
FILE NOTE
North Street area, Lewes  

Technical Group: Meeting No 10
LDC Offices, Southover House, Southover Road, Lewes
Tuesday, 16 October 2007 
Present:

· Lindsay Frost (LF) - Director of Planning & Environmental Services, LDC
· Sue Moffatt (SAM) – Planning Policy, LDC
· Roger Moore (RM) – Housing Strategy, LDC
· Rebecca Simms (RS) – Housing Strategy, LDC
· Chris Morris (CM) – Design & Conservation, LDC
· Andrew Hill (AH) – Development Services, LDC
· Clare Flowers (CF) – Planning Policy, LDC
· Claire Warwick (CW) – ESCC Highways

· Graham Steaggles (GS) – English Heritage

· Kelvin Hinton (KH) – ATLAS (Advisory Team on Large Applications)

· Julia Wallace (JH) - ATLAS

· Michael Gray (MG) – Guinness Trust
· Charles Style (CS) – Angel Property

· Jenny Exley (JE) – Jenny Exley Associates, Landscape advisers to Angel Property

	
	ACTION



	1
Apologies for Absence
· Phil Griffiths (PG) – Affinity Sutton Housing

· Matthew Bird (MB) – Sustainable Development, LDC

· Tim Bartlett (TB) – Environmental Services, LDC
· Lawrence Stringer (LS) – ESCC Highways
· John Robbins (JR) – ESCC Highways

· Alan Cook (AC) – ESCC Highways

· Jennifer Ross (JR) – TM2, planning advisers to Angel Property

· Grant Moffatt (GM) - Environment Agency

· Mark Reynard (MR) – Legal Services, LDC


	

	2
Notes of last meeting on 4 September 2007 were agreed as a 
correct record.

	

	3
Towards a Planning Vision for North Street

(a)
Liaison with stakeholders



Further comments were received from The Friends of Lewes, Lewes Friends of the Earth, and Phoenix Action in response to LF’s letter of 27 July 2007.  All these comments will be taken into account in future work on the Planning Vision.



(b)
Work on Flood Risk



(i)  Strategic Flood Risk Assessment (SFRA) – The detailed mapping of flood risk, comprising a Level 1 SFRA has now been drafted.  The consultants are now working on the Level 2 SFRA which, following some difficulties in collecting and collating the data, is now expected to be completed by mid to late November.  This work will model flood risk in detail at North Street and at Eastside, Newhaven and provide advice to LDC on the following matters:-
· Flood risk within each site (e.g. differences in levels, access to higher ground, flood pathways and speed/depth of flooding in different conditions).

· Appropriate standards, and types, of flood defence.

· Appropriate forms of development, with reference to flood zones and vulnerability in PPS25.

· Management of residual risk:- for example making buildings more resistant or resilient to flooding, and warning and evacuation arrangements.

· Effect of any recommended flood defences, at North Street and Eastside, on flood risk elsewhere.



Draft recommendations from the consultants will need to be considered, and agreed by, LDC and the Environment Agency.  LF and SAM will aim to bring the draft recommendations to the next Technical Group meeting.


(ii)  Sequential and exceptions tests – These tests are to be applied, as advised in PPS25, to Local Development Frameworks and individual planning applications in considering development in the flood plain.  Generally, the PPS aims to steer development away from areas of higher flood risk to areas of lower risk, but recognises that development may sometimes be acceptable in flood plains, provided that risk is properly assessed, managed and mitigated.  The sequential and exceptions tests are normally carried out by the local planning authority using information in the SFRA.


As noted at earlier Technical Group meetings, a difficulty arises in considering major planning applications in the floodplain prior to completion of the SFRA and testing of it through the LDF Core Strategy process.  Despite chaser e-mails, LF has had no response at all from the Department of Communities and Local Government and GM has had only preliminary comments from the National Policy Group within the Environment Agency.  

In the absence of definitive advice from DCLG and from the EA, planning officers at LDC have been preparing a proposed method for application of the sequential test, prior to the SFRA and future work on the LDF Core Strategy.  SAM outlined this as follows:-
· If a planning application comes forward for major development in the floodplain (PPS25 Zones 3A or 3B) it is compared with other “realistically available development sites” for that form of development in the same settlement (as defined by the planning boundaries in the existing Local Plan) and at lesser flood risk (PPS25 Zones 1 and 2).


· Planning application sites are also compared with other “realistically available development sites” in the same flood zone (i.e. Zones 3A or 3B) to assess if these other sites are at lesser flood risk.


· “Realistically available development sites” means:-


· Sites with planning permission

· Sites allocated for the same form of development in the Local Plan

and within the planning boundary for the settlement.

· The scale of development is a factor in the sequential test i.e. are any “realistically available development sites” in areas of lesser flood risk able to deliver a similar scale of development?


· If the proposed site in the floodplan meets the sequential test (i.e.  There are no realistically available development sites at lesser flood risk in the settlement), then the exceptions test is applied, i.e.


· Is it a brownfield site, which will be regenerated by development?

· Do the overall benefits of development outweigh any harm arising from flood risk?

· Are the flood risk implications acceptable for other areas?



SAM emphasised that the above approach is still awaiting views, and endorsement, from DCLG and the EA.  LDC officers will continue to liaise with them to seek a clear way forward.  KH will also seek to take up the issues with his contacts within DCLG and the EA.


A wider sequential test will have to be undertaken across the entire Lewes District as part of the Local Development Framework, when the SFRA is completed.  This will look at all sites, both inside and outside current planning boundaries.


Further progress will be reported to the next Technical Group.
	SAM/LF

LF/SAM

	
(c) 
South East Plan – Current indications are now that the Secretary of State will publish her modifications in January of February 2008.
	

	4
Progress on Position Statements

(i)
Access

· CW reported that the traffic model has now been updated to include information on potential new developments to 2012.
	

	· ESCC officers are still discussing junction arrangements on Phoenix Causeway with Angel’s consultants.  A light controlled T-junction is the favoured arrangement and current modelling work suggests that it functions well.  CZWG are preparing detailed drawings to show the proposed junction.

· JE has held a further meeting with Robin Reed, ESCC’s new Cycling Officer, to discuss pedestrian and cycling links within the site, and externally.

· LF, SAM, JR, AC and CW have met to discuss various transport issues in Lewes.  JR had indicated that ESCC Highways’ preference is to route through traffic down North Street, through any new development site, and out via the new junction on Phoenix Causeway, rather than to use the existing through route via North Street, Little East Street and Phoenix Causeway.  ESCC will supply LDC with a reasoned case for this preference, having regard to traffic modelling, environmental and other factors.  LDC will copy this onto GS and JE for their comments.

· The draft Travel Plan has not yet been released to ESCC and LDC.  CS said that the document should be supplied with the revised Masterplan, now being prepared by Angel Property.

· AH has circulated a copy of the Traffic Assessment to ESCC Highways.  AH also to send a copy to TB.


· Progress on car parking provision has again been delayed by ongoing work on the revised Masterplan.  CS said that parking provision in the scheme is being reviewed, with two level parking below a number of buildings, and a scaled down public car park.  When proposals are available, CW will review with Richard Pelham of Owen Williams.  CS said that Angel Property would not be taking the Annecy car parking model (see Technical Group No. 9 notes) further.


· TB wants to convene a meeting to discuss air quality issues arising from the proposed development, involving LS, CW, AH and CS and his consultants.  A draft Air Quality Action Plan for Lewes Town Centre has been published, but there are still a number of issues to be resolved.


	CZWG
JE/RR
ESCC Highways
LDC (LF)
CS
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TB to arrange

	(ii)
Design & Conservation
· JE reported that her work on contextual analysis is progressing well and she is now in a position to discuss this in detail with CS and CZWG at the forthcoming Angel Property meeting on October 30.  This should lead onto a meeting with LDC officers in early November, involving AH, CM, GS, SAM and JW.  CS and LF will liaise on suitable dates.

· JW said that it was very important to encompass this work in the “Design & Access Statement” to accompany any future planning application.


· GS said that Paul Roberts of English Heritage had supplied Casper Johnson, County Archaeologist, with information on co-ordinating of archaeological work with land decontamination on potential major development sites elsewhere in the region.  TB to liaise with CJ to obtain copies and to identify a preferred way forward.
	CS/LF
JE
TB


	
(iii)
Housing
· MG said that, following further soundings with the Housing Corporation, a bid for funding for North Street would not be submitted for the 2 November deadline.  This is because the Corporation will not entertain bids unless the site has either planning permission for housing development, or a social landlord owns the site.  Some 60% of available funding for 2007 – 10 will be allocated in this round, with the remaining 40% for the rest of the period.  Schemes also need to score well on the Government’s “Code for Sustainable Homes”.

· The next available bidding round will be in May 2008.  The Housing Corporation are seeking as much certainty as possible behind bids, so that if funds are allocated, the housing is delivered “on the ground”.  MG, PG, RM and RS will continue to liaise with the Housing Corporation.

· MG, PG, RM and RS are continuing to look at the overall amount and type of affordable housing that could be provided on the site.  MG said that if there are 600 dwellings in a first phase of development, 25% affordable provision would be 150 dwellings, with preferred provision being 105 units for rent and 45 units for shared ownership.  If the provision rose to 40%, preferred 105 would still be for rent, but shared ownership provision would rise to 135 dwellings.  Work is still continuing.

	MG/PG

RM/RS




	· RM has written to CS to explain that “assisted living accommodation” (Class C2) includes a requirement for affordable housing.

· LDC has published a draft “Housing Market Assessment” as part of its evidence base for the Local Development Framework.  A consultation event was held on October 8 and the draft document is available for comment on the LDC website until November 5.  This report highlights the “affordability” problem in Lewes District and suggests a need to provide more accommodation for small households.  CS will make any necessary comments on behalf of Angel Property and provide a copy of the housing market work done by his consultants to DTZ, who prepared the study from LDC.


(iv)
Flood Risk and Environmental Standards
· SRFA and sequential/exceptions test issues discussed in detail above.

· TB has agreed a programme of investigative works on land contamination with Phlorum Consultants and awaits notification on when any works will be done.

(v)
Implementation

· Proposals for a Lewes Community Land Trust have been drafted and were discussed at a public meeting on September 19.  The next step is to elect trustees to carry forward the proposed CLT.  LDC’s contact is Mark Reynard.

· CS and MR have met to check landownership and concluded that Angel would primarily need consent, or a licence, from the Town Brooks Charity (administered by Lewes Town Council), rather than LDC, for land on which to construct flood defences.  CS has yet to make a formal approach to either the Town or District Councils.

(vi)
Sustainability

· The report by Brian Dunlop has been completed, but has not yet been released to LDC officers.  CS anticipates releasing the report after a meeting of his professional team on 30 October.  AH will circulate the report to MB and TB and other relevant LDC officers, when available.


(vii)
Commercial Development


· A meeting still needs to be arranged between Sue Moffatt of LDC and Roger Tym & Partners, LDC’s consultants on retail development.


· Angel are currently reviewing the commercial content of the Phoenix Quarter proposals as part of their revised Master Plan work.

(viii)Strategic Choices

As before, (see Notes to Technical Group meeting No. 9).
(ix)
Community & Social Development
CF tabled a draft matrix taking forward the ideas put forward by Tim Chapman of ATLAS at the June meeting.  The matrix seeks to identify the community and social infrastructure necessary to support development; the agencies responsible for delivery; community views; and proposed funding.  The Technical Group endorsed the approach and asked CF to continue collating information with a view to presenting a completed matrix to a future meeting.  CF will liaise as necessary with Tim Chapman.
5
Progress on planning application by Angel Property

CS will be gathering together his professional team for a meeting on October 30, with a view to mobilising the work necessary for formal submission of a planning application on the North Street site during January 2008.


Work on a revised Master Plan is well advanced and CS asked for a meeting with LDC and ESCC officers to discuss this in early November (N.B.  This has now been arranged for Friday 9 November at 12 noon).  This meeting will also discuss the transport and design/conservation issues identified in 4(i) and (ii) above.  LDC officers would also like to update the matrix of supporting material for an application, which has been in abeyance since the summer, pending resolution of flood risk issues through the SFRA.
CS said that submission of the planning application for relocation of existing uses at North Street to the Malling Brooks area had been delayed by ongoing discussions with the East Sussex Fire & Rescue Service and the Environment Agency over relocation of Lewes Fire Station.  This issue needs to be resolved before an application can be submitted.

6
Any other business


Roger Moore will be retiring from LDC in late November.  The Technical Group thanked Roger for his contribution on housing issues and wished him well.
7
Matters to be referred to senior LDC councillors for guidance

LF has arranged a briefing meeting for councillors on Thursday, November 15.
8
Date of next meeting

· Thursday, 6 December, 2 pm, Southover House Rooms 7 & 8.
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Lindsay Frost, Director of Planning & Environmental Services

25 October 2007

