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INTRODUCTION

Why 'Ansty Garden Communily'? Whilst the scheme is not of a
scale lo warranl the name 'Garden Village', lypically between
1,500 - 10,000 homes, 'Garden Community’ has been chosen
to represent something smaller, but that nevertheless aims lo
incorporate the essence of garden villages narnely a place
lhat enhances the natural environment and creates a beauliful,
heallhy and sociable place, with the right opportunities for
employment, community facilities and range of homes

Further, ralher than being a new settlement, il will be an
exiension of the exisling village of Ansty, aiming 1o benefil and
welcome the existing residents into the scheme just as much
as the new. Our vision explains the key principles, which inform
the design approach to the maslerplan, defining Lhe type of
place that will be crealed here

OUR VISION

Ansly Garden Community (AGC) will be a place which has
evolved from the exisling village of Ansty, llournishing inlo a
new, sustainable and seli-sufficient place 1o hve healhy and
active lives

In an era where urbanisation cantinues to shape our
communities, the imporiance of creating spaces that promote
physical and mental well-being cannol be overstaled
Designing a new development with a focus on crealing
heallhy places lhrough a coordinated appioach to landscape,
streelscape and movement, and buill form design is a
visionary approach that riot only enhances the quality of life
for residents, but also fosters a sense of communily and
sustainability. AGC will be designed according lo healthy
places principles, which provide overarching and cross-
disciplinary elementis throughout lhe scheme, as illusirated by
lhe plan overleal. The new community will also be supporled
by a newly designated Parkland Reserve lo the norlh-west,
which will provide furiher benefits relating to access to nature
and biodiversity net gain. This will be brought forward as a
separate planning application

Our approach lo placemaking is focused on three design
principles - 'Living With Nature', 'A Cohesive Place' and
‘Distinctively Local' - which reflecl what makes Ansty unique,
as well as aligning with best practice enshrined in national
policy and guidance documents, such as the National Design
Guide, National Planning Policy Framewark, Building Better
Building Beaultiful, Building Wilh Nature, Building for a Healthy
Life, amongsl olhers

It is important to remember the holistic objeclive of these
principles. Taken together, they form an indivisible and
interlocking framework for the delivery of a high-quality,
well-designed place, with people and place at its heart The
outcome will enable the curation of a vibrant, prosperous,
self-sustaining, diverse community. which (oslers happy and
healthy lives for all ages. Il will become a place of enduring
qualily and choice, a place of beauly

LIVING WITH NATURE

A landscape of ridges and valleys, woodland and streams
currenlly occupies lhe sile, along with ils flora and fauna
inhabilants. This is the primary layer ol identity al Ansty
Garden Community, and will therefore rightly be protected,
enhanced and celebrated within the new community’s green
spaces and corridors

Open spaces will weave lhrough the new neighbourhoods,
connecling into Lhis exisling landscape framewark and
ensuring all residenls are within a short walk of a park or green
corridor. Multi-functional green spaces will cater for both
natuie and people, ensuring significant biodiversity net gain
1s achieved, whilst serving the local community as a highly-
valued amenity Easy access lo nature and different lypes

of open space is essenlial for both the physical and mental
heaith of the residents of AGC, and will creale a truly inclusive
environment for all ages and abililies

A COHESIVE PLACE

The small seltlement of Ansty will grow and become part of
samething much larger, where all daily needs can be met and
a speclrum of daily life can occur At ils hearl, a new mixed-
use centre will incorporale local shops, shared work spaces,
a GP surgery and allied healthcare provision, and leisure
uses, co-located with lwo schools and housing for Lhe elderly,
curaling a 9am ta 9pm culture These uses will be reachable
within easy walking and cycling distance from new and
existing tesidents, adhering 1o a 20-minute neighbourhood
model. This diversity of use will bring a new vibrancy ta Ansly,
fostering social inleraclion, encouraging aclive travel, and
directly catering o healthcare needs, all contribuling to Lhe
healthy places agenda

Aange of dwellings will provide homes for all generations
and tenures, grouped inlo neighbourhoods which each focus
around village green or central square. A short hop on a bus
or cycle ride will bring residents inlo Lhe community’s hear,
containing a mobilily hub, with sustainable conneclions to
RHaywards Healh and Burgess Hill Sustainable movement
will be at the forefront of the transport strategy, where walking
and cycling come first, and the privale car becomes obsolete
These elements will come togelher to create a holistic place,
supporting a harmonious community, fit for the 21% century

DISTINCTIVELY LOCAL

The development will have a slrong sense of place, drawing
on the intrinsic characlerislics of Ansty and West Sussex,
ensuring the new community feels embedded into the localily
and 'of ils place’. Acknowledging the significance of local
identity 1s impartant, and so is the opportunity to adapt and
enhance lhe existing fealures of Ansty and the surrounding
landscape Rather, change is positive and necessary,

and should incorporate elements of identily in a progressive
and suslainable way Place chalacteristics will be rooted

in context, drawn from the foundations of lhe previous two
lhermes, and further layered through the struclure of lhe
streets and blocks, and the use ol materials, providing a
familianty to the scheme

The heritage assets around the site will be sensitively
incarporated inlo the new community, anchoring the site in
its pasl, yel enabling il to look to lhe future. Homes will be
flexible and adaptable to enable a lifelime of use, and will be
built to last. Whilsl acknowledging Lhe existing context and
identity, Modern Methods of Construction will be explored
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o Incorporate suslainability into the buill fabric of lhe place
Sustainable, well-built homes, which are fit for purpose for
all ages and abillies, loster healthy and happy lives

Culture will also play its part and spaces will be provided for it
ta thrive through social events, fétes and annual celebrations,
as well as offering opportunities Lo simply bump into
neighbours. Our vision is lo create a place that will blossom,
and successfully become a place for its inhabitants to enjoy
and to be proud



SUSTAINABLE MASTERPLAN PRINCIPLES

Well-designed, sustainable homes and comimunilies are
essential building blocks in sociely. They add economiic, social
and environmental value to the UK Fairfax play a rale in
supporting the housing secior 1o both deliver more sustainable
homes and places and build them using more suslainable
melhods of conslruclion. The adjacenl principles sel oul how
the sile will deliver sustainabilily al each of the lhree levels

The Mid Sussex Districl Plan (2014-2031) includes a strategic
objeclive to “promote development that makes the best
use of resources and increases the sustainability of
communities within Mid Sussex, and its ability to adapt to
climate change.”

Overarching this I1s the Nalional Planning Policy Framework
(2023), which requires the planning system to consider three
interdependent objectives (environmental, econamic and
social), of which the environmental objeclive requires ihe
development, "to protect and enhance our natural, built
and historic environment; including making effective use
of land, improving biodiversity, using natural resources
prudently, minimising waste and pollution, and mitigating
and adapting to climate change, including moving to a low
carbon economy.”

The following principles piravide a framework by which lo
achieve sustainabilily across all aspecls of the scheme

=~

ENVIRONMENTAL

Deliver a truly walkable community, offering new
dwellings with easy and direct access to community,
commercial and educalional facilities, structured around
a network of pedestrian, cycle and sustainable transport
routes

Supporl healthy lifestyles by encouraging walking and
cycling and providing good access to green space

Protect and enhance the existing landscape features

Deliver a high-quality, multi-functional landscape thal
offers opporiunities for amenily, play and food growing

Provide a considerable amount of space for conserving
ecology and achieving biodiversity net gain

Seek to minimise carbon emissions by delivering
environmentally-friendly homes which incorporate low-
carbon lechnologies.

Open 8pacen .o, Immearn resldents' franl gunians,
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; mmunity infrastructure such &8 sehools: healthcars,
ighways and sustainabla transport.




APPROPRIATE BUFFERS PROVIDED
FROM NOISE SOURCES TO ENSURE

LSS PEACEFUL AMENITY SPACE WITHIN
h HOMES & GARDENS

FORMAL CHILDREN'S PLAY
LOCATED THROUGHOUT THE %
SITEIN CLOSE PROXIMITY

. TO ALL HOMES
BEECHY BOTTOM PARKLAND RESERVE v : ; | 3
OFFERS OPPORTUNITIES TO BASK IN NATURE \ .
AS WELL AS ADIRECT LINK TO THE EXTENSIVE
SPORTS PROVISION AT HAYWARDS HEATH
RUGBY FOOTBALL CLUB & WHITEMANS
GREEN RECREATION GROUND

¥ SAFE, ATTRACTIVE & WELL-LIT WALKING
& CYCLING ROUTES TO THE PRIMARY &
SEND SCHOOLS WITHIN THE SITE, AS
WELL AS TO WARDEN PARK ACADEMY
SECONDARY SCHOOL

PARK RUN/LEISURE ROUTES
OFFERING CIRCULAR ROUTES
FOR WALKING & CYCLING

PLANTING DESIGNED TO BE CLIMATE RESILIENT,
AS WELL A5 OFFER CARBON SEQUESTRATION
AND PROVIDE SENSORY BENEFITS TO RESIDENTS
IN SIGHT, SMELL 8 SOUND

SPORTS FACILITIES &
COMMUNITY HUB IN

: = PAVILION

MOBILITY HUB ENCOURAGES THE

USE OF SUSTAINABLE MODES OF

TRAVEL, INCLUDING BUS, CYCLE
& CAR CLUB FACILITIES

OPEN SPACES OF DIFFERENT
SHAPES & SIZES OFFERING
COMFORTABLE SPACES
TO DIFFERENT ELEMENTS
OF SOCIETY, INCLUDING
WOMEN & GIRLS

LOCAL CENTRE TO INCLUDE ALLIED
HEALTHCARE SERVICES, GYM/YOGA
STUDIO, SHARED WORKSPACES & A

SPACETO GATHER
: r

SPECIAL EDUCATIONAL NEEDS [

AND DiSABILITIES SCHOOL

4 !
CO-LOCATION OF SCHOL, CARE
HOME & RETIREMENT LIVING,
FOSTERING MULTI-GENERATIONAL

INTERACTION & SUPPORT

DIRECT FOOT & CYCLE LINK
TO ANSTY CRICKET CLUB

SUSTAINABILITY IN HOMES THROUGH
CONSTRUCTION, MATERIALS,
ENERGY GENERATION & USE, WATER
CONSUMPTION & ADAPTABILITY TO
NEW TECHNOLOGIES IN THE FUTURE/
CHANGING LIFESTYLES

DIRECT WALKING & CYCLING LINKS
PROVIDED TO ENABLE ACCES5 TO
NON-RESIDENTIAL USES WITHIN
A 10 MINUTE WALK OF ALL NEW

DWELLINGS, AS WELL AS EXISTING

DWELLINGS IN ANSTY

TREE-LINED STREETS
OFFERING SHELTER FROM

WIND, RAIN & SUN

¥
EVERY HOME HAS ACCESS TO A PRIVATE
GARDEN, OR SHARED PRIVATE GARDEN/
BALCONY FOR APARTMENTS, BENEFICIAL
IN A POST-PANDEMIC WORLD

COMMUNITY
GROWING SPACES TO
CONNECT WITH LOCAL

FOOD PRODUCTION

SOCIAL INTERACTION ENCOURAGED BETWEEN
NEIGHBOURS IN FRONT GARDENS, SHARED
SURFACE STREETS & PRIVATE DRIVES, OFFERING THE

OPPORTUNITY FOR CASUAL CONVERSATION, PASSIVE
SURVEILLANCE OVER EACH OTHER'S WELLBEING &

INFORMAL CHILDREN'S PLAY
= ’

MULTI-FUNCTIONAL
4 pPUBLIC OPEN SPACE FOR
RECREATION, COMMUNITY, 7
GATHERING & EVENTS

N
A
S

&
Xy ==
"CF SAFE & ATTRACTIVE
WALKING & CYCLING
COMMUTING ROUTES

ot
GREEN LINKS THROUGHOUT THE NEW
COMMUNITY. EXISTING MATURE TREES RETAINED

& OFFERING SHADING QUALITIES, COMBATTING
THE URBAN HEAT ISLAND EFFECT, AS WELL AS
DRAWING FINGERS OF NATURE & GREENSPACE
THROUGH THE DEVELOPMENT

SUSTAINABLE DRAINAGE SYSTEMS
ENABLING RESIDENTS TO CONNECT

WITH WATER & LEARN ABOUT
THE WATER CYCLE, AS WELL AS
CONTRIBUTING TO CLIMATE RESILIENCE

WILD OPEN SPACES TO
CONNECT WITH NATURE

GREEN SPACE IN CLOSE
PROXIMITY TO ALL HOMES,

OFFERING A GREEN OUTLOOK,
CLINICALLY PROVEN TO
INCREASE MENTAL HEALTH &
WELLBEING
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This Design and Access Slatement (DAS) has been prepared
by fabnk Lid on behall of Fairfax Acquisitions Lid (Fairfax) in
support of an oulline planning applicalion al Ansty Garden
Commurily, hetein referred lo as 'AGC'. or the sile'. A
separate planning application is being prepared for Becchy
Bollom Parkland Rescrve

The purpose of this document is (o explain the process thal
has led to lhe proposals and, in parlicular, lhe extent to which
local canlexl, planning policy and public consullalion has
informed the masterplan

The key 1ole of the document is as follows:

+ Tolllusirale lhe process that has led lo lhe developmentl
proposal al AGC and explain lhe design principles and
cancepts thai have been applied to lhe proposed scheme

+ Tontroduce lhe masleiplan and explain lhe ralionale
behind ils developmenl

+ To sel oul design principles

+ To present the paramelers (o the proposced developmenl in
parameter plans which form part of the planning application

This DAS is inlenided lo serve as a conunon source of
informalion and guidance for all lhose invalved in the fulure
development at the sile. It has been prepated in accordance
with the Governmenl's Planning Praclice Guidance, which
slales a Design and Access slalement should:

{a) “Explain the design principles and concepts that
have been applied to the proposed development

{b) “Demonstrate the steps taken to appraise the context
of the proposed development, and how the design of
the development takes that context inlo account."

‘A development’s context refers to the particular
characteristics of the application site and its wider
setting. These will be specific to the circumstances of an
individual application and a Design and Access Statement
should be tailored accordingly. Design and Access
Statements must also explain the applicant’s approach to
access and how relevant Local Plan palicies have been
taken into account. They must detail any cansultation
undertaken in relation to access issues, and how the
outcome of this consultation has informed the proposed
development. Applicants must also explain how any
specific issues which might affect access to Lhe proposed
development have been addressed’. (Para 031, Guidance -
Making an applicalion, DCLG. 2014.)

AGC 1s localed within lhe Mid Sussex District of the county

of Wesl Sussex, belween Ansly immedialely to the wes!,
Cuckfield approximalely 1 km (0.6 miles) to the north. and
Haywards Heath approximately 2 km (1.2 miles) to the cast
Burgess Hill is another notable town in the aica, approxinately
4 km (2.5 miles) to lhe south of the sile. The sile boundary 1s
illustrated on the adjacent sile location plan

The developmenl sile covers some 100 ha (247 acres) It lies
on undulaling land, lorming ridges and valleys punclualed

by woodland and waterways. Excluding lhe woodland, the
majority of the site is currently arable farmland, with lwo hsled
buildings located in the cenwre of the sile (oulside of the site
houndary), accessed via a lrack Dwellings within the village
ol Ansty line the soulh-weslern edge of lhe site, wilh a small
clusler indenled into (o the north-wesl ol the sile, and a lew
separale properlies localed along lhe easlern boundary
amongst woodland. The northein and north-weslern edygces
are hound by the A272, the B2036 abuts the south-weslem
boundary and West Riddens Farm abuts the southeirn
boundary. The sile is separaled from Cucklield and Haywaids
Heath by inleivening fields Other lhan lhe lane running
easl-wesl through the centre of lhe site pioviding access to

a handful of exisling properlies, lhere is no olher vehicular
access. A public right of way (PRoW) follows (his casl-west
fane, connecting 1o anolher aligned niorth-south at the castern
side of the sile. These PRoWs connect into a wider network of
footpalhs and bridleways in the vicinity

Beechy Bottom Parkland Reserve is proposed lo occupy
some 103 ha (247 acres) of land Lo lhe north-wesl of AGC,

lo the west of Cuckfield and north of Ansly. Il comprises
approximalely 96 ha (237 acres) of farmland and woodland
and 7 ha (15 acres) of private recrealion grassland. it has a
varied topography and consisls of a number ol higher ground
fealdres, which are bisected by streams running N an easl-
wesl direction, crealing a series of genlle valleys The land
comprises a mixture of woodland, grassland and Beech Faim
Field - home of Cuckfield Cosmos faotball club. Whisl this will
be submilled as a separate planning application, it will provide
a tecreational beneht for the existing and new conimunity, as
well as signiicant biodiversity nel gain

Oulline planning application (All mallers reserved excepl lor
access) lor lhe redevelopment of land lo the easl of Ansly lo
creale a new Garden Communily, comprising of the ereclion
of up to 1,450 homes (including 30% affordable housing)

up fo 90 1esidential care (C2 units), a pnmary school, new
SEND schicol, sposts facilities including all weather hockey
piiches and tennis cenlre, allotments, retail, community ang
employmenl uses logether with ancillary and associated
developmenl including new and enhanced pedestrian/cycle
roules, open spaces, and landscaping

The scope of the document is as follows:

Pt

Al lnoaucaon - desceribes the purposce of the document,
conlent and scupe, and inlroduces site

AZ Conie - explores the sile's hislory, pfanning context,
lowmnscape and landscape charactel
At Bascline conditions - assesses Lhe area's exisling
lransporliinks and facililes thal inform the design process,
alongside an analysis of lhe site's consliaints and
opportunities

[ERTIR]

a0t - sels oul the vision for AGC and lhe

Lo Desigin eve
identiiiable stages of the design process

sl Pariinews plns - presenls and explains lhe
parameters which slruclure lhe devetopment

300 thoma 1211 - introduces the masterplan for AGC,
explains the design principles, layoul and development mix,
landscape, land use and buill form

Part ¢

Gl ticaliihy placemakmg - details lhe healthy places
principles and tesultant heallh outcomes of the scheme, and
describes how the developnient achieves the principles set
out in Building for a Heallhy Lile

L2 hndicative phosing & delivery - presents the indicative
phasing plan for lhe development, taking into account key
liiggers and umelnes

Sunary o benctits - concludes the DAS,
sununarising the key facls and benefits aboul the
development
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VIEW FROM THE SITE OVER THE TREETOPS TOWARDS
CUCKFIELD CHURCH

VIEW OF THE PLACE LISTED BUILDING

VIEW FROM A272 AT EASTERN EDGE OF THE SITE TOWARDS
WOODLAND AND TREE BELTS

VIEW OF THE EXISTING SOUTHERN WOODLAND BELT
RUNNING EAST-WEST



HISTORY OF ANSTY

Ansty is localed wilhin the Civil Parish of Ansty & Slaplefield,
which comprises three main seltlements - Ansty, Staplefield
and Brook Street. Ansty also was historically part of the parish
of Cuckfield, which is focused on the village approximately 1
km (0.6 miles) to the north. The centre of Ansty is set on the
top of a hill, which is reporiedly where its name originated
from, Ansty being lhe Saxan lor & ‘lear shaped hill'. Another
interpretation suggests Ansty is laken from ‘An', a personal
name, and 'tighe’, Old English for a paddock or enciosure
Some early maps give the name of Ansty Cross’ for lhis
settlement, Iikely used to demonstrate the convergence of
several local road networks - A272, B2036, Bolney Road and
Deak's Lane. Ansty hislorically formed part of lhe manor of
Cucklield, with earliest references lo the church al Cuckfield
daling from the end of the 11" century. There are a number
of listed buildings in and around Ansly, as well as buildings
that show signs of late medieval origins. These Include Ansty
Farm (now The Place), Pinks Farm (now Butllers Farm) and
Crouchlands Farm (now the Ancient Farm), which is a fine
example of a Wealden house

The area was historically made up of farmsleads A small
collection of dwellings is present in maps in the late 1800s,
focused around the ‘crossroads’ in the middie of Ansty

The village slowly expanded aiong the roads, creating a
predominantly ribbon-style development around the A272
and the B2036 The built up area boundary of lhe village
follows this ribbon development, but was exiended by the
Ansty, Staplefield and Brook Streel Neighboured Plan (2017)
to incorporate lwo sile allocations, devialing from the ribbon
slyle, creating infill development between Boiney Road and the
B2036 at:

+ Land South of Bolney Road - penmission granted in 2019 for
20 no. dwellings (DM/19/1235)

+ Crouch Fields - permission granted in 1999 for 8no
dwellings (CD/028/99/AP1)

Three dwellings were pieviously granted peimission in 2014 to
the rear of Mount Noddy, which was amended to two dwellings
In 2016 (DM/16/4930) However, there has been little other
residential development in the last few decades The only other
developmenl that the village has seen is the ereclion of a new
village hall, which replaced the original village hall built in the

1820s using an ex-World War | hut. This was built in 2022,
providing a modern and much needed community hall and
sporis pavilion for the residents of Ansty and Lhe surrounding
area, and is now a well used community facility

Key elements of (he profile of the community loday, taken from
the Ansty, Staplefield and Brook Street Neighboured Plan
(2017), are as follows

Ansty, Staplefield and Brook Street are popular with young
people bringing up families and also for retirees, bul sees
young adults leave lo live elsewhere

The Parish is an area where affordabillty 1s an 1ssue,
coupled with a lack of affordable housing

There is a buoyant local econamy of highly skilled, self-
employed people, with many working from home

Currently, there is a high reliance on car travel for
movement, parly linked to the limited amount of public
transport available and limiled facilities and amenilies within
the village. The only pub in Ansly closed in 2011 and the
village has also lost its church, shop and post office. The
petrol station and garage al Ansly has a small shop, which
was expanded in 2015. There are no health facililies located
in the parish

+ The recreation ground is the only public space in Ansty

* The village needs ta accommodate a degree of growth in
order lo prosper

Ansty Garden Community will be the next chapter in Ansty's
hislory and will be one which sees a considerable amount of
change. However, this change will be posilive and necessary,
and presents opporiunity for growlh and betterment. It will
replace facilities and amenities which have been lost in

the village, along with providing new ones 1o serve Ansty

as a whole It will provide much needed new housing,
enabling young adulls to stay within Lhe vicinity, and provide
accommadation for Lhe elderly so Lhey, too, can slay in the
vicinity when they need to downsize or require addilional
support It will alsa contribute to the wider district's housing
land supply requiremenis and will generate cntical mass to
improve transport links, such as bus services. AGC wilt retain
the core elements of Ansty's identitly, whilst providing all the
necessary infrastructure to support the new communily, and lo
do so sustainably

O
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HISTORIC DEVELOPMENT OF ANSTY
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NATIONAL POLICY

National Planning Policy Framework

The National Planming Policy Framework (2023) identifies the
need lo significantly boost the supply of housing to deliver

a wide choice of high quality homes, widen opporlunities for
home ownership and create suslainable, inclusive and mixed
communities, It also states lhal developmenl should be aclively
managed lo make the fullest possible use of public transpart,
walking and cycling, and focus significant development in
locations which are, or can be made, sustainable. Paragraph
11 of the document states lhal al the heart of the document is
a presumplion in favour of suslainable development

The Government, lhiough the NPPF, altaches imporance

to the design of the built environment. Good design is a key
aspect of sustainable development, is indivisible from good
planning and should conlribute positively lo making places
beller far people This application is being made in outline and
so does not conlain detailed design praposals However, the
design principles set oul in this DAS and in the accompanying
Design Cade, in combinalion with the frarmewark provided by
the parameter plans, will sef the context for good design at the
Reserved Matters stages

LOCAL POLICY

The site is not currenlly allocated for development through the
adopled development plan, bul it is being aclively promoled
to MSDC for inclusion in the further consullation slages of the
emerging Local Plan Whilst the cuirenl planning policies for
delivering housing, as sel out in the adopled Local Plan, can
be considered lo be oul-of-dale (over five years has passed
since the Local Plan was adopted), it is recognised that MSDC
are currently able to demonstrate a five-year housing land
supply and as such the presumption of favour of sustainable
deveiopmenl, as sel out in the NPPF, is not engaged for the
moment

The site is in a suslainable localion, located oulside but
adjacent to the existing settlement of Ansty. The context of
development on this site being sustainable was affirmed in
the Sustainability Appraisal which accompanied the emerging
Local Plan documents that have been published as part of the
Reguiation 18 public consuitation process

The emerging Disbict Plan stralegy i1s clear that one of ils key
principles is looking to promote growth at both sustainable
and less sustainable settlementis. The emerging Mid Sussex
Plan does nol distinguish which settlements are considered

lo be less sustainable and more suslainable, but based upon
the settiement hierarchy (as per Policy DP6 of the adopted
District Plan). Ansly is identified as a small village wilh limiled
services and is assumed lo be considered by MSDC as a less
sustamable selllamen)

With regard to less sustainable settlements the proposed
strategy in the emerging Plan seeks lo:

“Extend existing less suslainable communities, which
currently have the benelit of only limited services, with
development of a scale which can provide the infrastructure
and services which will not only meet the needs of the new
community but of those in the existing community as well
This can be achieved by developing a single large site
providing facilities and services on site..... This stralegy will
help to reduce the tidal flow of people oul of the settiement
each day by providing new neighbourhood centres with
potential for appropriale scale commercial development
and new schools, along with affordable and specialist exira
care housing and accommodation for older people in the
community.

“Based around the 20-minute neighbourhood principles,

the Plan seeks lo deliver complete, compacl and well-
connected communilies which provide the facilities and
services {o support the day to day needs of the community
as a whole, accessed by waltking wheeling and cycling The
Plan will also seek lo support the continued trend of home
working and the many associated benefits it can bring to our
communities in terms of wellbeing and life/ work balance,
supporting local businesses and services, reducing the
need lo travel by car”

Ansty is an existing selllement that will benefit immeasurably
from the delivery of signilicant growth. This site piesents

a unique opportunity for a sustainable garden community
extension to the village, whilst providing a wide range of
facilities including a new primary school, SEND school,
communily facilities, retail and employmeni space, sports
facililies notably for hockey and lennis, and additional homes
All of these aspects together, along with the exisling facililies in
Ansly, can make a more sustainable community in this location
that embraces the 20-minute neighbourhood principles

OTHER CONSIDERATIONS
Living With Beauty

The Building Belter, Buillding Beautiiul Commission published
its reporl, Living With Beauty, Promoling health, well-being
And sustainable growth, in January 2020 The Commission
was responsible for developing practical measures that will
help ensure new housing developments meet lhe needs and
expectations ol communities, making them more likely to be
welcomed, rather than resisted, by existing communilies

The commission had three primary aims:

-

To promote betler design and style of homes, villages,
lowns and high streets, to reflect what communities want,
building on the knowledge and tradilion of what they know
works for their area

nN

To explore how new settlements can be developed with
greater comimunity consent

w

To make the planning system work in support of better
design and slyle, hot against it

The report proposes a new development and planning
[ramework, which will:

« Ask for beauly
- Refuse uglness

+ Promote stewardship

Beauly is defined within the report at three scales:

+ Beautifully placed (sustainable seltlement patlerns sitting in

ihe landscape)

Beauliful places (slreets, squares and parks, the 'spirit of
place")

This structure helps to define what beauly is and means, and is

adhered to within the design process for AGC

The aims and guidance within Living With Beauty are
recognised in the NPPF, published in September 2023, with
the word beautiful making its way inlo paolicy for Lhe first time
Being "beautiful’ will now be:

= Part of the sacial objeclives of the planning system as a
whole (paragraph 8)

One of the key objectives for large new housing schemes
(paragraph 73)

An intrinsic part of ensuring (hat land is used efficiently,
whilst also creating beautiful and sustainable places (125)

= Overall, heing 'beauliful' is fundamental to what the
planning and development process should achieve'
{paragraph 126)

This work must be regarded in he design process of AGC, and
also in the Council's consideration of lhe planning application

Other key documents

A number of other documenls are of relevance to development

al AGC These include:

* Mid Sussex Dislricl Plan 2104-2031 (2018)

= Site Allocalions DPD {2021)

« Ansty and Staplefield Neighbourhood Plan (2017)
= National Design Guide (2019)

« Mid Sussex Design Guide (2020)

* High Weald Housing Design Guide (2019).

These documents provide a further policy framework to guide

the details of the development, parlicularly in ensuring the
development is well-related to its context
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TOWNSCAPE

'Townscape, like the rural landscape, reflects the
relationship between people and place and the part it
plays in forming the setting to our everyday lives. it
results from the way that the differant componenis of our
environment — both natural and cultural - interact and are
understood and experienced by people.'

(Natural England, 2014)

The settlement of Ansly is fermed of ribbon development along
the main roads which pass through it. Dwellings are lypically
set back from lhe main roads by intervening vegetation,

such as subslanlial hedgerows and trees, and lronl gardens
of at least 5 min depth Therefore, the landscape Is the
predominant feature of the iownscape passing through Ansty,
where landscape provides the feeling of enclosure rather lhan
the built form {(Photo 1). The only exceplion is along ithe A272
lo the north of the village centre, where ‘The Olde Shop' and
adjacent semi-delached dwellings are set much closer lo the
road, wilh only around a 2 m set back, prowiding a harder, buill
edge 1o the streetscape (2). Due to the lopography, it is not
uncommon for the dwellings to be built orn higher ground than
the street, with steps or a sloping drive connecting the front of
the dwelling and Lhe slreel (3)

The original urban grain has been eroded along the B2036 (o
lhe south af the roundabout, where the onginal buill form has
been demolished and replaced with the Shell garage and CMW
car dealership. This provides a stark gap in the sireelscape,
which is instead dominated by car parking, hardstanding and
much larger warehouse-slyle buildings {4)

The lownscape has also changed somewhat wilh recent
development in the last [ew decades, which has developed
land previously associated with larger dwellings or farmland,
around Uplon Drive and Crouch Fields These create small cul-
de-sacs, which are a departure from Lhe historic character of
the village, with dwellings sel lairly close 1o the slreel with lillle
or no vegetalion or boundary lrealmenl present (5)

Dwellings are generally two lo lwo-and-a-hall sloreys and a
mixture of detached and semi-detached houses. Towards the
centre of lhe village and along the main roads of the A272,
B2036 and Bolney Road, the dwellings are grouped tighter
logether, whereas along the more rural roads and at lhe
edge of the village, the dwellings are spaced further apart,
such as along Deak's Lane and Cuckfield Road where the
paltern of iibbon development disperses into larger plols with
dwellings sel back furlher [rom the road along a private drive
The grouping of dwellings is different again within the newer
developments within the village

Characlerislics of a small lown can be seen in Cuckfield The
main lhoroughfare, B2036/High Street, Is lined with two 1o
Ihree storey terraced buildings - a mixture of retaif, commercial
and residential dwellings, immediately at the back of the
pavement or with a small set-back of perhaps 1 m (6). This
creales a much harder townscape with a strong feeling of
enclosure by built form and little gieen infrastructure, other
than occasional front gardens or trees in the pavement, with
pavement widlhs varying. The slreet is much wider here, with
room far on-slreel parallel parking

TOWNSCAPE CHARACTER AREAS

VIEW ALONG B2036, WITH TOWNSCAPE INFLUENCED BY
VEGETATION, ALONG STREET & IN FRONT GARDENS, WITH
ONLY THE CHIMNEY TOPS OF THE DWELLINGS VISIBLE

2 DWELLINGS ALONG THE A272 WITH SMALL SET BACK,
CREATING A HARDER STREETSCAPE

3 HISTORIC STREETSCAPE ERODED BY PRESENCE OF SHELL
GARAGE IN CENTRE OF ANSTY

4 VIEW ALONG BOLNEY ROAD WITH DWELLINGS SET BACK
FROM STREET ON HIGHER GROUND, ACCESSED VIA STEPS/A
SLOPED DRIVE

5 NEW DEVELOPMENT OFF BOLNEY ROAD, IN CUL-DE-SAC
ARRANGEMENT WITH LITTLE/NO BOUNDARY TREATMENTS

6 VIEW ALONG HIGH STREET WITHIN CUCKFIELD

ANSTY GARDEN COMMUNITY | DESIGN & ACCESS STAIEMENT
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DENSITY STUDIES

Ansty

Ansly is a small village, wilh the setllement primaily in

lhe form of ribbon development alang the A272, B2036

and Bolney Road. Densilies are lypically very low, due to
dwellings being focussed along the sireets, wilhin plols wilh
large back gardens. For example, the density along Bolney
Road is around 12 dph. There has been some recent infill
developmenl around Bolney Road and Crouch Fields
However, (his is still of a fairly low density, al around 23 dph
and 16 dph respeclively

Cuckfield

Cuckfield is a large village or market town, approximately 1

km (0.6 miles) 1o the norh of Ansty. Whilst the settiernent
originally lollowed the same ribbon development pallern as
Ansly, locused around the main roads of the High Streel,
Broad Street and lhe B2184, development has gradually filled
in between lhese slreels and expanded oulwaids along new
residential roads and cul-de-sacs, which accurred from around
the 1950s onwards. The settlement is therefore much denser
than Ansly, with the adjacent examples illustiating densities ANSTY 1 - BOLNEY ROAD {12 DPH)
of 19 dph, 21 dph and 38 dph. There is no particular pallein
of densilies, as in a typical selllemenl where It is most dense
alils core, and leas| dense al its extremilies. Due to the
piecemeal developmenl al ils cote and tecenl development at
ils edges, densities vary throughoul

ANSTY 3 - CROUCH FIELDS (16 DPH)

SITEBOUNDARY
SPARKLAND RESERVE
ARY

o/ 3.‘]

CUCKFIELD 1 - BRICK LANE (36 DPH) CUCKFIELD 2 - BUTTINGHILL DRIVE {39 DPH} CUCKFIELD 3 - GLEBE LANE/LONDON ROAD (38 DPH)
ANSTY ) BOLNEY ROAD 235 HA 2B i2 DPH
ANSTY 2 UPTON DRIVE 084 hA 19 23 DPH
ANSTY 3 CROUCH FIELDS 052 HA B 16 DPH
CUCKFIELD 1 BRICK LANE 093 HA 37 39 DPR
CUCKFIELD 2 BUTTINGHILL DRIVE | 51 HA 59 3% DPH
CUCKFIELD 3 GLEBE LANE/LONDON ROAD b4l HA 46 31 DPH

DENSITY STUDY AREA LOCATION PLAN
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Haywards Heath

Haywards Healh ligs approximately 2 km (1.2 nmiles) lo the
easl of Ansty, linked via the A272 The selllement has been
largely influenced by the railway line which links Haywards
Heath wilh London Victoria and Brighton on the Soulhern Line/
Gatwick Express, and further to Bedford and Cambndge on
Thameslink  Thus, lhe densest area is around the vicinity of
the slalicn, where an apartmenl block has been measured al
213 dph (Haywards Healh 3)

Starling from a nodal settiement pallern around lhe slalion,

the seltlement has steadily expandced to the size it is today
over he last century. wilh residential neighbouthouads forming
around the town, with no parlicular continuity of character

or form The maost recent residential developmenl can be

found at the edges ol the lown, with fairly long and indirect
conneclions (o lhe town cenlre and ralway slalion. The town
has now subsumed lhe previously separale villages of Lindfield
la the north and Walslead to the east, and 1s edging towards
Cuckfield lo the west

Due to his piecemeal expansion, as wilh Cuckfield, the
densilies lo nol follow a lypical pattern of selllements wilh a
dense core and less dense periphery, aside [rom the inslances
ol aparlment blocks wilhin lhe cenlre. Otherwise, the densities
llustrated adjacent range flom 17 dph to 36 dph in different
parts of the lown

@ GCO0IERARTH

STUDY AREA
¥

HAYWARDS HEATH 3 - PERRYMOUNT ROAD (213 DPH) HAY)WARDS HEATH 4 - TRUBWICK AVENUE, BOLNORE VILLAGE (36 HAYWARDS HEATH 5 - ROBERTSON DRIVE (33 DPH)
DPH
CUCKFIELD 4 CHATFIELD ROAD/WHEATSHEAF 312HA 32 DPH
LANE
HAYWARDS HEATH 1 QUEENS ROAD/GORDON ROAD 124 HA 45 34 DPH
HAYWARDS HEATH 2 QUEENS ROAD 2,08 HA 93 44 DPH
HAYWARDS HEATH 3 PERRYMCUNT D68 HA 145 213 DPH
HAYWARDS HEATH 4 TRUBWICK AVERMUE, BOINORE 45 HA 176 36 DPH
VILLAGE
DENSITY STUDY KEY HAYWARDS HEATH 5 ROBERTSON DRIVE )2 HA 107 33 DPH

ANSTY GARDEN COMMUNITY | DESIGN & ACCESS STATEMENT
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ARCHITECTURAL DETAIL & MATERIALS

The character of the area owes much to the rich variety of
architectural forms, slyles and malerials represented by its
buildings. These reflect the influence of successive hislorical

periods as the settlements have expanded There are domestic

vernacular buildings, grand mansions, commercial buildings
and institutional buildings, the latter of these mainly found
within Cuckfield and Haywards Heath

The prevailing materials characteristic of Mid Sussex are as
follows:

- Clay liles

< Sandstone (typical of High Weaid area)

« Red brick

Flintwork {typical within the southern part of the District)

These malerials are lypically found in Ansty, Cuckfield and lhe

surrounding villages, as illustrated within the adjacent images

Materials on older dwellings represent those which are sourced

locally, however those with Victorian or Regency fagades
include imporied slate, and several medieval buildings were
refaced in brick and clay liles in the 19" cenlury. Key features
through the ages are as {ollows:

Sandstone is more typically used on grand instilutional
buildings, reflecting their importance

« 16" and 17" century buildings often have a dominance of
timber {framing

« 18" century buildings display a dominance of locally
available brick, which continued to be the main building
material lhereafier The dark red colour of much of lhe
brickwork is due to the high levels of iron 1n the local
Wealden clay

= Some buildings are finished in render or painted brickwork,
predominantly while or cream in colour

= Wealden clay tiles are used for roofs and lile hanging in a
variety of palterns

Buildings tend to be simple in form, with regular openings
Traditional architectural details include:
« Hipped and half-hipped roofs

+ Pendiced hoods

+ Gauged brick arches

= Dentil courses

« Modillion cornices

« Stone plinths

+ Flat headed door hoods

» Gabled and hipped dormers

+ Sash windows

< Panelled and plank doors

= Chimney stacks

ANSTY GARDEN COMMUNITY | DESIGN & ACCESS STATEMEN!

RED BRICK, CLAY ROOF TILES, HUNG TILES,
DORMER WINDOW, GABLE END, WARNINGLID

HORSHAM STONE WITH A BRICK CHIMNEY,
ARCHED DOOR, CLAY ROOF, SLAUGHAM

RED BRICK WITH BURNT HEADERS & CLAY
HUNG TILES DETAILING, HALF HIPPED CLAY
ROOF, CHIMNEY, 2 STOREYS, WARNINGLID

RED BRICK, HUNG TILE WITH SCALLOPED
DETAILING & CLAY ROOF, SEMI-DETACHED, 3
STOREYS, BOLNEY

FLINT WITH BRICK BANDING, PORCH WITH
CLAY ROOF TILES & CHIMNEYS, DETACHED, 2.5
STOREYS, HENFIELD

WHITE PAINTED BRICK, WITH SOME HUNG
TILE DETAILING, NO PORCH, BAY WINDOW,
HALF HIPPED CLAY ROOF WITH DORMERS &
CHIMNEY, 3 STOREYS, DETACHED, CUCKFIELD

o

BRICK AND RENDER WITH CLAY HUNG
TILES, DECORATIVE WINDOW WITH TIMBER
DETAILING, 2 STOREYS, BOLNEY

WHITE PAINTED BRICK, CLAY ROOF, CHIMNEY,
TIMBER DETA|L,2 STOREY, ANSTY

PASTEL COLOURED RENDERED DWELLINGS,
SLATE TILES, 2.5 STOREYS WITH STEPS UPTO
FRONT DOOR, CHIMNEYS, GEORGIAN 5TYLE
WINDOWS, CUCKFIELD

MIXED BRICK, TIMBER CLADDING,
CONTEMPORARY STYLE PORCH & WINDOWS,
SLATE TILES, 2.5 STOREYS, DETACHED WITH A
DOUBLE GARAGE, CUCKFIELD



LANDSCAPE DESIGNATIONS

The LVIA submitted as Volume 3 of the Environmental
Statement provides a detailed summary of the landscape
designations relevant Lo the sile A summary is set oul below

The High Weald Area of Outstanding Natural Beauty (AONB),
a designation of national significance, is located immediately
to the north-west of the sile The boundary of which is defined
by the A272 corridor, which also forms lhe north-weslern
boundary of the site

There are no landscape designalions wilhin the site at the
nalional, regional or local level. Additionally, the sile does

not lie within a strategic viewing corndor covered by planning
policy. The site contains approximately 7 3 ha (18 acres) of
Ancient Woadland Inventoiy as 'Ancient and Semi-natural
Woaodland', listed by Natural England, which will be prolected
and enhanced Much of lhe remarning woodland is identilied
as deciduous woodland thal is in lhe Piionly Habitat Inventory

A Local Wildlife Site abuts the south-eastern boundary of
the site. Further to the south-east, approximately 590 m from
the site, lies Heaselands Grade Il listed Registered Park
and Garden. A house and garden have been present here
since 1874 and lhe listing is described as ‘a mid (o late C20
plantsman's garden with formal elements and extensive
ornamental woodland '

Within the wider area, the local nature reserves of Blunts

and Paiges Wood are located 1 3 km/0 8 miles to the west

ol the sile, and Ashenground Road and Bolnore Woods are
located 1 6 km/0.9 miles to lhe wesl of Llhe site. A number of
Pubiic Rights ol Way cross lhe site and provide foot and cycle
connections between Ansly, Cuckfield and the surrounding
landscape

LANDSCAPE CHARACTER

National character assessment

The general characler of the English couniryside has been
described at a natlional level by Nalural England The sile lies
within lhe periphery of the area identified as NCA 122: High
Weald, adjacent to NCA 121: Low Weald

The key characleristics of NCA 122: High Weald, pertinent to
the local area described as:

= ‘A dispersed settlement paltern of hamlels and scallered
farmsteads and medieval ridgetop villages faunded on trade
and non-agricultural rural industnies, with a dominance of
timber- framed buildings

Ancient routeways in the form of ridgelop roads and a
dense system of radiating droveways, often narrow, deeply
sunken and edged with trees and wild flower-rich verges
and boundary banks Church towers and spires on the
ridges are an important local landmark. There is a dense
nelwork of small, narrow and winding lanes, often sunken
and enclosed by high hedgerows or woodland strips

= Anntimate, hidden and small-scale fandscape with
glimpses of far reaching views. giving a sense of
remoteness and tranquillity yet concealing the highest
density of timber-frarned buildings anywhere in Europe
amidst lanes and paths

Strong feeling of remoleness due to very rural, wooded
character. A great extent of interconnected ancient woods,
steep-sided gill woodlands, wooded heaths and shaws in
generally small holdings with extensive archaeology and
evidence of long-term management

+ Extensive broadleaved woodland cover with a very high
proportion of ancient woodland with high forest, small
woods and shaws, plus steep valleys with gill woodland

Small and medium-sized irregularly shaped fields
enclosed by a nelwork of hedgerows and wooded shaws,
predominantly of medieval origin and managed historically
as a mosaic ol small agricuflural holdings lypically used for
livestock grazing

+ A predominantly grassland agricultural landscape grazed
mainly wilh sheep and some catlle

+ An essentially medieval landscape reflected in the patterns
of setllement, fields and woaodland

+ High-quality vernacular architecture with distinct local
variation using local malerials., '

The opportunities and landscape changes identified in the
assessment pertinent Lo the sile are set oul below:

‘Maintain and enhance the existing woodland and pasture
components of the landscape, including the hisloric field
pattern bounded by shaws, hedgerows and farm woods,
to improve ecological function at a landscape scale for
the benefit of biodiversily, soils and water, sense of place
and climate regulation. safeguard ancient woodiands and
encourage sustainably produced timber to support local
markels and conlribute to biomass production

« Maintain and reslore the natural function of river catchments
at a landscape scale, promoting benefils for waler quality
and waler flow within ali Wealden rivers, sireams and flood
plains by encouraging sustainable land management and
best agricultural praclices fo maintain good soil quality,
reduce soil erosion, increase hiodiversily and enhance
sense of place..

Mainlain and enhance the distinctive dispersed settlement
pattern, parkland and historic pattern and features of the
routeways of the High Weald, encouraging the use of
locally characleristic malerials and Wealden praclices lo
ensure that any development recognises and retains the
distinctiveness, biodiversity, geodiversity and heritage
assels present, reaffirm sense of place and enhance the
ecological function of rouieways lo improve the connectivity
of habitats and provide wildhfe corridors

Manage and enhance recreational opportunities, public
underslanding and enjoyment integrated with the
conservalion and enhancement of the natural and historic
environment, a productive landscape and tranquillity, in
accordance with the purpose of the High Weald AONB
designation '

]
O
|
[ |

LOCAL DESIGNATIONS

1 =

SITE BOUNDARY

PARKLAND RESERVE BOUNDARY

EX{STING WOODLAND

ANCIENT WOODLAND

AREA OF OUTSTANDING NATURAL BEAUTY (AONB)
LOCAL WILDLIFE SITE

PUBLIC RIGHT OF WAY
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Local character assessment

Althe Counly level the whole of e site lies within the
Landscape Character Area FIW4 High Weald Fringes. as
identilied within lhe Wes!t Sussex Landscape Characler
Assessment (2003)

Althe Distuct level the sile les wilthin the Landscape

Character Area 10 High Weald Fringes, as ideniified within the

Mid Sussex Landscape Character Assessinenl (2005)
The key characterislics for bolh the County and Disliict Areas
pertinent lo the sile and 1ls immediale conlexls are

+ ‘Wooded, often confined rural landscape of intimacy and

cornplesity partly within the High Weald Arca of Outstanding

Natural Beauly (AONB)

= Soull and east-draning qilfs and broad ridges sweeping
gently down to the Low Weald

+  Significant woodland cover. a substantial portion of it
ancient, and a dense networlc of shavss. hedgerows and
hedgerow trees

= Patlein of small, riegular-shaped nssail fields and larger
helds .,

Biodiversily concentrated i the valicys. heathland, and
woodland

Network of fancs, droveways, tracks and foolpaths

= Dispersed lustonic selifement pattorn. close fo Horsham,
the principal scitloments Cuckfivld, Haywards Heath and
Lindfield and a lew villages and hamiels.

FRINGES

D

COUNTY LEVEL LANDSCAPE CHARACTER AREAS

@ APPROXIMATE SITELOCATION

HIGH WEALD

Some busy laries and roads including A and 8 roads
houndiig the area to the west and other toads crossing
north to south, including the A23 Trunk Road

London to Brighton Railway Line crosses the arca al
Haywards Heath

Designed landscapes and exolic lreescapes associated with

large country houscs.'

Landscape and visual sensilivilies (which are perinent o Lhe
site) are desciibed as:

BURGESS
HILL

‘Woodland cover fimits the visual sensitivity of the landscape
and confers a sense of inttimacy, scctusion and trandguithly

Unobtiusive seltfemoent pattenin in matiy parts

Older. small assart pasiures contubute (o the inimacy of the
landscape

Important pockets of rich biodiversily are vulnerahie 1o 10ss
and change

Nelwork of lanes, cioveways, tracks and loolpaihs piovides
a nch tenain for horse-nding, cycling and walking and for
the appreciation of nature

Selllement pattein currently sits well wilhin the 1ural
fantscape although there is a danger of the cumulative
visual impact of buildings and other struclures. particuiarly
on the south side of Haywards Heath

Legacy of designed landscapes and lregscapes '

NCAwz boundary mmm
Other NCA boundary ~=
Area cutside NCA 122 -

Nationai Park

Area of Quistanding 1)
Natural Beaury

10KmM

ol

oy b .ﬁij

National Character Area 122
High Weald

Note:in mostinstances, the NCA boundary & not
preciszly mapped and should be considered gz a
zore of transition between NCAs.

NATIONAL LANDSCAPE CHARACTER AREAS

@ APPROXIMATE SITE LOCATION
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A comprehensive visual assessmenlis sel oul wilhin lhe LVIA
(Volume 3 ol the Environmenlal Statenienl) submilled with
this application. The followihg text and pholographs provide

a brief summary of the visual baseline. Views of the site are
experienced by receplors in he immediate local environs,
where lhe site is visible in the contexl of the existing vegetation
and topography and adjacent buill form: Beyond this, due to
lhe combinalion of lopography and vegetalion, lhe site is nol
readily disceinible or apparent. The following visual receplors
are consideled to have views of the site. The site does not lie
within a strategic viewing corridor covered by planning policy

RESIDENTIAL

The existing residenlial properlies alang lhe A272 in Ansly and
accessed via PRoW 62CR within the sile have opet or partial
views of lhe western site boundary vegetation and partial
views of the fields within the cenlral westen parl of the sile
The Grade Il listed buildings of The Place and Barn North of
Forsylh's Faimhouse localed cenlrally to, bul outside, the site
have open views of the cenlial section of the sile

To the soulh tesidential properties along the B2036 in Ansty,
including the Grade Il listed Wesl Riddens Farmhouse have
open views of lhe southern section of the site. The tidgeline
and tiees within Lhe sile obscure views of the cenlral and
norlhein seclions of lhe site (viewpoint 1)

Highbridge Mill Cottages have open views of the cenlral
section of the site, however, the Grade 1l listed Highbridge

Mill is concealed within the woodland and has limiled visual
connectivity with the site due to the topography and mtervening
woodland The Grade Il Mackerell Callage to the easl of Ihe
site is set within woodland and views nf the sile are truncated

Views of lhe site [rom the pioperties along Copyhold Lane

1o the east of the site are truncated by the intervening
lopography and veyelation (viewpoint 2). Views of the sile
from Cuckfield Park to the northi-west of the sile are truncated
by the inlervening vegetalion Views from the southein edge of
Cuckfield are also limited by lhe exisling boundary vegetalion
and inlervening vegelation

TRANSPORT CORRIDORS

Views of the sile Irom the surrounding road nelwork are limiled
lo those roads runnming adjacent to Lhe site boundares, o in
close proximity lo the site. Open views of parl of lhe sie occur
fromi the road conidor of lhe A272, lo lhe wes! and northwesl
of the sile, which paitly forms the edye of the High Weald
AONB {viewpoint 3) Addilionally, theie aie upen and partial
views of parl of the site from the road corridor of the A272 to
the north of the site and from the B2036, lo Ihe south-west of
ihe site {viewpoint 1). The characler and amenitly of lhe view
is of a well-vegelaled road cornidar with glimpsed views of
agricultural fields and woodlands Copyhold Lane lo lhe east
of the site has an enclosed character with dense vegetation
defining the road corridor, which provides access to a nuniber
of private residential properties (viewpaoint 2} Views of the site
are lruncated

PUBLIC RIGHTS OF WAY

There are open views of the sile from the PRoW nelwoik within
the sile (viewpoints 4 and 5). although due to lhe undulaling
and well-vegelated nalure of lhe sile these open views are
liniled to paris of the site with no localion where lhe whole of

the site is visible

From lhe surrounding landscape, views from the PRoW
nelwork are limited to those in close proximily to the site
boundaiies (viewpoint 6) or from elevated positions 10 the
noith (viewpoint 7). The character and amenily of these views
are generally of an undulating agricultural landscape wilh a
well-defined field pattern with imaluie hedgerows, trees and
woodlands. Partial views of the field parcels located in elevated
pasitions within the site are appaient. set below lhe distant
treed horizon from PRoW 6aCU Residental buildings form a
discrele component of the view. nestled wilhin the well-lreed
landscape The ridge line of the Soullh Downs National Park 1s
visible on Lhe distant horizon from this location {viewpoint 7)

Views (rom the PRoW nelwork to the south and easl of the
site are limited to open or partial views of the southern site
boundary vegetation set within an agricultural setting. The
soulhern and eastern boundary vegelalion lruncates views of
lhe internal anangements of ihe sile {viewpoint 8)

Views [rom lhe PRoW nelwork wilhin the AONB are limited
to PRoW 60CR immediately west of the site, where there
are partial views of the westein sile boundary vegelation
(viewpoint 7). Views from the routes within the wider AONB
are truncated by the inlervening layers of vegelation and
topography. Views are characterised by pasloral fields set
within a welt wooded framework

COMMUNITY BUILDINGS/CEMETERY
There are open views across the suirounding landscape
from the cemetery associaled with the Holy Trinity Chureh,
Cuckfield. The elevated position of this cemetery allow for
some long distance views between gaps in the boundary
vegelation Views of the site are truncated from this location
(viewpoint 9)

PLACES OF EMPLOYMENT

Those working in Warden Patk Academy in Cuckfield 1o

the north-east of the site have open views across the wider
landscape and the site from the playing fields The characte
and amenily of the view is the same as thal [rom PRoW 6aCU
(viewpoint 7) Those working within the wider agricullural
landscape also have views of lhe site from Lhe higher ground
lo the norh and the immediate surroundings lo the east and
west

VISITOR ATTRACTIONS & OPEN SPACE

There aie parlial. glmpsed views of the western site boundary
vegetation fiom Ansty Recreation Ground/Cricket Club and
Cluly House to the west of the site. The intervening vegetalion
along the A272 limits visual conneclivity with the users of lhese
facillties

VIEWS FROM WITHIN HIGH WEALD AONB
Within the wider landscape, views of the site are obscured
due o the intervening woodland, trees and topography

As such, lhete is litlle to no inler-visibility belween the sile
and the adjacent wider and elevated landscape of the High
Weald AONB beyond ils immediate easlein edge and selling
(viewpoints 3 and 6)

Cuskiield Park)
N gr\ ~ 1 bF
e

2 Courtl

 Sch

Newbury Pond

: :
3 Al

VIEWPOINT LOCATION PLAN

u ASSESSMENT SITE BOUNDARY

=4/ LOCATION OF PHOTOGRAPHIC VIEWPOINT - OPEN VIEW (AN OPEN VIEW OF THE WHOLE OF THE SITE OR OPEN VIEW OF PART OF
1S THE sITE).

LOCATION OF PHOTOGRAPHIC VIEWPOINT - PARTIAL VIEW {A VIEW OF THE S5ITE WHICH FORMS5 A SMALL PART OF THE WIDER
(1 PANORAMA, OR WHERE VIEWS ARE FILTERED BETWEEN INTERVENING BUILT FORM OR VEGETATION).

LOCATION OF PHOTOGRAPHIC VIEWPOINT - TRUNCATED VIEW (VIEWS OF THE SITE ARE OBSCURED BY THE INTERVENING BUILT
FORM AND / OR VEGETATION, OR IS DIFFICULT TO PERCEIVE].
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APPROXIMATE LOCATION
OF THE SITE

1F SITE THERE ARE OPEN VIEWS OF THE SOUTHERN FIELDS WITHIN THE SITE, SET AGAINST A WODED BACKDROP ir THE #i ar:mrnm
ISIBLE ON THE RISING GROUND TO THE 50UTH OF THE 3ITE ISOLATED TREES WITHIN THE OPEN FIELDS ARE PROMINENT FEATURES WITHIN THE SITE

VIEWPOINT 1: VIEW FROM THE BI026 & EnvT ESQUTH-WESTERN BOUNDARY O ITE. LOOAING EAST ATROSS THE HERN SECTICN ©
WOQODLAND WITHIN THE SITE AND OTHER SURROUNDING WOODLANDS TO THE EAST THE GRADE I WEST RIDDENS FARMHOUSE IS

APPROXIMATE LOCATION
OF THE SITE

3 » 1

' v £ £ o 3 A4 ey U -y - = Ml T
5 ] IDORING F 19 it [3E SO0 EAR L avE (1 S5 AMD VEGETATION THE CHARACTER OF THE VIEW 1S OF A RURAL LANE SURROUNDED 8Y AGRICULTURAL FIELDS AND
VEGETATION

VIEWPOINT 3: VIEW FROM Tl A2 THE WESTERN BOUNDARY OF THE S1TE ORING SOUTH EAST ACROES THE SITE. QREN VITWS OF THE FIFLRE WITHIMN THE M
HORIZON VIEWS OF THE SOUTHERN SECTION OF THE SITE ARE OBSCUFPED BY THE INTERVENING TOPOGRAPHY
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CENTRAL RIDGELINE THE PLACE

WITHIN THE SITE LISTED BUILDING F A -

VIEWPOINT 4: Vil w [t 5 TAC THE SITE EWOODIANTS IN THE VALLE 1 DINE WEHTHUN E SIE 4 G Fa L .‘ 7 t g G THE ADMNE -!i
CRADL 1 LISTE +IH LACE 15 VISIRLE AMCIMIGST THE TRET U ARCUND THE CENIRE ©OF THE SITE

= = .

e
HIGH WEALD AQONB

VIEWPOINT 5: VIEW F 4R WITHIN THE CE 3 LOOKIM 1 t [ AND OPELTFIELD IN T
WOOLE SORIZON s L COMBINATION GF WO 5 AND 2 it b
[ISTALL

APPROXIMATE EXTENT %2
QF THE SITE

VIEWPOINT TENY FROM IROW a0 CR THE HIGH A 8 . 5 . i s i A L F i i} JIDING WITHIN CUCKE
TRUMNC BY THE INTERYENING BOUN r 3 T ¥ TEEED FRAMEWOEK
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APPROXIMATE LOCATION
QOF THE SITE

P—I_*i

THE PLACE
LISTED BUILDING

VIEWPOINT 7: VIEW FROY CUTOTHE NORTH-EAST OF T 1o B35 1 [ THE ELEY CF THIE ITE ATCOWE OFERN FARORAMIC VIEWS ACROSS 1HE WIDER LANDSCAPE TOWARDS THE SOUTH DOWNS NATIONAL PARK
RIDGELINE THE RISING GROUND WITHII I THE CENTRAL SECTION OF THE SITE 1S PARTIALLY VISIBLE WHERE BREAKS IN THE WOODLAND COVER ALLOW THE PLACE AND PROPERTIES WITHIN ANSTY ARE DISCERNED SET AMONGST THE TREES ON THE INTERMEDIARY RIDGELINE

W B4CR T3 THE &€ |I.Ii|| W THE

VIEWPGINIU . 5 1oy ¥ i 1™ ALONG THE SOUTHERN EDGE OF THE CEMETERY
AND WITHIN THEINTEPVENING LANDSCAPE THE CHARACTER OF THE VIEWI OFACEMETERVWITHINAPURA( SETTING
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ECOLOGY for species of conservation concem. Any loss of habitals of

DESIGNATED SITES & HABITATS

As mentioned in the Landscape Designalions section, the sile
lies on ihe border of the High Weald (AONB) 1o the north-east
and, Great Wood & Copyhold Hanger Local Wildlife Site (LWS)
1o the south-easl, as well as being within 2 km of Blunts and
Paiges Wood Local Nature Reserve (LNR) and Ashenground
and Bolnore Woods LNR.

The closest statutory designated site is the Ditchling Comimon
Site of Specific Scientific Interest (SSSI), which is situated
approximalely 4 5 km (2.7 miles) lo Lhe south-easl of the site
and is considered to be well outside the zone of impact from
the construction phase of lhe developmenl. There are no
Natura 2000 sites (such as Special Protection Areas) siluated
within 10 km {6 21 miles} of the site

The site consists mostly of a wooded gill valley which is
ancient in arigin, and several old, abandoned water meadows
The ground flora is generally quile species-rich and well-
developed, becoming increasingly so nearer the streams. The
site also has particularly good fern and bryophyle communities

ON-SITE HABITATS

The site contains twelve different habitats, including arable
fields, woodland, grassland, species-rich hedgelows, standing
water and running waler Il contains approximately 7 3 ha of
Ancient Woodland and 16 3 ha of Priority Woodland. There
are numerous species-rich hedgerows within the sile, which
are considered 1o qualify as habitats of principal importance
Copyhold Stream runs through Lhe woodiand within the
northern half of the site and traverses the eastern boundary.
These habitats will require proteclion and retention Lthroughout
the development

SPECIES

Eleven prolecled/notable species have been recorded on
the site, including bats, doormice and breeding birds. The
development has (he potential to impact on these species

MITIGATION

A Biodiversity Miligalion/Enhancement Plan will be required to
demonstrale how areas of high value habilal will be retained
and crealed within the development This document will also
establish suitable management regimes to enhance such areas
for their biodivelsity value and create laigeted enhancements

principal importance would require compensation/offselting on
a basis of at least a like-for-like replacement

A Biodiversity Impact Calculation (using the DEFRA 4.0 Metric)
will be undertaken once layout plans have been drawn up to
demonstrate how the site can achieve at least 10% biodviersily
nel gain required under the Environment Act 2021, as well

as compying with Paragraphs 174b and 175d of the National
Planning Policy Framework (NPPF) With the retenlion of
existing high-value habilat, and the creation of new habilats
(e.g gardens, hedgerows, woodland, species-rich grassland) it
is considered that a residential development within the site can
result in a net-gain in biodiversity, given the low biodiversity
value ol the arable fields that make up the majorily of the
developable area

The cultivaled arable field margins within the sile have been
identified to supporl some arable plants of interest and further
surveys will be required to establish the value of the arable
field margins. Botanical surveys will be underiaken on both the
arable field margins and the woodland parcels within the site
that appear to have ghyll characleristics and where necessary,
a detailed mitigation stralegy will be praduced to ensure
habitats are retained and/or prolected

Further information can be found within the Ecology ES
chapter, produced by Ecology Co-Op

O site sounDARY

PARKLAND RESERVE BOUNDARY
LOWLAND MIXED DECIDUOUS WOODLAND
ANCIENT WOODLAND

OTHER WOODLAND - BROADLEAVED
OTHER CONIFEROUS WOODLAND
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OTHER NATURAL GRASSLAND
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ANSTY GARDEN COMMUNITY | DESIGN & ACCESS STATEMENT

ECOLOGY




ARBORICULTURE

A survey of Lhe trees on or near the sile was conducted
between 22 January 2021 and 1% December 2022 by
Arbortrack Systems Ltd. Surveyed trees were assessed
against criteria delailed in British Standard 5837:2012
‘Trees in relalion to design, demolition and conslruction-
Recommendations {BS5837:2012)

There are 943 surveyed trees or groups of trees on or near
(within 15m of) the site. Of these, 20 trees are 'A’ (high quality)
category, 412 trees or groups of trees are 'B' (moderate
quality) category, 451 trees or groups of lrees are 'C' (low
quality) category, 56 are 'U' (unsuitable for relention qualily)
calegary, and 4 have not been categorised as they are dead -
e trees 255, 450, 619 & 892

The new development will require the removal or partial
removal of sume trees, groups of trees or hedgerows to allow
or to facilitate development. Low quality ('C' calegory) trees,
groups of irees or hedgerows or trees, groups of trees or
hedgerows which are unsuitable for retention ('U" category}
do not usually present a constraint to developmenl (except
potentially when providing screening or when in aggregate).

The great majority of removals or partial removals of trees
to allow or facilitate development are of low-qualily trees or
of trees which are unsuitable for retention. All high qualily
('A’ category) trees are retained as are the large majority of
maderate quality (‘B' calegory) trees. Where tree removal is
unavoidable new tree & shrub planting will be proposed, lo
mitigate any loss

Further to any mitigation the landscape proposals will look

to enhance ihe existing with new woodland edge and buffer
planting. Proposals for new and enhanced landscape are
oullined within the B3 Design Intent section of this document
wilh the aim lo maximise the size potential for Biodiversity Net
Gain

Further information can be found in the Tree Report and Tree
Survey Schedule produced by Arbortrack, Oclober 2023"

AGRICULTURAL LAND

The land was surveyed by Kernon Countryside Consultants
LTD in October and Novermnber 2022, Approximately 76 7 ha ol
the site is agricultural land, with the balance compiising mostly
woodland The assessment identified the sile to comprise a
mixture of grades, with small areas of Grade 1, 2 and 3a, and
mosltly Subgrade 3b and woodland

Approximalely 13 2 ha/13 4% of the sile is of Grades 1, 2 and
3a The Grade 1 and some of the Subgrade 3a land is in small
blocks al the noriheast corner There is a larger block of Grade
2 and some Subgrade 3a in the centre of the site, but generally
mixed with Subgrade 3b making it difficult to use separalely,

Planning policy requires that the economic and olher beneflits
of best and most versalile (BMV) land be recognised. In plan
making, the NPPF advises that where significant development
of agricultural land is necessary, poorer guality land should

ARBORICULTURE

be used in preference The areas of BMV within the site total
13.2 ha This is two thirds of the threshold for consultalion with
Natural England. The NPPF requires Lhat the economic and
other benefits of BMV land be considered, which are likely to
be significantly outweighed by the economic benefits of the
garden community

Further information is presented in ES Volume 2, Chapler 10:
Agricullure and Soils
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The lopography varies cansiderably across lhe site, generally
with the profile of a "W' in a north-south cross seclion. The
highest point is at the easlern boundary adjacent lo Ansly at 78
m AOD. There are two valleys within the site, one in the north
around the nver, and one in the south through the woadland,
where a small stream is present. The lowesl points of the site
are al 38 m AOD and 39 m AOD Beyond these valleys, the
land rises again, up to the northern and southern houndaries

The site has undergone limiled development since Lhe

earliest available Ordnance Survey maps and has remained
agricultural. Part of the site is located within the West Sussex
Mineral Safeguarding Area (MSA) for building stone resources,
which comprises the Ardingly Sandstone Member and
Cuckfield Stone Bed There 1s also a MSA associated wilh the
Wadhurst Clay Formalion, however only a small area of this
strala exlends onto the site

Historically, the sile has included 6 no. small guarries
extracting fiom the Ardingly Sandstone Member and Cuckfield
Stone Bed However, the site Is not currently actively worked
for either deposil

Building stone demand today is mostly relaled to the
restoration of historical buildings which require malching
stones. This imited demand is reflecled In the Wesl Sussex
monitoring report which records an average of 22 thousand
tonnes sold per year between 2011 and 2020 compared to
permilted reserves wilhin exishing sites of 2 55 million lonnes
This provides a maximum life of 115 years based on exisling
sites alone Therefore, it is unlikely ihal new sites for this
material will be required over the lifetime of the proposed
development

Yellow Sub produced a Flood Risk Assessment and Drainage
Strategy in July 2023. This indicates that the site lies within
the catchment of the Rivers Adur and Teville, with a network
of small inland rivers / watercourses draining the site and
surrounding areas. The norih of the sile is bisected by a small
watercourse between Highbridge Mill Cottages and Mackerell
Cottage This is associated with several small tributaries,

one flowing southwards from the A272 and another from ihe
north-east comer of the site The watercourse then flows
along the eastern site boundary where 1t is joined al Furnace
Woods by another lributary, which crosses the south of lhe
sile through Ridden's Wood. There are also nine small ponds
located across ihe sile with a further nineleen additional ponds
recorded within SO m of the site boundary

Envilonment Agency mapping indicates the majorty of the site
is located within Flood Zone 1 (Jlow probability) of flooding from
rivers or the sea. However, small areas in the north and along
the eastern site boundary, associated with the aforementioned
walercourses are located in Flood Zones 2 & 3 (medium and
high probability). However, these areas are lopographically

constrained lo the channel aieas associated with these
waltercourses and are therefore unlikely to be developable
There are also areas of surface water flood risk, mostly related
to the walercourses and lower lying areas of the sile

Archaeology Soulh-Easl produced an Archaeological Desk-
Based Assessment in December 2022. This indicales that
there are several known heritage assels wilhin lhe site ilself,
as well as evidence for archaeoclogical aclivity recorded on the
Historic Environment Record within the broader 1.2 km radial
study area, where previous developmentls and archaeological
investigations have taken place The generally low incidence
of archaeological knowledge in the area 1s likely to reflect

the relative stability of the rural landscape over the modern
period, as well as a low rale of development providing few
opportunities for archaeological investigalion. The broad
character of this rural area is overwhelmingty agricultural

No designated heritage assels are recorded within the

site boundary. The northern area (north of the stream)
would originally have been wilhin Cuckfield medieval park,
which is recorded by West Sussex Counly Council as an
Archaeological Nolification Area (a non-designaled herilage
asset) for relaled medieval archaeology.

Within the site boundary, recorded non-designated heritage
assets include isolated prehistoric flintwork finds, a bloomery
site and bloomery slag (relating to early post-medieval
ironworking), Mackerell Cottage 19" century historic farmstead
and a 18" century oulfarm Lo lhe south-easl of Ansly Farm

In addition, an old trackway and an historic bank and ditch
representing a north-soulh aligned field boundary were
identified during the walkover survey of the site, as well as a
few low wood banks bordering historic woodland areas and
some historic hedgerows which have been in existence since
at least 1843. Two furlher non-designated heritage assels
are recorded wilhin the site boundary (a Bronze Age axe and
medieval pottery), but lheir locations are not accurate (being
attached to the nearest grid square reference) and they would
have likely been found to the north of the site where the by-
pass is located

The surroundling landscape conlext suggesis some potential
for prehistoric aclivily, although this lends 1o be in the form of
artefacts associated with hunting groups moving through the
landscape rather than any significanl occupation, seltlement or
activily areas. Evidence for this period mostly exists as isolated
findspots Consequenlly, should prehisloric archaeology be
encountered at the site, il is likely to be represented by isolaled
artefacls, such as flintwork

The site’s location within a wooded stream valley suggesls
the possibility that deposits relating to past ironworking could
exisl. Ironworking in the Weald is recorded from the Iron Age
up until the 18" century, although any surviving sites would
most likely be of posl-medieval date According to the Sussex
Hislaric Landscape Characlerisation (HLC) database curated
by WSHER, much of the sile lies on an ‘assarted’ fieldscape
Assarting was a common practice during the medieval period
as a means of clearing forested 'commaon'’ iands for use in
agricullure or olher purposes

FLOOD RISK

SITE BOUNDARY

PARKLAND RESERVE BOUNDARY
FLOOD ZONE 2
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It 1s considered that there is the potential (or as yel unknown
heritage assets ol archacological interest (i e. below-ground
archaeological remains) to be present wilhin the sile. Any
archaeological evidence [rom his is likely lo be eilher isolaled
findspots or relaled to landscape fealures {(drainagefformer
boundaries) or agricultural aclivities, parlicularly where arable
cultivation is recorded, wilh a polential for ironworking wilhin
and around the siream valleys

The significance of any heritage assels (hal imay exist on

lhe sile cannol be determined in advance of confirmalory
fieldwork, bul lhe available evidence fram the wider sludy area
would suggesl lhal any buried deposils, if present, are mosl
likely to be of lacal or regional significance An appropriale
programime of archaeological evaluation and mitigation will

be agreed with the local planning authorily s archaeological
advisors at he appiopriale time

Turley Hernlage & Townscape produced a Heritage Appraisal
in April 2022. This stales lhat lhere are two listed buildings

in the middle of the site. autside of the sile boundary, The
Place (histarically known as Ansty Farm) from the 18" centuy,
and the Barn House, considered to be eailier and ol the 17"
cenlury. The Barn House Is now in a separate residential use,
having been converled in the 1980s. The former farrmstead
group now comprises three dislinct 1esidential propetties: The
Place, lhe Barn House and the The Grainloft

There are a number of listed buildings situaled within the
vicinity of ihe site. These are as follows:

+ Listed Building Group at Ansty Farm: The Place & Barn
norlh of Forsyth's Farmhouse (Grade I1)

+ Listed Building Group at Ansty Cross: The Old Cotlage, the
Ancient Farm and Mount Noddy Cottage (Grade I1)

+ Highbridge Mill (Grade If)

* Mackerell Collage {Grade II)

* Lodge Farinhouse (Grade [I)

* Upper Ridges / Moonh!ll Place (Grade Il)
+ Wesl Riddens Farmhouse (Grade Il)

« Harvesthill (Grade II)

Cuckfield Conservation Area lies same 0.8 miles (1.6 km) to
lhe north of the sile and comprises unique leatures ol Sussex
villages wilh Viclorian, Regency and medieval architeclure
There are numerous listed buildings within the village. The
Parish Church of the Holy Trinity (Grade) | is a local landmiark
at the historic core of this village

Further information can be found in the Hentage Statement
(Turley) and LVIA (fabrik) prepaied lo assess the scheme

OLD COTTAGE

HIGHBRIDGE MILL
MACKERELL COTTAGE
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NOISE

Temple Group carried oul noise madelling for the sile In
February 2023 The two main areas of concern are the north-
west corner adjacent lo the A272, and the south-west corner
adjacent to the B2036 Both of hese roads have similar Lmax
levels which are driving the results, therefore, the results and
mitigalion advice applies to both localions

With the following combination of mitigation measures, a 20-25
m sland off would be required lo achieve appropriale noise
levels for residential dwellings:

+ Standard double glazing on all windows

« Noise sensitive windows (bedrooms) to be placed at the
opposite side of the building form the noise source (A272
and B2036)

Easy access for residents to quieter amenity spaces within
ihe development

If some form of air conditioning or reversible heal pumps/
Mechanical Ventilation with Heat Recovery (MVHR) are
Installed, there would be no requirement to open the windows
in an overheating situation and, therefore, dwellings would be
permitted to be buill as close up to ihe boundary as desired,
with a high specification glazing installed

A noise and vibration assessment of lhe Proposed
Development has been undertaken, which is presented in
ES Volume 2, Chapler 9: Noise and Vlbration {produced by
Temple Group)

AIR QUALITY

Temple Group carried out air qualily modelling in spring 2023,
which included dispersion modelling and olfactormetric sniff
tests

Sniff tests were undertaken with reference lo the method
outlined in the 'Guidance on the assessment of odour

for planning' (Institule of Air Qualily Management, 2018)
Tests were undertaken al mulliple locations in transects

from the Cuckfield Sewage Treaiment Works at locations
which were broadly downwind at the time of tesling (except
al one location during visit one, which was upwind} The
ADMS-Roads Exlra dispersion model has been used lo
predict odour concentrations connected with the continued
operation of the Cuckfield Sewage Treatment Works The
assessment has been underlaken in accordance with Southern
Water requirements Full details are included in the Odour
Assessment within the Air Quality chapler of the Environment
Stalement.

High sensitivity receptors

The results of the sniff tests show a ‘moderate adverse' impact
was detecled 92 meires from the west of the sewage treatment
works Impacts at lhe sniff test locations beyond this point

had eilher negligible or slight adverse impacts, meaning that

they should be considered insignificant As a precautionary
approach, it is therefore recommended that no residences
are developed within 100 metres of the boundary of the
wastewater treatment warks. The 100 metre buffer area is
shown in the adjacent plan

Medium sensltivity receptars

The results from the modelling indicate that only a small
portion of the site, adjacent to lhe sewage treatment works

1o the west and south, would demonslrale a slight adverse
impact. Based on lhe current results, miligation measures are
nol expecled to be required but could be implemented where
possible

Further information can be found in the Odour Assessmenlt,
presented in ES Volume 4, Appendix E5, pioduced by Temple
Group

UTILITIES

A utilities assessment has been undertaken by Gallica
Associales. Their (indings are set out below

The Place

There are approximalely 900 m of overhead 11kV high
voltage cables with associated pole mounted iransformer

and LV service connections to The Place in the centre of the
site There are approximately 500 m of overhead Openreach
communications cables lo service the farmhouse in the centre
of the site

Sewage treatment works

There are approximately 200 m of overhead 11KV HV cables
that go through the sewage treatment works to Mackerell
Cottage for their eleclricity supply. These cables will need lo be
diverted on site within the masterplan. Alternatively, they can
be grounded at an increased cosl There are approximately
150 m of underground Openreach communications cabies lo
service Mackerell Collage from the sewage treatmenl works
Cables/ducts/chambers will need to be diverted wilhin the
masterplan

Misc./General

Approximately 600 m of underground 11KV HV cables are
localed in the south-east corner of the sile These will need to
be diverled off-site or diverted within the proposed masterplan
Various utilities also run within existing footpaths adjacent to
the site. Cognisance needs to be taken when constructing new
site entrances thal services within the existing highway will
need to be diverled/lowered to accommodale new bell mouths

In summary, there are no utililies that will inhibit development
in any part of lhe site

AIR QUALITY AND NOISE
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HIGHWAYS

The sile can be accessed from the A272 and B2036. The
A272 is a single carnageway road and is subjecl lo lhe
national speed limil, reducing lo a 40 mph speed mil in the
vicinity of the roundabout at the easlern end of the Cucklield
Bypass and to 30 mph on the Cucklield Road apptoach o lhe
niini-roundabout in Ansly Broad Sticel (B2184) runs 1o the
north fram this roundabout to the centie of Cucktield village
and gives access lo London Road, which continues north to
Whitemans Green. From here, the A23 can be accessed via
Slaplefield Road and Sloughgieen Lane to the west, and Brook
Slreel continues north towards Balcombe

The A272 continues south-east from the Cuckficld bypass and
meets another roundabout wheie (he B2272 continues cast

10 Haywards Healh and the A272 continucs south and then
easl, to Ihe south of Haywaids Heath lown cenlie. The A272
also gives access lo lhe A273, which continues soulh towards
Burgess Hill. To the wesl of lhe site, the A272 runs through
Ansty and continues wesl (0 give access to the A23 al Bolney
The A272 continues west towards Cowfuold

BUS ROUTES

T A | weoar [ saumoar [ suvoar |
CUCKFIELD-HAYWARDS HEATH N . . _
31 AR, - N o QU TS 60 MINUTES 60 MINUFES 60 MIMU TES
135 MIMUTES (CERTAIN

o HAPWARDS HEATH - CUCKFIELL SERVICES RUN MONDAY,

WARNINGLIG - HORSHAM WEDNESDAY AMD FRIDAY

ONLY)

CRAWLEY - HANDCRUSS

271 ~ BURGESS HILL - HASSOCKS - 120 MINUTES 120 MINUTES 120 IAINUTES

BRIGHTOM

RAIL CONNECTIONS

The B2036 Cuckfield Road forms the southern arm of the nini-
roundabout in Ansty. The B2036 is subject to a 30 mph speed
limit through Ansty Village, becoming nalional speed imil. The
B2036 runs soulh past (he sile towards Burgess Hill whilsl
Cuckfield Road forks off from the B2036 lo run soulh lowards
Goddards Green and Hurslpierpoinl

BUS ROUTES

The nearest bus slops to the site are located on Cuckfield
Road, at the north-westein corner of the sile, and on Bolney
Road in Ansty. These bus slops are primarily served by bus
route 89. There are further bus stops on Tylers Green to the
easl of the site which have additional bus services 31 and 271

RAILWAY

The nearest rallway stalion is Haywards Heath The stalion
is approximately 2 5 km (1.5 miles) fiom the site and can
be reached via Tylers Green. Frequent services operate Lo
London Vicloria via Gatwick airport, Littlehamplon, Hove,
Worthing, Brighton, Ore, London Bridge, Bedioid and
Cambridge

=
=
]
=
=
=

]
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a2 1
CAMBRIDGE VIA LONDON BRIDGE 3 P:Z:GOEL;’;':ILLLUV'A G HOUR‘:I‘L‘UV'AEJ"GESS 2 PER HOUR (AL VIA BURGFAS HILL| SITE ACCESS & MOVEMENT NETWORK

2 ; SITE BOUNDARY
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WALKING & CYCLING

Walking and cycling are generally considered sustainable
alternative methods of transport to the private car
Furthermore, such modes of iransport are also considered for
longer journeys, as ways of accessing olher melhods of travel
such as lhe bus or train. The Chartered Institution of Highways
and Transportation released two documents, ‘Planning for
Walking' in April 2015 and 'Planning for Cycling' in October
2014 The documents provide an insight inta the sustainable
methods of transport, including:

« 'Across Britain about 80% of journeys shorter than 1 mile
are made wholly on fool.. .but beyond that distance cars are
the dominant modes’ (Planning for Walking, 2015)

‘Majority of cycling irips are used for short distances, with
80% being less than five miles and with 40% being less
than two mifes’ (Planning (or Cycling, 2014)

The NPPF recognises lhat ‘the lransport system needs io

be balanced in favour of sustainable transport modes, giving
people a real choice about how they travel’ Within Manual

for Streets, it is noled that 800 metres is nol considered the
maximum walking distance for pedestrians, highlighting that
walking can replace short car trips, particularly those under 2
km (1 24 miles) The National Travel Survey 2015 (NTS) also
noted thal '76% of all trips under one mile are walks', making it

Local provision

A series of PRoWs run through the sile, including Footpaths
62CR, 65CR, 69CR and 72CR The WSCC Local Land
Charges Team have advised that lhere is an ouislanding
application for the addition of a Public Right of Way belween
Courtmead Road and Newbury Lane in Cuckfield

The above PRoWs connect the site to a variety of destinations,
inctuding the village of Ansty adjacent to the western edge of
the proposal sile and Lo the larger village of Cuckfield lo the
north of the proposal site The A272 to the west of lhe proposal
site also has a footway on its western side that connects
through to Cuckfield via the B2036 A number of facilities are
available within Ansty and Cuckfield, including Ansty Football
and Crickel Club and a Co-Op foodslore within Cuckfield

Bridleways 73CR and 67CR, which allow ior cycles, runs to the
southwest of the proposal site connecling the B2036 Harvest
Hill to Copyhold Lane thorough towards Haywards Heath A
local cycle route is present to the east of the proposal site,
connecting Tylers Green into central Haywards Heath

1

the most frequent mode of travel for very short distances

noagz

PUBLIC RIGHTS OF WAY & CYCLE ROUTES
[0 siTE BOUNDARY
[0 PARKLAND RESERVE BOUNDARY

B ROAD NETWORK
FF  EXISTING TRACK

= = EXISTING CYCLE ROUTE

@ @ EXISTING LONG-DISTANCE FOOTPATH

@ EXISTING PUBLIC RIGHT OF WAY
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COMMUNITY FACILITIES TYPEOF e WALKING || CYCLING, T i A :
BETINATIGN m ; BECS S WRIMARY v

Communily facilities and services are currenlly miled within SHELL GARAGE & - o0 §CHoOL
walking and cyeling distance from the site. As set oul in the CAR DEALER 8 N SN ig:“:;b"
‘History of Ansty' section, community facilities have diminished e e =< RECREA
over the decades, with the pub, post office and GP having RETAIL NEAEETE ALY Sl oI . . 1" SROUND
been closed within the village All that remains now is a MISC SHOPS 19- 21 !
communily hall, recreation ground including crickel and football WITHIN CUCKFIELD KM 2629MIN 1OMIN
pitches, a Shell garage and car dealership LOCAL CENTRE
PHARMACY 2 KM 26 MIN 10 MIN
Warden Park Academy secondary school is located within
walking distance, to the norih-east of the site, and Cuckfield HEALTHCARE DENTIST 21M 20 MIN 10MIN
contains a more extensive range of facilities, including DOCTOR'S s ) . 5 = A
o . N i » - FAR
education, healthcare, leisure, food and drink and retail SURGERY 2.8 KM 36 MIN 15 MIN ¥ : L wﬁm‘:m. 2
opporlunities. However, these are located slightly further afield, | ’ it ¥ g 23, Jl e
over a 15 minute walk away from the centre of the site PRIMARY SCHOOL ~ 2B8KM WMIN - I5SMIN ] / b (I
EDUCATION > CUCKFIELD . e 1
el SECONDARY 23KM  30MIN  ISMIN - CRICKET CLU/B : O S
Ansty Garden Communily would provide new facililies in SCHOOL v ‘i':'
order to supplement and supporl those existing within Ansty, ANSTY VILLAGE 7 g”_ >
ensuring all daily needs can be met within walking distance of HALL 600 M 8 MIN IMIN .
existing and new dwellings. The key exisling destinations and COMMUNITY
local facililies are illustrated in the table below. The dislances CENTRE ) BKM 24 MIN 10 MIN
are measured [rom the centre of the site along existing COMMUNITY e DR
foolpalhs and roads. "COUNGIL 21 KM 28 MIN 10 MIN
CUCKFIELD VILLAGE
\ HALL 28 KM 36 MIN 15 MIN
PLACE OF HOLY TRINITY
WORSHIP CHURCH 18KM 24 MIN 10 MIN
THEWHITEHARTE o0 25MIN 1OMIN ANsty L
< REGREATION/
Fgggkﬁ MISC FOOD & BROUND £
DRINK WITHIN 19- 21 § g
CUCKFIELDLOCAL  Km  2029MIN - TOMIN
CENTRE
OCKENDEN
LEISURE MANOR HOTEL 21 KM 27 MIN 10 MIN
ANSTY CRICKET
CLUB 4 PLAY 400 M 8 MIN 3 MIN
GROUND
RECREATION CUCKFIELD
GROUND CRICKET CLUB JASTKDA [@20MI I | LIy
CUCKFIELD
RECREATION 23KMm 30MIN 15 MIN
GROUND
COMMUNITY FACILTIES
[0 siTEBouNDARY @ PLACE OF WORSHIP
[J PARKLAND RESERVE BOUNDARY @ commuNITY
[l RECREATION GROUND @ HEALTHCARE
W epucation ® ReTAIL
= roap © FOOD &DRINK
@ = EXISTING LONG-DISTANCEFOOTPATH @  |gisuRE
EXISTING PUBLIC RIGHT OF WAY " 400M / 5 MIN WALK 150CHRONE
T ANSTY VILLAGE HALL " FROM CENTRE OF SITE
2  ANSTY CRICKET CLUB CUCKFIELD LOCAL CENTRE
3 SHELL GARAGE, ANSTY
4 CUCKFIELD HIGH 5TREET
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The information explored in lhe baseline analysis leads to the
identification of opportunities and constraints for development
on the site These are summarnsed below and 10 the adjacent
plan

CONSTRAINTS

Landscape designations
+ There are no landscape designations of international,
national or [ocal importance within the development sile

« Woodland, including Ancient Woadland and recent
plantation woodland, is present atongside hedgerows and
individual lrees - appropriate buffers are required around
these, as well as reslncled access lo Ancient Woadland

+ Great Wood & Copyhold Hanger Local Wildlife Site abuts
the south-gaslern boundary of (he site

+ The High Weald Area of Qutstanding Natural Beauty
(AONB) is located lo the north-west of Lhe site and ils
boundary lies adjacenl lo the north-western boundary,
along the A272 This is a landscape designalion of nalional
signilicance and its setling musl be considered

Landscape & Visual limpact Assessment

« Two walercourses wilhin (he site run broadly easl-wesl
lthrough sleep, wooded gilis. A linear tree bell follows the
central ridgeline and exlensive woodland cover dominates
the lower ground This vegelalion pallern and topography
creates an intimate landscape with low-lying, enclosed
spaces, and more open, higher ground

» Linear tree belts and hedgerows, oflen wilh isolated trees
in good condition, further define a stiong landscape pattern
alongside the woodlands

The undulating topagraphy and exlensive woodland cover
limits direct views of lhe majority of the development site
from the surrounding PRoW nelwork and lhe AONB

+ There are scine views to local landmarks. such as Cuckfield
Church spire from PRoWs on higher ground within the site

Three paris of the site are visible from the PRoW netwotk
1o the north, where development should be sensilively
designed/avoided

Arboriculture

= Areas of woodland (of which circa 7 3 ha (18 acres) 1s
designated Ancient Semi Natural Woodland (ASNW)) are
present near (he river and in the south-eastern par of lhe
site (Riddens Wood), where a large conliguous area of
commercial forestry (circa 25 years old) also siands

- Asecond area of commercial forestry s presenl on the
southern bank of the river in the middle of the site

« A buffer zone of al least 15 m1s required around ASNW

- Free-standing mature oaks and other broadleaved tiees are
also present un field boundaries, frequently within well-
established hedges Relention of these 1s key, as lhey are
an important factor in biodiversity and deliver high visual
amenily

The guiding principle is to minimise loss of trees, o protect

retained trees by applying indusiry best practice guidance,
and to offer appropriate new planting in mitigation

Ecology

« As well as the ASNW and 16.3 ha (40 2 acres) of Priority
Habital Woodland, lhere are numerous species-rich
hedgerows within the site, considered (o qualify as Habilals
of Principal tmportlance

Copyhold Stream runs lhrough the woodland within the
northern haifl of lhe site

- Great Wood and Copyhold Hanger Local Wildlife Site (LWS)
lies immedialely adjacent to lhe south-easl boundary, and 1s
of parlicularly high ecological value

« A number of protected and notable species have been
recorded on sile: bals, breeding bnds, dormice, great
cresled newls, common load and grass snake Bryophyle
and inverlebrale surveys have yel lo be compleled in full

+ A Biodiversity Miligalion/Enhancemenl Plan will be required

« The vast majority of the proposed development footprint
cornprises arable fields and improved pasture, which are
habitats with a low biodiversily value, thus the overali duecl
biodiversily impacl risk is relatively low

Agricultural Land

» An Agricullural Land Assessmenl identified the site lo
comprise a mixlure of grades, wilh small areas of Grade 1,
2 and 3a, and mosily Subgrade 3b and woodland

Drainage & flood risk

« The site 1s predominantly located in Flood Zone 1,
other than a narrow corridor of Flood Zone 2 along the
walercourse, which is outside of the developable area

« There are some areas of surface waler flooding, which will
have to be miligaled through a SuDS strategy and location
of open space versus developable area

+ SuDS will be required to ensure greenfield runall rates

Heritage

Eight listed buildings lie within a 250m radius from Lhe site
Two [urther lisled buildings oulside of lhis study area have
also been considered at 1his stage, due to their \opography
and positioning in relation (o the sile

Two of the listed buildings are located wilhin the centre of
the site, outside of the sile boundary The sile forms part
of lhe wider agricultural landscape setting of the lisled
buildings

The listed buildings are mostly sel within a well-lreed
environment, imiling any visual relationship with the site

Archaeology

» There are several known herilage assels wilhin the site,
as well as evidence for archaectogical aclivity recorded on
the Historic Environment Record within the broader 1 2 km
radial study area

- Non-designaled herilage assets largely relale to the farming

and landscape conlexl

Conlumatory fieldwork will be required o assess the
significance of any archaeological assets that may exist

on the site, however, available evidence would suggest
features are likely 1o be of local or regional significance, and
an appropriale programme of archaeological evajuation and
mitigation will be implemented

Transport & movement
« Exisling PRoWs run through the site. These musl he
saleguarded and enhanced wheie possible

+ Ewsling lracks also cross the sile providing access to The
Place and Mackerell Coltage Any alleration to these will
have an impacl on the heritage setling

+ The A272 runs along the site's western and northern
boundaries The B2036 Cuckfield Road forms the southern
arm of the mini roundabout in Ansly

» The closesl stalions are in Haywards Heath and Burgess
Hill

Utilities
+ The following utilities cross the sile within lhe red line
boundary:

- Overhead and underground 11kV high vollage cables
« Overhead and underground communications cables

- These can be undergiounded and/or re-routed in
order 1o limit their impact on the development. When
undergrounded, an easement of 3m either side would be
required

« There are various utilities within existing footpaths adjacent
to the site, which need to be considered when constructing
new sile entrances

Noise & air quality
* The main sources of naise around the site are:

« Road traffic noise lrom the surrounding road network - to
Lhe narlh and wesl from the A272 and lo the south and
south-west from the B2036

» Operations al the water lreatment works adjacent ta the
site boundary in the north-east corner

An offset of 20-25m is required to dwellings to mitigate the
impact ol noise

The site is not located in an air quality management area
(AQMA). Much of Lhe sile is located in rural environs, away
from local roads wilh the potenlial to generate air quality
effects, Air quality moniloring has been underiaken. The
main source of odour is the Cuckfield Sewage Treatmenl
Works which requires a 100m offset to dwellings

Road traffic is anlicipaled to be a significant local source
of pollution. Based on background mapping for a base
year of 2019, annual mean concentrations of lhe three key
pollulants are below the air quality objeclives

ANSTY GARDEN COMMUNITY | DESIGM & ACCESS STATEMEN1

O
L]
&
=
S

SITE BOUNDARY

PARKLAND RESERVE BOUNDARY
FLOOD ZONE 2

SURFACE WATER FLOOD RISK

EXISTING SETTLEMENT

AREA VISIBLE IN LONGER DISTANCE VIEWS FROM

NORTH/NORTH-EAST {OUTSIDE THE AONB)
EXITING WOODLAND

ANCIENT WOODLAND

ANCIENT WOODLAND 15 M OFFSET
HIGH WEALD AONB

GREAT WOOD & COPYHALD HANGER

LOCAL WILDLIFE SITE
LANDSCAPE BUFFER

ACCESS ZONE / BRIDGE CROSSING ZONE
EXISTING ROAD

EXISTING TRACK

POTENTIAL ACCESS LOCATION

VIEW TO CHURCH

ERIDGE CROSSING

NOISE BUFFER

EXISTING LONG-DISTANCE FOOTPATH
EXISTING PUBLIC RIGHT OF WAY
HISTORIC FIELD BOUNDARY
CONTOUR-5M

RIVER /WATERCOURSE

EXISTING HEDGEROW
OVERHEAD CABLE

POTENTIAL NOISE FROM ROAD
TREE

RPZ

VETERAN TREE RPZ
ECOLOGICALLY SENSITIVE AREA
SEWAGE WORKS ODOUR PLUME
POTENTIAL SUDS LOCATION

LISTED BUILDING



BEECHY BOTTOM ™ = = _° = ' o - P HAYWARDS
= ) g = e Ho Y TRINITY !
PARKLANDRESERVE : : _ "ll v CHURCH, HEATH 7
: ’ , CUCKFIRLD

i

HIGHWEALD AONS

o

{ .I ;
SRS IMACK

== ‘.‘ ,.'" l:_OTTA
4

|

§
A

&

.
»l
o
A
.
.
.
i
.

P
.

e T i A

s

-

Pt i}

£
\“ﬁj i
CONSTRAINTS PLAN

ANSTY GARDEN COMMUNITY | DESIGN & ACCESS STATEMENT
31




OPPORTUNITIES

Landscape

There is apporlunily for a comprehensive green infrastructure
network to retain an appropriate setling to the High Weald
AONB, through the relention of open fields close to the AONB
and the introduction of new woodland planting Avoiding
development in lhe north-easlern field within lhe sile would
also ensure (he sensitive inlegralion of lhe propasals inlo the
wider landscape 1o the easl, whilsl limiting visual impacts from
the PRoW nelwork

There is opportunity lo create a focal landscape for community
use within the heart of the scheme, around The Place listed
building, which could benefil fiom the attraclive views (o lhe
spire of Cuckfield Church. The open space and recreation
lypologies provided on sile should complement the existing
provisian within Ansly lo ensure a wide range of facililies and
opportunilies are available. Thele is opportunily to provide
new sporting facilities on site lo satisfy existing need within
lhe area. There is also opporlunity to creale a food growing
strategy, around formal allolments, informal local growing
areas and fruiling streel lrees

Landscape & Visual Impact Assessment

The existing woodlands, hedgerows, trees and watercourses
should be relained and enhanced to create a slrong green
framewaork for development in line with the Mid Sussex Design
Guide The proposed development should be sensilively
designed in Lhe areas visible in longer dislance views from

(he north, in accaordance with the Mid Sussex and High Weald
AONB Design Guides, (o ensure developmenl appears nestled
within the landscape againsl a wooded backdrop From

within the site, key views of Cuckfield Church spire should be
Ietained as parl of the green infrastructure network or street
layoul

Arboriculture

As well as buffers lo the ANSW, (tis poss.ble lo creale buffers
1o the other areas of woodland in order to protect lhe species
fiom built development in perpeluity. The retention of existing
woodland and trees, where possible, provides a high-quality
landscape background to the new development, etaining its
landscape characler

Heritage

The nature of the historic growth of the selllement has been
focused on (he linear routes through Ansly. Buill development
is set back from the roads and generally screened, but with
connection to the roads. The proposed development is
inlended to form part of the selllemeni of Ansty, and similarly
where the western edges of the sile are adjacenl lo these
1oules, lhere is opparlunity to creale a degree of connection
with Lhe seltlemenl

The main access points into [he site should be located so

as to reduce or minimise the effects of additional vehicular
mavement, noise and highway illumination, within the
immediate setting of the herilage assels. The existing access
roule from lhe west to The Place / Barn House and Mackerell
Cotlage can be retained as part of lhe approach and selling of
these listed buildings

The foolpalh thraugh the sile to the Church of the Holy Trinily
to the north should be retaned and enhanced to reflecl the
traditional hisloric selllement pattern, which has been eroded
to some degree by the canslruction of the A272 The layoul
also has the opportunity to reinforce hisloric patlerns by
preserving traces of the hisloric field boundaries wilhin the
site along new streets or open spaces. It also should provide
generous retained aleas of soft landscape and open space,
particularly close to The Place and Barn House, Highbridge
Mill, Mackerell Cottage and Lodge Farmhouse, and buffer
planting should be reinforced in olher areas, saleguarding the
selting of these heritage assels

Ecology

The layoul of lhe development should incorporate generous
bulfer zanes fiom relained hedgerows and woodland habitat,
which should incorporate graded ecolanes that help to
preserve these habitats. significantly improve edge habilals
and offer localised henefits for same birds and invertebrales
associaled with them

In addilion lo the prolection of woodlands, lhe scheme should
preserve lhe mosl species rich hedgerows and biodiverse
grassland habitat, particulaily where the highest grassland
diversity has been recorded towards the south-cast. Green
spaces should be 1etained 1o the north-east, centrally and Lhe
western boundary within the site, and fulure management can
be designed lo encourage biodiversity value where possible
and approprialely manage the impacls of new residents

Drainage & flood risk

The opporlunity exists la enhance the corridor within Flood
Zone 2, such Lhal it becomes a prominent landscaped fealure
and provide opportunities to improve overall biodiversity The
requirement for SuDS also presents an opportunity, around

the use of above ground attenuation basins and swales, which
shaould be harmoniously incorporated into Lhe landscape
slralegy The natural contours of the land can be used 1o locale
drainage [eatures in the best locations for oplimising calchmenl
whilst minimising impacl on developable area These also
present a real opparlunily for ecological enhancement with
features designed to promole differing habitats and possibly
seasonal wetland areas

Transport & movement

Three vehicular access points should be crealed, al the
norihern boundary from the A272, western boundary trom
A272 and at the south-western baundary of the site fram
the B2036. These should be connected by a new tree-lined
primary street. These roules should accommodate a cycle
path

The existing PRoW nelwork should be retained, enhanced and
exlended within the site, set wilhin attaclive green conidors,
with safe crossings over the new primary street network

This should provide high guality foot and cycle routes, away
from vehicular routes, encouraging the use of non-motorised
lravel These should link all new residential areas with Lhe
local centre, school and sporis pitches, as well as ihe existing
selllemenl and wider villages and countryside

A new bus route should be provided within the sile to connecl
to Haywards Heath and Burgess Hill. The location of mini-
mobility hubs with bus stops should be strategically localed to

ensure that as many future residents as possible are within 5
minules’ walk of a bus stop. A mobility hub at the heart of the
site should facililale access belween various lransporl modes
and provide firsl and last mile personal transporl solutions and
raise Lhe profile of public transport and shared mobility

Noise & air quality

The site presents the opportunity ta locate residential facades
away fliom the immediate vicinily of roads, to reduce the extent
to which residents may be exposed lo air and noise pollutants
and any consequences on human heallh this may have
Residential dwellings can alsa be placed outside of the odour
plume, so that they aie not impacled by Lhis odour saurce

Utilities

The site has the opportunity to be built in @ more sustainable
and responsible manner. Early engagement with the statulory
underiakers / ulilily companies will be key to inform budgets
and secure capacity on the nelwoiks

The site can include suslainable solutions for healing, including
the use ol wind hamessing, solar power, batlery storage

and load management technology, as well as innovative
resolutions for mandated 'Life Safety Supplies’. The most
appiopriale solulions will be explored and implemented for this
development

Built form

The sile presents the opporlunity 1o provide up to 1,450 new
dwellings, in a 1ange of house types and lenures, to include
30% affordable homes. New local facilities and amenities can
be provided within the sile, benefiling both exisling and new
residents

The new buill form can contribute lo lhe character of the area,
taking local vernacular architectural styles and materials as a
stating poinl, and incorporating them into new homes, fit for the
21= cenlury
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PART B OF THIS DESIGN & ACCESS STATEMENT EXPLAINS THE
PROPOSALS FOR THIS PLANNING APPLICATION




DESIGN EVOLUTION

ASPIRATION & OBJECTIVES

The sile provides an opportunity to deliver a comprehensive
sustainable urban extension to Ansly The development of
Ansly Garden Community will respond to its location and
context. As such, the masterplan has been landscape-

led, establishing a green framework which enhances and
complements the existing site characteristics, embedding the
communily into its natural contexl

The aims and objectives for the sile are as follows:

To create a place people love, where Lhey feel they belong
and that they are truly 'at home'

To implement a robust landscape framework o embed the

development into the couniryside whilst providing attractive
and exciling open spaces for the enjoyment of the residents
and visilors alike, as well as supporling biodiversity net gain

To create a place that will stand the test of lime, delivered
in an environmentally responsible, ethical, safe and
sustainable manner, achieving the most efficient use of land

To structure the community around a 20-minute
neighbourhood model, promoting a mix of uses which are
convenient 1o all residents and accessible via active and
sustainable modes of travel

To minimise the use of private vehicles by implementing
a comprehensive suslainable transport strategy, focused
around a mobilily hub al the heart of the new community

ASPIRATIONAL IMAGES

To create a logical stieet hierarchy and layout, priotitising
lhe visual and placemaking qualities of streetscape over
engineering requirements, and incorporale well-integrated
parking that does nol dominale the streel environment

To promote a mix of uses which will benefit the wider aresa,
complementing the current local provision

For built form to have regard for the local idenlity, such as
settlement form, architectural character and maleriality,
which are typical of the surrounding area, whilsl ensuring
the developmenl is progressive, sustainable and (it for the
21% cenlury

To provide homes, buildings and spaces designed to work
for the way people live today through high quality design
and attention to detail

To creale a range of homes for first time buyers through to
execulive homes, for a range of tenures, ages and abilllies,
meetling the local housing need

To respond pasitively Lo the heritage assets around the site,
incorporaling them into the new community in a sensitive
manner

To create a place that generates value and benefils the
local community, and brings a renewed sense of identity
and civic pride lo Ansty

To work in partnership wilh Mid Sussex District Council and
Ansly and Stapleford Parish Council

DESIGN CONCEPT

The overall aim at AGC will be to deliver a suslainable and
integrated development that provides safe and convenient
access to local facilities and services, both existing and new
The oulcome will be a vibrant, attraclive and safe community,
which uses land and natural resources in an efficient way. In
order to deliver this, a series of design principles have been
developed, in line with the Mid Sussex Design Guide SPD
These all fil within the framework set by the vision The
masterplan principies which follow on from these are sel out
below

LANDSCAPE

The development concept is designed around a strong
landscape structure, taking as its starting point the existing

land form, vegetation and surrounding built features, which act

as form-givess for the developmenl, with the purpose

of delivering a developmenl which responds (o its location

A sustainable, safe, and attraclive place will be created, with
buildings and landscape defining slreets and public spaces

The scheme will respond to the landscape character within
which the site is located. The existing vegetation along

the site's boundaries and within the site will be retained,
supplemented and exlended, safleguarding existing ecology
and providing opportunities for habitat enhancement
Landscape buffers are provided to safeguard and strenglhen
the existing field boundary vegetation and woodland where
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possible, and pravide further landscape separalion from the
AONB to the north-west This alsa creales a positive transition
between the new built form and lhe surrounding landscape

The spatial concept (or the site shows strong north-south and
easl-west green corridors, which follow existing field palterns,
woodiand belts and public right of ways. These link areas of
green space dispersed across the site. Native, locally occurring
species should be used to bolster existing vegetation and aid
biodiversily. The green spaces will function as flexible open
spaces lor a range of aclivilies, ensuring space for amenity,
nature and drainage can be incorporated in harmony

A lree planting strategy is proposed where the malure

tree canopy spread can be realised The aim is for trees

to be visible above rooftops which helps the legibility of a
development from the outside and blends it into the landscape
in long-disiance views




STREETS

Streets are designed in accordance with Manual for Streets 1
and 2 and the Urban Design Compendium. The street layoul
encouiages walking and cycling and 1s permeable, in that il
is well-connected and offers a choice of direct routes to all
destinations, both within the site and to surrounding areas

It is legible, structured around a primary street, called Ansly
Avenue, with secondary (The Crescent) and lertiary slreets
{The Lanes) providing access lo lhe different parls of the
neighbourhood, and shared streels (The Walks) and piivate
drives (The Drives) forming the edge along the majority of the
external areas of built form

Itis based on a lose grid structure so that it is easily navigable,
and achieves a clear dislinction belween public and privale
spaces, with building frontages facing the streel, ensuring
natural surveillance and aclivity on the streets The grid
slructure also creates secure and private rear garden spaces
Exisling pedestrian and cycle routes are maintained, and new
ones (including those that buggy and wheelchair friendly)
provided through the site, which prioritise pedestrian and cycle
use and aid conneclivily with lhe adjacenl neighbourhoods and
the wider landscape. Roules are well-l and speed restraints
are designed in so that walking and cycling is safe, accessible
and convenient. Car parking will not dominale

BUILT FORM

Building heights will very depending on the location wilhin

the development Heighls will be maximised around the local
centre uses and higher density parts of the sile, whilst being
sensitive to existing built from around Ansty and the heritage

assets, as well as being mindful of the impact on views from
surrounding areas

A mix of uses will be incorparated inlo the development,
strucluring the development around a mixed-use local centre
al ils core. A mix of house lypes and tenures are included

to create a balanced community and to meet the housing
needs of the local area This will enable grealer potential for
homes to be occupied throughout the day and give increased
opportunity for natural surveillance, community interaction and
environmental control

The buill form will respond positively to the sense of place,

by delivering archileclural inlegiily and using malerials

thal complement Lhe local vernacular, reinforcing local
distincliveness. However, rather than pastiche replicas of
traditional buildings, a re-inlerprelation of key aspecls of their
form will be demonstrated. Building materials will be locally
and sustainably sourced wherever possible Buildings will be
designed and constructed to minimise energy consumption,
conserve water resources and reduce Its consumption,
recycle materials and reduce wasle. The aim is 1o meel the
EcoHome, Building for a Healthy Life and BREEAM excellent
standards  The scheme will be energy and water efficient, with
all new units achieving the relevant requirements of Part L of
the Building Regulations. Water potlution and flooding will be
prevenled

SAFETY

Safety is ensured lhrough the creation of a nelwork of streels
and open spaces, which are al a comfortable human scale and
are well overlooked, adhering o Secured by Design principles

Attention Lo detail will be crucial to the guality of the public
realm, including a clear demarcation between public and
private space and the edge treatment of SuDS ponds and
swales

SUSTAINABILITY

The development will airm to achieve the high environmental
slandards set out in the Mid Sussex Design Guide, which
applies lo both the building design and layout, having regard to
the following:

+ Sustainable construction principles including maximising
energy and water efficiency, minimising carbon emissions
and use of resources

+ Organising development around green transport principles
that reduce travel distances, prioritise pedestrian and cycle
movement and integrate public transporl

Planning schemes around Green Infraslructure provision
that is underpinned by:

(a) heallhy living and well-being principles
(b) helping to deliver a nel gain in biodiversily

(c) responding to the beauty of the natural landscape
and ensuring thal natural features are relained and
enhanced

+ Designing for adaptation and resilience to future weather
evenis (drier/holter summers and weller/warmer winters)
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CONSULTATION

A range of consultalion has been undertaken in order to inform
ihe propasals for Ansty Garden Communily This is set oul
below.

DESIGN SOUTH EAST DESIGN REVIEW
PANEL

A Design Review Panel (DRP) was held wilh Design South
Easl on 16" August 2023, structured ameunl a guided site
visil, followed by a presenlalion by the design team and initial
feedback from lhe review panel A formal reporl was 1ssued on
31% August 2023 containing the panel's formal commenls and
recommendations for the scheme

Whilst Il was difficull to convey all aspecls of lhe proposals
and lhe conlent to be proposed within the planning submission
documents within lhe ime available, the design leam provided
an overview of the proposals relaling lo landscape planning,
maslerplanning, landscape design and local identity The

DRP congratulated the design team af setling up a strong
framework as a basis on which lo create 'a truly special
scheme' (p4, Report of the Design Soulh East DRP, August
2023)

The DRP praised the design leam on ‘careful analysis of the
landscape character and a thorough understanding of the

site capacity’ (p4. Report of the Design South East DRP,
August 2023), and many of their commenls pertained to the
creation of a clear idenlily for the scheme The baseline site
analysis and high-level design propasals relating to landscape,
streelscape and bult form are sel oul wilhin this DAS, wilth

the parameter plans selling a clear framework {or elements
such as landscape, use, height and densily and movement
However, much of what creates a clear identity requires more
detailed analysis and nuanced design principles, which will
subsequently be addressed in the Design Code to accompany
the planning applicalion

The location of he local cenlre was a paint of discussion, as
the panel gueried its location in order to create a 'coherent
and active ‘heart' to the scheme' (p4, Report of the Design
South East DRP, August 2023) The design team has since
undertaken a lhorough review of its localion and considered
alternatives within the maslerplan, as illuslraled in the adjacent
plans and benefits/disbenefits table Through this process,
lhe teamn have concluded thal the clusler of local cenlre,
mobilily hub, retiremenl village and lwo schools creales a
strong heart to the sile, and ihe co-location of these uses 1s
beneficial to all for a numbes of 1easons, not least heallth and
wellbeing and vibrancy of the lucal centre In addilion, the
local cenlre is located adjacenl to Ihe weslern access lo the
scheme, which from subsequent discussions with bus route
operators could polentially form one of the main bus access
Ioules, as well as on a key junction between vehicular routes
and off-road pedestrian routes within lhe scheme. This places
the local centie on a main movement route, able to capialise
on passing trade Finally, the location is within a shart walking
distance for the exisling residents of Ansly, as well as being
accesstble by fool or cycle lo all new dweliings, which provides
a benelfil for lhe exisling cammunity

The DRP recommended accommodaling flexible ground floor .
celling heights in buildings fronting the length of Ansty Avenue
in order lo allow non-residential uses lo inhabil these buildings
arganically as lhe development progresses and is lived in. This
has been laken on board and Lhe land use parameler plan has
been updated lo reflect this .

Active travel was a key point of discussion, with the panel
keen ta ensure that walking and cycling are truly priorilised
over vehicular movemenl, and that the routes through the

site and links to the wider area were designed lo a high
slandard, providing a ‘functional connectivity o surrounding
setllemenls and providefing] the best possible experience

for pedesirians and cyclists' (p4, Reporl of Lhe Design South
East DRP, August 2023). This is an element that the design
team were progressing, but which subsequently received a
greater emphasis within the planning application documents
through further exploralion of inclusive aclive lravel in the
landscape design intent seclion of the DAS, and a suile of
off-site improvements to walking and cycling links from the site
lo surrounding destinalions, such as Warden Park Academy
and Haywards Heath Station, as set out in the TA produced by
Ardent

The panel were also keen lo ensure Lhal sustainable modes
of lravel were also capitalised upon, including a car share
scheme which, again, were already elemenls lhe design team
were progressing. Pail af this was still in deliberation with

the highways aulhority and bus operators. thus the strategy
was still emerging (see section on highways consullation). An
aspect of this was street widths, which also related to local
identity and avoiding an over-engineered scheme in order lo
creale an atlractive and locally distinctive place. The DRP's
comments have heen addressed Lhrough the design principles
for sireel widths and through discussions with the focal
highways authority

Anolher focus after the DRP was on healthy placemaking and
ensuring the message is fully communicaled Consequently, a
specilic section of the DAS has been dedicaled lo celebraling
healihy placemaking in order to bring these elements o the
for This s included in Parl C of the document

In additional to the elements discussed above, other revisions
made o the scheme in response to the DRP included:

+ The addilion of a clearer explanation of Ihe scheme's name,
Ansly Garden Community, within the inlroduction to the
visian

Information provided in the DAS on tree loss and long-term
tree stralegy

Additional information provided on the opportunity for
productive landscapes within the scheme

Further inflormation included regarding aspirations for the
mobility hub and mini-mobility hubs

= SITUATED ON ANSTY AVENUE

TALLER BUILDING HEIGHTS

EAST-WEST PROW

COMMUNITY

VILLAGE

AVENUE

*  WELL-ENCLOSED 87 WOODLAND TO THE NORTH
*  LIES WITHIN HIGH-DENSITY AREA AND AMONGST

FOSITIONED AT THE HEART GF THE NEW L

+  SITUATED ONTHE CROSS ROADS OF ANSTY ¢
AVENUE & THF PROW CONNECTING IT TO AMSTY

*  LIES WITHIN A HIGH-DENSITY AREA AND
AMOIIGSTTALLER BUILDING HEIGHTS

“ SITUATEDL AROUMND AJUNCTION OF ANSTY =

*  LOCATED CLOSER TO THE SPURTS HUB -

Allered focus on parking typologies proposed for the
scheme to limit the impact of parked cars in lhe streescene,
as well as encouraging walking and cycling, Lo be set oul
within the Design Code

Review of bridge widlhs.

*  LESS CONVENIENT FOR RESIDENTS WITHIMN
THE NORTHERN PARCELS TO ACCESS
DISCONNECTED FROM SCHOOL AND
RETIREMENT DWELLINGS BY WOODLAND
BLOCK

= NOTDIRECTLY RELATED TO ANSTY
COMMON

“  FURTHER AWAY FROM VEHICULAR SITE
ACCESSES

= LOCATED IMMEDIATELY TO THE SOUTH OF THE

SITUATED FURTHER AWAY FROM THE
EXISTING RESIDENTS ‘WITHIN ANSTY
LACKS OFTIMAL CONNECTIVITY 1O THE
SCHOOL AND RETIFEMENT DWELLING Y

= LESS CLOSELY RELAIEL [ THE SPORTS HUB
AND EXISTING SPORTS GROUNDS WITHIN
ANSTY

LESS CONVENIELIT FOR RESIDENTS WATHIN

THE SOUTHERN PARCELS TO ACCESS

LOCATED IN A LOWER DENSITY PART OF

THE SITE

* LOCATED IN A MORE VISUALLY SENSITIVE
PART OF THE SITE WITH LNWER BUILDING
HEIGHTS

* NOTCO-LOCATED WITH 3CHOOL AND

RETIREMENT HOMES

NQT DJIRECTLY RELATED TGO ANSTY

COMMON

SITUATED FURTHEK AWAY FROM THE
EXISTING RESIDENTS WITHIN ANSTY

The name change of the cenlral open space from 'Village
Green' lo '‘Ansly Common', and addilional delail added to
lhe proposals for lhe space

Information on inclusive design, including ‘Make Space lor
Girls'

Additional contextual analysis undertaken on local green
spaces

Further contexiual analysis undertaken on local streels

The name change of 'spine streel' lo 'Ansty Avenue' and
the rest of he hierarchy given more appropriate names to
better reflect local character

Extended pedestrnian and cycle conneclivily plan provided =

Further detail provided on pedestrian and cycle routes
through the scheme
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SITUATED ON ALISTY AYENUE IN CLOSE PROXIMITY
YO THE WESTERN ACCESS AND CONNECTED TO
EXISTING PROWS VIA NEW FOOTPATHS
MAXIMISES BENEFITS OF CO-LOCATION WITH

THE SCHOOLS, MOBILITY HUB AND RETIREMENT
VILLAGE, FORMING A SIGNIFICANT FOCAL AREA
PGSITIONED AT IHE HEART OF THE ANSTY VILLAGE
A5 A WHOLE, TAKING 11 1ITO ACCOUNTEXISTING
RESIDENTS AS WELL A5 THE NEW COMMUNITY
ENCLOSED BY WOODLAMD TO THE NORTH AND
LOCATED AT LOWER ELEVATIONS TO ENAELE TALLER
BUILLING HEIGHTS

LOCATED ADJACENI 1O VILLAGE GREEN AND
ANSTY COMMON BEYOND, DIRECILY LI {KED BY
NEW FOQTFATHS

LOCATED IN CLOSE PROXIMITY TO THE PARKLAND
RESERVE & CONNECTED TO IT BY t IEW FOOTPATHS
LOCATED IN CLOSE PROXIMITY TO THE EXISTING
SPORTS GROUND WITHIN ANSTY

MOT a1 IHE CORE OF THE NEW
COMMUNITY AS A STAND ALONE ENTITY
FURTHER AWAY FRUM THE SPORTS HUB
NOT AT THE CROSSROADS OF AMISTY
COMMON, ANSTY AYENUE AND THE EAST-
WEST FROW



HIGHWAYS AUTHORITY

A series of email conespondence and meetings has heen
held between Ardenl (ACE) and West Sussex County
Council (WSCC) regarding highways stralegy and design, as
summansed below

November 2022

Email engagemenl with WSCC to seek access lo the
Counly Model

Meeling held online with WSCC 1o discuss the Model

/ formal engagemenl protocal going forward / basis of
{he Modelling approach taken lo date / principle of ACE
1eviewing in more delail and making use af the Modelling
undertaken lo date as well as future 1efinements

December 2022

Initial modelling output 1eview approach discussed and
agreed, including format for continued haison going forward
with WSCC

Technical Note prepared (o review junction modelling with
emall exchanges with WSCC to agree furlher discussions
into 2023

January 2023

Meeting held online with WSCC to discuss Technical Note
submilled in December '22

February 2023

WSCC collated and issued lormal iesponse Lo initial ACE
wark as a follow-up lo the January '23 meeling

March-May 2023

Issue of formal Scaping Technical report to WSCC which
was comprised ol x5 separale detailed Technical Noles that
each focussed upon specilic areas of lhe bansport sludy

June 2023

Meeling held online 1o discuss ACE Scoping report prior lo
WSCC formal issue of response

July 2023

Formal wrilten WSCC pre-app response provided which
included agreement in principle to a range of matiers
including the access slrategy

Various email exchanges wilh WSCC, including WSCC
sharing guidance documents and agieement on the
accidenl study area

August 2023

WSCC shared trip rales/analysis history

WSCC provided contirmation of lrip analysis/dislribulion
approach and agreement reached over assessment
approach

ACE clarified a number of mallers raised in lhe WSCC
formal response, to confinm approach taken which
incorporates WSCC feedback (parking/public ttansport/
sustainable lransport etc strategies)

WEST SUSSEX COUNTY COUNCIL
EDUCATION

Fairfax and Savills have had engagement with Vanessa
Cuimmins al Wesl Sussex County Council (WSCC) on the
education provision for AGC The [irst email exchange with her
was 24" February 2022 and lhe first meeting was held on 18"
March 2022, since when thete has been ongoing engagement
via email

Key points from these discussions are as follows:

WSCC requirements for schoals (o be provided on site

The inilial assumption had been that a 2-form enlry Primary
School would be requiied on site but WSCC indicated

lhal ihey would also like consideration to be given to the
provision of both a SEND school and a secondary school on
site as well

Subsequenl discussions confirmed that a Secondary School
wauld not be requiled due 1o the proximity of other schools
locally, including Warden Park in Cuckfield St Paul's in
Burgess Hill and the new all-through school within the
Northern Arc developiment on the northern edge of Burgess
Hill

It was agreed that a SEND school would be accemmodated
on site as there was a need for further SEND capacity
locally

Detatled drawings were tabled looking at the besl location
for the two schools and it was agreed these would be best
located iogether so they could polentially share some
facililies and also so that they were equally accessible for
both new residents on lhe developmenl site and existing
residents in Ansty viltage

MID SUSSEX COUNTY COUNCIL

A pre-applicalion meeling was held on 10™ Oclober 2023 with

Sleve Ashdown, MSDC, and Malcolm Avery, Dislrict Councillor

and Local Ward Member In attendance were Fairfax, Savills
and fabrik

The team presented lhe scheme, explaining the opportunities
and constraints, design evolution, design rationale, parameter
plans, illustrative masterplan, and design inlent of the
landscape, slreel hierarchy, built form and identity

Whilst the scheme was not in the Local Plan al the time of the
meeting, and therefore contrary lo palicy, Mr Ashdown was
inlerested in the following delails:

Trealment of lhe lane to Mackerells Coltage and how to
restrict the publc rom using it

Olf-sile foal and cycle conneclons to local destinations
The council encourages the implementation of a car club

The buillding heights and densities feel high, although
this comment was not informed by seeing the testing
undertaken within the LVIA

How access would be managed to the Ancienl Waoodlands

Ensuring open space was incorporated within the
development paicels, nol just around the edges

Certainly around the delivery of heallh pravision

Cancern around the traffic flow around the A272 in peak
hours

Agireemenl of many of the points raised by the DRP

The team were able lo respond to these poinls during the
meciing, and are further addressed within lhe DAS and suite
uf accompanying documents submitled as part of the autline
planning application
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PUBLIC CONSULTATION

Residenls and stakeholders were given lhe opporlunity to
give [eedback regarding lhe proposals via a hosl of different
channels, including two in-person events and a virtual
consultation Meetings were also offered to local stakeholders
to introduce the team and outline the pioposals

A websile {(ansty consultationonline co uk), freephane
informalion line (0800 298 7040), and project email address
(feedback@consultalion-online co uk) were all made available
throughout the process for inlerested parties to receive further
details and lo provide feedback

The pubiic consultation on lhe proposals was held from
Monday 11" September to Monday 9" Oclober 2023 A
consultalion nolice providing an overview of lhe project and
inviting lacal residents lo pariicipate by viewing a virtual
exhibition or altending an in-person exhibition was delivered
to 2,151 local residential and business addresses, as well as
local stakeholders

The virtual consultation websile was viewed by a lotal of 484
individuals during the consultation period Twao local events
also took place on 20™ and 23 September 2023 at Ansly
Village Hall, Deaks Lane, Ansty Jor those wishing to view

the plans in person and ask questions on the proposals The
adjacent images show examples of the exhibition boards and
sume photographs from the events

Technical consullanis from key disciplines, including
masterplanning, landscape, ransport, arboriculture, and
planning were in attendance The exhibitions were altended
by a total of 176 individuals, including locat councillors and a
prospective MP candidate Feedback forms were available at
the evenis

During the consultation period, we received a lolal of 176
responses, which comprised 103 online leedback farms,

66 physical feedback forms along with five emails and wo
lelephone calls The key themes of feedback were as follows:

Resistance to development of any form or scale in this
localion
Concein around road infraslructure/traffic/parking

Question of housing need when so much development is
on-going in the area

Availability of affordable homes
Loss of character and hamlet/village feel/imerging of villages
Impact on ancient woodland and wildlife

Scepticism over whether local facililies and services
proposed within lhe scheme would be delivered

Suggestion of a reduction in the number of homes/provision
of eco-homes as a more desirable proposal

The developmenl should utilise grey water

Local leisure facilities are oversubscribed and there is
currently an insufficient provision of doclors' surgeries

Confusion/misunderstanding around the benefit of the
Counlry Park and the achievability of biodiversity net gain
across the proposals

Impact during construction period



The proposals presented wilhin this docunient. as well as the
supporting techimeal reports and environimenlal statement,
address where possible the comments and concerns thal were
ralsed lhrough the public consultation and provide delaled
information as o how repealing themes are adressed (hrough
the design. This includes

The miligation of traific and improved off-sile infrastructure
as part of lhe proposals

The miligalion of iImpacls upon woodland and wildhle and
lhe cnhancements and benefits that ihe schieme can biing,
including BNG

+ The Counlry Park. renamied as Parkland Reserve Is being
submilled as a separate planing apphcation, providing
details of its proposals and beneiiis
The value and benefils of he proposed lacililies and

amenitics, oficring those which are cunently lacking in the
arealsupplementing those currenily oversubscribed

Oemonslialing the delivery of & range of house lypes and
tenures that will meet local need

+ Estabiishing principles of sustamability and identity in the
built form, which will be furltier explored in the Design Code

In addition. the maslerplan has been developed luither since
the public consullation i ordar 1o demonslrate he designs m
more delail, and give a grealet unde ndiny of placemaking,
built fornt gram and landscape characler, presented on page
52 of this document

Proposals for a Vibrant,
Sustainable New Garden
Community and Country Park

Welcome Lo our public exhibition

Thank you for visiting our public exhibition showcasing our vision for a new,

suslainable and sell-sufficient at Ansty Garden C: it
and country park Lo the north ot Ansty.
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PHOTOGRAPHS OF PUBLIC CONSULTATION EVENT

Qur plans have been carefully evolved to fit within the local landscape

features and create a strong sense of place.
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MASTERPLAN EVOLUTION

The evolution of the maslerplan throughoul the design process
repiesenls a response lo the requirements of the Lacal

Plan policy, physical realities on site. developing cunstraints
particularly landscape, heritage, arbariculture and ecology,
input from lechnical disciplines and through engagementl with
Mid Sussex Council members and public consultation. This
pracess aimed lo creale greale! efficiency in lhe masterplan as
well as mainlaining an appiopriale characier and ensuring high
quality design

MASTERPLAN EVOLUTION 1

+ Savills masterplan, original vision documenl

« Approximalely 1,600 homes as technical work nat
underlaken and constraints not fully underslood al this
stage

MASTERPLAN EVOLUTION 2

Inilial concept masterplan prepared by fabrik following vision
workshop with design team technical consultants, after
fabrik's inslruclion on the projecl

Decision made to make lhe scheme part of Ansty, as
opposed lo a separate new selllement

Transporl - revised bridge locations as norihern bridge was
previously rouled through Ancient Woodland, and southern
bridge was moved 1o the east 1o cieale a mote efficient
development parcel. Route of primaly/secondary streets
revised 10 create more efficient development blocks, with
development on both sides as far as possible rather than
crealing long exlents of single-sided slreels. Renewed (ool
and cycle strategy wilhin sile to creale a slrong north-south
and east-west nelwork, incorporating lhe existing footpaths
and supplemenling wilh new ones

Built form - 1evised developable area in response to
lechnical work underlaken lo undersland site contours,
landscape and visual assessmenl, sensilivilies of listed
building in cenlre of lhe site, ease of access and ecolagical
impacts

Non-residenlial uses - local cenire and school placed in
the middle of the development, easily accessible by all
residents, bolh exisling within Ansty and new School
creates a landscape buffer to ihe AONB and existing
dwellings immediately to the west of the site, and playing
lields occupy a more visually apparent part of lhe sile

in long dislance views from the north High densily local
centre uses located in a visually enclosed pail of the sile
immediately to the soulh of the woodland belt

Landscape - norlh-south and east-west green corridors
embedded within framework for scheme, with the new
north-south corridors fixed around existing hedgerows,
supplemenling the sliong easl-wesl woodland corndors,
also following the footpaih nelwork

Approximately 1,450 dwellings al 37 5 dph

MASTERPLAN EVOLUTION 3

+ Maslerplan produced for vision document, after [urther
advice incorporated into the plan from iechnical consultants

+ Addition of access from A272 from the wesl, lollowing
workshop with Create Slreets, to improve the conneclions
of the internal movement network into the existing external

MASTERPLAN EVOLUTION 1 - FEBRUARY 2021

netwark. In response to this, the local centre was re-located
to be closer to this access, which also crealed a slronger
hub of non-residential uses, now in a uniled localion rathei
Lhan being broken up by exisling woodland. Higher-inlensity
local centre localion slill sufficiently screened by exisling
woodland to the norlh and at a lower elevalion within lhe
site

Alleration in retention of woodland alter {urther surveys
undertaken by Arbarlrack

*  Approximalely 1,450 dwellings al 37.5 dph

MASTERPLAN EVOLUTION 4

Masterplan produced for discussion with MSDC, aller
further advice and design workshops with consultanls

+ Removal of The Place from lhe site boundary, in order lo
ensure ils sensilive treatmenl al a laler date in a dedicated
planning application

Update of site access locations after further technical
sludies were undertaken by Ardent, refining the highways
design as well as ensuring Lhe highesl quality trees were
able to be retained

Update of sports facilities proposals aiter in-depth analysis
undertaken on the local area requirements and what lhe sile
could defiver

Updale of secondary street route to the north of The Place
in order to increase the distance belween the The Place and
lhe dwellings to the narth, as well as moving the secondary
slreel [urther away from the Ancient Woodland, lhereby
improving lhe sensilivily of design on heritage, ecolagical
and atbaricultural aspects

More considered design of schools site underiaken lo
ensure appropriate built form massing, heights and location,
and to furlher detail Lhe landscape buffer to Ansty and the
AONB

Addition of mobility hub details within the local centre

More consideralion given to sireet widlhs across the sile in
order to improve the street design and reduce the amaunt

MASTERPLAN EVOLUTION 2 - SEPTEMBER 2022

MASTERPLAN EVOLUTION 4 - MAY 2023

of tarmac In the scheme, whilst still being sufficient for the
modes Lhal il would serve

+ More considered SuDS, open space and ecology strategies
ensuring sufficient hedgerow and woadland buffers,
affecting extent of open space and developable area

= Approximalely 1,450 dwellings at 37.5 dph

MASTERPLAN EVOLUTION 5

Final evolution after formal comments received from the
DRP and the public consultation

+ Countiy Park removed from site boundary and re-named
Parkland Reserve to be a more appropriale representation
of its purpose

+ School site increased to accommodate a primary school
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MASTERPLAN EVOLUTION 5 - SEPTEMBER 2023

and nursery, as well as SEND school, following updated
guidance from the DIE on child yield

Sporls pitch stralegy refined including schools site and
sports hub elements

Primary slreel and secondary street network amended,
so that central loap consisled of primary street, and whole
street hierarchy provided characterful names

Off-site aclive travel roules improved and new pedestrian
access crealed in north-western comer ol the sile

Land use parameter plan updaled at this point to include
fiexible uses on the ground floor of dwellings along the
primary slreet, providing lhe apportunity for commercial and
relail uses to occupy space outside of the local centre in ihe
future

Approximalely 1,450 dwellings al 37.5 dph



DESIGN RATIONALE

The overarching design principles sel out within the vision have
been used to guide the design rationale for the scheme The
design rationale slems from a thorough understanding of the
sile and its conlext, with a particular emphasis on respecting
the sile's landscape characternislics and built characler of the
surrounding area, in order lo create a maslerplan which is
sensitive to the sile's past, whilst looking to the future

As the masterplan has developed through the design process,
the nuances of the rationale have evolved, for example the
alignment of streets and location of land uses, however,

the overarching principles have remained constant. The
ralionale presented here explains the layers of design, leading
wilh landscape and nalure, which combine lo produce the
lllustrative masterplan:

1 Identify the site - identifies the exient of land to be utilised
for lhe new community

[S]

Set the boundaries - explores limiting factors to
development

w

Establish communal gardens - designing with a
landscape-led approach eslablishes open spaces and green
corridors at the outset

'S

Add water - incarporates existing water courses and
sustainable drainage systems into the plan

(3

Define movement - carves ouf the movement network
including pedestrian, cycle, public transport and vehicular

]

Establish neighbourhoods - places neighbaurhoods
belween the elements established above

7 Craft the core - embeds neighbourhood cenlres inlo he
site, including community, relail and recreational uses, and
schools

8 Ansty Garden Community - brings the previous seven
sleps together

BEECHY BOTTOM
PARKLAND RESERVE

ANSTY GARDEN
- COMMUNITY.
o

D

1 IDENTIFY THE SITE

A 100 ha (247 acre) site has been identified in Mid Sussex,
cenired around the village of Ansty, fully within the conlrol

of Fairfax. The site will become home to a new Garden
Communitly, as an eastern extension lo Ansty To ihe north
of the site, land will be dedicated to a Parkland Reserve (103
ha / 247 acres), lo come forward as a separale planning
application

The exlents of the sile ensure lhat appropriate landscape
buffers and exlensive green separation can be safeguarded
between the new development and the surrounding
countryside, particularly with the AONB to the north. Enough
land will be safeguarded in order to ensure that it can be
utilised to support ecology and enhance biodiversily, as part of
an environmentally sensitive response

AREA VISIBLE IN LONGER
DISTANCE VIEWS FROM
NORTH/NORTH-EAST
{OUTSIDE THE ADNB)

" 1 T —
= N,
EXISTING N
WOODI.M:é T0
BE RETAIN
| ODOUR FROM
i SEWAGE WORKS TO BE
{ MITIGATED THROUGH
/ SITE LAYOUT
i |
HIGH WEALD 72 /
AONB ) =
= 7
0 /
- o/ A -~
| 15 B 7
7
' .
."
> o8 -’é/
& _/f. 4
4 = l\_
% FLOOD ZONE
', - 2 LIES WITHIN
. WOODLAND,
THEREFORE
i 8 OUTSIDE OF
} DEVELOPABLE AREA
H
- * ~
______ =, .
> -e~==g1" 1,
. A
b ) k.
3 . o
& S
i ! I
§ RETEN ;ou oF |
SPECIESRICH |
¥ { i |
% | Hepcenowswhere ——
SURFACE WATER | POSSIBLE X
é’ FLOODING TQ — __{— i I ™
SERIMGAED  gyisiinG PROWS \
NOISE POLLUTION Wﬂ?ﬂf&’fs 10 BERETAINED. & \
EXTEND {
FROM THE A272 & ,-:,Esmm THESUAH \
82036 TO BE MITIGATED — i
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2 SET THE BOUNDARIES

The limils 1o development within the site are set by a series of
faclors including:

« Nearby landscape designations, such as the High Weald
AONB, and existing landscape features, such as woodland
blocks, including ancient woadland, high quality trees,
ecologically sensilive areas and topography

= Optimum locations for vehicular accesses and bridge
crossings

+ Area visible in longer distance views into the site from the
norih and north-west, and retaining key views oul of the site

+ Existing foolpaths and historic tracks through 1he sile
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Surface waler flood risk extents and exisling walercourses

The existing settlement edge and proximity lo existing
residential back gardens and listed buildings

Noise and air quality impacts




LANDSCAPE
SEPARATION FROM
AONB TO MINIMISE

HARMTO SETTING

GREEN CORRIDORS
CREATING AN ATTRACTIVE
SETTING & ENSURING
CONNECTIVITY TO THE
WIDER NETWORK

LANDSCAPE BUFFER
SAFEGUARDING RURAL

SETTING  BIODIVERSITY NET GAIN

OPEN 5PACES
PROTECTING THE SETTING
OF THE LISTED BUILDING
& VISUAL IMPACT ON

FOSS-VALLEYVIEWS LOCATION OF GREEN

SPACETO ACT AS BUFFER
TO ODOUR SQURCE,
ENSURING USES ARE
COMPATIBLE WITH
ODOUR RESTRICTIONS

VARIED PATTERN OF
FORMAL & INFORMAL
GREEN SPACES
THROUGHOUTTO
ENCOURAGE HEALTHY
LIFESTYLES

GREEN LINK
CONNECTING EXISTING
COMMUNITY WITH
WIDER COUNTRYSIDE,
PRIORITISING ACTIVE
TRAVEL & HABITAT
CONNECTIVITY

BUFFER PLANTING

TO LIMIT IMPACT OF
DEVELOPMENT ON
SPECIES WITHIN ANCIENT
WOODLAND

EXISTING WOODLAND
RETAINED & ENHANCED TO
SETDEVELOPMENT INTO A

DELIVERED ACROSS THE

COMMUNITY THROUGH
PROVISION OF DIFFERENT
HABITATS WITHIN OPEN SPACES,

MATURE & NATIVE LANDSCAPE
FRAMEWORK, & PROTECT
EXISTING FLORA & FAUNA

GREEN CORRIDORS & S5TREET
TREES

3 ESTABLISH COMMUNAL GARDENS

Leading with the landscape is fundamental lo shaping a
successful new neighbourhood To mimimise harm to the
AQONB and its selling, a landscape buffer has been firmly
eslablished to the north-western edge of the site

The existing woodiand blocks create sirong east-west
landscape corridors, which are complemented by north-south
green links following existing field boundaries and hedgerows
These bring swathes of green space lhrough Lhe site, and
provide connections for both humans and wildlife out lo the
countryside beyond, setling the site into ils much wider green
infrasiructure network

The green corridors are complemented by a varied pailern of
formal and informal green spaces throughout, encouraging
healthy lifeslyles and ensuring recreation and amenity space is
in easy reach of all parts of the community

(o

SUDS BASINS PLACED IN

OPTIMUM LOCATION FOR

ATTENUATING FLOWS TO
GREENFIELD RATES

BASIMNS LOCATED TO
WORK WITH THE NATURAL
TOPODGRAPHY & FALL OF
THE SITE

SWALES INCORPORATED
WITHIN GREEN
CORRIDORS TO COMVEY
WATER TO DRAINAGE
BASINS

EXISTING WATERCOURSES
& DRAINS RETAINED &
INCORPORATED INTO SUDS
STRATEGY

5UDS NETWORK & RETAINED

‘WATERCOURSES SUPPORT A

VARIED ECOLOGY & PROMOTE
BIODIVERSITY THROUGH THE
PROVISION OF WETLAND HABITATS

4 ADD WATER

Existing drainage flows and surface water flood risk are
incarporated inio the plan. New waterbadies will be crealed

to manage suiface waler drainage sustainably, as well as
supporl varied ecology and promole biodiversily net gain. This
1s another way that the development will embed resilience to
chimate change into its design
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SECONDARY LOOP
PRQOVIDE LOCAL ACCESS
TO RESIDENTIAL
NEIGHBOURHQODS

FOOT/CYCLE LINK TO
i PARKLAND RESERVE &
WIDER COUNTRYSIDE

L

ACCESS
FROM A23

e ————

THE MOBILITY HUB WILL

PROVIDE A FOCAL POINT FOR

ACTIVE & SHARED TRAVEL FOR 1 3
THE DEVELOPMENT

ACCESS
FROM A23

————

“"l'

p o

CONVENIENT & DIRECT
3 ROUTES TO BUS STOPS
WITHIN 400M OF ALL OF
DWELLINGS

LOWER ORDER STREETS
GIVE PRIORITY TO
PEDESTRIAN & CYCLE
MOVEMENT THROUGH THE
USE OF SHARED STREETS &
LOW SPEED LIMITS

PEDESTRIAN & CYCLE

% PRIORITY THROUGHOUT
TO PROMOTE ACTIVE,
NG SUSTAINABLE TRAVEL
FROM BEL .
e \
i HOMES HAVE EV CHARGING " \
P POINTS, IN LINE WITH LOCAL 1
7 POLICY & CURRENT BUILAINGS ‘i

5 DEFINE MOVEMENT

The movement network sils alongside lhe landscape slruclure,
and logether they form the key structuring elements of the
plan. A new primaty streel - Ansty Avenue - {lows through Lhe
community from norlh to south, inking the A272 at the north lo
the B2036 Harvest Hill at the south-west, with a loop circling
through Lhe heart of the site, past the local centre and schouls,
and linking 1o a third access on the A272 at the weslern edge

Between these, local routes provide access 1o the resl of
1he residential neighbourhoods and a connecled nelwotk of
pedestrian and cycle roules give low carbon modes priorily.

REGULATIONS, ENC:
SUSTAINABLE VEHIGULAR
MOVEMENT

A new bus roule will be created through the site, with mini-
mobilily hubs with bus slops provided every 400 m, at key
locations within each of lhe neighbourhoads, and the mohilily
hub in the local centre at the hear of the community. This,
alongside the enhanced pedestrian and cycle network,
provides real travel alleinalives to Lhe private car

S~

FLEXIBLE FRAMEWORK ABLE
TO RESPOND TO CHANGES

INDEMAND, TECHNOLOGY
& ECONOMY

LOW ENERGY CONSUMPTION
ENVIRONMENT, LIFESTYLE &
BUILT FORM

RANGE OF HOMES
PROVIDED IN
VARYING DENSITIES
& TENURES

CHARACTER DRAWN
FROM ANSTY & MID
SUSSEX VERNACULARTO
ENSURE DEVELOPMENT IS
OF IT5 PLACE

HOMES LOCATED
IN IDENTIFIABLE
NEIGHBOURHOQDS

D

6 ESTABLISH NEIGHBOURHOODS

The new community will be made up of a series of clearly
identiliable neighbourhoods, each wilh a related but distincl
characler, drawn from the Ansly and Mid Sussex vernaculal

A range of homes will be provided in varying densities and
tenures, meeling the needs of the local community A low
energy consumplion environment will be created, not only in
terms of built form but also lifestyle. This flexible framework will
be able lo respond ta changes in demand, technology and the
economy
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8 ANSTY GARDEN COMMUNITY

The previous seven steps all come together to produce a well-
considered, susiainable extension to Ansty, which meets the
needs of both current and fulure generalions. The fact Lhat the
land is within a single ownership enables the sile to he shaped
in a holistic manner, localing Lhe different land uses, open
spaces, drainage strategy and streets in the most logical and
beneficial locations. Beechy Bottom Parkland Reserve adds
to the myriad of opportunities which this comprehensive sile
brings

}/ COMMUNITY & RETAIL USES ADD

/ VARIETY & PROVIDE LANDMARKS.
LOCATED CENTRALLY WITHIN THE

!/ DEVELOPMENT, EASILY ACCESSIBLE

;f TO ALLRESIDENTS VIATHE SPINE &
f SECONDARY STREETS, AS WELL A5
il FOOT & CYCLE LINKS
! 1
A
\
\
\
!
A\

i \
NEW PRIMARY & SEND SCHOOLS LOCATED |
ATWESTERN EDGE OF DEVELOPMENT TO |

SOFTEN BUILT EDGE, LIMITING IMPACT ON /
AONB & EXISTING RESIDENTS WITHIN ANSTY. | ot
COMVEMIENTLY LOCATED NEAR LOCAL | 7
CENTRE, FOOT/CYCLE PATHS & EXISTING
COMMUNITY WITHIN ANSTY
. 5 ) _// Pl FEATURE NODES PROVIDED
. //’ THROUGHOUT THE
it T COMMUNITY, WHICH COULD

- INCLUDE A BUS STOP & SMALL
GREEN SPACE

& CARE HOME MAKES THE
COMMUNITY A PLACE FOR
ALL

@ RETIREMENT BUNGALOWS

7 CRAFT THE CORE

Alocal centre will be crealed al the heart of the community,
wilh laciliies complementing rather than competing with the
existing limited facililies in the village. The new facilities and
amenities will enable a 20-minute neighbourhood model to
flourish here, where all new and exisling dwellings in Ansty will
be within a 10 minute walk of the new local centre

Whilst the local centre may provide space for offices or shared
work-spaces, lechnology will be embedded within all new
dwellings to accommodate home warking, wilth superfast
hroadband, and homes designed to facilitate a flexible way

of living and working. Potential community, retail, GP and
recrealional uses will add variely and provide landmarks.

A primary school and SEND school will also be provided,
providing vilal education for lhe next generation.

D
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PARAMETER PLANS

The fallowing section describes the parameter plans which
form a key parl of the outline planning application and will be
formally approved as parl of the planning permission

The plans set out the proposed parameters far key design
elements of the masterplan as follows:

Site location

Gieen infrastruclure
- Access and movement

+ Land use

Building heights
» Densily

This is submitted as an oulline planning application, with all
matters reserved except for access. As such, il is important
that scheme parameters are fixed al this stage to set the
framework within which subsequent detailed propasals for
the various phases ol development can come forward via
reserved malters apphcatlions. However, the plans should
include a degree of flexibilily, where appropriate, in order lo
accommodale changing circumstances, and lhe accompanying
notes on the parameler plan drawings sel oul lhe exlenl of
tolerance in each specilic case The illustiative masterplan in
seclion B3 demonstrales one way in which ihese parameler
plans could be interpreted, but 1s subject to varation as
described

Developmenl will occur in phases (as set out indicatively

in Chapler D2). Each reserved mallers applicalion, when

it comes farward, will be assessed against the approved
parameter plans helping to ensuie consistency and
compalibility between different phases The paramelers are
also necessary lo ensure that the masterplan is implemenled
within the scope lested in the Environmenlal Stalemenl

Full scaled drawings of the parameler plans have been
subrnitted as part of this outhne planning application
subrmission.

SITE LOCATION

As explained in the introduction, the site is localed to the easl
of the village of Ansty iIn West Sussex The baundaries are set
by the land under the control of Fairfax - all of the land within
the site boundary is owned by Fairfax, with the exceplion of
areas wilhin the highway where improvements are proposed
for access

@ o 200m

SITE LOCATION PARAMETER PLAN

O simesounpary
[0 PARKLAND RESERVE BOUNDARY
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GREEN INFRASTRUCTURE

The landscape charactenstics of the site, along with the Districl
Character Strategy guidelines and policy, have played a
significant role in guiding the design of the scheme, allowing
for boih the visual and physical integration of new bult form
inlo the wider landscape. The plan opposile illusirates he key
parameters relating to green infrastruclure thal will create lhe
landscape framewark for the proposed development

A mitigation by design approach has been taken, meaning that
during the course of developing the inasterplan, landscape
consideralions were taken as an inlegral parl of the design
process. Elemenls such as existing vegetation and views were
informanis that helped to determine the developable area,
open spaces and drainage strategy

Key features of lhe landscape and ecological strategy for the
sile include:

= The relention of all exisling malure high qualily tiees,
woodlands, and hedgerows as (ar as possible, with all
ancient woodland protected. This will help Lo soflen and
screen the proposed developrment fram views in the
surrounding landscape, prolect existing habitat, as well as
providing a mature landscape selling for the new housing

Landscape buffers and lransilion areas help to create

a strong gieen edge and transition zone o potentially
sensitive edges. A mix of trees, slvubs and grasses
logelher form a variely of mixes creating a hierarchy ol
planting Transition areas acl with lhe same principles over
a larger area and logether help lo creale valuable habital

The school wilh its associated landscape acl as part of a
\ransition area aiding in seiling back development from the
AONB and crealing a wildlife connection between the site
and adjacent landscape

= The crealion of a cenlral village green in the local centre
and common apen space al the cenlre of the sile provides
a valuable community space for residents, as well as a
sporting opportunily The comman also retains a landscape
setling to the grade Il listed "The Place" located outside, but
centrally to the site

OPEN SPACE SCHEDULE

Utilising the underlying lopography of the sile, an inlegrated
drainage slralegy, including swales and altenualion

basins, provides sustainable drainage solutions, alongside
opporiunities for habilat creation

+ Twao allotmenl areas are proposed, which have been
carefully considered lo ensure accessibilily, funclionaliy,
aesthelics sustainabilily, and ongoing managemeni and
maintenance The aliotments will provide residents wilh
space lo cultivate their own produce, while also promating a
sense of community and connection to nalure

Access to formal sports facllities can help support and
promote an aclive lifestyle through opportunilies for
organised and competitive sport. A Sports Hub will provide
indoor and outdoor courls and pilches with artificial
surfaces, capable of supporting inlensive use, and wilh

a much higher carrying capacily (hours of use) than

an equivalenl grass pilch aiea, thereby providing more
opportunities for more people (o be more aclive, more aften
In addition, the playing fields within the schools site will

he available for use outside of the school day, with public
access seculed via a Community Use Agreement, based on
Sport England's standard template

+  Within the site, the sireetscape will be complernented by
street tree planting, and where possible, hedgerow and
shrub planuing to soften the development, adequately
spaced lo allow for long-lerm growth

The table below sets out the open space policy requiremenls,
with the spalial arrangemenl illuslrated on the adjacent plan
The site is required lo provide 9.45 ha of apen space for 1,450
dwellings, based on a population of 3,625, as delined in local
policy and guidance. However, the sile is able to deliver a
considerable amount more than this, al araund 26 ha, across
the open spaces indicated in the adjacent plan {excluding
existing woodiand) The bieakdown of the open space types
will be set al reseived mallers stage, wilh delailed landscape
proposals responding accordingly. The landscape design inlenl
for the site is described in more delail in the Design Inlent
section, which details the character areas, play strategy, and
the soft and hard landscape strategices

GREEN INFRASTRUCTURE PARAMETER PLAN

! = SQ.M PER .M PER HAPER | % OFTOTALOPEN | 5176 REQUIREMENT
JRBEOLOPEN SPACE N | ‘eersoN | 1,000p0P. | 1,000 POP. A5 s |
ALLOTMENTS 175 1,750 018

ARTIFICIAL TURF PITCHES n 50 500 ons L9 Qe

BOWLING GREENS 0JF 170 Juz 08 y 0

EQUIPPED PLAY (LEAPS & NEAPS) 065 650 09/ 7 Qe

GRASS PITCHES 1 5 2,250 123 440 444

INDIVIDUAL

FOOTBALL ADULT 425 4,250 € 42 160 154

FOOTBALL JUNIOR 24, 4,700 07 103 J58

CRICKET 415 4 450 045 172 Lol

RUGBY UHS esn [aRel*] 34 o

AMENITY GREENSPACE 4 5000 ugdn 35 2en

PARKS & GARDENS (TOWNS) 2000 a2n 74 arzi

TEENAGE AREAS 030 300 OuUs 12 oll

TENNIS COURTS 044 440 [ENVY-Y 15 aré

TOTAL 26.06 26,060 2.62 100 9.45

NOTES:

FOLICY REQUIREMENT A3 SE1T OUT 14 DEVELOPMENT INFRASTRUCTURE AIND CONTRIBUTIONS SPD [MSCO, 2018)
['YPE OF FORMAL SPORT FROVISIGN 1S SHOWN TO ILLUSTRATE A POTENTIAL OFTION FOR THE RISTRIBUTION OF PITCHES TYPES 3 DISTRIEUTION OF
SPORTS PITCHES TG BE AGREED AT A LATEF DATE IN ALIGNMENT WITH LOCAL REQUIREMENTS

SITE BOUNDARY |:| PRIMARY & SEND SCHOOLS ==  EXISTING POND/WATERCOURSE
PARKLAND RESERVE N PRIMARY & SEND SCHOOLS AREA WITHIN INDICATIVE SUDS FEATURE
BOUNDARY N AONB BUFFER - TO BE USED FOR PLAY/PITCHES

N AONB BUFFER - TO BE KEPT FREE FROM BUILT » INDICATIVE LOCATION OF ALLOTMENTS
AMENITY GREEN SPACE & DEVELOPMENT

FORMAL OPEN SPACE/ ... SPINE & SECONDARY STREET a#  INDICATIVE LOCATION OF SCHOOL
COMMON NETWORK BUILDING (OUTSIDE OF LANDSCAPE BUFFER)
SPORTS FACILITY 111 LANDSCAPE BUFFER I} INDICATIVE LOCATION OF PLAY

EEE 0

EXISTING WOODLAND

NOTES:

LANDSCAPE BUFFERS 10 BE A MINIMUM AS FOLLOWS

v GOM [ADIACENT TO HIGH WEALD AONB)

u 20 M [ADIACENT TO Al ICIENT WOODLAND)

u 1OM [FROM NON-ANCIENT WOODLANDS AND KEY SITE BOUNDARIES)

v BM [FROM PLANTATION WOODLANDS WATERCGURSES AND SIGNIFICANT HEDGEROWS)
v 4-50 (FROM MINQOR L ANDSCAPE FEATURES AND HEDGEROWS)
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ACCESS & MOVEMENT

A key objective is lo minimise the impact of traffic generated
by the new communily on the local highway network and 1o
enable maximum suslainability of the site, particularly through
designing for access by multiple sustainable modes of travel

The access and movemenl parameler plan identifies the
principles of vehicular, bus, cycle and pedestrnan access 1o
lhe site and lhrough il It shows the proposed Ansty Avenue
{piimary street), The Crescenl {(secondaiy stieel) and The
Lanes (lertiary streets), junctions and primary vehicular access
points into the site, for which approval is sought as part of

ihis application. Il also shows existing public rights of way to
be retained, and indicative additional fool and cycle roules
through the sile

Access and movement proposals inciude:

+ The provision of three vehicular access points for the site
{A272 to the norlh and west, and B2036 Harvest Hill from
the south-west)

+ The indication of all existing pedestiian and cycle accesses
and routes 1o and through the sile, and lhe indicative
location of new ones where required for desire lines, mainly
through the green infrasiructure. and away lrom busy
vehicular streels

The alignment of the primary (Ansly Avenue), secandary
(The Crescenl) and tertiary slreets (The Lanes), and where
they incorporale bus routes

Locations of two bridges across the valleys within the site

Approximale location of the mobility hub, to include a bus
stop

Approximate location of mini-mobilily hubs, lo also include
bus stops

Further delails about the site accesses, streel hierarchy and
street design is included in the Transport seclion

O
O
B3

SITEBOUNDARY

PARKLAND RESERVE BOUNDARY
AREA REQUIRED FOR SITE ACCESS & VISIBILITY SPLAYS

WOODLAND

BRIDGE

ANSTY AVENUE (PRIMARY
STREET WITH BUS ROUTE)
THE CRESCENT (SECONDARY
STREET, NO BUS ROUTE)

THE LANES (TERTIARY STREETS)
EXISTING PUBLIC RIGHT OF WAY RETAINED

EXISTING VEHICULAR ACCESS TO MACKERELL COTTAGE
RETAINED

PROPOSED FOOT/CYCLE PATH
MOBILITY HUB
MINI-MOBILITY HUB

SITE ACCESS

ACCESS & MOVEMENT PARAMETER PLAN
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LAND USE

The plan on this page illustrates the location and maximum
extent of land proposed for various uses la be provided on
the site. The adjacent development schedule includes the
breakdown ol areas and dwelling numbers

The site includes the following:

» 3473 hatesidential area (Use Class C3), including
affordable homes, elderly living, self-build and incidental
local areas of open space. This provides space to
accommodate up to 1,450 dwellings. 30% of all housing on
site will be affordable, providing up o 435 aflordable homes.
Approximalely 90 no homes will be dedicated 10 elderly
living accommadation in the form of bungalows and a care
home, located within the dark puiple hatched area Around
30 unils will be provided as self-build units. providing for the
local need at the tire of writing

« A 1.07 ha mixed-use local centre (Use Class E) which has
the patential to include a range of uses including retail, café
flexible workspace, health hub including allied healthcare,
gym, nursery, [cod and drink uses. A café could also be
included within the care home building. Residenlial uses
in lhe form af flats above ground floor commercial uses
or lownhouses will alsa be included, wilh associaled car
parking An indicative delailed design for lhe local centre
can be found on page 91. In addition to the local cenire
commercial uses, the residential fronlage along Ansly
Avenue has the fllexibility o include commercial uses at
ground floor level, indicated by the light purple hatching on
the fand use plan

+ 451 ha for education uses, to Include a priunary schuol of
up lo wo-and-a-half-forms of enlry and a SEND school, with
associated playing fields and car parking

« Surrounding the developable areas is a network of various
public apen spaces, idenlfied by lhe green areas. These
were discussed in lhe Green Inlrasiructure parameter plan
on page 47, and are explained in delail in the 'landscape
design inlenl section. The {otal area of green space covers
33 54 ha, equating to 33% of the tolal site area, plus 19.69
ha of existing woodland, togelher resulting in 53% of (he site
comprising green infrastructure

« 6.95 ha infrastructure, including the proposed alignment
of Ansty Avenue, which accommadates the bus 1oute, as
well as lhe site access roundabouts and arcas of existing
highway required for visibility. Safe and convenient loot and
cycle conneclions will be provided between lhe residenlial
parcels and community uses lo ensure ease of access
for all. Further delails are provided in the access and
movement paramelel plan, and the and the 'movement and
access' and 'street design' sections later in the document

DEVELOPMENT 5CHEDULE

SITE ACCESS SPINF & SECONDARY 5TREET 635 44
EXSTING 'WOODLAND

1949 Ha

OPEN 5PACE REQUIREMEIITFOR JPTO

| 450 DWELLINGS AR
OPEN SFACE PROYVISION WITHIN I
DEVE(QPMENT SITE

SUFFTRS WITHIN DEVELOPMENT SITE 40HA
UDS WITHIN DEVELOPMEN | SITE OBOHA

NOTE: BEECHY BOTTOM PARKLAND RESERVE WILL PROVIDE
AN ADDITIONAL 103 HA OF OPEN SPACE, IMMEDICATELY TO
THE NORTH-WEST OF THE SITE, AS AN INTEGRAL PART OF THE

PROPOSALS

| CUCKFIELD
‘II"/ "
BEECHY |
! sortom |
| PARKLAND,
) RESERVE

PARKLAND RESERVE EXTENT
EXCERPT

&
3
&
]
©
o 200m
D ——

LAND USE PARAMETER PLAN

O sitesounbary
PARKLAND RESERVE
BOUNDARY

RESIDENTIAL

CARE HOME /RETIREMENT
BUNGALOWS

scHooL

OPEN SPACE
SPORTS FACILITY

BEORE
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EXISTING WOODLAND
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INFRASTRUCTURE

ZONE FOR FLEXIBLE RESIDENTIAL/COMMERCIAL
GROUND FLOOR USE

INDICATIVE LOCATION OF SCHOOL BUILDING
INDICATIVE LOCATION OF CARE HOME BUILDING



BUILDING HEIGHTS

The adjacent parameter plan prescibes the maximum bullding
heighls across the sile These have been carelully considered
in response 1o exisling landscape characleiislics and views
from the surrounding area. as well as the lypical buillding
heights within the localily, and sensitivilies lo existing buill form
within Ansty and the listed Luildings

The parameter plan allows for the provision of builldings
ranging belween one-and-a-hall and lour sloreys The lallesl
huildings are generally in Lhe local centre and in the highesl
density residential area, where the parcels are visually
enclosed by existing woodland and al lower topographical
levels. The maximum ridge height of lhe 3 storey buildings
within the local cenlre is higher than Lbe residential 3 storey
buildings in order to allow for higher commercial slorey heights
on the ground and first lloors In addilion 1o lhe local cenlre,
the heighls on the parameler plan allows for buildings fronting
the length of Ansty Avenue lo have Ihe flexibilily lo increase
their ground floor celling heighls fiom 3m lo 4m, in oider lo
provide the oppartunily 1o Incorparate commerctal uses in the
future, if required

Allowance has been made lor landmark buildings o be
included across the masterplan, which could eilher be a storey
laller than Lhe surrounding dwellings, or simply designed

witih different malerials or a in particular archilectural style,
within indicalive appropriale locations denoled by a brown

slal - these are in Key locations such as lhe gateway lo the
development and prominent crossteads and corners Lo aid
wayf(inding

8.0 M MAX
IRIDGE)

1.5 STOREY 2 STOREY

3 5STOREY

3 5TOREY - LOCAL CENTRE

BUILDING HEIGHTS - EXPLANATORY DIAGRAMS {(NOT TO SCALE)

The lowest height reslrictions are localed around the more
sensilive areas of lhe site, in proximily (o exisling dwellings
wilhin Ansly or listed buildings. or in parls of the site that can
be seen in views from oulside of lhe site from the ACNE and
Cuckfield The single-storey zone for school buildings 15
limiled at 6.0m ndge heighl, and zone for lwo-slorey school
buildings and sporls pavilion at 10 Om ridge height, in order lo
Iimit the impacl they have on views [rom lhe north and AONB
lo the noith-wesl

Heights arc set out from existing ground levets and not finished
flaor levels, and thercfore need to account fur any ground
works that need lo be undertaken. Maximum idge heights
also allow for a vanance of +/- 2 m to allow for tlopographical
changes The heighls are maximum ridge heights and exclude
chimneys ot llues

10.0 M MAX
(RIDGE)
2.5 STOREY
16.0 M MAX
(RIDGE)
15.0 M MAX
(RIDGE)

4 STOREY

[+] 200m

BUILDING HEIGHTS PARAMETER PLAN

[J siTeBOUNDARY [ UPTO4STOREY{UPTO 16.0 MRIDGE
HEIGHT)
[ PARKLAND RESERVE BOUNDARY [T] EXISTING WOODLAND
|} UPTO1.5STOREY (UPTO 8.0 M RIDGE ZONE FOR S5CHOOL BUILDING/5PORTS PAVILION UP TO 10.0 M RIDGE HEIGHT
HEIGHT)
|l UPTO?2STOREY (UPTO 10.0 MRIDGE ZONE FOR SCHOOL BUILDING, UP TO 6.0 M RIDGE HEIGHT
HEIGHT)
[l UPTOD2.5STOREY (UPTO 11.0 M RIDGE vk INDICATIVE LANDMARK BUILDING LOCATION
HEIGHT)
|8 UPTO3STOREY (UPTO 13,0 M RIDGE 40 5MCONTOUR
HEIGHT)
[ UPTO3STOREY WITHIN LOCAL CENTRE « - SPINE & SECONDARY STREET NETWORK

(UPTO 15.0 M RIDGE HEIGHT)

NOTE: MAXIMUM RIDGE HEIGHT FROM EXISTING GROUND LEVELS +/-2 M
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DENSITY

The density parameler plan denotes the maximum densities
permitted in certain zones within the site. These have been
devised by assessing the existing densities within Ansty and
the surrounding setliements, whilst being sensilive (o the
surrounding landscape and herilage {ealures. Conversely.
densily has been maximised in cerlain localions of lhe
development where the parcels are well-enclosed by existing
woodland, providing the opportunity to maximise the housing
numbers within the site

The lowest densilies of 30-35 dph are located around
norlhern and soulhern edges of the site, in order lo respect
the sensitivilies of landscape and heritage features, exisling
dwellings within Ansty and views from the surrounding area
The highest densities are localed in the local centre and in
the residenlial paicels within lhe centre of the sile, enclosed
by woodland, af 40-50 dph. The majority of the rest of the
development is set at 3540 dph

' O»mEEE®E OO

SITE BOUNDARY

PARKLAND RESERVE BOUNDARY
30DPH

32.5DPH

35 DPH

40 DPH

45 DPH

S0DPH
CARE HOME - 80 DPH

EXISTING WOODLAND
SPINE & SECONDARY STREET NETWORK

Gf@ 0 200m

DENSITY PARAMETER PLAN
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SIGN INTENT

ILLUSTRATIVE MASTERPLAN

The central thetne of (his masterplan. as wilh any good plan
1s lo creale i1 communily housed within good guaiity homes
within an altraclive landscape setting The maslerpian for
Ansly Garden Community aims lo creale o wide mix of
living, working and leisure opportunities supported by a
comprehensive walking, cycling and public tansport nelwork
which operate in an attractive and safe environment, bnnging
benefits to both the existing and new communily The scheme
will build on the established local identity of Ansly and
enygender a slrong sense of place. Overall it)s inlended that
the maslerplan will

» Create up to 1 450 new honies 11 & high yuaiity landscaped
selling. 0% percent of which will be affordable

integrate fully with the surrounding communities providing
links {o exisling schools, employment, comniunily uses
relall, public open space and the wider netwuork ot walking
routes

Provide a mix of house types and tenuies (o creale a
balanced community including provision for the elderly

Provide a new local cenltre providing much needed local
facililes and amenities wilhin walking distance of the
exisling and new community

Provide a primary schouol and SEND schoo!

Produce a well-connecled streel patlern, providing
convenient and direct routes for pedestrian and cychsts

Creale green links connecling habitals and operung access
across the sile lo the countryside beyond piovide a high
quality public open space netwoik for new residents lo
enjoy, ncluding a space for natural equipped play informat
children s play and sports faciities

Uliise a suslainable transport system, [ncussed around

a mobilily hub and a 20-minule neighbourhood model, 1o
ensure that people can get to and from AGC by a range
of transport options Walking, cycling and bus finks will be
connected into the existing networks and improvements
will be made to existing bus services, lnking Ansly to local
cenlres and slatans wilhin Haywards Heath and Burgess
Hill to enable travel further afield by rail

Introduce traffic caliming as pan of a high quakty street
destgn, locusing ease of movement un nun-molorised
transport

Itis considered that Lhe masterplan allows for the pruvision of a
batanced and sustainable cornmunity through the developrent
of sustainable buildings, the use ! sustainable wansporl and
lhe accesstbility of public open space wilhin the development,
as well as providing new tocal community uses and faciliies

Taking forward the design prnciples rationale and parameter
plans, the llustrative masterplan presents the final evolution
of the masterplan, which 1s buiit upon a numbet of struclural
elements as detailed n ihe key The rest of this chapler
explains 1he intended design approach i tnore detail in terms
of landscape drainage and biodiversily movement and
access. buill form and sustainabiiily

M;u»-.nnn

BEECHY BOTTOM
PARKLAND RESERVE

SITE BOUNDARY

PARKLAND RESERVE BOUNDARY
BUILDINGS

GREENSAPCE

SITE ACCESS

TREE-LINED ANSTY AVENUE
TREE-LINED SECONDARY STREET
TERTIARY STREET

FEATURE NODE WITH MIN]
MOBILITY HUB

LOCAL CENTRE WITH MOBILITY HUB
BRIDGE ACROSS WOODED YALLEY
RETIREMENT LIVING/CARE HOME
PRIMARY & SEND SCHOOLS

RETAINED WOODLAND WITH
BUFFER

RETAINED ANCIENT WOODLAND
WITH BUFFER :

RETAINED TREE BELT/HEDGEROW

BEECHY BOTTOM PARKLAND o 5 2 : T - c MACKERELL
RESERVE re S ; e oy 32 I COTTAGE

RETAINED PROW
NEW FOOT/CYCLE LINK
SPORTS FACILITIES -
PUBLIC OPEN SPACE
CHILDREN'S PLAY". :
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LIVING WITH NATURE

Taking lorward the design piinciple, ‘Living With Nature',

the landscape design looks lo creale spaces hal have the
concerhs of people and nature at its heart. Creating high
quality spaces that are aesthelic. beneficial to wildlife and
functional for all. The following four design principles are there
lo guide design decisions (o create a comimunily connected
wilh nalure:

1. PLACES FOR PEOPLE & WILDLIFE

The design of the landscape across lhe site will consider both
people and wildlife:

» Understand how people use the space and If there arc there
any polential conllicts with wildlife or sensitive habilats

+ Creale separalion in sensitive localions - physicatly ol
visually

Use landscape and planting as both a means for crealing
separalion and conneclions

Provide places lor people to get out and get active

PEOPLE & WILDLIFE
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2. CREATING CONNECTIONS

Maximising the polential for both physical and emotional
connections:

Create legible, direct and accessible routes for all

Link existing and proposed habitat via strategic wildlile
conneclions

Maximise opportunilies to cannect wilh wildlife, bolh through
visual and physical connections

Provide opporlunities to engage with water

TO

TO
CUCKFIELD

PARKLAND

RESERVE '
®

WATER
OPPORTUNITY

@ KEY SPACES
==

v GREEN
CONNECTIONS

CONNECTIONS



3. WHO & HOW 4. EDUCATION & COMMUNITY

Considering the use and function of spaces with the needs of Create opportunlty for education and community involvement:
people and wildlife:

*+ Allow spaces for people to come together and engage,
Consider required lighting to be used in moderation in through sofl and hard spaces with flexible uses
sensitive locations

Identify and educale with Information boards and signage

Mitigate against noise constrainls with considered locations
of specific uses

Engage with schools and local groups during and after
development lo harbour ongoing community stewardshlp.

Provide furniture, signage and facililies in appropriate
localions

*+ Locate areas for habitat in co-ordinalion with exisling
habitat.

AREAS OF VARYING
EDUCATION

@ ] ACTIVITY
v

= = CONNECTING ROUTES v s as

@ oppPoRTUNITIES FOR

CONNECTING ROUTES

LANDSCAPE USE EDUCATION SIGNAGE
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LANDSCAPE CHARACTER AREAS

Eight landscape character areas {LCAs) have been
established lo create a distinct sense of place within lhe
developmenl These have been informed by unique landscape,
ecological, cultural and historical elemenis which provide
structure within the site and have evolved lhrough the iterative
design approach Each LCA has complementary altributes and
subtle differences, which combine to create a cohesive pattern
of landscape across the proposals.

The individual LCAs are illustrated in the adjacent plan

and are supported graphically ihrough detailed landscape
concepls which follow over the next pages. These take each
characler area in turn, providing guiding design principles, and
sufficient detail to represent the intended character, spatial
alrangemenls and appearance Precedenl images and plans
are provided for illustrative purposes for each character area.

BEZiFEETREQOO

SITE BOUNDARY

PARKLAND RESERVE BOUNDARY
VILLAGE CENTRE

ANSTY COMMON

SPORTS HUB

COMMUNITY ALLOTMENTS
RETAINED & ENHANCED LANDSCAPE
SCHOOLS SITE

SUDS & AMENITY LANDSCAPES
ANCIENT WOODLAND

RETAINED WOODLAND

LANDSCAPE CHARACTER AREAS
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CHARACTER AREA 1: VILLAGE CENTRE

The vibranl and modern Viflage Centic will eslablish a hub for
the communily prioriising comniunity and functionality, with
spaces hal losler social connections and provides necessary
amenities for residents Malenals and furnilure wili lake
inspiration [rom lacal surroundings, providing reguiar resting
oppotlunilies and a fiexible fandscape thal works bolh for day
to day life and space for evenis

Flexible spaces will allow for the general use on a dally basis,
wilh demarcation for areas of movemenit, loading and drop
off and also previding for larger events such as market days
festive shows and carmnmunity evenls. Safler aieas of lawn
tree and shrub planting will bring gieen relief into lhe heart

of the Village Centre and blend with the hard landscape,
softening Lhe space and crealing a pleasanl environiment lo
dwell

1. FLEXIBLE SPACE

2.TREES & URBAN GREENING
3. BUS & TRANSPORT LINKS
4, ACTIVE FRONTAGE

5, MGBILITY HUB

ILLUSTRATIVE LANDSCAPE LAYOUT - VILLAGE CENTRE

PRECEDENT IMAGES
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CHARACTER AREA 2: ANSTY COMMON

Ansty Common is at the heart of the development, creating
a verdant, welcoming selies of spaces that will serve for
residents and visitors to gather and socialise A place where
families can picnic, children can play and communily evenls
can take place

Green space is impoitant in promoting physical and mental
health, wilh Ansty Common playing a crucial role in enhancing
the well-being of the community, Open spaces, malure

lrees, woodlands and hedgerows, along with opporiunities for
informal sports and formal play, will all work together to creaie
a space that is inclusive lor all, brings people closer lo nalure
and enviches the lives of lhe residents

ILLUSTRATIVE LANDSCAPE LAYOUT - VILLAGE GREEN

A network of accessible and legible routes converge an
Ansly Common and allow {or ease of movemenl and provide
opportunilies to gel out and get aclive with carefully arranged
roules for walking, cycling, scooting or running

Special attention will be given to the mature planting on

the southern boundary, relaining and enhancing existing
vegelation Lo ensure a visual separalion is maintained between
new built form 1o the north and lhe listed huildings, and
telaining views to Cucklield Church spire across the valley ta
the norih

[ snesounoary

-EXISTING WOODLAND & MATURE PLANTING
- WILDFLOWER & WILDLIFE AREAS

INFORMAL OPEN SPACE

FORMAL GREEN

GRASS AREA FOR INFORMAL SPORTS
FORMAL PLAY

PROPOSED TREES & SHRUB PLANTING
LISTED BUILDING - THE PLACE

L LISTED BUILDING - THE BARMN

£ @ N @ B os a0

PRECEDENT IMAGES
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Local green assessiment

To gain a better understanding of the size and scale, in order
to best set out Ansty Common, the following pages look at the
size and shape of local examples

The below examples show a lew ceniral green spaces in

the local area with area measurements All focus around a
compact central green and most provide a focal point, typically
a sigh or statue. Footpaths with sealing are provided in all
spaces whilst maintaining an open area of shorily kept grass
Restrictions for parking and vehicle access via low bollards can
also be seen on all examples

GREEN AREA
@ FOCALPOINT

FOREST ROW VILLAGE GREEN MUSTER GREEN, HAYWARDS HEATH RINGMER VILLAGE GREEN

UCKFIELD VILLAGE GREEN

APPROXIMATE AREA: 5,000 SQM

APPROXIMATE AREA: 2,000 SQM APPROXIMATE AREA: 2,000 SQM [MOT INCLUDE ENTIRE GREEN} APPROXIMATE AREA: 1,300 5QM
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Ansty Common components

The central green space as a whole is referred to as Ansty
Common, hut can be broken down into three distinct
characters The diagram below illustrales (hese three key
areas progressing from the formal Green closesl to the local
centre, through the Common at the heart of lhe development
and into the Meadows

{} PLAY AREA (NEAP)
== FOOTPATH
€ FOCALPOINT

— LOCALCENTRE

THE GREEN THE COMMON

LAYOUT DIAGRAM - THE COMMON

THE GREEN

Providing approximalely 1,000 sgm of open space, The Green
acls as a focal point for the community to interact with nature
This space makes use of existing malure trees arranged
across a flexible grass area that can be used lo relax, picnic
or socialise day-to-day, and allows for evenls, such as market
days, in connegclion with the local centre

THE COMMON

A place for recrealion, The Common boasls large areas of
open space with areas for informal sports, areas for wildlife
and foolpath connections with potential for running and walking
circuits, 5k locally and 10k in conjunction with adjacent green
spaces/ routes

THE COMMON PRECEDENT IMAGE
THE MEADOWS ———— .

The Meadows 1s an exlension to The Common, providing
further conneclions and routes, but with a focus on a more
rural feel Longer meadow grasses will be maintained
lhroughoul the area, with mown walkways and areas to
explore. Play s also a big part of lhe Meadows, with a central
Neighbourhood Equipped Area for Play (NEAP) providing an
equipped area of play with sensory planting and landscape in
keeping with lhe meadow landscape

_—

’
¢
|
.

THE MEADOWS PLAY PRECEDENT IMAGE
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CHARACTER AREA 3: SPORTS HUB

Organised sporl can be an important component of a healthy
and active lifestyle, as well as contributing to a sense of
community. The sporls hub will offer a 1ange of opportunities
Tor people of different ages, abilities and interests, nol jusl for
new local residents but providing for the wider surrounding
aiea - a place for people to come logelher, slay active and
have fun

The sports hub will offer a range of facililies for a variety of

sports The proposals envisage floadlit hockey pilches, outdoor
tennis & nelball courls, covered padel courls and indoor lennis
courls, supporled by a pavilion with changing rooms and other

ILLUSTRATIVE LANDSCAPE LAYOUT - SPORTS HUB

ancillary facilities. This is explained further in the Sports Facility
repori prepared by Consull QRD The proposals have been
developed in consultation with relevant governing bodies and
in response to locally identified needs and gaps in provision

The landscape design looks to soften the edges of the facility,
creating buffers to adjacent development and offering local
greening wilhin the sporls hub and car park Buildings such as
lhe pavilion will also be saltened with the use of green fagades
or raofs where possible. A landscape buffer planling will also
be implemenied to miligale the impacls of adour from the
sewage treatment works immediately to the east of the site

Maintaining accessibility is very important with the adjacent

existing public right of way relained to the east, and connecting
to footpath, road and cycle access from Ansty Avenue to the
west Car parking and cycle storage will be provided with
adequate spaces for the sports facility use and the adjacent
allolment provision lo the south *

[ siTesouNDARY

EXISTING & RETAINED TREES & HEDGEROW
LANDSCAPE BUFFER PLANTING

SPORTS PAVILION

CAR PARK

INDOOR TENNIS COURTS

COVERED PADEL COURTS

OUTDOOR TENNIS/NETBALL COURTS

. HOCKEY PITCH

9. LANDSCAPE - SHRUB, TREE & HEDGEROW
10, EXISTING PUBLIC RIGHT OF WAY

T S EE N EE

=

PRECEDENT IMAGES
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CHARACTER AREA 4: COMMUNITY
ALLOTMENTS

Allotmenls will be set out with funclionalily, aesthetics, and
sustainabilily in mind. Providing residents with a space to
cultivate their own produce, while also promoting a sense of
community and connection to nature. In addition to providing
individual gardening plots for residents, the allotments also
offer a range of benefits for the wider community, including
galheiing and sacial spaces for residents to connect, with
options for communily gardens and educalional spaces

ILLUSTRATIVE LANDSCAPE LAYOUT - COMMUNITY ALLOTMENTS

Allotments are lypically divided inlo individual plots of varying
sizes New hedge and tree planling will help creale separalion
belween plots in alignmenl wilh existing vegetation Paths and
access will be provided with a sensitive material choice locally
sourced if possible and provision for water points and areas for
establishment of ongoing maintenance and stewardship

In addition to the provision of allolments, the new community
will explare the polential for incorporaling produclive landscape
through the landscape design. This could be as simple as
providing [ruiling varieties of trees along streels or a more
focused design of community orchards/ smaller growing
spaces. Edible streets 1s an example of proving the community
with small areas within the streetscape to plant, manage and
harvesl food

[] siTe BOUNDARY

1.EXISTING & RETAINED TREES & HEDGEROW

2. ALLOTMENT ENCLOSURE WITH BUFFER PLANTING
3. ALLOTMENT PLOTS

4. COMMUNITY AREA

5.FOOT & CYCLE WAY

PRECEDENT IMAGES
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CHARACTER AREA 5: RETAINED &
ENHANCED LANDSCAPES

The site boasls a unique and valuable landscape that includes
irees and hedgerows, Ancient Woodland, and species-rich
grassland. The ancient woodland and species-tich grassland
play a vilal role in the area’s ecosystem Supporting a diverse
range of plants and animals, providing habitats for species that
may nol lhrive in other areas

Although the habital is already high quality there is opportunily
for the landscape stralegy enhance areas lhal are in-decline,
damaged or exposed. All works to be done in alignment wilh
recommendations provided by the Ecology Co-op with aims to
limit human access to ensure that the local wildlife can thrive
without disturbance The zone highlighted as the gateway link
in the key plan will encourage human access, as this zone will
provide conneclivity to the and from the local centre and the
Parkland Reserve

ILLUSTRATIVE LANDSCAPE LAYOUT - RETAINED AND ENHANCED LANDSCAPES

[ site sBounbary

1. RETAINED & OR ENHANCED WOODLAND/ ANCIENT
WOODLAND

2. ENHANCED WILDFLOWER GRASS AREAS

GATEWAY
LINK

D

RETAINED & ENHANCED LANDSCAPES KEY PLAN

PRECEDENT IMAGES
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CHARACTER AREA 6: SCHOOLS SITE

The location and design for the primaiy and SEND schools
are carefully considered to work in harmony with the natural
environmenl The school building is set within lhe lowest

par of ils site and visually screened through tree, shrub and
grass buffers la the western edges ol the site. The buffers,
along with the retained and enhanced Iandscape o the north,
create a transition zone between the site, Ansty and the High
Weald AONB, whilst also creating a pleasant and peaceful
environment for students and staff

ILLUSTRATIVE LANDSCAPE LAYOUT - SCHOOL & PLAYING FIELDS

In addilion Lo ils educational facillies, the school will provide
grass playing fields, as well as waodland play areas, hard
playground areas and space for pick-up/drop-olf and parking.
The school will be well-connected, with access from the
existing PRoW 1o lhe south of the school and internal foot and
cycle pathways thal will run along the eastern edge as part of
Llhe secondary street loop. The mobility hub and ils Tacililies are
within 100 m of the school buildings

[ sneBouUNDARY

1. AONB TRANSITION BUFFER

2. SCHOOL BUILDINGS & FACILITIES

3. PLAYING FIELDS

4. WOODLAND PLAY

5. HARD PLAYGROUND

6. CAR PARK WITH PICK-UP/DROP-OFF
7. SECURE 5CHOOL SITE BOUNDARY

B. EXISTING PROW RETAINED

9. BUFFER PLANTING

PRECEDENT IMAGES
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CHARACTER AREA 7: SUDS & AMENITY
LANDSCAPES

These spaces are designed (o be bolh funclional and beauliful,
providing spaces that are sale, accessible and aesthelically
pleasing. The amenity landscapes are an essenlial component
of the area's infrastructure, providing a 1ange of fealures and
facilities for people and wildlife

The multi-functionality of (hese spaces supports foolpalh and
cycle conneclions that are safe and convenient, encouraging
aclive ransport and helping to reduce car use hy connecting
different parls of the developmenl and (acilitaling access to
nearby amenities

ILLUSTRATIVE LANDSCAPE LAYOUT - SUDS & AMENITY LANDSCAPES

Suslainable urban drainage syslems (SuDS) are interwoven
into the amenily spaces and, working closely with drainage
engineers and ecologists, should be planled and managed
to creale habitat tich environments, supporting marginal and
aquatic landscape and assaciated species

Where possible and apprapriale, sports and play will be
integrated inlo amenily spaces in the form of local equipped
areas of play (LEAPSs), local areas of play (LAPs) and
neighbourhood equipped areas of play (NEAPSs), play on
the way equipment, running and walking routes ot informal
opporiunilies for sporl

[J sitesounpary

1. EXISTING & RETAINED TREES & HEDGEROW

2, RETAINED & OR ENHANCED WOODLAND/ANCIENT WOODLAND
3. FOOT & CYCLE PATH NETWORK

4. WILDFLOWER GRASSES

5.SUDS/ATTENUATION BASINS

6. PLAY - LOCAL AREA OF PLAY

7. PLAY ON THE WAY

PRECEDENT IMAGES
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CHARACTER AREA 8: RETAINED
WOODLAND & ANCIENT WOODLAND

The benefits associated with the site's woodland and ancient
woodland, their wide range of species and range of habilais
are beneficial for lhe site's ecological health Piotection of
these areas will be at the forelronl of the landscape strategy,
maintaining low light levels and mitigating noise pollution

ILLUSTRATIVE LANDSCAPE LAYOUT - RETAINED AND ANCIENT WOODLAND

Ancient woodland will be protecled wilh a 20 m buffet from
developmenl, limiting human access wilh addilional barriers or
enhanced planling lo sensitive edges. Other woaded areas will
provide levels of human access linking with existing routes and
enhanced where appropriate

All enhancemenls will be underiaken in accordance with the
ecologist's and arboriculturalist's recommendalions Wheie
woadland is eilher removed or [ailing, the landscape proposats
will look to enhance with relevanl nalive woodland edge
planting, scrub and grass to help establish a heallhy ecotone

[ siresounbary

1. ANCIENT WOODLAND

2. OTHER EXISTING WOODLAND

3. POTENTIAL EDGE ENHANCEMENTS
4.20 M ANCIENT WOODLAND BUFFER

5.5UDS FEATURES LOCATED OUTSIDE OF BUFFER ZONES &
ROOTPROTECTION AREAS

PRECEDENT IMAGES
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PLAY DESIGN INTENT

Successful play spaces are well-located and designed to meet
community needs. The play strategy will provide a wide range
of play experiences through the location of LAPs, LEAPSs, a
NEAP and associated Multi-Use Games Area (MUGA)

Play equipment will be laid out to maximise the play value,
be inclusive for all children and provide the best use of each
of the spaces available Equipment in each space will be
well-considered to provide a variety of physical and menlal
challenges across the wider sile, designed lo be accessible for
all, providing equipment suilable for various physical needs.
A range of climbing, swinging, sliding, spinning, balancing
and jumping play will be provided, arranged with planting and
landscape to provide the opportunily for contact with natural
elements in keeping with the existing natural character of the
site

Successlul play spaces also require a number of common
practical requirements in order that they are well used, well
mainlained and uitimately meet community needs These are
as fallaws:

Access - Provide a minimum of two points of access, to
ensure no child ever feels lrapped

Signage - Provide clear signage at entrance points to the
play area

High-quality enclosure - Provide a safe enclosure to the
play areas and proteciion against hazards, vandalism, dog-
fouling and unwanted intrusion

Seating - Provide comfortable seating in areas that provide
good natural surveillance for parents and guardians

« Litter bins - Include bins close to sealing areas or access
gates to promote a litter free environment

= British Standard - Across all elements, the equipment,
surfacing, furniture and landscape need to comply with
British Standards to ensure the safety of the spaces

LOCAL AREAS FOR PLAY

LAPs are typically for children aged 0-6 who are beginning to
play independently LAPs should be within 106 m (1 minute)
walking distance from homes and provide space ior informal
play, with natural features that provide a mix of challenges for
imaginalive play, calm relaxation and social interaction

A number of LAPs are inlerspersed through the site to provide
local play for all new dwellings, incorporaling lhe following key
characleristics:

> The recommended minimum aclivity zone is 100 sqm

A well-defined space postioned by a pedestrian roule that
is well-used

A buffer zone of 5 m minimum depth is required separating
Lhe activity zone and nearest dwelling

» Should be imaginatively designed and conloured using
naiural malenals as far as possible such as logs and
boulders (o create an altraclive selling for play

+ Planting should be varied to provide a mix of scent, colour
and texture

LOCAL EQUIPPED AREAS FOR PLAY

A LEAP is an area of open space specifically designated and
laid out with features including equipment for children who are

beginning lo go out and play independently close ta where they

live. LEAPs are typically for childien aged 0-11

Three LEAPs are to be provided on site, incorporating the
following key characteristics:
* The recommended minimum aclivity zone is 400 sqm

+ A minimum of 20 m should be provided between the activity
zone and the habitable room facade of the nearest dwelling

« Dedicated areas of play should include six pieces of play
eguipment, as per FiT guidance

« Afult range of play experiences should be provided, as
outlined by FiT guidance

Sealing, liller hins and signage are required

NEIGHBOURHOOD EQUIPPED AREA
FOR PLAY

A NEAP is primarily aimed at providing challenging and
exciting play opporlunities for older children The play area
should comprise timber equipmenl and should include some
height for climbing and dynamic play pieces, which could all be
interspersed and framed with tree, sensory shrub and meadow
planting The play strategy plan illustrates that lhe NEAP is
located within 1,000 metres of all new and existing dwellings
within Ansty, which accords with the recommended benchmark
guidelines within the FIT guidance

MULTI-USE GAMES AREA

In association with the NEAP, a MUGA will cater for both
formal and informal activity and could be marked out for a
range of ball games and activities with appropriate surfacing
Inclusively in lhe design of the MUGA is important 