
FILE NOTE
North Street area, Lewes  

Technical Group: Meeting No 11
LDC Offices, Southover House, Southover Road, Lewes
Thursday, 6 December 2007 
Present:

· Lindsay Frost (LF) - Director of Planning & Environmental Services, LDC
· Sue Moffatt (SAM) – Planning Policy, LDC
· Clare Flowers (CF) – Planning Policy, LDC
· Chris Morris (CM) – Design & Conservation, LDC
· Andrew Hill (AH) – Development Services, LDC
· Tim Bartlett (TB) – Environmental Services, LDC

· Mark Reynard (MR) – Legal Services, LDC

· Graham Steaggles (GS) – English Heritage


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

· Charles Style (CS) – Angel Property

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

· Richard Pelham (RP) – Owen Williams, Transport advisers to Angel Property

	
	ACTION



	1
Apologies for Absence
· Julia Wallace (JH) - ATLAS

· Matthew Bird (MB) – Sustainable Development, LDC

· Alan Cook (AC) – ESCC Highways

· Claire Warwick (CW) – ESCC Highways
· Michael Gray (MG) – Guinness Trust
· Phil Griffiths (PG) – Affinity Sutton Housing

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

· Grant Moffatt (GM) - Environment Agency


	

	2
Notes of last meeting on 16 October 2007 were agreed as a correct record, except 4(vii) where Roger Tyn & Partners are Angel’s retail development consultants, not LDC’s

	

	3
Towards a Planning Vision for North Street


SAM reported that the Strategic Flood Risk Assessment work had been delayed and that a draft Level 2 report should now be available in mid-December.  The scope of the report will be as set out in the notes to Technical Group meeting No. 10 (16 October 2007).


	

	
SAM said that as soon as LDC receive the draft report, a briefing meeting will be held for landowners and developers in the areas covered by the Level 2 studies in Lewes and Newhaven.  The Environment Agency have advised that similar briefings elsewhere have resulted in difficulties, because developers have made premature investment decisions on the basis of draft material and then complained that they have been misled by the Agency and local planning authority.  Accordingly, LDC will write to developers explaining the basis for the briefing and ask them to confirm in writing that they understand it.  CS said that Angel Property will not have a difficulty with is arrangement.  Chris Sadler of WS Atkins (Angel’s consultants on flood matters) will attend, if CS is unavailable.

After the draft SFRA is received, it will need to be considered in detail by LDC and the Environment Agency and, subject to any further alterations, formally adopted.


LF reported that, despite further promptings, he had received no formal response from DCLG, or the National Policy Group at the Environment Agency, on the various issues surrounding application of the “sequential” and “exceptions” tests in PPS 25.  KH did manage to speak informally to Mark Southgate of the EA, and he appeared to be broadly supportive of the approach developed by LDC officers.

In response to a question from CS, LF said LDC officers will pick up work on the “Planning Vision”, as soon as the SFRA report is available, with a view to reporting to LDC Cabinet as soon as possible in the New Year.


	SAM


	4
Progress on Position Statements

(i)
Access

· CS tabled a progress review on work by Space Syntax on a “Pedestrian Accessibility Impact Assessment”.  This assessment looks at pedestrian routes within the proposed development site and how these link to the wider urban area to give the best connectivity for people on foot.  The key findings of the analysis by Space Syntex suggest that the Master Plan for the North Street area should incorporate the following features:-


· A riverside pedestrian route from Phoenix Causeway to Wylies Bridge, linking south to the town centre, and north out into open countryside.
· Moving the proposed pedestrian bridge across the river further south, and linking it through the site to Wellington Street/Green Wall, with a road crossing across to Eastgate Street and the Bus Station.  (This will require some redesign of building layout in this part of the site to accommodate a primary pedestrian route and open up a visual axis south from the proposed pedestrian bridge to Lewes Castle).


	

	· Avoiding a primary pedestrian crossing on Phoenix Causeway between the river and Eastgate Street, as this would create a more complex junction and traffic delays in that area.


There was a lengthy discussion on the Space Syntax paper.  LF asked for any follow up comments to be submitted to him in writing, so that these could be considered at the next Technical Group meeting.  A copy of the Space Syntax paper will be sent to AC and CW at ESCC.

· RP tabled a series of options for the design of the Phoenix Causeway junction.  (Options 1 – 6 and 1A – 6A), as a basis for discussion.  RP outlined each option and invited comments.  Please send any comments to RP as soon as possible.

· The immediate feedback was from SAM, GS and TB:

· SAM said that any consideration of Phoenix Causeway should be in the context of the wider area embracing Eastgate Street, East Street and Little East Street, and the future of Lewes Bus Station.


· GS raised concerns that there should be an urban design input to the options right from the start, as this junction will be an important gateway to the town.


· TB said that the traffic flows through the junction, and implications for the surrounding network, needed to be considered from an air quality viewpoint.  Therefore Phlorum (Angel’s specialist consultants) and LDC’s Environmental Services team both need to be involved.


· RP said that the options needed to be tested from several viewpoints: - traffic flow, air quality, environmental quality within the proposed development site.  Air quality assessment would need to assume some indicative building layouts and storey heights within the proposed development.  Traffic assessments would incorporate the “damping effect” of a Travel Plan for the site.  RP said that the model had now been calibrated and that testing of options would take about two weeks.  This would be done after Christmas, and RP should be in a position to interpret the results by late January.


· It was agreed that LF would write to ESCC officers to ensure that they are available for a Technical Group meeting in late January and to explain any preference for either routing through traffic up North Street and through the proposed development site (understood to be ESCC’s current preference) or around it, through East Street/Little East Street/Phoenix Causeway, as at present.

· CS will provide LDC officers, GS and RH with an updated quantum of development, on the basis of latest Master Plan work, as a basis for assessing traffic impact, air quality impact, car parking requirements and other planning parameters.
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	(ii)
Design & Conservation
· JE is still working on contextual analysis, including long views and photomontages, and hopes to supply material to LDC officers by mid-January.

· GS said that some archaeological investigations need to be carried out in the near future because some possible features – such as the medieval Town Wall and Ditch – could affect the layout of development on the site.  CS said that he has engaged Wessex Archaeology and can provide further information.

	JE

CS

	
(iii)
Housing
· CS said that Angel Property are considering formation of a partnership with Guinness Trust and Affinity Sutton, expressly for the development of this site.  Further information to follow.

	CS

	
(iv)
Flood Risk and Environmental Standards
· JE is working with Atkins on the detailed design and alignment of flood defences.  This has included revised designs in the Pelham Terrace and Pells Pool area.  JE has carried out a tree survey on land which may be affected by the flood defences and will need to liaise with Daniel Wynn, LDC Tree Officer.


· CS intends to put a flood defence proposal to Lewes Town Council on January 24, in LTC’s capacity as the Town Brooks Charity.  A proposal will also need to be placed before LDC Cabinet in due course.


· The programme of work to integrate archaeological work with contaminated land investigation still needs to be considered.  The officers with whom Angel Property needs to liaise with are Casper Johnson (ESCC), Tim Bartlett (LDC) and Paul Roberts (English Heritage).  CS will take up this issue with his advisers.


(v)
Implementation

· No further news on the Lewes Community Land Trust.


· CS said that he was considering whether some form of Arts Trust might be formed to manage the building set aside within the scheme for arts use.


(vi)
Sustainability

· The Dunlop report is still not available for comment by LDC officers.  CS has decided that it should be reviewed and, if necessary, updated when the design of the scheme has firmed up following further Master Plan work.
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(vii)
Commercial Development


· Angel are currently reviewing the commercial context of the Phoenix Quarter proposals as part of their revised Master Plan work.  When that is done, a meeting still needs to be arranged between Sue Moffatt of LDC (or her successor, Paul Hoppen) and Roger Tym & Partners, Angel’s consultants on retail development.


(viii)Strategic Choices

As before, (see Notes to Technical Group meeting No. 9).
(ix)
Community & Social Development
CF is still working on the matrix of community and social infrastructure.  CS has met Graham Credland of the NHS Primary Care Trust.
5
Progress on planning application by Angel Property

Angel Property’s professional team are still working on their revised Master Plan and met with LDC officers on November 9 to discuss progress.  Some changes to earlier proposals include:

· More irregular block forms to reflect the “grain” of development in adjacent areas.

· Continuous riverside walk from Phoenix Causeway to Wiley’s Bridge.

· More links, and pedestrian permeability, through to the river.

· Repositioning of the pedestrian footbridge, moving it south, and providing a link through to Lewes Castle.

· Relocate cinema (2 screens) within central undercroft.

· New “Market Square” in the Spring Gardens area.

· Riverside square with focus on places to eat and drink.

· The proposed car park block is broken up to reduce its bulk.

The Angel team will provide revised plans to LDC officers for their comments in the near future.

CS said that Angel Property intend to submit a planning application for the relocation of uses to the Malling Brooks area before Christmas.  This will not include the relocation of Lewes Fire Station, which will remain at North Street.

(NB.  There is a need to update the matrix of supporting information for an application, which has been in abeyance since the summer, pending resolution of flood risk issues through the SFRA).

6
Any other business


No issues raised.
7
Matters to be referred to senior LDC councillors for guidance

LF briefed LDC councillors on the current position at North Street on November 16.  A further briefing will be held when the results of the SFRA are available and drafting of the Planning Vision commences.
8
Date of next meeting

· Thursday, 31 January, 2008, 10.00am, Rooms 7 & 8 Southover House

	CS & team


Lindsay Frost

Director of Planning & Environmental Services

17 December 2007

