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Annex 2: Policy Guides April 2020

Pagham Parish Council. The Village Hall Pagham Road Pagham West Sussex PO21 4NJ
Email: clerk@paghamparishcouncil.gov.uk

Policy 1: Housing Allocation Guides

Land at Sefter Road
This site benefits from an outline planning permission under Council
Reference : P/134/16 OUT granted by ADC on 15 October 2019 and is
allocated as a non strategic Housing site by Policy 1 in this
Neighbourhood Plan on the basis that we are told by Arun District
Council and the current landowning developer ( Taylor Wimpey UK) that
there is clear evidence that housing completions will begin on site by 15
October 2024 in accordance with the conditions on that Outline Planning
permission and the related S106 Agreement dated 14 October 2019 1.
Condition 6 of the permission requires the submission and approval of a
‘Design Code Masterplan’ which meets the objectives of the ‘Design and
access Statement dated December 2016’ and ‘Development Framework
Plan - CSA/2038/119 Rev D - Development Framework Plan Option 1,
Development Framework Plan - CSA/2038/120 Rev F Development
Framework Plan Option 2 and Option 3’
Whilst the Design and Access Statement forms part of the application the plans listed in that condition conflict with
each other and do not in any case form part of the application as they are not listed in condition 3 of the
permission which requires that the development be carried out in accordance with the only plans listed being Site
Location Plan - CSA/2038/113 Rev D and Proposed Access Arrangements - 12-018-024 Rev C.
For clarity it should be noted that this site does not benefit from a site specific allocation in the Arun Local Plan
2018 and the outline planning permission granted was in direct conflict with strategic policies in that plan.
Therefore the site is allocated as a non strategic housing site in Policy 1 of this Plan on the basis that it will deliver
the following development (arranged on site in accordance with Figure 5.3) as stated on pages 33/34 of the
Design and Access Statement dated December 2016 and in accordance with the conditions of the planning
permission granted and its associated s106 Agreement within 5 years as follows:
Total Site Area approximately: 13.34 hectares
Residential 7.27 hectares

One form entry Primary School 1.05 hectares
SANG/Public Open Space 4.5 hectares
Replacement scout Hut and site 0.19 hectares
Ambulance Outpost Station 0.03 hectares
SUDS and associated swales 0.10 hectares

Private sale mix : 2 bedrooms or less 15 – 25%, 3 bedroom 35 – 45% and 4 or more bedrooms 40 50%
Affordable housing and mix: 30% (as defined in the Glossary to the NPPF 2019) of which the mix will
be 1 Bedroom 10-20%, 2 bedroom 75 – 85%, 3 bedroom 5% and 4 bedroom 5%
See also ‘A new Primary School Guide’ when published
Suitable Alternative Natural Greenspace is required to mitigate the potential impacts on the Pagham
Harbour SPA
To replace the existing Scout Hut and site used by the Aldwick and Pagham Scouts
As agreed with the West Sussex Ambulance Service
In accordance with Conditions 10 - 13

Since all these elements are required in order to make the development of this site acceptable in planning terms,
any application submitted that does not deliver these elements will not benefit from the allocation in this Plan
and will not be supported by Pagham Parish Council. Other infrastructure contributions will also be sought by
Pagham Parish Council in accordance with Policy 5 in this Plan.
In the event that housing completions have not commenced on the site in accordance with a reserved matters
approval , detailed planning application or other approval by the date when this Neighbourhood Plan is reviewed
consideration will be given to the deletion of the allocation from this Plan as part of that review.
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Thereby meeting the definition of a deliverable housing site at Framework paragraphs 68 – 70 and its Glossary

Land West of Pagham Road

This site is identIfied by Arun District Council in its Housing and Economic Land Availability Assessment (HELAA as
an available, suitable and achievable Housing site that is capable of delivering 100 dwellings in the 5 year period
2020 – 2025.
The development of this site as suggested by the HELAA would as a matter of principle be in direct conflict with
Strategic Policies in the Arun Local Plan 2018 (Policy SD SP2 Built-up Area Boundary. Policy C SP1 Countryside, and
Policy GI SP1 Green Infrastructure and development) and does not benefit from or qualify as a Rural housing or
exception site under the auspices of Policy H SP3 Rural housing and exception sites. It also remains to be seen
whether or not the site can be developed in accordance with a raft of development management policies in the
Arun Local Plan 2018.
Therefore in accordance with Section 38(6) of the act, the only basis on which this site can come forward is as a
deliverable housing site under the auspices of the presumption in favour of sustainable development at Framework
paragraph 11 or as an allocation in this Neighbourhood Plan.
In order to remove that uncertainity and in an effort to identfy a site that can be added to the Council’s 5 year
supply of deliverable housing sites, Policy 1 in this plan allocates the site for up to 60 dwellings to be developed in
accordance with the Guide Plan overleaf and Policy 5 in this Plan.

Residential Land 2 hectares

•

Up to 60 dwellings ( 30% Affordable (as defined in the NPPF 2019 Glossary)

•

Private sale mix : 2 bedrooms or less 15 – 25%, 3 bedroom 35 – 45% and 4 or
more bedrooms 40 - 50%

•

Affordable housing mix: 1 Bedroom 10-20%, 2 bedroom 75 – 85%, 3 bedroom
5% and 4 bedroom 5%

Set aside land 2.8 hectares

Reflecting the climate change 100yr contour affecting this part of the site with buffer to
protect proposed housing

In the event that housing completions have not commenced on the site in accordance with this allocation and this
guide by the date when this Neighbourhood Plan is reviewed consideration will be given to the deletion of the
allocation from this Plan as part of that review.

Land North of Summer Lane

Policy 1 allocates site A and B for development with up to 108 dwellings on the basis that we are told that both
sites are deliverable housing sites that can and will deliver housing completions in the 5 year period 2020 – 2025.
Site A benefits from an outline planning permission (with all matters except access reserved for later approval)
under Council ref: P/58/15 OUT dated 30/9/16, a S106 Agreement dated 27 September 2016 and an approval to
modify that agreement under Council ref: P/52/19 PO dated 29/10/19 2.

Confusingly the application states that the S106 Agreement that it seeks to modify is dated 30 September
2016 whereas the S106 Agreement to which it relates is dated 27 September 2016
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On 28/2/20 the Council approved what it describes as ‘Approval of reserved matters following outline consent
P/58/15/OUT for 90 No. dwellings. Also seeking to address the terms of planning conditions 6 (Phasing), 8
(ecology), 9 (Surface Water), 12 (Vehicular Access), 15 (Parking), 18 (Travel Plan), 20 (Landscape
Management), 24 (Parking Control), 25 (Dwelling Parking) and 26 (Materials’ under council ref: P/70/19/RES
but this permission was granted subject to 19 conditions all of which make changes to those imposed on the
Outline planning permission and some of which require the submission of further information and details before
the development can commence. It should also be noted that the landowner/developer will need to acquire land
or control over such land if the development is to lawfully proceed in accordance with the S106 Agreements,
conditions on the outline planning permission under council ref: P/58/15 OUT and P/70/19 RES.
There are also 6 ‘informatives’ on the permission and the last one of which reads as follows:
INFORMATIVE: This planning permission effectively agrees the details required by conditions 6, 12, 15, 18,
20, 24, 25 and 26 of the Outline Planning Permission P/58/15/OUT. However, it does not in any way
discharge the Ecological Mitigation & Enhancement Scheme required by Condition 8. It also does not fully
approve the surface water drainage scheme required by condition 9.
We are also told that the transfer of land to Pagham Parish Council to form part of the community facilities site
allocated in this plan under Policy 3 required in accordance with Outline Planning permission P/58/15 OUT and its
associated S106 Agreement ( as modified under P/52/19 PO) now requires a ‘deed of variation’ in order for this to
proceed with no commitment to a date that this will take place or be agreed by the parties to the opriginal S106
as modified.
It is therefore clear that whilst this site was first identified as a deliverable housing site for 90 dwellings in 2015
there is still some way to go before it will actually deliver housing completions on site and that further
applications and consents remain necessary in order to implement the outline planning permission and discharge
conditions .
For clarity, therefore, this Plan allocates the site for 90 dwellings to be developed in accordance with the outline
planning permission P/58/15 OUT and its conditions and related S106 Agreement ( as modified under P/52/19
PO) and subject to pedestrian/cycle access being secured between the currently separate parts of the
development and between the site and Site B (as indicated by way of the blue arrows on the plan) and the
transfer of the land to the south of summer lane to Pagham Parish Council in accordance with Policy 3 and 5 in
this plan.
Further contributions may also be sought in accordance with Policy 5 of this plan should further applications be
made in respect of Site A and in the event that housing completions have not commenced on the site in
accordance with this allocation and this guide by the date when this Neighbourhood Plan is reviewed
consideration will be given to the deletion of the allocation from this Plan as part of that review.
Site B measures approximately O.9 hectares in area and comprises HELAA 2019 Site ref: 69 and land in the same
ownership at the rear of the Inglenook Hotel. The site lies outside of the built up area of Pagham as defined in the
Arun Local Plan 2018 and its development would be in direct conflict with Strategic Policies in the Arun Local Plan
2018 (Policy SD SP2 Built-up Area Boundary and Policy C SP1 Countryside) as it does not benefit from a site
specific allocation in the Arun Local Plan 2018. Therefore in accordance with Section 38(6) of the act, the only

basis on which this site can come forward is as a deliverable housing site under the auspices of the presumption
in favour of sustainable development at Framework paragraph 11 or as an allocation in this Neighbourhood Plan.
Part of the site was subject to an application for development with 9 dwellings accessed via a new access onto
Pagham Road under council ref : P/58/19 but this application was refused permission by the Council on 6 March
2020 for the following reason:
The proposals will introduce a form of development that will result is significant conflicts between highways
users to the detriment of highway safety. It will result in an unacceptable impact on highway safety, not result
in pedestrian priority or a safe and secure development contrary to policies T SP1, D DM1 and Q SP1 of the
Arun Local Plan and polices within the NPPF.
Clearly Arun District Council was not satisfied with the access proposals for that specific scheme but the site
remains a deliverable housing site that could be developed with housing in the 5 year period 2020 – 2025 subject
to a resolution of the access arrangements. Therefore this Plan allocates the site for up to 18 dwellings (30%
affordable) subject to a resolution of those access issues and development in accordance with the Policy Guide
Plan below:

Infrastructure contributions will be sought by Pagham Parish Council in accordance with Policy 5 in this Plan and
in the event that housing completions have not commenced on the site in accordance with a detailed planning
application or other approval in accordance with this policy guide by the date when this Neighbourhood Plan is
reviewed consideration will be given to the deletion of the allocation from this Plan as part of that review.

Policy 3: Community Facilities Site Guide

Pagham Village Hall Site
St Ninian’s Church Hall Site
Part Field adjoining

Policy 3: Community Facilities Site
The Policy allocates the site shown edged yellow on the Policy Map and the plan and aerial in this
guide as a Community Facilities Site regardless of whether or not the adjoining land (currently
forming part of a field in separate ownership and control) is transferred to the Parish Council or not
and applications for development anywhere in this site which are unrelated to the provision,
enhancement or retention of community facilities will be considered to be contrary to the Policy.
In due course and subject to funding, contributions in accordance with Policy 5 and the completion of
any land transfer, Pagham Parish Council will consult with the Community as to the range of facilities
that the site can offer so that they may choose how best to use this asset of Community value.
In due course and by separate process ( which will also be subject to public consultation) Pagham
Parish Council will request that the site is included on the register of Assets of Community Value
administered by Arun District Council.

Policy 4: Local Green Space Guide

‘Local Green Space designation is a
way to provide special protection
against development for green
areas of particular importance to
local communities’.
Planning Practice Guidance
Paragraph: 005 Reference ID: 37-005-20140306

Policy 4: Local Green Space
The Policy designates the land shown as local green space due to the fact that the areas shown are of
particular importance to the local community and special protection from development is justified.
A more detailed assessment and evidence to support the designations is provided in the Documents
provided in Annex 1 but the purpose of this Guide is to explain the designations by reference to
relevant Planning Practice Guidance and how the plan intends to apply the policy for the benefit of all
plan users.
What is Local Green Space designation?
Local Green Space designation is a way to provide special protection against development for
green areas of particular importance to local communities.
PPG Paragraph: 005 Reference ID: 37-005-20140306

The Community has made it abundantly clear in a variety of ways that these two areas of land are
particularly important to them and that special protection from development is justified as explained
in more detail in Annex 1.
How is land designated as Local Green Space?
Local Green Space designation is for use in Local Plans or Neighbourhood Plans. These plans can
identify on a map (‘designate’) green areas for special protection. Anyone who wants an area to be
designated as Local Green Space should contact the local planning authority about the contents of
its local plan or get involved in neighbourhood planning.
PPG Paragraph: 006 Reference ID: 37-006-20140306

The sites are designated as Local Green Space on the Policies Map and the plan in this guide
How does Local Green Space designation relate to development?
Designating any Local Green Space will need to be consistent with local planning for sustainable
development in the area. In particular, plans must identify sufficient land in suitable locations to
meet identified development needs and the Local Green Space designation should not be used in a
way that undermines this aim of plan making.
Paragraph: 007 Reference ID: 37-007-20140306

This Plan allocates sites in suitable locations to meet identfied development needs and more in the
plan area by way of Policies 1, 2 and 3 and the designation of these sites as local green space is
entirely consistent with the sustainable development of Pagham.
What if land has planning permission for development?
Local Green Space designation will rarely be appropriate where the land has planning permission
for development. Exceptions could be where the development would be compatible with the
reasons for designation or where planning permission is no longer capable of being implemented.
PPG Paragraph: 008 Reference ID: 37-008-20140306

Both the sites designated benefit from outline planning permission for mixed use developments
under Council references: P/30/19 OUT and P/140/16 OUT. Some elements of those schemes would
not be incomnsistent with and would be compatible with the Local Green Space designations in this
plan ( see below) but for the detailed reasons given in Annex 1 neither outline planning permission is
now capable of being lawfully implemented within the lifetime of this Plan or the first intended
review date of 2025.

Can all communities benefit from Local Green Space?
Local Green Spaces may be designated where those spaces are demonstrably special to the local
community, whether in a village or in a neighbourhood in a town or city.

PPG Paragraph: 009 Reference ID: 37-009-20140306

The areas identified are designated in this plan because they are demonstrably special to the
Pagham Parish but the spaces are also special to the wider community living outside of the Parish
including the neighbouring parishes of North Mundham and Aldwick and the many holiday maker
vistors to Pagham as they help to define the character and amenities of Pagham that attracts them.

What if land is already protected by designations such as National Park, Area of Outstanding
Natural Beauty, Site of Special Scientific Interest, Scheduled Monument or conservation area?
Different types of designations are intended to achieve different purposes. If land is already
protected by designation, then consideration should be given to whether any additional local
benefit would be gained by designation as Local Green Space.

PPG Paragraph: 011 Reference ID: 37-011-20140306

Neither LGS is subject to those designations identfied and for the reasons given in Annex 1 their
designation now is entirely consistent with their existing designation in the Arun Local Plan 2018 as
Green Infrastructure under the auspices of Policy GI SP1 Green Infrastructure and development.
The sites are also afforded some protection from inappropriate development by way ALP Policies
LAN DM1 Protection of landscape character and ENV SP1 Natural Environment but bizzarely are
included within the built up area of Pagham for the purposes of Policy SD SP2 Built-up Area Boundary
and are, therefore, afforded no protection from inappropriate development by way Policy C SP1
Countryside despite the fact that both sites clearly form part of the countryside to the west of
Pagham .
What about new communities?
New residential areas may include green areas that were planned as part of the development.
Such green areas could be designated as Local Green Space if they are demonstrably special and
hold particular local significance.
PPG Paragraph: 012 Reference ID: 37-012-20140306

Both of the designated areas already meet the criteria for designation as local green space and new
inappropriate residential development would only serve to reduce their particular local significance
so such an approach is not considered appropriate in this case.
Designation as Local Green Space is not dependent on residential development and indeed their
purpose is to protect land from such inappropriate development which can and should be located on
more appropropriate sites in better locations ( see above).

How close does a Local Green Space need to be to the community it serves?
The proximity of a Local Green Space to the community it serves will depend on local
circumstances, including why the green area is seen as special, but it must be reasonably close. For
example, if public access is a key factor, then the site would normally be within easy walking
distance of the community served.
PPG Paragraph: 014 Reference ID: 37-014-20140306

Both sites are not only within easy walking distance of the Pagham Community but are also an
important part of the landscape context for Pagham which is so important to the high standard of
visual amenity that many in the community are fortunate to enjoy.
How big can a Local Green Space be?
There are no hard and fast rules about how big a Local Green Space can be because places are
different and a degree of judgment will inevitably be needed. However, paragraph 100 of the
National Planning Policy Framework is clear that Local Green Space designation should only be
used where the green area concerned is not an extensive tract of land. Consequently blanket
designation of open countryside adjacent to settlements will not be appropriate. In particular,
designation should not be proposed as a ‘back door’ way to try to achieve what would amount to a
new area of Green Belt by another name.
PPG Paragraph: 015 Reference ID: 37-015-20140306

Both LGS areas are large but both are contained within clearly defined roads and public footpaths
which separate them from other open countryside which helps to make the judgement as to meeting
the criteria in Framework paragraph 100 easy to make.
What about public access?
Some areas that may be considered for designation as Local Green Space may already have largely
unrestricted public access, though even in places like parks there may be some restrictions.
However, other land could be considered for designation even if there is no public access (e.g.
green areas which are valued because of their wildlife, historic significance and/or beauty).
Designation does not in itself confer any rights of public access over what exists at present. Any
additional access would be a matter for separate negotiation with land owners, whose legal rights
must be respected.
PPG Paragraph: 017 Reference ID: 37-017-20140306

Both these areas are valued for their wildlife, historic significance and/or natural beauty ( see Annex
1) and the southern area already has a significant number of informal and formal rights of public
access which adds to its importance to local people and Pagham Parish Council will seek to negotiate
further public access with the landowners separately from the Neighbourhood Plan process and
regardless of its outcomes.
Does land need to be in public ownership?
A Local Green Space does not need to be in public ownership. However, the local planning
authority (in the case of local plan making) or the qualifying body (in the case of neighbourhood
plan making) should contact landowners at an early stage about proposals to designate any part
of their land as Local Green Space. Landowners will have opportunities to make representations
in respect of proposals in a draft plan.
PPG Paragraph: 019 Reference ID: 37-019-20140306

Pagham Parish Council has been in contact with landowners as part of the Neighbourhood Plan
process (see Annex 1) and will continue that dialogue throughout the remainder of the
Neighbourhood Plan process to ensure that landowners are aware of their right to make
representations in respect of our proposals.
Would designation place any restrictions or obligations on landowners?
Designating a green area as Local Green Space would give it protection consistent with that in
respect of Green Belt, but otherwise there are no new restrictions or obligations on landowners.
PPG Paragraph: 020 Reference ID: 37-020-20140306

For clarity it is not our intention that the full restrictions of green belt policy should be applied to
these designations as this would exceed the purposes for which they have been designated.
Therefore whilst all other forms of development would be considered to be inappropriate and
contrary to their designation the following forms of development will be considered to be
appropriate for these sites provided they respect and reflect their designation as local green space:
•

buildings for agriculture and forestry;

•

the provision of appropriate facilities (in connection with the existing use of land or a change
of use) for outdoor sport, outdoor recreation, cemeteries and burial grounds and allotments;
as long as the facilities preserve the openness of the spaces

•

limited affordable housing for local community needs in accordance with ALP 2018 Policy H
SP3 Rural housing and exception sites

•

mineral extraction;

•

engineering operations;

•

local transport infrastructure which can demonstrate a requirement for its local gren space
location

•

material changes in the use of land (such as changes of use for outdoor sport or recreation,
or for cemeteries and burial grounds);

•

Renewable energy projects which do not have an adverse effect on the the visual appearance
of the LGS, its openness or public rights of access to same where they exist and;

•

development brought forward under a Community Right to Build Order or Neighbourhood
Development Order.

Who will manage Local Green Space?
Management of land designated as Local Green Space will remain the responsibility of its
owner. If the features that make a green area special and locally significant are to be
conserved, how it will be managed in the future is likely to be an important consideration. Local
communities can consider how, with the landowner’s agreement, they might be able to get
involved, perhaps in partnership with interested organisations that can provide advice or
resources.
PPG Paragraph: 021 Reference ID: 37-021-20140306

Pagham Parish Council will actively seek to be involved in the management of the LGS in accordance
with this PPG and as resources permit in accordance with Policy 5 in this plan.
Can a Local Green Space be registered as an Asset of Community Value?
Land designated as Local Green Space may potentially also be nominated for listing by the
local authority as an Asset of Community Value. Listing gives community interest groups an
opportunity to bid if the owner wants to dispose of the land.
PPG Paragraph: 022 Reference ID: 37-022-20140306
In due course and by separate process ( which will also be subject to public consultation) Pagham
Parish Council will request that the site is included on the register of Assets of Community Value
administered by Arun District Council.

