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Introduction

1.

4.

The Rother District Council Core Strategy confirmed through its rural strategy policy, RA1
that Crowhurst should seek to deliver 20 dwellings over the period up to 2028. Rather than
allocate these dwellings in the second part of its Development and Site Allocation Document,
it confirmed Crowhurst Parish Council could deliver these dwellings through its

Neighbourhood Plan.

In the early stages of the Neighbourhood Plan preparation, Rother District Council confirmed
that a Strategic Environmental Assessment (SEA) would be required to assess the impacts
of the plan. The District Council also confirmed the scoping exercise undertaken in respect
of its DASA plan would apply to the Neighbourhood Plan and advised upon the matters to be

scoped into the SEA process.

In order to see the SEA as a thread running through the entirety of the plan, the relevant
issues to be addressed through the SEA were considered at the start of the plan process and
in relation to the site assessment process to ensure the sites that progressed through the

process to be allocated were the most appropriate available sites.

This document sets out the approach to the Site Assessment Process and seeks to
demonstrate the process in which sites have been considered and how the final sites have
been chosen and how these have been chosen to minimise effects on the environment and

maximise opportunities for enhancement.
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Methodology

The initial stage- Identification of potential sites

5. Prior to the criteria being chosen, it was key that the approach to site selection took account
of local views. It was apparent from residents’ surveys that the rural character of the village
was of paramount importance, as was ensuring access to the wider village in a safe manner.
Furthermore, throughout the process the general view has been to promote smaller sites with
a greater disbursement of the development rather than one large development, although

there is recognition of needing and wanting new affordable housing within the village.

6. In order to fully examine the potential available land within the Parish for new development,
a call for sites was held in Winter 2016/7. This was advertised locally and from this exercise
52 sites were put forward for potential development or protection, both by the respective
landowners and third parties. An initial call for sites had also taken place during a village wide
survey in the summer 2016. During the site assessment process, further land was put forward
by landowners following site exhibitions and other engagement. Lastly, consideration of land
not identified through the above process was reviewed on a plan basis by the planning
consultant undertaking the initial site assessments to take account of any land that could be
suitable and if there was land identified, further proactive engagement could be had with the
registered owners. This process sought to identify land primarily for housing but also for other
uses such as community uses but also areas which were considered important to protect for

landscape or other reasons.

7. These sites were assessed alongside any other potentially available land, such as those
identified in the Rother District Council SHLAA process in 2013 and any identified outside the
call for sites process (those not put forward but identified by the assessor). In terms of the
relevance to this process, 35 sites were put forward for housing development of which 15

were available and promoted by the owner.

8. In the first instance, every site was visited by Ashley Wynn MRTPI and the features,
constraints and opportunities were recorded on a site assessment form, an example of which
is attached as Appendix 1 with the full extent of assessment forms available as background
evidence. This initial visit included assessment of land use factors and suitability, as well as
initial consideration of matters such as availability and deliverability, as in some case land

had been put forward by persons other than the landowner.
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In order to fully consider all potential sites, each site was assessed irrespective of the
availability of the land in order that if a suitable site was identified, further discussions could
then be had with the landowner to see if the land would be made available for potential
development. The assessments for each site were then subject to a public exhibition whereby
local residents were given the opportunity to comment on these conclusions and provide

views in support or against the various sites.

The Selection Criteria

10.As mentioned previously, it was key that the approach to site selection took account of local

11.

views. The rural character of the village was of paramount importance, as well as ensuring
access to the wider village in a safe manner. Smaller sites were preferred although more
affordable housing within the village was also wanted. Having regard to the latter issue, the
National Planning Policy Guidelines (NPPG) thresholds are relevant as schemes of 10 units
and less will not deliver affordable housing on the allocated site. This was an important

consideration in the construction of the criteria.

There is also a requirement that the site selection process took account of the strategic
policies of the Rother District Council and that of the Strategic Environment Assessment
(SEA) Directive which seeks to integrate environmental considerations into plan making in
order to promote sustainable development. Thus the criteria which were chosen to identify

potential suitable sites encompassed the following factors:

a. SEA framework which had been created following the scoping/screening opinion
provided by Rother;

b. The strategic policies of the Core Strategy, the parent policy document to the
Neighbourhood Plan;

c. Evidence from the residents surveys;

d. National Planning Policy Guidelines and National Planning Policy Framework.

12. As expected the issues relevant to the aims and objectives of each of the above are relatively

consistent with one another which would then feed into the site criteria against which each
site would be considered. For example the SEA framework, the Core Strategy and local
residents place significant emphasis on protection of landscape and biodiversity and so it

follows that potential sites must be able to protect these identified interests. The NPPG
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thresholds and local housing needs dictated an approach to prioritise affordable housing

delivery on a site.

13.Each site was considered against the following criteria and for ease of reference the SEA

objectives are referenced against each part of the criteria. Figure 1 below sets out the criteria.

Criteria Compatibility with SEA
Framework
1 Potential to provide affordable housing and a Access and Housing
(D) mix of house types
2 | Adjacent to and within 1000m of the facilities Transport
(E) | of one part of the village such as the school, Access and Housing
village hall, recreation ground and pub via a Air Quality/emissions
safe walkable route
3 Within 1000m of the railway station Access/Housing
(D) Air Quality/emissions
4 | Development can secure a safe access to the Accessibility
(E) site
5 Development should have low visual impact Landscape
E) from viewpoints within the village Heritage
6 | Development should be low key in respect of Landscape
(E) | wider landscape and respect local landscape Heritage
and settlement character
7 | Can retain significant natural features such as Landscape
trees and hedgerows and no significant loss Heritage
(E) is caused Biodiversity
Flood risk
Air quality
8 Will have a low impact on Biodiversity and Biodiversity
(E) | has potential to provide an enhancement to
wildlife
9 Will not impinge upon a flood zone or local Flood Risk
(E) | water resources and that the site can manage Water consumption
its water resources without impact on other
properties.
10 | Development will maintain the character and Landscape
(E) setting of the historic environment of the Heritage
village or any heritage assets

Figure 1 Criteria for selecting sites

14.As seen in Figure 1, some of the parts are considered essential (E) and some desirable (D)

and thus if a site were to fail on account of a desirable requirement, it would not automatically
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be discounted. However, if a site were to be contrary to an essential criterion, it would not

proceed to the next stage.

The Assessment

Stage One — Site Assessments

15.The first stage of the assessments was to consider the SHLAA sites which were considered
by the District Council as part of the preparation for the Core Strategy and which led to the
allocation of 20 houses to Crowhurst. There were 6 sites put forward by the SHLAA within
the village including one green site (considered suitable), one amber site (potentially suitable)
and four red sites (unsuitable sites). The SHLAA Plan and Table is attached as Appendix
2. Thus the green and amber site were taken forward for assessment under the NP Process.
In terms of the red sites, one of the sites (CR1) was considered to be too small to be
considered and the other three sites were significant areas of land to the east and west of
the village (CR2-4) which the council considered to be representative of the AONB and would
be harmful in landscape terms. Due to the extent of this land making up the maijority of the
surrounding land to the village, it was considered pertinent to investigate whether parts of this
discounted land could be acceptable rather than the entirety of it as considered by the council.
Some of the landowners, indeed submitted smaller parcels of land within these red sites and
these sites were considered further on their individual merits notwithstanding they fell within

a larger site discounted by the council.

16.Having regard to the evidence collated on each site (using the site assessment forms), each
site was reviewed against the agreed criteria set out above. A matrix table is set out below
which shows how sites were identified: green (acceptable or can be mitigated), amber
(requires further investigation) and red (unacceptable). A summary of the Stage One site
assessment is set out in the table attached as Appendix 3. As can be seen from this process,
not one site gained an entire green rating as each site assessed required further investigation
in respect of certain matters such as landscape, heritage or access. If a site gained an amber
against an essential criteria, this did not discount the site from progressing to the next stage
but a red rating on an essential rating did discount the site from progressing to stage two. In
assessing the development against the relevant criteria, the rating given to each criterion was
based on the author’s professional judgement and experience and also having regard to the
available evidence base available at that time. For example taking Landscape as an example,
it was not considered proportionate to have a site specific landscape assessment undertaken

by a landscape consultant for each site and thus the stage one assessment assessed sites
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as to whether there was landscape harm or not and if so could this likely be mitigated having
regard to the criteria. If the answer was there was no harm or yes it could potentially be
mitigated, it would have an amber rating and could progress to the stage two subject to no
red ratings on the other points. This meant, resources for site specific landscape and
sensitivity assessment could then be directed towards sites with potential for development
and to avoid a waste of valuable resources. This judgements were also reviewed by the NP
Steering Group and sub task groups such as the land use task, environment and heritage
task group and others to ensure local knowledge was taken into account as part of the overall

assessment.

17. In summary the following sites did not progress to stage two for the following reasons;

Site and site ref Reasons and justification for not selecting

Land at Craig Court Lack of available access, protrudes into landscape

(2) Impact on adjacent woodland
South of Broadfield High degree of landscape visibility and potential impact on setting
4) of the Listed Church, could promote urban sprawl and erosion of

important open landscape. Potential impacts on SSSI, Access
and loss of hedgerow, cutting into bank. Discounted on landscape

grounds

Stables (5) Discounted as can only provide 1 unit

Land at Forge High visibility in wider landscape and would create a block of

Cottage (6) development detached from existing built form. Access would be
difficult due to levels and would be highly prominent in setting of
church.

Croucher Farm (7) Access, landscape and availability issues and distance from

village facilities and railway station

Land at Stonebridge | Site is a considerable distance from village and would be an
Farm (8) isolated site, access along country lane and impact on landscape
raised as significant concerns

Blacksmiths Yard (9) | Would have involved demolition of existing building which
appears in good condition so likely not viable and in any case no
willing land owner

Hill House Farm (10) | Remote site, accessibility and landscape harm

Land at Furnace Levels and size of site inappropriate for 6 units

Cottages (12)

Land at Pye Farm Remote from village and would have had landscape harm and no
(19) landowner support in any case

Land at Sampson Access inadequate and visible from landscape and would cause
Farm (20) landscape harm

Land at Adams Farm | Remote from village, landscape harm

(21)
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Land at Hunters Hill Remote site and would cause landscape harm
(22)
Land at Christian Out of character with landscape and settlement and access

Healing Centre (23) issues.
Land at Upper Wilting | Remote site and landscape harm

Farm (25)

Land at Adams Farm | Remote site and landscape harm

Track (26)

Land at Forewood Land is within the Fore wood SSSI and Ancient Woodland so
(27) would be unacceptable in principle

Land at Decoy Farm | Site is isolated from village and set in a rural context where new
(29) strategic development would be unacceptable.

Land at Ballards Hill | Highly visible in the landscape

(31)

Land at Coombe Dell | Site considered to be potentially acceptable for development
(32) subject to investigation on access, density and layout. Site

proceeded to Stage 2 of the site assessment process but the land
became unavailable and withdrew from NDP process. Concerns
also raised about affecting character of surrounding built
environment.

Land at Upper Wilting | Remote site, noise, air quality issues and landscape harm

(33)
Land to rear of Access, landscape issues and no willing landowner and
Christian Healing incompatible with existing use

Centre (36)

Land adjacent to Old | As part of assessment also considered land to the north which
Post Office (39) was potentially considered suitable in SHLAA. However, further
work by Rother confirmed drainage and land stability issues and
in relation to the wider land there are also landscape and heritage
issues and a large part of land within Flood Zone 3. Furthermore,
owners confirmed not available due to need for farm buildings so
does not proceed.

Brakes Coppice (40) | Woodland and existing tourism use

Sites 45-49 These sites were a combination of smaller sites or larger sites
Crowhurst Leisure which has tourism policy restrictions at the current time. At this
Park time, this would not be in conformity with the Rother DC tourism

policies and the smaller sites would not be of a strategic scale.
Land between Land is seen in a countryside context which would be detached
Brakes Coppice and | from the settlement of the village. Access to the village would also
Christian Healing be subject to walking on a unlit road which is currently 60mph.
Centre

Figure 2 Stage One rejected sites

18.In addition to the assessment against the site criteria which broadly assessed it suitability,
each site was considered as to whether it was available and deliverable within the plan period.
If a site did not have a willing landowner or there was no interest in development of the site,
a site was also scored on whether it was available and deliverable. Had an unavailable site

been acceptable, further discussions would have been held with the landowner but in this
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case there were no sites that were acceptable so largely the matter of availability was
immaterial. At the time the sites taken forward all had a willing landowner who had promoted
the land for development and further discussions have been held with landowners which

confirmed the original commitment to the land.

19.Following this Stage One assessment the approach and the identification of the sites to be
taken forward was discussed at the public meeting on the 21t May 2017 and was subject of
a further village survey held in July 2017. Thus, from the first stage, five sites were to be
shortlisted:

Land at Forewood Rise (combination of Sites 3 and 41)
Land at Coombe Dell (Site 32)
Land at Station Road (Site 1)

Land adjacent to Railway Station (site 11)

© o 0 T ®

Land adjacent to Hye House (combination of site 34, 35, 36 and site 18)

20. The reasons for these sites being taken forward included their location abutting the village
edge and being close to its facilities and the railway station. It was also considered, unlike
the rejected sites, that there was the potential for any impacts to be mitigated. However, these
sites would be subject to further assessment in respect of landscape impacts, access and
other potential identified constraint as well as further discussions with the landowner

regarding deliverability and viability.

Stage Two — Site assessments

21.Alongside the site specific assessments of the sites that proceeded to stage 2 for further
assessment, consultants also undertook an assessment of the wider Landscape Character
of the Parish along with a Heritage and Built Environment Assessment. These latter studies
identified the specific character of the wider parish, and sought to identify views and areas
which were important to the landscape character of the village. At this stage, following the
publication of this document, the sites discounted on landscape grounds were reviewed
against this document to ensure the stage one conclusions remained compatible with this
new evidence. In summary, it was of the view, this evidence strengthened the decisions on
stage one sites and this evidence informed the stage two approach to the site assessment
process. This document would also form the evidence base for the sites and inform future

development within the Parish.
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22.Leading on from this master document, sites a, b, ¢ and e, being outside the current
development boundary, were subject to a detailed landscape assessment including
landscape sensitivity assessment to identify whether the site could be developed without any
adverse effects on landscape character and what, if any, mitigation was required to avoid any
landscape effects. This study, produced by Huskisson Brown Associates confirmed all sites
could accommodate some form of development without any harm, subject to a mitigation
scheme which could be secured with a site specific policy. However, they confirmed the

landscape sensitivity of each site;

Land at Forewood Rise - Moderate Landscape Sensitivity
Land at Coombe Dell - Low Landscape Sensitivity
Land at Station Road - Moderate Landscape Sensitivity

Land adjacent to Railway Station - not subject to landscape assessment

© o 0 T ®

Land adjacent to Hye House- Moderate Landscape Sensitivity

23.Having regard to the above, the preferences on landscape grounds would be the Hye House
due to its non-AONB location, notwithstanding its sensitivity. However this did not perform as
well in terms of the access and there remained ownership issues in respect of gaining access
from Ballards Hill along Royal Oak Lane. Coombe Dell, which is a smaller infill site also
performed well due to its central contained location. However, the Landscape Assessment
did identify areas within each site that could be developed without harm to the wider
landscape, subject to a mitigation strategy which could be secured by way of site specific

criteria. This document is attached as Appendix 4.

24.Access was a key issue for many of the sites due to the rural context of Crowhurst and the
nature of the surrounding road network. The other sites were sent to Ben Lenton of East
Sussex County Council who confirms it appears most sites could achieve adequate visibility,
albeit site b would need to remove significant hedgerow and foliage which is a feature of that
area. Sites would have to provide a 4.8 metre carriageway into the site. His email is attached

as Appendix 5.

25.1In relation to the wider accessibility of the village, sites a, b, c and d are centrally located, and
fulfil the criteria of abutting the village and being within 1000m of village facilities and the

railway station. Sites a and b are also located on one of the main safe pedestrian footpath
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routes within the village. Site e is within 1000m of the southern part of the village but is further

from the railway station. Site d is adjacent to the railway station.

26.In terms of the other criteria, on the available evidence, none of the sites present any adverse
impact to biodiversity, significant landscape features or the setting to any heritage assets,
provided Plan policies and recommended landscape mitigation is carried out. Whilst Site d
has a number of trees on the site, these were assessed by the District Council’s tree officer

who confirmed these should not act as a constraint to development.

27.Sites a, ¢, and e were large enough to deliver affordable housing on site having regard to the
11 unit threshold set out by the NPPG and so the size of the sites holds benefits in delivering
one of the key aims of local people in delivering affordable homes in the area. Sites b and d
would have been large enough to require a commuted payment for off-site provision which

was not guaranteed to be spent within the village.

28.In the summer of 2017, meetings were held with landowners in respect of the availability and
deliverability of the sites and landowners confirmed the land remained available for housing
development. Sites where there is more than one landowner also confirmed they were happy
to enter into a collaboration agreement to ensure land is developable in a coordinated

manner. Thus at the time of the meeting, the sites remained available and deliverable.

29.Unfortunately, following the meeting Sites 34-36 (which were required for access to site 18
or ‘e’) was withdrawn from the process and thus effectively made site 18 undeliverable having
no suitable access to the site. Furthermore, site b has become unavailable during the
process and this will not proceed. Site b also had issues in relation to settlement character

(criterion 6).

30.0n account of the removal of the two sites from the process, it is considered the central
location of the sites a and c, the lack of other constraints, the containment within the wider
landscape, it is considered sites a and ¢ should be taken forward as allocations within the
Neighbourhood Plan for housing sites. This is subject to the boundaries of the sites being
reduced to the areas identified by the Landscape Assessment as being acceptable for
development subject to the implementation of the suggested landscape strategy. Site d has
excellent accessibility to public transport and is located within a built environment of the

village and so has limited landscape impact.

10 Jan 2017



Crowhurst Neighbourhood Plan — Site Assessment Paper

Conclusions

31.1t is considered the land at Station Road and Land south of Forewood Rise should be taken
forward for development along with the land adjacent to the Station Car Park. These sites
are taken forward for allocation within the preferred strategy and will be subject to relevant

policy criteria to ensure the matters identified during this site assessment are addressed by

the policy. The reasons can be summarised below;

Site and site ref

Justification for selecting

Station Road (1)

Known as Site C

Occupies a very central location which has footpath access
and good access to the main parts of the village and the
railway station. The allocated site is a reduced part of the
original submitted land which has been assessed as being
developable without any detrimental impacts subject to a
landscape mitigation strategy and development being
sensitively designed

Land south of
Forewood Rise (3
and 41)

Known as Site A

The site again occupies a very central location with good
access to the central part of the village along a safe footpath
route and also has good access to the railway station. Also,
this site achieves a significant distance from the Fore Wood
SSSI and the original submitted site has been reduced to an
area considered to be developable without harm to the wider
landscape character (informed by a landscape assessment
— stage 2 of the site assessment process).

Land adjacent to
railway station (11)

Known as Site D

This site forms part of the former station land and thus
although overgrown could be considered to be brownfield
land. The land is covered with a number of trees but these
have been assessed by Rother DC to be of low value and
quality. Site is set within the built environment of the village
and thus has little impact on the wider AONB landscape.

12
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Site Details
Site Address
Site area
Current Use
Proposed Use

Owner
promotion/Developer

Designations

Planning History

Any constraints

Landscape

Adjacent uses

Trees/Habitat

Access

Other environmental,
i..e Flood Risk

Distance from the
village core and
railway station

Other

Site 7. Land between Crouchers Farm and Meadows

0.3ha

Agricultural land including an existing building

Housing

Proposed by third party

None

None

Land well screened from road by hedgerow and trees to the
front of the site. Not in AONB. Adjacent to housing to the
north. Located within Rother landscape category CR3
which states moderate capacity for new development.
Visible from footpath to the south as very open boundary
and glimpses can be seen through trees from the
recreation ground. Land levels fall away from road and thus
the site appears prominent from the south although may be
opportunity to provide strategic landscaping to enclose site
in the landscape.

Housing to the north and south although to the south is a
farmstead which contains a listed building

Hedgerow/trees to the boundary and grassland

Existing field on dangerous corner. Edge of 30/60mph zone
so 30mph would have to be extended southwards and safe
means of access would have to be demonstrated. Lack of
footpath access

Flood Zone 1- low risk of flooding
Provision of Sustainable Drainage Systems (SUDS) due to
prevent surface water flooding

Distance from school/church 1100m via 1066 route
Pub-Recreation ground —480 no footpaths
1700m to station




Can any constraints

be overcome?

Availability

Summary of site

Recommendation

Landscape assessment as to whether impact can be
mitigated and may require landscape strategy to mitigate
effects.

Access does not appear to meet industry standards and
therefore further investigation would be required

Site not promoted by developer or owner and thus site is
not available.

The site lies on the edge of the southern part of the village
and is one of the few sites not located within the AONB.
Site is relatively well screened from the road although it lies
on higher ground and is open to the south, being visible
from footpaths. Thus further assessment is required but it
may be possible that a smaller development could reflect
adjoining housing to the north and additional landscaping
could be provided to the rear boundary. However, access is
poor as on a dangerous bend and the majority of the site is
on a 60mph stretch of road. The site would have to
demonstrate access can be delivered in a safe manner.
The site is a distance from the railway station and school
although this means utilising the 1066 routes across the
countryside.

Due to lack of uncertainty over availability, the site is not
deliverable. However, even if were to change, concerns
regarding access and pedestrian safety remain which do
not support new housing on the site so should not be taken
forward. However, if due to its non-AONB location, the
Parish wish to explore this further, it is recommended
further investigation into the access and landscape impact.
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Appendix 5



Hi Ashley
Apologies for the delay in getting back to you on this.
With regards to the site marked on the attached plan, please see my comments below:

A — Forewood Lane is subject to a 30 mph speed limit. Appropriate visibility splays (2.4m x 43m) are achievable
either side of the access. The carriageway on Forewood Lane is relatively narrow and the access width and radii
would need to take this into account to ensure larger vehicles are able to enter and leave the site in a safe and

convenient manner.

B - In order to appropriate visibility splays (2.4m x 43m) significant hedgerow and foliage would need to be removed.
The carriageway on Forewood Lane is narrow and the access width and radii would need to take this into account to
ensure larger vehicles are able to enter and leave the site in a safe and convenient manner.

C —The location of the new access is not specified; however, with some removal of hedgerow a suitable access with
appropriate visibility splays (2.4m x 43m) could be provided.

D — It is presumed that the site would be accessed via Craig Close. A suitable access could be provided; however, the
Craig Close/Station Road junction and carriageway may need to be widened to ensure that two-way traffic and
larger vehicles (refuse etc) can be accommodated.

E — A suitable access off Royal Oak Lane could be provided; however, the road is particularly narrow and as a result
any increase in its use without improvements would be a concern.

| appreciate that the above comments are quite vague; however, it is difficult to provide more detailed comments
without knowing the exact access location and the number of dwellings proposed. In most instances a suitable
access with appropriate visibility could be provided; however, most of the roads in this area are relatively narrow
and this may be a limiting factor in determining the number of dwellings that could be accommodated.

| hope that this is helpful
Regards

Ben

Ben Lenton
Development Control Transport
East Sussex County Council






