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1. SITE DESCRIPTION / PROPOSAL 

 
1.1 The site is located to the south west of Barcombe Cross, outside of the defined 

settlement boundary and adjacent to the Conservation Area.  The site covers an 
area of approximately 0.55 hectares and is accessed via a narrow lane running 
northwards off the High Street.  The lane currently serves The Old Station House 
(converted into 2 dwellings) and 4 detached dwelling houses, all located on the 
western side of Bridgelands. 

 
1.2  The existing site can be described as rough pasture, with a pond close to the 

eastern boundary, and a solitary Corsican Pine (which is subject to a TPO).  The 
boundary to the lane, which runs along the western boundary, consists of mature 
native hedge with two access gates. The site has a general slope from south to 
north /north east with a fall of between 2-2.5m. 

 
1.3 An application has been submitted seeking outline permission for the erection of 6 

houses together with parking and access.  At this stage only the principle of 
development together with access, layout and scale are determinable. 

 
2. RELEVANT POLICIES 

 
LDLP: – ST03 – Design, Form and Setting of Development 
 
LDLP: – RES06 – New development in the Countryside 
 
LDLP: – CP11 – Built and Historic Environment & Design 
 
LDLP: – CP2 – Housing Type, Mix and Density 
 
LDLP: – CT01 – Planning Boundary and Countryside Policy 
 
LDLP: – CP14 – Renewable and Low Carbon Energy 
 

3. PLANNING HISTORY 
 
LW/84/1341 - Outline Application for the erection of three four-bedroom detached houses 
with garages. - Refused 
 
E/63/0049 - Outline Application for residential development. Deemed Refused. - Deemed 
Refused 
 
E/72/1935 - Outline Application for erection of fifty five dwellings with garages. - Refused 
 
E/64/1252 - Outline Application for residential development. - Refused 
 
E/73/1025 - Outline Application for fifty two dwellings with garages at Barcombe Railway 
Station and part O.P. 8373. - Refused 
 
E/72/1398 - Outline application for twenty eight dwellings with garages. - Refused 
 
E/67/0816 - Outline Application for the erection of private dwellings and telephone 
exchange on site of Barcombe Railway Station. - Refused 
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LW/77/0693 - Erection of five thousand sq.ft. workshop and use of lane for open storage.  
Restrictive Planning Conditions Nos. 4 & 7.  Limiting times 08.00 - 18.00 Mondays to 
Fridays inclusive, 08.00 - 13.00 on any Saturday and at no time on Sundays or Public 
Holidays - Approved 
 
 
LW/85/0111 - Approval of Reserved Matters following LW/83/1946 for erection of four 
detached dwellings with integrated garages. Amended plans Approved 09/10/1991. - 
Approved 
 
LW/18/0627 - Erection of six houses with parking and access (outline application with 
access, layout and scale determinable) -  
 
E/68/0028 - Outline Application for erection of dwellings and alterations to access. - 
Refused 
 
LW/86/0191 - Connection of foul drainage from four dwellings to main sewer at Barcombe 
Goods Station Yard. - Approved 
 
E/63/0049 - Outline Application for residential development. Deemed Refused. - Deemed 
Refused 
 
E/64/1252 - Outline Application for residential development. - Refused 
 
E/73/1025 - Outline Application for fifty two dwellings with garages at Barcombe Railway 
Station and part O.P. 8373. - Refused 
 
E/67/0816 - Outline Application for the erection of private dwellings and telephone 
exchange on site of Barcombe Railway Station. - Refused 
 
LW/77/0693 - Erection of five thousand sq.ft. workshop and use of lane for open storage.  
Restrictive Planning Conditions Nos. 4 & 7.  Limiting times 08.00 - 18.00 Mondays to 
Fridays inclusive, 08.00 - 13.00 on any Saturday and at no time on Sundays or Public 
Holidays - Approved 
 
LW/90/0910 - Construction of new access onto C8. - Refused 
 
  
 

4. REPRESENTATIONS FROM STANDARD CONSULTEES 
 
ESCC SUDS – No objection in principle subject to the imposition of conditions. 
Whilst the application documentation has not met all the County Council's requirements, it 
is possible that the risk is capable of being mitigated to acceptable levels by the application 
of planning conditions which are outlined in this response. 
 
ESCC Highways – I am satisfied that the impact of this development [6 dwellings total] can 
be accommodated on the highway network provided the mitigation measures are carried 
out.  I recommend that the application be approved subject to highway conditions with a 
s278 agreement to secure the highway works. 
 
1. Access/Visibility 
The application indicates that two accesses would be created onto Bridgelands which is a 
private road.  The proposal seeks to improve the junction of Bridgelands with the High 
Street [C8].   
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The access [Bridgelands] lies within a 30mph speed limit whereby the visibility splay 
distances should be 2.4 metres x 70 metres in accordance with that recommended in 
Design Manual for Roads and Bridges.  The applicant has had a speed survey carried out 
at this access point following the Highway Authority's concerns on speeds here due to the 
60mph national speed restriction commencing only approximately 30 metres to the south. 
 
A stage 1 Road Safety Audit has been satisfactorily carried out/signed off by the Auditor 
with no problems or observations identified.   
However, despite the Road Safety Audit [RSA], the County Council has concerns on the 
issue of visibility to the south west due to the alignment of carriageway and bridge position.   
There is some concern at the effective narrowing of the High Street.   
However, in view of the outcome of the stage 1 RSA and the fact that any design 
issues/details can be dealt with and agreed through a s278 agreement the proposal in 
principle is acceptable.   
 
It should be noted that at detailed design stage the highway authority would wish to see the 
private access appropriately marked as a junction.  This would encourage drivers exiting to 
position themselves correctly allowing for maximum sight lines to be achieved and as well 
as reducing any potential for head on collisions when drivers are turning left into the access 
road.  Awareness of the access road may be further assisted by locating the street name 
plate closer to the mouth of the junction and cutting back the overhanging trees at the north 
eastern end of the bridge. 
 
Gateway signing incorporating the village nameplates would also be required on the High 
Street which would make the speed limit signing more visible to approaching drivers. 
Furthermore the design of the new section of footway would need to take into account the 
junction radii of Bridgelands to ensure the turning of larger vehicles is not compromised 
here. 
 
These off site highway works can be secured through a condition of the planning 
permission with all details to be agreed.  The applicant will need to enter into a s278 Legal 
Agreement with ESCC to carry out these works with the normal 4 stages of the Road 
Safety Audit being carried out.   
 
2. Trip Generation/Traffic Impact 
The proposed development of 6 dwellings would generate approximately 32 vehicular daily 
trips based on similar private housing developments assessed from the Trip Related 
Information Computer System [TRICS] database by the applicant.  This also indicates 3 
trips in the AM and 4 trips in the PM peak for the proposed use.  
The assessment has been made by using only 3 sites in TRICS for the residential use 
whereas I would have preferred to see up to 10 sites used.   However, from my own 
interrogation of the TRICS database it is clear that for this type of site in this location closer 
to 6 trips per dwelling [36 total] would be generated.  However, this is only 4 extra trips over 
a day and the development would result in one extra vehicle on the network every 15 
minutes in the AM and PM peak hours.  I therefore confirm that the suggested daily trips 
are fairly robust and accepted.  
 
Crash records received from the Police indicate that no injury crash has been reported in 
the last 3 years within the vicinity of Bridgelands.   
 
3. Accessibility       
The nearest bus stops are on the High Street (C8) around 200m from the site access with 
the High Street and approximately a total of 440m to the western most part of the site.   
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Therefore this proposed development [apart from one dwelling] is located within the  
desirable 400 metres walking distance from a bus stop.  
The railway station at Cooksbridge provides a train service to London/Lewes/Brighton for 
commuters and whilst there are no footways to allow commuters to walk it is within the 
acceptable cycling distance.  
 
Compass Travel provides for the 122 service pass the site providing 6 x                                                                                      
2 hourly daytime service Monday to Friday, providing links to Lewes and Cooksbridge and 
onward travel by train from Cooksbridge and Lewes.  The first service being at 07.42 which 
enables commuters to reach London [and other towns along the route] by train from 
Cooksbridge.  There are no evening bus services but there are 5 x 2 hourly services 
to/from Lewes on Saturdays. 
 
There are no footways along Bridgelands itself which will remain as shared surface with 
this development.  Given the update by the Department for Transport on 28th September 
2018 the shared surface in this instance is acceptable. 
There is a footway on the north western side of  the High Street which terminates 
approximately 20 metres to the north of Bridgelands.  The applicant is proposing to 
improve the footway connections in the vicinity of the site.  These improvements include a 
new section of footway to connect to the existing footway  to the north of the access road 
on the High Street. This will provide a continuous footway from the site to facilities including 
the primary school and local convenience store/post office to the north.   
The highway authority would also wish to see a similar section of footway provided on the 
southern side of the access [Bridgelands] bellmouth to connect to the existing post box on 
the bridge.  Suitable dropped kerbing will also be required here either side of the junction to 
enable use by pushchairs/wheelchairs etc.  
 
These off site highway works can be secured through a condition of the planning 
permission with all details to be agreed.  The applicant will need to enter into a s278 Legal 
Agreement with ESCC to carry out these works with the normal 4 stages of the Road 
Safety Audit being carried out.  
 
4. Parking Provision 
Paragraph 4.2 of the Transport Statement states the house type split as being 2 x 2 
bedroom, 2 x 3 bedroom and 2 x 4 bedrooms.  However, it is assumed that this is an error 
as the rest of the Statement and application refer to the split as being 3 x 2 bedroom, 1 x 3 
bedroom and 2 x 4 bedroom.  Therefore the parking has been assumed on that basis.   
 
The applicant is providing for 14 car parking spaces as shown on plan no. P-101A which is 
in accordance with ESCC's parking guidelines [October 2017] for the house type split.  The 
parking as shown on P-101A is therefore acceptable subject to the 4 spaces entitled 
"allocated area for additional parking if required" to be provided as unallocated parking for 
residents and visitors.  As this application is for outline purposes the parking can be 
covered by condition with details to be submitted to and agreed.  
   
Similarly although cycling facilities are also shown to be provided further details are 
required at detail stage and can be conditioned.    
 
5. Demolition/Construction  
A Construction Traffic Management Plan will need to be provided and be agreed at any 
detailed application stage.  This would need to include routing of vehicles and 
management of workers vehicles to ensure no on-street parking occurs during the whole of 
the demolition and construction phases.  Deliveries should also avoid AM and PM peak 
network  
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6. Travel Plan Issues 
Although the size of the development does not warrant a Travel Plan or Travel Plan 
Statement I would still wish to see a Travel Plan Pack provided with each dwelling upon 
occupation.  This should provide information on bus/train stops and timetables, walking 
distances etc and possibly bus/train taster tickets for each dwelling.   This would help to 
reduce the reliance on the private motor car.  This can be secured by way of a condition of 
any planning permission. 
 
Main Town Or Parish Council – The Parish Council have no objection to housing on 
Bridgelands. However they would like to raise the following concerns with this application; 
o Overdevelopment of site 
o Non-complimentary to existing housing stock 
o Fails to reflect the results of the Barcombe Housing Survey 
o Does not fully address the safety concerns of traffic joining the main road from 
Bridgelands. 
These points, among others, have been raised by local residents. They have provided 
copies of their letters to both the Parish and District Councils. 
 
 
 
Design & Conservation Officer – No objection, no impact on the near by conservation 
area. 
 
Tree & Landscape Officer Comments – No objection.  Need condition to ensure TPO'd 
tree is protected during building operations. 
 
 
Forestry Commission – Development management and woodland 
 
Ancient woodland is an irreplaceable habitat.  
 
National Planning Policy Framework paragraph 118 states: 
 
'planning permission should be refused for development resulting in the loss or 
deterioration of irreplaceable habitats, including ancient woodland and the loss of aged or 
veteran trees found outside ancient woodland, unless the need for, and benefits of, the 
development in that location clearly outweigh the loss' 
 
The Forestry Commission is a non-statutory consultee on developments in or within 500m 
of ancient woodland - further details. 
 
The Forestry Commission has prepared joint standing advice with Natural England on 
ancient woodland and veteran trees which we refer you to in the first instance. This: 
 
o is provided in place of  individual responses to planning consultations,  
 
o should be taken into account by planning authorities where relevant when determining 
planning applications,  
 
o will provide you with links to Natural England's Ancient Woodland Inventory, assessment 
guides and other tools to assist you in assessing potential impacts.   
 
In the majority of cases this will provide the advice you need to help you make your 
decision about a development proposal.  If you wish to consult further the Forestry 
Commission please contact your local Forestry Commission Area office. 
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In the wider planning context the Forestry Commission encourages local authorities to 
consider the role of trees in delivering planning objectives.  For instance through: 
 
o the inclusion of green infrastructure (including trees and woodland) in and around new 
development; and 
o the use of locally sourced wood in construction and as a sustainable, carbon lean fuel. 
 
 
 
Natural England – NO OBJECTION 
Based on the plans submitted, Natural England considers that the proposed development 
will not have significant adverse impacts on statutorily protected sites. 
 
ESCC Archaeologist – The information provided is satisfactory and identifies that there is 
a risk that archaeological remains will be damaged. Nonetheless it is acceptable that the 
risk of damage to archaeology is mitigated by the application of planning conditions which 
are outlined in this response. 
 

5. REPRESENTATIONS FROM LOCAL RESIDENTS 
 
7 objections have been received, a summary of the points are: 
 
Outside of  village boundary, not brownfield land, pond and ditches manage flooding and 
water levels, important flood relief site, changes to drainage on the site will impact on 
surrounding drainage, impact on conservation area, wild habitat , density too high and does 
not reflect surroundings, intrusion on the countryside, existing road not suitable for increase 
in traffic, impact on safety of road users, poor access, impact on historical features, impact 
on trees, susceptible to flash flooding, houses out of character with surroundings, wrong 
location, poor local transport, impact of traffic on the safety of children, poor access onto 
the main highway 
 
In response to the comments made by the Parish Council the applicant had responded as 
follows: 
 
Overdevelopment - The site is proposed to be allocated for 7 houses under the Lewes 
District Council Local Plan Part 2, Site Allocations and Development Management Policies 
Consultation Draft Document, and the scheme proposed is actually one less than this - 6 
houses.  As mentioned in the planning statement in density terms, due to the size of the 
site, this works out at 12 dwellings per hectare (dph).  When viewed against the density 
average for the village of 25 dph, the development within this site could be viewed as 
"underdevelopment" rather than "overdevelopment" and a lower density to what is being 
proposed would be questionable of having suitable policy support for efficient use of land.   
The proposed density should be viewed favourably in light of being more harmonious with 
the prevailing surrounding character.    
 
Non-complimentary to existing housing stock - I can only assume by this they are referring 
to the design, if this is the case I would remind Councillors that this is only an outline 
application where detailed design is reserved for further approval.  It should be noted that 
the Conversation and Design team have given their support for the proposals. 
 
Fails to reflect the results of the Barcombe Housing Survey - The majority of the units (4 of 
6) meet the recommended small unit size of between 1-3 bedrooms which have been 
considered most in demand, so Im not sure how the proposed scheme "fails" to reflect the 
survey?  The remaining two four bed units are family units which have been highlighted in 
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draft Neighbourhood Plan as also being requirements of future housing.  A mix of units 
reflects both local and national policy aspirations in order to create balanced communities.  
If all the units were small, to accord with the housing Survey, the density would need to 
increase and lead to other concerns such as not being in keeping with the adjacent 
character, which are large family dwellings.       
 
Does not fully address the safety concerns of traffic joining the main road from Bridgelands 
-  
A Stage 1 Road Safety Audit has now been undertaken which has found that no safety 
issues were observed at the time of the audit and no further work is required.  Furthermore, 
an amended drawing has been provided which demonstrates how increased visibility 
splays can be achieved either side of Bridgelands into the High Street, in order to better 
ensure the safe access/egress of vehicles.    

 
6. PLANNING CONSIDERATIONS 
 
Considerations 

 
6 Policy 

 
6.1 The proposed development is located outside the planning boundary, therefore it 

is contrary to retained 'saved' policy CT1.  However, due to the lack of a five year 
housing land supply, CT1 should be considered out-of-date and the application 
determined in the context of paragraph 11 (the presumption of sustainable 
development) and paragraph 14 of the NPPF. 

 
6.2 Paragraph 11 of the NPPF (2018) requires local planning authorities to identify a 

five year supply of deliverable land for housing. As at 1 April 2018, the Council is 
only able to demonstrate a housing land supply equivalent to 4.92 years, including 
a 5% buffer as required by paragraph 73 of the NPPF. This calculation is made 
against the disaggregated JCS housing requirement figure of 5,432 net additional 
dwellings for outside the South Downs National Park (SDNP). 

 
6.3 Further to the above, paragraph 14 of the NPPF (2018) provides additional 

protection against unplanned development where the local planning authority 
cannot demonstrate a five year housing land supply  in areas with 'made' 
(adopted) Neighbourhood Plans and where criteria of paragraph 14 are met. This 
is similar protection to that provided by the earlier published Neighbourhood 
Planning Written Ministerial Statement (WMS) in December 2016, but as a more 
recent document the NPPF now takes precedent.   However with no 
Neighbourhood Plan in place, this paragraph/consideration is not relevant. 

 
6.4 The site is identified within the LDLP Part 2 Site Allocations under Policy BA03 - 

Land at Bridgelands.  The allocation allows for approximately 7 net additional 
dwellings subject to compliance with all appropriate development plan policies 
and the criteria set out in the specific policy, which are as follows: 

 
1. Access, including provision for pedestrians and cyclists, to be provided 

from the High Street via Bridgelands; 
2. Development complements the character of the existing local built form, in 

terms of height, mass and design, and the site's village edge location; 
3. Development respects the character and appearance of the adjacent 

Barcombe Cross Conservation Area; 
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4. Development is subject to an appropriate assessment and evaluation of 
archaeological potential and any mitigation measures implemented 
accordingly; 

5. Appropriate Flood Risk Assessment, surface water drainage strategy and 
mitigation is agreed with appropriate body and local planning authority and 
implemented accordingly; 

6. Tree surveys undertaken and appropriate measures are identified and 
implemented accordingly to mitigate potential adverse impacts on Tree 
Protection Order on site; 

7. An ecological impact assessment is undertaken and appropriate measures 
identified and implemented accordingly to mitigate potential adverse 
impacts on biodiversity. Development allows for the protection of 
biodiversity and enhancement, where possible; and 

8. The development will provide connection to the sewerage system at the 
nearest point of adequate capacity, as advised by Southern Water. 

 
Many of these requirements will be dealt with at the detailed application stage or 
be the subject of conditions.  However it should be noted that this policy carries no 
weight at the present time due to the status of the emerging Part 2 Plan.  
 

6.5 In view of the above it is considered that the proposal complies with the broad 
policy objectives and designation within Part 2 of the LDLP. 

   
7 Design - access, layout and scale 

 
7.1 Promotion of the site for residential development has been on-going since 2015.  

The layout and number of units has changed significantly, halving the number of 
units proposed and amending the layout, following public consultation, and 
consultation with both Lewes District Council and Barcombe Parish Council. 

 
7.2 The scheme will access along Bridgelands and take access to the site from the 

two existing access points, which will need to be widened slightly.  The south 
eastern access will serve two dwellings, whilst the northern access with serve the 
remaining four dwellings.  The layout plan shows four detached and a pair of 
semi-detached dwellings.  Each dwelling has off street parking, as well as a 
secure bike store.  The plots are spacious with south facing gardens. 

 
7.3 The submitted material indicates two storey dwellings, of a traditional appearance 

(although the appearance is not something that can be determined at this stage).  
With south facing roofslopes the dwellings have the potential to accommodate pv 
panels (shown on the illustrative plans). The development would accommodate 2 
x 4 bed, 1 x 3 bed and 3 x 2 bed dwellings, and create a density of 12 dph, which 
considering the location of the site on the edge of the settlement is considered 
acceptable and provides a transition to the countryside surrounding the site.  

 
7.4 The submitted layout of the site is considered acceptable, providing a variety of 

house sizes on spacious plots, without detriment to the amenities of adjacent 
occupiers.  The access to the site will be utilising existing access points and thus 
minimising the loss of existing mature hedgerow to Bridgelands.  (Specific issues 
relating to the access to the site are discussed in the following section of the 
report).  In terms of scale of the buildings, the submitted plans indicate two storey 
dwellings.  These fit in with the surroundings and minimise wider impact 

 
7.5 The site is located adjacent to the Barcombe Conservation Area.  The 

Conservation Area (CA) was extended to the west of the village to incorporate the 
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Station Building.  The CA abuts the south eastern boundary of the site.  Due to 
the layout of the proposed site, the existing screening around the periphery of the 
site, and the distance of the new dwellings from existing buildings, it is not 
considered that the proposal would be overly prominent or detrimental to the 
setting of the Conservation Area, or to detrimentally impact on the character and 
appearance of the Station Building or other non-designated heritage assets close 
to the site. 

 
7.6 The site is well located in relation to and walking distance of the village centre and 

the facilities that are available. 
  
8  Highways 
 
8.1 The Highway Authority have been asked to comment on the application. Having 

considered the submission in addition to a Stage 1 Safety Audit they are satisfied 
that the impact of this development [6 dwellings total] can be accommodated on 
the highway network provided the mitigation measures are carried out.  Their full 
comments are set out in the consultation section of the report.  They recommend 
that the application be approved subject to highway conditions with a s278 
agreement to secure the highway works. Those conditions are set out at the end 
of the report. 

 
8.2 As this is a private road their concern has been largely with the main egress onto 

the main highway network.  It is accepted that the development will increase 
vehicular traffic along the private lane but it is not considered that the number of 
proposed dwellings and the layout of the site would prejudice the safety of the 
users of the lane. 

 
 
9  Drainage  
 
9.1 The site is quite low lying, accommodates a pond and has two drainage ditched 

running along the north eastern and western site boundaries.  The land also 
exhibits characteristic of a site which is at time quite wet.  Consultation responses 
have raised the issue that the site is important in helping to manage local water 
flows especially in times of heavy rain.   

 
9.2 ESCC as the Flood Risk Management Authority have stated that they have no 

objection in principle believing that it is possible to mitigate any risk through the 
imposition of conditions.    

 
9.3 In their formal response that state that 'the applicant is intending to discharge 

surface water runoff through the use of infiltration. BGS data indicates that the site 
is at risk of groundwater flooding occurring at the surface and groundwater levels 
are indicated to be < 3m below ground level. The majority of the site's underlying 
geology is characterised by variable permeability. Therefore proposals to use 
infiltration should be accompanied by infiltration testing in accordance with 
BRE365. This should take place at the locations of the proposed infiltration 
structures and at depths commensurate to those structures. 

 
9.4 Groundwater monitoring should also be undertaken between autumn and spring 

to ascertain the seasonal variation in groundwater levels. 
 
9.5 If infiltration is not viable, the applicant has proposed a 'worst case scenario' 

where surface water will be discharged into the ordinary watercourse present at 



 

PAC – DD/MM/YY 

the site. ESCC undertook a site visit on 13 September, and confirmed the 
presence of this watercourse (as this was not evident from existing data). 

 
9.6 The Flood Risk Assessment proposes a number of options for attenuation with 

permeable paving, rainwater harvesting and water butts all being considered in 
addition to the existing pond. This pond should be investigated to ensure that it 
has sufficient capacity to provide an attenuation function as proposed in the 
drainage strategy. 

 
9.7 We note that it is proposed to culvert the drainage ditches along the eastern and 

western site boundaries. Works affecting ordinary watercourses will require 
permission from the County Council, but it should be noted that the ESCC does 
not encourage the culverting of watercourses given the flood risk and 
maintenance issues they give rise to. 

 
9.8 In addition, we note that this watercourse ultimately discharges into the Bevern 

Stream to the north of the site. This is a Water Framework Directive (WFD) 
waterbody with an overall objective of Good Potential by 2027. The use of above 
ground systems such as swales, permeable paving and ponds will contribute 
towards the WFD objectives instead of contributing towards further deterioration 
of the waterbody. 

 
9.9 As this application is in outline form with no details submitted with regards to a 

detailed drainage system, ESCC have accepted the principle of the development 
and feel that an acceptable drainage strategy for the site can be achieved, and 
have therefore recommended approval subject to the submission of specific 
information as set out in the conditions attached at the end of this report. 

 
9.10 Representations have been received from neighbouring residents raising 

concerns over flooding and drainage.  The response from the Strategic Drainage 
Authority makes it clear that there is not a reason why the site cannot be 
satisfactorily developed in relation to drainage matters.  As the proposal is in 
outline form only all details of drainage are to be conditioned.  In addtion the 
developers drainage consultants have advised that 'as detailed within Paragraph 
4.9.5 of the submitted Drainage Strategy, the pond is to be refurbished in 
accordance with Chapter 22/23 of the CIRIA SuDS Manual C753 (a copy of which 
is freely available online should you wish to seek clarification), thus to incorporate 
this for current Outline Planning Application calculations the design of the pond is 
based upon a base area of 320m2 to a design depth of 0.5m with an addition 
03.m freeboard and a side slope of 1 in 3 (as specified by CIRIA C753). 

 
9.11 The proposed proportions of the pond have been incorporated within the attached 

calculations which indicate that even with the total impermeable area of 1705m2 
(0.17Ha) the attenuation volume required by the pond is only 102.7m3. As the 
pond will provide a design capacity of 187.5m3, then an additional freeboard 
volume of 140m3 it is considered that more than sufficient capacity will be 
provided. 

 
9.12  As such it is considered even at this early stage of planning sufficient 

consideration has been given to the requirements of the pond, whilst as detailed 
within Paragraph 5.6 of the Sustainable Drainage Strategy the final detailed 
design of the pond and associated drainage features will only be undertaken once 
conditional planning approval has been granted, in which a full survey of Number 
2 Bridgelands can be undertaken and included within the final detailed design and 
strategy for the development'. 



 

PAC – DD/MM/YY 

 
 
10 Impact on Flora and Fauna 
 
10.1 A Preliminary Ecological Appraisal was undertaken in 2018, with artificial refugia 

set up on site before the survey.  Two species of reptile (slow worm and grass 
snake) were found to be present.  Therefore reptile fencing will be erected to allow 
the site to be cleared of reptiles and relocation to a suitable receptor site (the area 
around the pond and the northern extent of the site).  Log piles and wild flower 
planting should be carried out on the site to encourage relocation of species back 
onto the site post construction. 

 
10.2 An assessment was also made for the presence of Great Crested Newts (GCN).  

Following the carrying out of surveys it was concluded that GCN were not present 
on the site or immediate area.  However enhancement can be carried out to 
improve habitat and the ability of GCN to occupy the site. 

 
10.3 In terms of the trees on the site, the single TPO'd Corsican Pine will be protected 

and not impacted on by the development.  Several smaller specimens around the 
periphery of the site will be removed to facilitate development but these are lower 
classification trees and will be replaced with enhanced landscaping. 

 
10.4 It is not considered that the proposed development would detrimentally impact on 

flora and fauna in or around the site. 
 
11 Conclusion  
 
11.1 Whilst this application is in outline form the submitted plans indicate that the site 

can accommodate the development without detriment to the surroundings. 
 
7. RECOMMENDATION 

 
That outline planning permission is granted subject to conditions. 

 
 
The application is subject to the following conditions: 
 
 1. Details of the layout, appearance, landscaping, (hereinafter called "the Reserved 
Matters") shall be submitted to and approved in writing by the local planning authority before any 
development begins and the development shall be carried out as approved. 
 
Reason: To meet the provisions of paragraph (1) of Article 4 of the Town and Country Planning 
(Development Management Procedure) (England) Order 2010. 
 
 2. Applications for approval of the Reserved Matters shall be made to the local planning 
authority before the expiration of three years from the date of this permission, and the 
development to which this permission relates shall be begun before the expiration of two years 
from the date of the final approval of the last of the Reserved Matters.  
 
Reason: To meet the requirements of Section 92 of the Town and Country Planning Act 1990 (as 
amended). 
 
 3. The Reserved Matters shall be in general conformity with drawing numbers P-101Rev a 
and P-103 submitted with the application hereby approved.  The development shall be carried 
out in accordance with the approved details. 
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Reason: To safeguard the amenities of nearby residents and the character of the locality, and to 
create a satisfactory layout and appearance to the development, having regard to retained policy 
ST3 and Core Policy 11 of the Lewes District Local Plan Part One: Joint Core Strategy, and the 
National Planning Policy Framework. 
 
 4. Construction work shall be restricted to the hours of 0800 to 1800 Monday to Fridays and 
0830 to 1300 on Saturdays and works shall not be carried out at any time on Sundays or 
Bank/Statutory Holidays. 
 
Reason: In the interest of residential amenities of the neighbours having regard to Policy ST3 of 
the Lewes District Local Plan. 
 
 5. Proposals to use infiltration for surface water drainage should be supported by infiltration 
testing in accordance with BRE365 at the locations of and commensurate to the depth of the 
proposed drainage structures. 
 
Reason - To secure a satisfactory standard of development having regard to Policy ST3 of the 
Lewes District Local Plan, CP12 of the Joint Core Strategy, and to comply with National Policy 
Guidance contained in the National Planning Policy Framework 2018. 
 
 6. Surface water discharge rates should be limited to 2.0 l/s for all rainfall events, including 
those with 1 in 100 (+40% for climate change) annual probability of occurrence. Evidence of this 
(in the form hydraulic calculations) should be submitted with the detailed drainage drawings. The 
hydraulic calculations should take into account the connectivity of the different surface water 
drainage features. 
 
Reason - To secure a satisfactory standard of development having regard to Policy ST3 of the 
Lewes District Local Plan, CP12 of the Joint Core Strategy, and to comply with National Policy 
Guidance contained in the National Planning Policy Framework 2018. 
 
 7. The detailed design of the drainage system should be informed by findings of additional 
groundwater monitoring between autumn and spring. The design should leave at least 1m 
unsaturated zone between the base of the drainage structures and the highest recorded 
groundwater level. If this cannot be achieved, details of measures which will be taken to manage 
the impacts of high groundwater on the hydraulic capacity and structural integrity of the drainage 
system should be provided. 
 
Reason - To secure a satisfactory standard of development having regard to Policy ST3 of the 
Lewes District Local Plan, CP12 of the Joint Core Strategy, and to comply with National Policy 
Guidance contained in the National Planning Policy Framework 2018. 
 
 8. The condition of the ordinary watercourse which will take surface water runoff from the 
development should be investigated before discharge of surface water runoff from the 
development is made. Any required improvements to the condition of the watercourse should be 
carried out prior to construction of the outfall. 
 
Reason - To secure a satisfactory standard of development having regard to Policy ST3 of the 
Lewes District Local Plan, CP12 of the Joint Core Strategy, and to comply with National Policy 
Guidance contained in the National Planning Policy Framework 2018. 
 
 9. Details on how impacts of high groundwater on the hydraulic capacity and potentially 
structural integrity of the pond will be managed should be provided the Local Planning Authority. 
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Reason - To secure a satisfactory standard of development having regard to Policy ST3 of the 
Lewes District Local Plan, CP12 of the Joint Core Strategy, and to comply with National Policy 
Guidance contained in the National Planning Policy Framework 2018. 
 
10. A maintenance and management plan for the entire drainage system should be submitted 
to the planning authority before any construction commences on site to ensure the designed 
system takes into account design standards of those responsible for maintenance. The 
management plan should cover the following: 
a) This plan should clearly state who will be responsible for managing all aspects of the surface 
water drainage system, including piped drains, and the appropriate authority should be satisfied 
with the submitted details. 
b) Evidence that these responsibility arrangements will remain in place throughout the lifetime of 
the development should be provided to the Local Planning Authority. 
 
Reason - To secure a satisfactory standard of development having regard to Policy ST3 of the 
Lewes District Local Plan, CP12 of the Joint Core Strategy, and to comply with National Policy 
Guidance contained in the National Planning Policy Framework 2018. 
 
11. Prior to occupation of the development, evidence (including photographs) should be 
submitted showing that the drainage system has been constructed as per the final agreed 
detailed drainage designs. 
 
Reason - To secure a satisfactory standard of development having regard to Policy ST3 of the 
Lewes District Local Plan, CP12 of the Joint Core Strategy, and to comply with National Policy 
Guidance contained in the National Planning Policy Framework 2018. 
 
12. No development shall commence until such time as temporary arrangements for access 
and turning for construction traffic has been provided in accordance with plans and details 
submitted to and approved in writing by the Local Planning Authority, in consultation with the 
Highway Authority. 
 
Reason:  To secure safe and satisfactory means of vehicular access to the site during 
construction having regard to Policy ST3 of the Lewes District Local Plan and to comply with 
National Policy Guidance contained in the National Planning Policy Framework 2018. 
 
13. Before the first unit of the development is completed,  full details of the ecological 
mitigation measures set out in the submitted reports including log piles and wild flower planting, 
the creation of new refugia and hibernacula along the southern boundary, and theses measure 
should be implemented before the development is occupied. 
 
Reason  - To improve the ecological value of the  site and to avoid any detrimental impact on 
wildlife having regard to National Policy Guidance contained in the National Planning Policy 
Framework 2018. 
 
14. No development shall take place, including any ground works or works of demolition, until 
a Construction Management Plan has been submitted to and approved in writing by the Local 
Planning Authority.  Thereafter the approved Plan shall be implemented and adhered to in full 
throughout the entire construction period.  The Plan shall provide details as appropriate but not 
be restricted to the following matters, 
o Hours of delivery of materials (avoiding school drop off and pick up times) 
o the anticipated number, frequency and types of vehicles used during construction, 
o the method of access and egress and routeing of vehicles during construction, 
o the parking of vehicles by site operatives and visitors,  
o the loading and unloading of plant, materials and waste,  
o the storage of plant and materials used in construction of the development,  
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o the erection and maintenance of security hoarding,  
o the provision and utilisation of wheel washing facilities and other works required to 
mitigate the impact of construction upon the public highway (including the provision of temporary 
Traffic Regulation Orders),  
o details of public engagement both prior to and during construction works, 
 
Reason:  In the interests of highway safety and the amenities of the area and having regard to 
ST3 of the Lewes District Local Plan and to comply with National Policy Guidance contained in 
the National Planning Policy Framework 2018.   
 
15. All trees, shrubs and hedges within the site, to be retained, shall be protected by 1m high 
fences for the duration of the building works at a distance equivalent to the outer most limit of the 
branches or half the height of the tree or whichever is the greatest or such other distance as may 
be agreed in writing by the Local Planning Authority. No materials or plant shall be stored, 
rubbish dumped, fires lit or buildings erected within the fenced area and no changes in ground 
level or excavations may be made within the exclusion zone of the tree, shrub or hedge without 
the prior consent in writing of the Local Planning Authority, in accordance with BS.5837 - Trees 
in Relation to Construction. 
 
Reason: To enhance the general appearance of the development having regard to Policy ST3 of 
the Lewes District Local Plan and to comply with National Policy Guidance contained in the 
National Planning Policy Framework 2018. 
 
16. Before the construction of the dwellings takes place, details for the provision of electric 
car charging points for the dwellings, shall be submitted to and approved in writing by the Local 
Planning Authority and shall be implemented in accordance with that approval prior to the first 
occupation of the dwellings. 
 
Reason -  In order to provide a more sustainable development having regard to Core Policy 14 of 
the Joint Core Strategy Part 1 and to comply with National Policy Guidance contained in the 
National Planning Policy Framework 2018. 
 
17. Before the construction of the dwellings takes place, a detailed energy strategy to show 
how the development will incorporate decentralised and renewable or low carbon technologies 
into the development  shall be submitted to and approved in writing by the Local Planning 
Authority and shall be implemented in accordance with that approval prior to the first occupation 
of the dwellings. 
 
Reason -  In order to provide a more sustainable development having regard to Core Policy 14 of 
the Joint Core Strategy Part 1 and to comply with National Policy Guidance contained in the 
National Planning Policy Framework 2018. 
 
18. Before the development hereby approved is commenced on site, details and samples of 
all external materials including all facing, roofing and surfacing materials shall be submitted to 
and approved in writing by the Local Planning Authority and carried out in accordance with that 
consent. 
 
Reason: To ensure a satisfactory development in keeping with the locality having regard to 
Policy ST3 of the Lewes District Local Plan and to comply with National Policy Guidance 
contained in the National Planning Policy Framework 2018. 
 
19. No external lighting, either on the buildings hereby approved, or the new street, shall be 
installed/erected without the prior written approval of the Local Planning Authority. 
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Reason - To preserve the character of the area and to prevent light pollution in this countryside 
setting having regard to Policy ST3 of the Lewes District Local Plan, and to comply with National 
Policy Guidance contained in the National Planning Policy Framework 2018. 
 
20. Notwithstanding the provisions of the Town and Country (General Permitted 
Development) Order 2015 (or any order revoking and re-enacting that Order with or without 
modification) no development described in Part 2 Classes A to F of Schedule 2, other than 
hereby permitted, shall be undertaken unless the Local Planning Authority otherwise agrees in 
writing. 
 
Reason: A more intensive development of the site would be likely to adversely affect the 
appearance and character of the area having regard to Policy ST3 of the Lewes District Local 
Plan and to comply with National Policy Guidance contained in the National Planning Policy 
Framework 2012. 
 
21. If, during development, contamination not previously identified is found to be present at 
the site then no further development (unless otherwise agreed in writing with the Local Planning 
Authority) shall be carried out until the developer has submitted, and obtained written approval 
from the Local Planning Authority for, an amendment to the remediation strategy detailing how 
this unsuspected contamination shall be dealt with. 
 
Reason: To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors in accordance with 
National Policy Guidance contained in the National Planning Policy Framework 2018. 
 
22. No development shall take place until the developer has secured the implementation of a 
programme of archaeological work, in accordance with a Written Scheme of Archaeological 
Investigation which has been submitted to and approved in writing by the Local Planning 
Authority. 
 
Reason: To ensure that the archaeological and historical interest of the site is safeguarded and 
recorded to comply with the National Planning Policy Framework 2018. 
 
23. The development hereby permitted shall not be brought into use until the archaeological 
site investigation and post investigation assessment (including provision for analysis, publication 
and dissemination of results and archive deposition) has been completed in accordance with the 
programme set out in the Written Scheme of Investigation approved under condition [1] to the 
satisfaction of the Local Planning Authority, in consultation with the County Planning Authority. 
 
Reason: To ensure that the archaeological and historical interest of the site is safeguarded and 
recorded to comply with the National Planning Policy Framework 2018. 
 
24. No development shall begin on site until details of finished floor levels and ridge heights 
of the proposed dwellings in relation to the existing ground levels, levels along Bridgelands,and 
the ridge heights of the existing dwellings along Bridgelands have been submitted to and 
approved by the Local Planning Authority. The submitted details should include a longitudinal 
section NW to SE with the levels marked should also be submitted.  The works shall then be 
carried out in accordance with these details. 
 
Reason: In the interest of residential amenity and the character of the locality having regard to 
Policy ST3 of the Lewes District Local Plan and to comply with National Policy Guidance 
contained in the National Planning Policy Framework 2012. 
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25. No part of the development shall be occupied until the vehicle turning space has been 
constructed within the site in accordance with the approved plans. This space shall thereafter be 
retained at all times for this use. 
 
Reason:  In the interests of road safety and having regard to ST3 of the Lewes District Local 
Plan and to comply with National Policy Guidance contained in the National Planning Policy 
Framework 2018.   
 
26. No part of the development shall be occupied until the car parking has been constructed 
and provided in accordance with   . The areas shall thereafter be retained for that use and shall 
not be used other than for the parking of motor vehicles. 
 
Reason: To provide car-parking space for the development and having regard to ST3 of the 
Lewes District Local Plan and to comply with National Policy Guidance contained in the National 
Planning Policy Framework 2018.   
 
 
27. No part of the development shall be occupied until covered and secure cycle parking 
spaces have been provided in accordance with plans and details submitted to and approved in 
writing by the Local Planning Authority. The areas shall thereafter be retained for that use and 
shall not be used other than for the parking of cycles. 
 
Reason:  To provide alternative travel options to the use of the car in accordance with current 
sustainable transport policies. 
 
28. No development shall commence until the vehicular access [Bridgelands] serving the 
development has been improved and constructed at its junction with the High Street, including 
footway improvements and gateway feature in accordance with plans and details to be submitted 
to and approved in writing by the Local Planning Authority. 
 
Reason:  In the interests of road safety and having regard to ST3 of the Lewes District Local 
Plan and to comply with National Policy Guidance contained in the National Planning Policy 
Framework 2018.   
 
29. No part of the development shall be first occupied until visibility splays of 2.4 metres by 
60 metres to the northeast and 56 metres to the southwest have been provided at the proposed 
site vehicular access onto the High Street [C8] in accordance with the approved plan 151215-02 
B. Once provided the splays shall thereafter be maintained and kept free of all obstructions over 
a height of 600mm. 
 
Reason:  In the interests of road safety and having regard to ST3 of the Lewes District Local 
Plan and to comply with National Policy Guidance contained in the National Planning Policy 
Framework 2018.   
 
30. No development shall commence until such time as revised plans and details 
incorporating the recommendations given in a Stage 2 Road Safety Audit and accepted in the 
Designers Response have been submitted to and approved in writing by the Local Planning 
Authority in consultation with the Highway Authority. 
 
Reason:  In the interests of road safety. 
 
INFORMATIVE(S) 
 
 1. The applicant will be required to enter into a Section 278 legal agreement with East 
Sussex County Council, as Highway Authority, for the off-site highway works.  The applicant is 
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requested to contact the Transport Development Control Team (01273 482254) to commence 
this process.  The applicant is advised that it is an offence to undertake any works within the 
highway prior to the agreement being in place. 
 
 2. The applicant is advised of the requirement to enter into discussions with and obtain the 
necessary licenses from the Highway Authority to cover any temporary construction related 
works that will obstruct or affect the normal operation of the public highway prior to any works 
commencing.  These temporary works may include, the placing of skips or other materials within 
the highway, the temporary closure of on-street parking bays, the imposition of temporary 
parking restrictions requiring a Temporary Traffic Regulation Order,  the erection of hoarding or 
scaffolding within the limits of the highway, the provision of cranes over-sailing the highway. The 
applicant should contact the Transport Development Control Team (01273 482254). 
 
 3. The applicant is advised that the erection of temporary directional signage should be 
agreed with Transport Development Control Team prior to any signage being installed.  The 
applicant should be aware that a Section 171, Highways Act 1980 Licence will be required. 
   
 
 4. This development may be CIL liable and correspondence on this matter will be sent 
separately, we strongly advise you not to commence on site until you have fulfilled your 
obligations under the CIL Regulations 2010 (as Amended).  For more information please visit 
http://www.lewes.gov.uk/planning/22287.asp 
 
This decision is based on the following submitted plans/documents: 
 
PLAN TYPE   DATE RECEIVED REFERENCE 
 
Transport Assessment 13 September 

2018 
 

 
Proposed Layout Plan 2 August 2018 P101 
 
Existing Layout Plan 2 August 2018 P002 
 
Proposed Layout Plan 2 August 2018 P103 
 
Additional Documents 2 August 2018 ENVIRONMENTAL RISK 
 
Additional Documents 2 August 2018 REPTILE SURVEY 
 
Flood Risk Assessment 2 August 2018 4 
 
Flood Risk Assessment 2 August 2018 1 
 
Flood Risk Assessment 2 August 2018 2 
 
Flood Risk Assessment 2 August 2018 3 
 
Biodiversity Checklist 2 August 2018 PEA1 
 
Biodiversity Checklist 2 August 2018 PEA2 
 
Justification / Heritage 
Statement 

2 August 2018  
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Additional Documents 2 August 2018 GCN REPORT 
 
Location Plan 2 August 2018 P001 
 
Existing Block Plan 2 August 2018 P001 
 
Additional Documents 18 October 2018 RSA - 18)CT18 
 
 


