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Dear Sir / Madam

Land at Coombe Farm, London Road, Sayers Common: Town and Country Planning (Environmental Impact Assessment)
Regulations 2017 (as amended): Request for Screening Opinion

Introduction

On behalf of our client, Welbeck Strategic Land |l LLP (hereafter referred to as “Welbeck”), we write to formally request a
Screening Opinion under the provisions of Part 2, Regulation 6 of the Town and Country Planning (Environmental Impact
Assessment) Regulations 2017 (as amended) in respect of Land at Coombe Farm, London Road, sayers Common (‘the site’)
(see Site Location Plan at Appendix 1).

Our client Is proposing to submit an outline planning application for the development of the site to deliver a residential scheme.
Whilst the detall of the scheme Is still being worked up, pre-application advice has been sought in relation to the site.

This Screening Opinion Reguest seeks to assist the Councll in assessing the proposals for the site, to determine whether the
project is likely to have a significant effect on the environment. On this basis, the structure of the report is as follows:

e Site and Surroundings
e Proposed Development
e Planning History and Policy Overview

e (Grounds for Seeking a Screening Opinion

e (Consideration of Likely Significant Environmental Effects

e (Cumulative Effects

e (Other Matters

Managing Director Associate Directors

Helen Cuthbert Heather Vickers | Sam Deegan | Niall Hanrahan | Rob Scadding | Paul Galgey
Directors Associates

Stuart Slatter | Claire Temple | Alastair Close Charlotte Hunter | Charlotte Perry | Grace Beeby | Charlotte Parry | Jamie Pert
Dan Templeton | Elliot Jones | Katie Turvey Sam Elliott | Katia Clarke | Will Rogers

Consultant

Lorna Byrne

www .planningpotential.co.uk info@planningpotential.co.uk
Planning Potential is a Limited Company registered in England No. 5419507 | Registered Office: 35 Ballards Lane, London N3 1 XW



Conclusions

Site and Surroundings

The site as a comprehensive land parcel of 14.2 hectares (ha), and comprises undeveloped greentield land that includes
Coombe Wood, an area of Ancient Woodland. The site Is 1o be promoted as one comprehensive land parcel to provide greater

flexibility and choice.

The Site Location Plan is illustrated below In Figure 1 for ease.

Figure 1 Site Location Flan

Source: Vision Document (Pegasus)

The land
Burgess

countryside and to the west is the BZ2118 and resic

Dd

ml

rcels are near to the bullt-up area boundary of Sayers Common, a small village to the west of Hurstpierpoint and

. 10 the north Is the settlement boundary of Sayers Commor
ential properties on Furzeland Way.

, 1o the east Is the AZ3, to the south Is open

The land parcels are not located within a Conservation Area nor are there any listed buildings on the sites. Coombe Farm

which is ou
a village ha

Crawley.

'side the site boundary contains three Grade |l |

1stec

bulldings. sayers Common has a loca

l/community centre, and Is served by bus rou

es 1

nat provide services to Burgess Hill,

shop, a publ
orsham, Brig

IC house,

Nton and



Proposed Development

This Screening Opinion Reguest relates to the Proposed Development of the site to deliver In the region of 200 new homes
and assoclated complimentary uses.

Planning Policy and History Overview

The National Planning Policy Framework (NPPE or “the Framework”) was revised In December 2024 and sets out the
Government's planning policies for England and how these should be applied. The Framework is the overarching policy
document, which future proposals will need to conform with.

The adopted Statutory Development Plan comprises the following:

e  Mid Sussex District Plan (2018);

Hurstpierpoint and sayers Common Neighbourhood Plan (2015); and
e Policies Map.

Mid Sussex Council are in the process of preparing a new Local Plan, which was submitted to examination on the 8" July
2024,

Grounds for Seeking a Screening Opinion

INn considering whether the development scheme represents ‘EIA development’, we have reviewed Schedule 1 and Schedule
2 of the 2017 Regulations. The development does not gualify for an EIA under Schedule 1, however Is potentially "EIA
development’ under Category 10{b) of Schedule 2. Category 10(b) relates to urban development projects, including the
construction of shopping centres and car parks, sports stadiums, leisure centres and multiplex cinemas. Such developments

may be liable If they exceed 150 dwellings and / or if they exceed 5 hectares.

The Proposed Development would be for In the region of 200 new homes, across a 14.2 ha plot. As such, this Screening
Opinion Reguest Is submitted on the basis that the Proposed Development project exceeds the 5 hectare threshold and the
150 dwelling threshold.

Regulation 6(2) states that a request for a Screening Opinion must be accompanied with the following:

@ A plan sufficient to identify the land;
(o) A description of the development, including in particular —
A description of the physical characteristics of the development and, where relevant, of demolition works;

I A description of the location of the development, with particular regard to the environmental sensitivity of
geographical areas likely to be affected:;

() A description of the aspects of the environment likely to be significantly affected by the development;

(d) To the extent the information is available, a description of any likely significant effects of the Proposed Development
on the environment resulting from —

The expected residues and emissions and the production of waste, where relevant; and



I¥ The use of natural resources, In particular soll, land, water and biodiversity; and

) Such other information or representations as the person making the request may wish to provide or make, including
any features of the Proposed Development or any measures envisaged to avold or prevent what might otherwise
have been significant adverse effects on the environment.

Regulation 6(4) states that the compilation of this information should, where relevant, consider the criteria set out In Schedule
3 of the Regulations, as set out below.

The Planning Practice Guidance (PPG) provides guidelines on defining significant effects on the environment, as set out at
Schedule 2. In assessing whether an ElA Is reqguired, the fundamental test to be applied in each case is whether the particular
development is likely to have significant environmental effects by virtue of the nature and size of the proposal and the location
of the application Site. Paragraph 18 of the PPG (Reference |D: 4-018-20170728) states that each case should be considered
on Its own merits in a balanced way.

As noted within the PPG (Reference |1D: 4-002-20140306), Environmental Impact Assessment should not be a barrier to growth
and will only apply to a small proportion of projects considered within the town and country planning regime. Local planning
authorities have a well-established general responsibility to consider the environmental implications of developments which
are subject to planning control. The 2017 Regulations integrate Environmental Impact Assessment procedures into this
framework and should only apply to those projects which are likely to have significant effects on the environment. Loca
olanning authorities and developers should carefully consider If a project should be subject to an Environmental Impact
Assessment. If reguired, they should limit the scope of assessment to those aspects of the environment that are likely to be
significantly aftected.

This letter therefore provides the Councll with the detall required to make that decision.

Consideration of Likely Significant Environmental Effects

N considering whether the Proposed Development s likely to give rise to significant environmental effects, the following
selection criteria should be considered, as set out at Schedule 3:

1. Characteristics of development;
2. Location of development;
3. lype and characteristics of the potential iImpact.

Characteristics of the development
Size and Design of the Development

The site comprises 14.2 ha of land, comprising undeveloped greenfield land. The site Is rural in character but adjacent to the
ouillt-up area boundary of Sayers Common, a small village to the west of Hurstpierpoint and Burgess Hill.

he land parcel is an irregular shape but generally follows the hedgerows to create a rectangular development parcel that lies
north south.

T Is anticipated that the Proposed Development of circa 200 homes would comprise principally two storey traditional residentia

dwellings, with areas of play space, amenity, biodiversity and attenuation incorporated into the masterplan. It is envisaged that
the development will come forward as an outline planning application.




Cumuiation with other Development
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The Proposed Development of the site is not part of a more substantial project, and for this reason should not be regarded as
an integral part of any other project which may otherwise proceed independently.

We do not consider that the characteristics of the Proposed Development are likely to give rise to significant environmental
effects to warrant an EIA.
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The application will also be supported by a Noise Impact Assessment (Including vibration) and an Arr Quality Impact
Assessment, outlining any proposed mitigation measures.

Hisk of Major Accidenis and / or gisasters

The risk of major accidents and/or disasters Is considered to be manageable.

There would be the normal risk exposure to workers involved In the construction of the project. Accidents regarding human
health or the environment are considered to be unlikely to result from the development.

FIsks o Human Health

The risk of harm to human health is considered to be manageable.
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The site includes Ancient Woodland and has further Ancient Woodland adjacent to the site boundary. Full consideration for
the woodland will be given during the preparation of the planning application.
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1t Is considered that through the application submission documents, namely the Planning Statement, the full impacts of
socloeconomics can be adequately assessed. The scale of the proposed uplift In residential Is assessed by the Council under
the draft allocation of the emerging Local Plan.

An Environmental Impact Assessim

considered through the planning a
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ent, on the basis of Socioeconomics, 1s not deemed necessary and matters can be suitably
oplication process.

The site does not lie within or adjacent to any statutory or non-statutory designated sites. It Is considered highly unlikely that
the development will cause adverse etfects 1o these areas or the surrounding landscape. The site Is largely dominated by
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A Landscape and Visual Appraisal has also been undertaken. This study has identified that there would be negligible effects

on the Key characteris

the

There would
which inclug

An
con

_ow Weald.

sidered through the planning application process.

[rees

Four blocks of woodland are located within the Immed

des

ignated under five separate names by Natural Eng

Sayers Common Wood E and W respectively). All four
which are located within the site boundary.

be no conflict, In the context of the above,
e the conservation and enhancement of the natural beauty, wildlife and cultural heritage of the area.

ics and special qualities of the SDNP. The strong rural character and scenic beauty of the panoramic
views from the escarpment would be conserved. The proposed planning application would not result In any obstruction of
views of the escarpment from public rights of way surrounding the site. Some distant glimpsed views of the escarpment fromr
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Figure 1 Ancrient Woodland
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Source: https://naturalengland-defra. opendata.arcais.com/datasets/ancient-woodland-enaland/explore ?location=50.945864%2C -0.193296%2C 16.66
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The Site is located to the east of the BZ2118 and west of the AZ3. Vehicular access is proposed onto the B2118 In the form of
a simple priority junction.



10 support active travel permeabillity, multiple points of pedestrian/cycle access to the infrastructure surrounding the site will

be provided to enable sustainable travel to the facilities located in Sayers Common to the north of the site.

N te
which
Wi

'ms of traffic Impact, the site is estimated to generate in the region of 130 vehicular trips In the highway peak periods,

will be distributed north and south onto the B2118 In a fairly even manner. Therefore, the impact of traffic assignment

dissipate very quickly beyond the site access. As a result, the impact of the development traffic on any given link will be
negligible.

N support of the application a Transport Assessment will be produced, Informed by pre-application engagement with WsCC
Highways. Within this Transport Assessment, junction modelling will be undertaken to demonstrate the impact of the proposals

being negligible.

Given the modest level of traffic generated, and the fact that the impact on the wider network is considered negdligible, an

—nvironmental Impact Assessment, on the basis of Traffic and Transport, is not deemed necessary and matters can be suitably

considered through the planning application process.

Hooding and Drainage

The Site Is located within Flood Zone 1, the lowest risk of flooding from rivers and seas, according to the Environment Agency

(

The
from
site Is

CA) F

ood Maps.

—A's long term flood map for other sources of flooding indicates that whilst the site is at very low risk of long term flooding
rvers, seas and reservoirs; there are some localised areas that are subject to surface water flood risk. The majority of the

at very low risk of surface water flooding, However, there are small, localised areas subject to low flood risk which are

caused by low points In the topography of the site. Additionally, there is a ditch along the western boundary that causes a
high-medium-low risk of surface water flooding near the western boundary, which extends to the south through Combe
Woods.

The existing surface water flooding will be mitigated through the use of a sequential approach in the drainage and layout
design, where dwellings will be located outside of medium-high flood risk areas, and any displaced surface water flooding will
be compensated for and stored within a suitable area that will not affect the development. The proposed Finished Floor Levels
(FFL) will be designed In accordance with regulations and will account for surface flood levels assoclated with a 1-in-100-year
storm event, including allowances for climate change.

The surface water drainage strategy proposes attenuating surface water runoft on-site within a series of attenuation basins,

and eventually discharging at a restricted Greenfield Qbar rate into the ditch located on site. Restricting the site to greentfield
runoff

g

An

rates and iImplementing sustainable drainage systems (SuUDS) will result in there being no increase in risk of flooding on-

te or downstream of the development.

—nvironmental Impact Assessment, on the basis of Flooding and Drainage, is not deemed necessary and matters can be

sultably considered through the planning application process.

Contamination

A phased assessment of the site will be undertaken to evaluate the risks associated with contaminated land and the potential
impacts on future site users and the environment. The process will begin with a Preliminary Risk Assessment (Phase 1 Desk
study), which will review the Site’s historical use, environmental setting and underlying geological conditions; and any prior
reports to Identity potential contamination sources, pathways, and receptors.
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o Air Quality Assessment (local)

e Arboricultural Impact Assessment and Method Statement
e Archaeoclogical Assessment (desk-based)

e Biodiversity Net Gain Assessment and Metric

e (Contamination Assessment

e Design and Access Statement

e Drawing Pack (outline)

e [cology Reports (full suite)

e Hood Risk Assessment and Drainage Strategy

e [Framework Construction Environmental Management Plan
e Heritage Statement

e [ andscape Visual Impact Assessment

e |ighting Strategy

e  Minerals Resource Assessment (proportionate)

e Noise Impact Assessment

e Planning Statement

e Sustainability and Energy Assessment

e Statement of Community Involvement

e [ransport Assessment and ITravel Plan

On behalf of our Client we request the Council’s confirmation, by way of a formal Screening Opinion, to confirm that the
Proposed Development is not EIA development (EIA Regulations 201 7). We would be gratetul if this could be confirmed within
three weeks of recelpt of this reguest so that we can progress towards the submission of this application.

We ook forward to receiving the Council’s recelpt of this letter. Please do not hesitate to contact the undersigned it you wish
to discuss further.

Yours sincerely,







