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	To

Key Stakeholders:  North Street Area, Lewes  

  
	direct dial
	484433 – Mr Frost  

	
	my ref
	LF/BT  

	
	your ref
	  

	
	date
	28 November 2006

	


Dear Sir/Madam
North Street Area, Lewes  
I am sure that you will have seen lots of discussion locally about proposals for major development in the North Street area of Lewes by Angel Property Ltd, which they have branded as “The Phoenix Quarter”.

No planning application has yet been submitted by Angel Property Ltd and recent discussions with them suggest that there is still more technical work to do before they are in a position to do so.

Leaving aside any proposals by individual property developers, the District Council has to consider the future of the North Street area in the context of the new Local Development Framework (LDF) for Lewes District, which will set planning policies for the future development of the District over the next 20 years or so.  Accordingly, we need to consider what role this important site could play in the future.  A map of the area is attached.

The District Council is proposing to prepare a “Planning Vision” for the North Street area to assist us in carrying forward work on the LDF.  It will also assist us in considering any future planning applications for the area.

I attach a note setting out our proposed programme of work in more detail.

As you will see, we would like to engage with a range of key stakeholders to help us in this work.  With this in mind, I am writing to ask if you would:-
(a)
Let us have your Vision for the future of the North Street area (i.e. What sort of place would you like the North Street area to be, and how you see it contributing to the future development of Lewes and the wider area around the town?) in a concise statement of 400 words or less.


You may set out either a general vision for the area, or focus on an issue which is of particular concern to you (e.g. flood risk, shopping and other commercial development, housing provision, or public safety).


Could you please send us your statement, preferably in electronic format, to planning@lewes.gov.uk by Wednesday January 17.  Alternatively, you may send a hard copy to the address on the letter head by the same date.
(b)
Provide the names and contact details for up to two representatives to attend workshop sessions we are intending to arrange in February and March 2007 (dates yet to be arranged).  The workshop sessions will be led by an external facilitator with experience in handling planning issues.


These workshop sessions will help us in preparing the Planning Vision for the North Street area and setting out the development objectives by which the vision will be delivered.


I look forward to working with you on this project and receiving your ideas on a Vision for this area.


If you have any queries, please do not hesitate to contact the Director of Planning & Environmental Services, Lindsay Frost, at this address.

Yours faithfully
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Cllr David Neighbour

Lead Councillor Planning

Lewes District Council
NORTH STREET AREA, LEWES

PROPOSAL FOR AN INTEGRATED PROGRAMME OF PLANNING WORK

NOVEMBER 2006

________________________________________________________________
1.
Current Position

1.1
The North Street area of Lewes was developed in the 1950’s and 1960’s for industrial and warehousing uses on the site of the former Phoenix Iron Works and adjacent riverside land.  The area was badly affected by flooding in October 2000.  This, together with the age and deteriorating condition of some buildings on the site, requires a fresh look at its future role.  A map of the area is attached at Appendix A.

1.2
The existing adopted Local Plan contains a wide range of planning policies relevant to this area (see Appendix B).  These policies need to be updated and reviewed as we progress the new Local Development Framework (LDF) for Lewes District.  In particular, we need to take account of 

· The effect of the October 2000 floods

· Changes in occupancy of the North Street area

· Sussex Ouse Flood Management Strategy

· Emerging South East Plan policies

· Lewes Local Area Transport Strategy

· Air Quality Management Plan for Lewes town centre

· LDC Contaminated Land Strategy

· LDC Sustainability Checklist

· LDC draft Climate Change Strategy

· LDC Housing Needs Survey

· LDC Cabinet resolution on future directions for planning policy (June 
2006)
1.3
At the same time, Angel Property has been preparing major proposals for the area, which they have branded as "The Phoenix Quarter".  These involve comprehensive redevelopment for a mix of uses, supported by new flood defences and new access arrangements.  Some existing uses on the site would be relocated to new premises at Malling Brooks.  Planning applications are expected to be submitted in the near future.

2.
Why does the District Council need an integrated programme of planning work in this area?

2.1
Work on the LDF has now progressed to a stage where the Council has published its preferred strategic approach to the future planning of Lewes District (LDF Core Strategy: Preferred Options - September 2006).  The focus is on sustainable development to deliver a more socially inclusive, economically prosperous, environmentally attractive and less resource hungry future. 

2.2
The North Street area of Lewes could have a big part to play in delivering the more sustainable future envisaged in the LDF.  It is one of the very few large brownfield sites in the District; is well sited in relation to existing services and transport links; and has the potential to meet a wide range of different development needs.

2.3
As local planning authority, the District Council needs to take the lead in setting a framework for the future development of this area which best meets local needs.  This will help both carry forward work on the LDF for Lewes District and provide an up to date basis for consideration of any future planning applications for the site.  Work by the Council also provides a process by which other stakeholders and the likely developer can engage with one another and get involved in helping to shape the future of the area.  The aim should be to build a broad consensus on the contribution this area can make to the future development needs of Lewes and the wider area.
3. 
What is the Council proposing to do?

3.1
In order to take things forward, it is proposed to develop a "Planning Vision for the North Street area".  This will be a compact and readable document setting out a high level vision for the future of the area, together with a set of development objectives by which the planning system will aim to deliver the stated vision.  The document should aim to be no more than 10/15 pages in length, supported by a more extensive set of background information.
3.2
It is important to stress that the Vision is about setting out what the Council and the local community want from this large and important site, not the content of any individual planning application.  However, detailed work on the site already done by the developers will be an important input to this work.

3.3
Some other features of the Vision document will be:

· Stakeholder involvement at key stages in the process of working up the Vision

· Balancing aspirations for future development with practicality, financial realism and recognition of environmental constraints.
· Flexibility to allow developers to respond creatively to the Vision and obtain the best possible "planning balance"

· Clear links to national, regional and local planning policies and other key strategies to form a bridge to the LDF

· A focus on "place-shaping "(what sort of place are we trying to create? and what will it contribute to the town and the wider area?)

3.4
Given the demanding LDF programme, the likelihood of planning applications in the near future, and the limited staff and other resources available to the Council, the Vision will need to be produced to a tight timescale.  However, we start with the advantage of several recent background studies for the LDF; technical work done by Angel Properties on their Phoenix proposals, by ESCC on traffic modelling; by LDC on air quality issues and the Environment Agency on flooding; public consultation work by Angel and lively local debate on the future of the site.  All this should help prepare a well focused Vision for the site.

3.5
The pivotal role of the Vision document in linking together existing Local Plan and new LDF planning policies, and in providing an up to date framework for considering any planning applications, is shown in the diagram in Appendix C.
4.
How will the work on the Vision be carried forward?

(a) 
Technical support
4.1
A Technical Group will be set up, drawing in a core group of officers from LDC (Planning, Environmental Health, Legal, Housing, Sustainability Unit); ESCC Highways; Environment Agency (Development Liaison), registered social landlords (Guinness Trust and Affinity Sutton) with sub groups as necessary to examine specific issues (e.g. flooding).  Other officers, and external organisations (e.g. Locate East Sussex) can be drawn in, as and when required.

4.2
It is important to have direct involvement from Angel Property as they, and their consultants, have done a great deal of technical work on the site and its surroundings.  This involvement must be on the clear understanding that it is “without prejudice” to any future planning applications on the site.  Therefore, representatives from Angel Property will also be invited to join the Group.  

4.3
This Group will need to meet at least monthly and be chaired by an LDC officer who will have an overall co-ordinating role in producing the draft Vision and in project managing work leading to the forthcoming planning application by Angel Property.  The Group will aim to proceed as far as possible by consensus, but any significant differences of view will be recorded and passed on for a political steer.
4.4
The Group will have access to independent planning advice from ATLAS (The Advisory Team for Large Applications), drawing on their experience of delivering successful large developments elsewhere in southern England.  ATLAS is part of the Government’s Planning Advisory Service.

4.5
Dedicated pages will be set up on the LDC website to provide information on the progress of the work, including minutes of the Technical Group.
(b)
Political reporting
4.6
The development of a Vision for the North Street area will need to be championed by a senior councillor, who will hold the ring in discussions with all the various interests and be the public spokesperson on the project.  The District Council’s Lead Councillor for Planning (Cllr David Neighbour) will fulfill this role.
4.7
Progress from the Technical Group will need to be regularly reported back to the "champion" and an informal working group of senior councillors who will be asked to confirm the overall direction of work, including material going out to the Stakeholder Forum.  It will essentially act as a “sounding board”, not a decision making group.
4.8
A final draft Vision will need to be presented to LDC’s Cabinet for formal approval 

(c)
Stakeholder Forum
4.9
In considering this issue, the key point to recognise is that the Vision exercise is a only a stepping stone to development of planning policy and to the consideration of planning applications.  Later on, both the LDF and planning application processes will involve very extensive public consultation with the need to consider all views received, whether from an organisation or from individual persons.

4.10
Angel Properties have already done two rounds of public consultation on their emerging proposals and have analysed the views received.

4.11
Therefore, it is not proposed to go out to seek individual views as part of the Vision exercise.  Instead, it is proposed to work closely with a Key Stakeholder Group, who will include representatives of local groups.
(i)
First stage

4.12
A list of key stakeholders will be identified at the outset of work.  They will be informed of the project to prepare a Planning Vision for the North Street area and asked to submit their initial views in a concise and structured format to the Technical Group (see Appendix D for a list of members of key stakeholder group.  Electronic replies will be encouraged to assist posting on the project website (see 4.5 above)
4.13
If they wish, stakeholders representing local groups may hold their own consultative meetings and events to help in formulating their views.  It is not proposed that the Council arrange its own consultative events with the public at this stage.  
(ii)
Second stage

4.14
Two workshop meetings are proposed at the second stage, involving invited members of the stakeholder group, councillors and the technical group (including the developer), and led by an independent facilitator.  The first workshop would be a half day session of about four hours and look in depth at the issues thrown up by the first stage of consultation.  The second workshop would be a shorter session (2/3 hours) and focus on a draft Vision prepared by the Technical Group.

4.15
After that, the Technical group would further polish the draft Vision in light of views received at the Workshops, for formal consideration by LDC Cabinet in late April.
4.16
It is planned to start the work in November 2006 and conclude it by April 2007. 

4.17
The aim would be to collect and collate relevant information, and identify key issues, for the Stakeholder Forum workshop meetings to be held in February and early March, leading to a report to LDC Cabinet by the end of April.

4.18
Throughout the period to April 2007, work would need to continue in discussion with Angel on project managing the assembly of material for their planning application(s). 

4.19
This process could have benefits for all parties involved.  It would give LDC, as local planning authority, a clear leadership role in pushing forward work on the LDF Core Strategy, Development Allocations and any Area Action Plan for North Street, and provide a more up to date planning framework against which to consider any future planning applications.
4.20
It would give Angel Property the chance to have a say in development of planning policies for the area, more breathing space to prepare a planning application supported by all the necessary documentation and a clearer understanding of the local planning authority’s position.
4.21
Lastly, it provides a mechanism by which key stakeholders can have a say in shaping the future of this important area, rather than simply reacting to proposals from a commercial developer.  Later on the various stages of the LDF and any future planning applications would be the subject of full public consultation.
Lindsay Frost

Director of Planning & Environmental Services

28 November 2006

APPENDIX B

North Street area Lewes: outline of current planning policies

B1
Existing Development Plan:

The Development Plan comprises the East Sussex County Structure Plan and the Lewes District Local Plan.  The Structure Plan was approved in 1999 and the Local Plan was adopted in 2003.  The current Development Plan will remain in force until replaced by the forthcoming South East Plan and the Local Development Framework (LDF), both currently in preparation.

B2
The New Development Plan System

2.1
The timetable for the LDF is:

	Core Strategy

· Preferred Option Core Strategy – September 06

· Submission of Core Strategy to Government - Spring 07

· Public Examination – Late 07


	Development Sites document: 

· Issues and Options – Spring 07

· Preferred Option – Summer 07

· Submission – Late 07

· Public Examination – Early 08




2.2
Lewes lies within the Sussex Coast Sub-Region in the South East Plan, which will provide the framework for the emerging LDF.  Relevant policies in the draft South East Plan include protecting existing employment sites from other uses unless they are demonstrated to be incapable of meeting the needs of businesses.  Mixed use schemes on existing employment sites should be considered where this would deliver necessary employment space at the right time on sites which would otherwise be unviable for an employment only scheme.  These policies are intended to support economic regeneration of the Sussex Coast sub-region.

2.3
Policies also include the improvement and upgrading of the existing industrial estates and business areas to bring them up to modern standards.  The economic priorities are providing sites and buildings to allow the retention and expansion of existing firms and creation of opportunities for inward investment and new uses.

2.4
Lewes and the District’s coastal towns are within the single sub-regional area for the delivery of the sub-regional housing allocation (the distribution to sites will be carried out by the development options document in the LDF).  As a general guideline at least 40% of new housing development should be affordable housing.  All the necessary local and infrastructure should be provided in time to serve the needs of development.

2.5
The SE Plan currently indicates an annual house building rate of 220 dwellings per year up to 2026.  Higher build rates have been canvassed in a recent GOSE study and will be examined as part of the SE Plan Examination, to be held November 2006 – March 2007.

2.6
Following consideration of the SE Plan in June 2006, Councillors identified in a Cabinet resolution a number of policy directions which they would like to see incorporated in the new LDF.

2.7
The site abuts the Lewes Conservation Area for a considerable distance.  A draft Conservation Area Appraisal was the subject of public consultation early in 2006 and is now being finalised.
2.8
The North Street area is within the floodplain of the Ouse, which suffered serious flooding in October 2000.  The Sussex Ouse Flood Management Strategy was prepared by the EA and approved by DEFRA in 2004.  There is little prospect of upgraded flood defences for the North Street area being provided by public funds in the foreseeable future.

2.9
There is a range of Supplementary Planning Guidance prepared by both ESCC and LDC relevant to the proposal.  In particular, the guidance covers developer contributions to provision of supporting social, economic and physical infrastructure including:

· Affordable housing

· Public open space

· Accessibility

· Education facilities

· Recycling

2.10
New ESCC guidance covers management of construction and demolition waste.  This has yet to be considered by LDC.
B3
Summary of Main Current Development Plan Policies

General Policies
· Planning permission will be refused for development which will result in the loss of land and premises used for business and industrial uses, unless there is no likelihood of a future viable employment use being secured in the life of the Plan (Local Plan Policy E1).


· Priority will be given to increasing the vitality and viability of the town centre.  Planning permission for retail development on the edge of the town centre would be granted if there are no suitable sites within the town centre and the development would not have adverse impact on the overall vitality, viability of the centre also the development should be within safe and easy walking distance of the town centre, the appearance of the development will contribute to the identity and attraction of the town centre (Local Plan Policies E3 – E6).


· Out of centre retail development will be resisted unless the proposal could not located on a suitable site within or on the edge of the town centre and unless it would not have an adverse impact on the vitality and viability of the centre (Local Plan Policy E7)


· Planning permission will be granted for tourism facilities which make the most effective use of the District’s cultural assets (Local Plan Policy E10).


· Development should respect the overall, scale, height, massing and site coverage, rhythm and layout of neighbouring buildings and the local area more generally.  Materials should be of a quality, type, colour and design which is appropriate to the character of the area (Local Plan Policies ST3, ST4).


· Development should not result in detriment to the character or the amenities of an area, as a result of increased traffic levels (Local Plan Policy ST3).


· Development should not result in the loss of significant public views or landscape features which make an important contribution to the character of the area (Local Plan Policy ST3).


· Pedestrian environments should meet the needs of people with limited mobility (Local Plan Policy ST5).


· Development should seek to maximise the efficient use of energy resources and materials (Local Plan Policy ST3).


· Planning permission will not be given for development within the river flood plain which would increase the risk of flooding, unless the Council is satisfied that all appropriate alleviation and mitigation works have been investigated and designed and constructed (Local Plan Policy ST15).


· Planning permission will be granted for development which enables the enhancement, restoration and reuse of derelict, disused or contaminated land subject to the proposals not creating the risk of further pollution and to adequate investigation and remediation (Local Plan Policy ST22 – ST24).


· Development will not be permitted which would damage or destroy historic features of national or local importance, or their landscape setting (Local Plan Policy H1).


· Developments within or near conservation areas must conserve or enhance the special architectural or historic character or appearance of the area, use materials which are traditional and protect significant public views (Local Plan Policy H5).


· Traffic management measures may be required to manage the impact of traffic associated with development on the conservation area (Local Plan Policy H7).


· Archaeological assessment will be required on sites of archaeological significance (Local Plan Policies H9 – H11).


· Permission will not be granted which would result in the loss of public off-street car parks (Local Plan Policy T13).


· Maximum parking standards to be applied and provision for sustainable access to developments will be required in tandem (Local Plan Policy T14).

Lewes Specific Policies 

· Planning permission will not be granted for development which would detract from the special character, setting and silhouette of the town of Lewes (Local Plan Policy LW8).


· Proposals for the redevelopment of sites adjacent to the River Ouse shall provide both appropriate riverside access and footpath/cycleways (Local Plan Policy LW10).


· Within the green core priority will be given to movement by cyclists and pedestrians and measures to be implemented to reduce the impact of traffic on historic streets (Local Plan Policy LW11).  

Appendix C
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APPENDIX D
Proposed Key Stakeholder Group

· Lewes District Council

· East Sussex County Council

· Lewes Town Council


· Environment Agency

· Natural England (formerly English Nature)

· English Heritage

· Sussex Downs & Weald PCT


· Lewes Chamber of Commerce

· Sussex Enterprise

· Locate East Sussex

· Angel Property (Developers)


· Friends of Lewes

· Lewes Flood Action

· Lewes Matters

· Phoenix Action

· Pells Residents Association

· Lewes Friends of the Earth

· Pells Amenity Group


· Lewes Town Partnership

· Sussex Police (Secure by Design)


· Guinness Trust        Registered Social Landlords

· Affinity Sutton          


· Artemis Arts

· Paddock Arts Group

· Sculpture Exhibitions


· ATLAS (Advisory Role)
Existing Planning Policies in Adopted Lewes District Local Plan





Significant changes since existing planning police were formulated:-


October 2000 Floods


Sussex Ouse Flood Management Strategy


Changes in occupancy of North Street Industrial Area


South East Plan


Various LDC policy documents





Views from Stakeholders 





Lewes District Council vision for future of the North Street Area





Lewes District LDF Core Strategy





Lewes District LDF Development Allocations





Lewes District LDF Area Action Plan for North Street Area





Views from stakeholders and public





Views from stakeholders and public





Project implementation





Planning application being prepared by Angel Property for ‘Phoenix Quarter’ and associated supporting information








	Please address all correspondence to the 

Director of Planning & Environmental Services
	Director

Lindsay Frost BA (Hons) DipTP MRTPI
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