opposed to UPVC.
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