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FIGURE 11 | Plan showing the site in relation to existing services and facilities 

KEY
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Density and character

In addition to the character and appearance of the 
Conservation Area described above, the density and 
character of the surrounding area is defined by a number of 
factors including:

•	 The relationship of the site to built up area and wider 
countryside

•	 The character of development in Haywards Heath Town 
including the  historic and more recent development areas

•	 The technical assessments which have been carried out 
to inform the proposed masterplan including landscape, 
heritage, flooding, access, ecology and arboriculture

•	 The adopted and emerging planning policy requirements

Three specific residential character areas have been reviewed 
to understand the past and emerging character of development 
in this part of the town as shown on Figure 12.

N

FIGURE 12 | Plan showing the different residential character areas in proximity of the site

1
2

3
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HAZEL GROVE WALK

Density: 30-35 dph

Hazel Grove Walk forms part of a wider residential 
neighbourhood served from Greenhill Way to the south 
of Lewes Road, east of Rocky Lane. This area has a similar 
relationship to the Conservation Area as the site and has been 
developed over the past 20 years. It provides a mix of housing 
typologies and layouts with perimeter blocks and a permeable 
street layout.

ASPEN CLOSE

Density: 35-40 dph

The residential area to the north of Lewes Road is known as 
Franklands Village and is a development from the later part of 
the 20th century. Buildings are generally laid out with medium  
length, open front gardens with similar setbacks from the 
street. The scale of development is 2 storey.

LEWES ROAD EAST

Density: 20-30 dph

To the east of the site on the northern side of Lewes Road 
is a recent development, Oldfield Drive and Primrose Way 
which was built in the last ten years. The scheme comprises 
the development of two field parcels and provides low density 
housing . The character of the development is detached blocks 
of built form providing a mix of units including short terraces 
of small units to detached larger houses.

1 2 3
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Local distinctiveness

The photographs within this section show a number of 
the traditional characteristics of residential development 
in the local area. They are taken in the vicinity of the site 
to draw upon the local character. As illustrated by the 
photographs, the character is varied, however some of the key 
characteristics are set out below:
 

Elevational treatments

•• Red brick (predominantly Flemish and stretcher bonds).
•• Cream or white painted render.
•• Horizontal timber boarding

Roofing

•• Predominantly terracotta or grey roof tiles
•• Mainly plain facia boards or open eaves
•• Predominantly gable ends with ridge running parallel to 

the street
•• Some dormer features, generally pitched
•• Some projecting gable features

Window and door detailing

•• Predominantly simple lintels and sills
•• Some surrounds (contrasting colour or material).
•• Windows generally set back from the wall face in singles, 

pairs or threes.

Doors and porches

•• Limited projecting porches 
•• Recessed doorways with no porch

Boundary treatments

•• Private gardens to the front of properties in the area 
- generally defined either by low walls, hedges, timber 
fencing or a combination of the above
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Character and appearance of Lewes Road 
Conservation Area

The key characteristics of the Lewes Road Conservation Area 
can be summarised as follows:

•	 Mature landscape along Lewes Road
•	 Buildings set back into their plots
•	 Large plots with individual or groups of buildings
•	 Buildings which are predominantly 2 storeys in height

Further details of the Conservation Area are set out in the 
Heritage Assessment which accompanies the planning 
application.
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Drainage, hydrology and infrastructure

•	 Ensure that development areas do not have a negative 
impact on existing watercourses and areas of surface 
water drainage

•	 Ensure there is appropriate provision of Sustainable Urban 
Drainage Systems with capacity for the new development

•	 Utilise other sustainable drainage features including 
rainwater harvesting, permeable surfaces and water 
efficient fixtures and fittings

•	 Ensure that the drainage, ecology and landscape 
strategies work together across the site

Opportunities and constraints

In summary, there are a number of opportunities and 
constraints which need to be taken into account when 
developing a masterplan for the site as shown on Figure 13.

Landscape and heritage

•	 The need to retain and protect existing landscape assets 
within the site and on it’s boundaries including existing 
hedgerows and trees.

•	 Protect the character of Lewes Road including the setting 
of the Conservation Area and views in and out of the site

•	 Reinforcing the southern edges of the site with additional 
landscape planting to provide a buffer to the Ancient 
Woodland

•	 Reinforce the character of the wider landscape by 
enhancing the existing landscape structure and providing 
new planting within the site and on its edges.

•	 Protecting the amenity of the residential properties with 
appropriate boundary treatment and spacing between 
existing and proposed buildings

Character, layout and density

•	 Create a layout of housing and public open space which 
reinforces the character of Haywards Heath and responds 
positively to the Conservation Area.

•	 Ensure that the proposed housing layout, density, mix and 
type make efficient use of the land and respond to local 
need and up to date planning policies

•	 Ensure that the amenity of existing housing is protected 
with sufficient spaces between buildings, appropriate 
boundary treatments and no overlooking or overbearing

•	 Establish landscaped areas of amenity space and informal 
public open space on the edges of the site which are 
overlooked by housing including the potential for a natural 
area of play for children

•	 Ensure development is of an appropriate scale, form and 
density to retain the character of the town and surrounding 
landscape

Ecology

•	 Retaining the ecological assets of the site and providing 
buffers, where appropriate

•	 Providing potential new areas for habitat creation as part 
of the landscape and drainage strategy including areas for 
Biodiversity Net Gain (BNG)

•	 Where possible extending and creating ecological / green 
links through the site

•	 Combining the green and blue infrastructure as part of the 
ecological strategy for the site to maximise potential gains 
for  biodiversity and habitat creation

Access and movement

•	 Utilise existing pedestrian links from the site to the north 
to enhance connectivity with the surrounding residential 
areas

•	 Provide a new vehicular access from Lewes Road which 
minimises the impact on trees and the character of the 
road / Conservation Area

•	 Provide safe crossing point for existing and new residents 
across Lewes Road

•	 Create a hierarchy of residential streets which help define 
the legibility and character of the new development and 
make it easy and safe to move around

•	 Ensure that there is sufficient car and cycle parking 
including visitor parking for the development

KEY

Site boundary

Contours

Public Right of Way

Borough boundary

Slopes

Conservation Area

Ancient Woodland

Tree Preservation Orders

Listed Building

20m offset from Ancient Woodland
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FIGURE 13 | Plan showing the opportunities and constraints at the site
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03	 POLICY EVALUATION

growth, housing development, or the environment. The 
NPPF sets out the Government’s approach for delivering 
the homes, infrastructure and places that are needed whilst 
both protecting and enhancing the natural and historic 
environment.

In respect of housing specifically, the government is clear 
that it wants a step change in housing delivery to achieve 
delivery of 1.5million new homes over the next 5 years. The 
NPPF is clear that the Government’s Standard Method to 
calculate housing need (the SM), updated alongside the NPPF 
in December 2024, should determine the minimum number 
of homes that are needed. The new SM increases the need in 
Mid Sussex to 1,356 new homes per annum requiring a step 
change locally in housing delivery to meet the areas needs. 
New Homes are proposed on this site to aid in meeting this 
need in a sustainable way.  

Section 12, Paragraphs 131-141 of the NPPF sets out the 
Governments objective to provide “Well Designed Places”. 
Para 131 states;

“The creation of high quality, beautiful and sustainable buildings 
and places is fundamental to what the planning and development 
process should achieve. Good design is a key aspect of sustainable 
development, creates better places in which to live and work 
and helps make development acceptable to communities. Being 
clear about design expectations, and how these will be tested, 
is essential for achieving this. So too is effective engagement 
between applicants, communities, local planning authorities and 
other interests throughout the process.” (Paragraph 131).

A summary evaluation of the relevant planning policy is set 
out in this section of the document, focusing on the policies 
most relevant to site design. A separate planning statement 
has been submitted as part of the planning application which 
sets out in more detail the current planning policy framework 
and other material considerations which should be taken into 
account when considering the proposals. 

The relevant planning policy framework for this application 
includes National Guidance including the National Planning 
Policy Framework (2024) and the National Design Guide 
(2021) and the policies of the adopted Development Plan.
At the time of writing the Development Plan relevant to the 
site comprises:

•	 The Mid Sussex District Plan (adopted March 2018); 

•	 Site Allocations Development Plan Document (SADPD) 
(adopted June 2022); 

•	 Haywards Heath Neighbourhood Plan (made December 
2016), and; 

•	 West Sussex Joint Minerals Local Plan (adopted 2018)

•	 MSDC Draft District Plan 2014-2031 has been submitted 
for examination by the planning inspectorate. Whilst the 
plan only attains minimal weight at this stage, relevant 
policies from the plan have been considered.

National Planning Policy Framework 
(December 2024)

The National Planning Policy Framework (NPPF) was 
most recently updated in December 2024. The NPPF 
places sustainable development at the heart of all decision 
taking and is a consistent message throughout the entire 
document be that in relation to economic and housing 

The creation of high quality, 
beautiful and sustainable 
buildings and places is

fundamental to what the planning 
and development process 
should achieve. Good design 
is a key aspect of sustainable 
development, creates better 
places in which to live and work 
and helps make development 
acceptable to communities. Being
clear about design expectations, 
and how these will be tested, is 
essential for achieving this. So too 
is effective engagement between 
applicants, communities,
local planning authorities and 
other interests throughout the 
process.
National Planning Policy Framework (2023) Para 131

“
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Section 02 of this document provides a detailed analysis of 
the context for the development including the technical and 
social infrastructure.

The design guide also recognises that a well-designed place 
is unlikely to be achieved by focusing only on the appearance, 
materials and detailing of buildings. It comes about through 
making the right choices at all levels, including:

•• the layout (or masterplan);

•• the form and scale of buildings;

•• their appearance;

•• landscape;

•• materials; and

•• their detailing.

Section 06 of this document responds specifically to the 
above and provides details how the proposals have taken 
these into account in the design process.

National Model Design Code (January 
2021)

The National Model Design Code has now been published 
and provides detailed guidance on the production of design 
codes, guides and policies to promote successful design. It 
expands on the ten characteristics of good design set out in 
the National Design Guide, which reflects the government’s 
priorities and provides a common overarching framework for 
design

The ten characteristics set out are:

Context		      enhances the surroundings.

Identity		      attractive and distinctive.

Built form		      a coherent pattern of development.

Movement	 	     accessible and easy to move around.

Nature		      enhanced and optimised.

Public spaces		     safe, social and inclusive.

Uses	 		      mixed and integrated.

Homes and buildings	    functional, healthy and sustainable.

Resources		      efficient and resilient.

Lifespan		      made to last.

These characteristics have been embodied in the process of 
design for the site. Whilst the application is in outline form 
only the design has, where possible, provided a vision and 
design responses which can be carried through to assist in 
future design decisions. 
Components for good design

The guide sets out the components for good design which 
include:

•• the context for places and buildings;
•• hard and soft landscape;
•• technical infrastructure – transport, utilities, services such 

as drainage; and 
•• social infrastructure – social, commercial, leisure uses and 

activities.

National Design Guide (January 2021)

The National Design Guide was published in 2021 and 
sets out the characteristics of well-designed places and 
demonstrates what good design means in practice.

It forms part of the government’s collection of planning 
practice guidance and should be read alongside the separate 
planning practice guidance on design process and tools.

Para 3 of the guide sets out the role of the document:

“The National Planning Policy Framework makes 
clear that creating high quality buildings and 
places is fundamental to what the planning and 
development process should achieve. This design 
guide, the National Design Guide, illustrates how 
well-designed places that are beautiful, enduring 
and successful can be achieved in practice. It forms 
part of the Government’s collection of planning 
practice guidance and should be read alongside 
the separate planning practice guidance on design 
process and tools.”

Characteristics

The design guide identifies ten characteristics which aim to 
help nurture and sustain a sense of Community. They work to 
positively
address environmental issues affecting Climate. They all 
contribute towards the cross-cutting themes for good design 
set out in the National Planning Policy Framework. 
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Mid Sussex Design Guide
(Updated version 2018)

The Mid Sussex Design Guide was adopted in November 
2020 and is intended to inform and guide the quality of 
design for all development across Mid Sussex District. It sets 
out a number of design principles to deliver high quality new 
development that responds appropriately to its context and is 
inclusive and sustainable.

The Mid Sussex Design Guide provides clear design principles 
that aim to deliver high quality new development across Mid 
Sussex that is inclusive and responds appropriately to its 
context while prioritising sustainability in the design process. 
These principles are based on the policy framework provided 
by District Plan Policy DP26: Character and Design.

The Guide puts forward principles and standards for new 
development that aim to create safe and attractive places
that are sensitive to Mid Sussex’s special character while also 
allowing creative and innovative design solutions.

A design code is a set of simple, concise, illustrated design 
requirements that are visual and numerical wherever possible 
to provide specific, detailed parameters for the physical 
development of a site or area. This guide is a toolkit to guide 
local planning authorities on the design parameters and issues 
that need to be considered and tailored to their own context 
when producing design codes and guides, as well as methods 
to capture and reflect the views of the local community from 
the outset, and at each stage in the process.

The National Model Design Code should be read as part 
of the National Design Guide, and alongside the planning 
practice guidance notes referenced in Part 3 of the National 
Design Guide, Manual for Streets, and other forthcoming 
guidance relating to the natural and environmental 
characteristics of development.

Local Design Policy 

The adopted Mid Sussex Local Plan contains a number of 
policies relevant to the development of the site and a full 
analysis of relevant policies is provided in the planning 
statement. Whilst many policies influence the site design, 
those policies specially relating to design matters and are at 
least of some relevance at this outline stage are as follows:

•	 MSDC Local Plan

•	 DP26: Character and Design

•	 DP30: Housing Mix

•	 DP39: Sustainable Design and Construction 

•	 Haywards Heath NHP 

•	 Policy E9 [Design]

•	 Policy E13: New Private amenity space 

See the planning statement for a full list of policies relevant to 
the proposals. 

Other relevant design related policy
There are a number of other key policy documents which have 
been taken into account in the preparation of the planning 
application as follows:

Building for a Healthy Life (2022)

An assessment of the proposals has been made against the 
criteria for Building for a Healthy Life and is set out at the end 
of Section 07 of this document.

Technical Housing Standards (2015)

Whilst only an outline planning application the proposed 
development meets the minimum space standards set out in 
the Technical Housing Standards document.

Manual for Streets (2007) and Manual for Streets 2 
(2010)

The layout of the streets and movement and access 
framework for the site has been designed to accord with 
guidance and best practice in accordance with Manual for 
Streets guidance. Section 07 of this document describes how 
this will be achieved. 

Secured By Design (Updated version 2019)

The scheme has been designed to encompass all of the 
objectives set out in the Secured by Design in relation to 
the layout. How this has been achieved in section 07 of the 
document.
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32

North Colwell Farm will be a unique
and sustainable place to live, set in a
mature landscape with a balance of
bespoke homes, enduring public open
spaces and enhanced opportunities for
nature to thrive.”

“

FIGURE 14 | Vision for the site with SuDS feature and new homes set in a wider landscape
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Design team

As a developer, Miller Homes aspires to create attractive 
places that will stand the test of time. The company’s objective 
is to create developments that make a positive contribution to 
the existing environment in which future occupants are able 
to support and integrate into the existing community.

To assist with the delivery of these aims, the following team 
contributed to the preparation of the proposals for this 
planning application:

•• Planning - SLR Consulting

•• Urban Design and Architecture - Richards Urban Design 
Ltd. and The Core Design

•• Engagement - Bluebridge Communications

•• Landscape - ACD Environmental

•• Transportation and Access - i-transport

•• Ecology - Eco Support 

•• Drainage - Mayer Brown

•• Arboriculture – FLAC

•• Air Quality - SLR Consulting

•• Lighting - WCL Lighting 

Developing a masterplan and vision

To achieve a responsive and successful masterplan we 
have sought to both understand the site, its constraints 
and opportunities and to also establish a strong vision. 
The process is shown in the diagram right (Figure 15) and 
the vision for the development is shown at Figure 14. The 
masterplan concepts at Figure 16 show how these objectives 
have been translated into the masterplan for the site.

04	 EVALUATION AND RATIONALE

Understanding the site

The site analysis undertaken of the site and the 
surrounding area includes both the physical and social 
attributes of the site including how it relates to the town 
and the wider countryside. Technical studies have been 
undertaken to support the analysis of the site including a 
review of the landscape, historic character, the character 
of the area in built form and spaces, movement and access, 
ecology and hydrology. Details of these are provided in 
Section 02 of this document.

Creating a vision and objectives

The vision and strategic objectives which we have outlined 
for the site have been established from a balance of 
analysis, engagement and innovation. The vision for the 
site as illustrated at Figure 16. is based on the opportunity 
to bring forward a high quality development which is of 
benefit to existing and future residents of the village. The 
Design Rationale is shown at Figure 18.

Engaging

In advance of the submission of any planning application 
a process of engagement will take place with key 
stakeholders and the community to help develop the 

proposals.

Well-designed places and 
buildings come about when 
there is a clearly expressed 

‘story’ for the design concept and 
how it has evolved into a design 
proposal. This explains how the 
concept influences the layout, 
form, appearance and details 
of the proposed development. It 
may draw its inspiration from the 
site, its surroundings or a wider 
context. It may also introduce new 
approaches to contrast with, or 
complement, its context. 
National Design Guide (2021) Para 16

“

FIGURE 15 | The masterplan process
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The site

The site lies adjacent to existing residential properties and 
their curtilages.

Access to Lewes Road can be provided through a significant 
gap between existing houses (North Colwell Farmhouse and 
No.94 Lewes Road).

The proposed access to Lewes Road will be provided via a strip 
of garden to the east of North Colwell Farmhouse.

Landscape

The landscape concept comprises a number of key 
components:

Retaining and enhancing the existing boundaries with 
additional landscape planting and informal open space 
to protect the amenity of existing residential properties 
and to minimise any visual impact.

Provide additional scrub planting on the southern and 
western edges of the site to provide a physical natural 
barrier to the Ancient Woodland to retain it’s landscape 
and ecological value.

Retain existing landscape features of merit including 
trees and hedgerows within the site, where possible 
with additional native planting to mitigate and loss.

Establish additional landscape / green links through 
the site to help define and enhance the landscape 
character. 

Allow for retained views into, through and out of the site 
including a new view from Lewes Road to the woodland 
to the south.

FIGURE 16| Design concepts for the site

Heritage and Conservation

To respond to the Heritage and Conservation Area the 
following approach has been taken:

Consideration of the setting of the Listed Building 
(Colwell House) with enhanced boundary treatment 
and offset from the boundaries to the site, in particular 
the northern boundary.

Consideration of the setting of the Colwell Barns (Non 
Designated Heritage Asset) and it’s garden, with a large 
area of land to be retained as open space. Together with 
the green links (see landscape) this area will provide 
both a physical  and visual separation from the new 
housing.

A consistent buffer to the edge of the Conservation Area 
on the northern boundary which will allow for additional 
planting as required.

Potential for reinstatement or recognition of the historic 
route which ran through the site. This could be identified 
with timber posts or surface treatments as appropriate.
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Access and movement

Responding to the opportunities for access to the site, a 
strategy has been established as follows:

A new primary street through the centre of the site 
which connects to Lewes Road. The street will 
incorporate tree planting, SuDS and pedestrian routes 
which are adjacent to the carriageway or behind wide 
verges.

The primary street will narrow or provide traffic calming 
in specific places which will minimise the impact on 
existing landscape features and also slow traffic speeds 
in the site.

Residential parcels will be served via secondary streets 
/ shared surfaces.

Pedestrian access will be provided through the site.

There is also potential for improvements to Lewes Road 
within the public highway, connecting the route to the 
existing Public Right of Way, west of the site including a 
new pedestrian crossing.

Layout

The design concept for layout of built form and open spaces 
comprises the following elements:

The green links together with the existing landscape 
features in the site define the residential development 
parcels. The areas of built form are set back into the 
centre of the parcels to give the appearance of large 
plots.

Areas of informal public open space provide the setting 
for the residential development areas and allow for 
landscape planting to soften and enhance the character 
of the place.

The residential parcels will provide perimeter blocks 
to ensure that active frontages provide passive 
surveillance over streets and spaces. This also allows 
for clear definition of public and private spaces.

There is potential for key buildings within the site to help 
provide legibility.

There is potential for a children’s play area at the 
western end of the site which is overlooked and would 
not be harmful to the amenity of existing or new 
residents.

Sustainable drainage

All of the proposed built form has been positioned outside of 
the medium and low surface water risk areas. The intention of 
the design concept is to deliver a combined Blue and Green 
Infrastructure with the following SuDS components:

Provision of a new attenuation feature in the south 
western part of the site to allow for a gravity based 
system. The design of the basin would seek to maximise 
opportunities for both landscape and ecology and will 
include planting and habitat creation. The size and 
design of the basin will ensure that the surface water 
run off from the site is managed and discharged at a 
rate which is no greater than the existing levels.

A series of open swales will be provided to channel 
water through the site.

Other opportunities for SuDS will be considered at the detailed 
design stage including rain gardens and permeable surfaces.

A pumping station will also be provided to move foul 
water from the site and a connection will be made to 
the existing mains sewer in the local area. Depending 
on results of a ground condition survey, there may be a 
requirement for a surface water pumping station

*

*
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FIGURE 17 | Leaflet distributed to the local community as part of the engagement process
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05	 ENGAGEMENT

Background

This planning application has been prepared in the context of 
the following engagement processes:

•• Discussions with the Local Planning Authority and County 
Council at the Pre-application stage

•• Community engagement via a leaflet and web site with 
opportunities for feedback by post and online

•• Discussions with local residents on a one to one basis

The details of the consultation responses are set out fully 
within the Planning Statement / Statement of Community 
Involvement.

Community engagement

A leaflet (Figure 17) was distributed to x homes within close 
proximity of the site setting out the details of the proposals. 
The leaflet included a prepaid response form.

A dedicated web site was also set up:

www.northcolwellfarmconsultation.co.uk/ 

This provided additional information on the proposals and 
allowed comments to be submitted via an online form. 

The details of the consultation responses are set out fully 
within the Planning Statement / Statement of Community 
Involvement. In summary the consultation process included:

•• x visits with x unique visitors to the website.

•• x responses received via the online website response 
form.

•• x responses received via the leaflet feedback postal return 
form including several after the deadline. 

•• x email response.

Notwithstanding the deadline, all responses have been taken 
in to consideration.

Early engagement has 
significant potential to 
improve the efficiency and

effectiveness of the planning 
application system for all parties. 
Good quality preapplication 
discussion enables better 
coordination between public and 
private resources and improved 
outcomes for the community.

National Planning Policy Framework (2023) Para 39

“

FIGURE 18 | Dedicated website for information and feedback
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Local Planning Authority

The applicant submitted a formal pre-application submission 
to MSDC in advance of the submission of the planning 
application. Pre-application engagement was also undertaken 
with the Highways Authority. With reference to the design of 
the scheme a number of specific comments were made by the 
Urban Design officer as set out below.

It is envisaged that further engagement will take place post 
submission to ensure that officers and members are well 
informed to make their final decision.

Pre application response

The Councils Urban Designer has provided the following 
comments on the proposal:

1.	 ‘Site is located an unsustainable location, with public 
transport not easily accessible. 

2.	 Access to the site is very narrow and being located to the 
west end of the site will have a negative impact on the 
layout.

3.	 I would encourage the applicant to explore legal options of 
providing main site access directly to the north of the site 
in a more centralised location. This would allow for the 
entry road and pedestrian paths to be wide enough, with 
clear ‘view in’ to the new development and clearer layout 
with well overlooked main open space located close to the 
site entry

4.	 The movement network / layout should be future-proofed 
by providing streets that later phases of development 
can connect into at the edges of future development 
sites (See: MSDG Principle DG10: Anticipate future 
development)

5.	 Avoid a network of cul-de-sacs accessed off a distributor 
route. Any cul-de-sacs ends should be connected by 

the area of open space located close to the site entry is 
overlooked by development including a key building to 
provide a gateway and overlooking to the street and open 
space (see Figure 27).

4.	 The movement network / layout has been future-proofed 
by providing streets that later phases of development can 
connect into at the edges of future development sites and 
this is indicated on the plan.

5.	 Additional pedestrian links have been provided at the end 
of all cul de sacs to make continuous routes. (See: MSDG 
Principle DG9: Reduce reliance on the private car)

6.	 Contextual analysis of the pedestrian routes is provided 
as part of the transport assessment submitted with the 
planning application

7.	 New signal controlled crossings located near the site 
access are being provided as part of the scheme. Details 
are set out in the Transport Assessment.

8.	 The officers positive comments on improvements to the 
PRoW and introduction of additional road crossings are 
noted.

The proposed application will be in outline form and several 
of the detailed comments concerning links etc are reserved 
matters for consideration at detailed design and layout stage 
following outline approval. However, the proposed amends 
to the illustrative masterplan have been added to Figure 19 
using the following annotations shown in the key below:

pedestrian routes to prevent dead ends. (See: MSDG 
Principle DG9: Reduce reliance on the private car)

6.	 A wider context analysis of the pedestrian moment and 
desirable routes (primary school etc) would be very useful

7.	 To optimise connections to the surrounding areas and 
encourage sustainable transport modes and healthy 
lifestyles that reduce reliance on the car, any new 
crossings located near the site access should be signal-
controlled crossings operated by pedestrians. This is 
particularly important for this site considering the nature 
of the Lewes Road traffic (See: MSDG Principle DG9: 
Reduce reliance on the private car)

8.	 Improvements to the PRoW and introduction of additional 
road crossings will help to optimise connections to 
surrounding areas and encourage pedestrian movement is 
very welcomed

Designer response and amends to 
proposals

To address to the comments from the urban designer we 
have set out the applicants response below and highlighted 
potential changes on the plan (Figure 19).

1.	 Pre-application engagement with Sussex CC has 
established that the site is considered as a sustainable 
location for development. This was also supported 
by comments from MSDC Planning Officer in the 
preapplication response. The analysis in Section 02 of this 
document supports this.

2.	 The scale of the access road is limited to minimise the 
impact on landscape, trees and the Conservation Area.

3.	 The applicant does not control land to the east of the 
proposed access so this could not be provided.  This 
was scenario was explored but not feasible or desirable 
given technical and land ownership considerations. The 
access and pedestrian links are provided to standard and 

Introduction of new pedestrian links to avoid 
dead ends

New key building at the entrance to the site 
which turns the corner and provides passive 
surveillance to the route and open space

Potential for connections to land outside of the 
site to future proof the scheme

*
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*

FIGURE 19 | Draft masterplan shared with community and Local Planning Authority
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FIGURE 20 | Illustration of the main street with tree planting and buildings set back into plots
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This section of the statement will explain and justify the 
proposals for the site. It responds specifically to the criteria 
for well designed places as set out in the National Design 
Guide, para 21.

Form of application

The description of the application is: 

“Outline application with all matters reserved except for access, 
for up to 80 dwellings with associated landscaping, open space, 
infrastructure and vehicular and pedestrian accesses.”
 
The application is an Outline planning application, to agree the 
principle of development, with all matters reserved apart from 
access to Lewes Road. Appearance, landscaping, layout and 
scale all to be dealt with at Reserved Matters stage.

Application documents

The following drawings and documents have been submitted 
as part of the outline planning application:

Site location plan (Plan ref 02.38(01)00)

A site location plan (Figure 03) shows the extent of the site 
edged red and other land in control of the applicant edged 
blue.

06	 DESIGN AND ACCESS

A well-designed place is 
unlikely to be achieved 
by focusing only on the 

appearance, materials and 
detailing of buildings. It comes 
about through making the right 
choices at all levels, including:

•	 the layout (or masterplan);
•	 the form and scale of buildings;
•	 their appearance;
•	 landscape;
•	 materials; and
•	 their detailing. 

National Design Guide (2019) Para 21

“
Parameter Plan (Plan ref 02.38(01)01)

A Parameter Plan has been formally submitted in support 
of the planning application which set out the principles in 
key areas to guide the future development of the site at the 
reserved matters stage. The parameter plan (Figure 21) 
shows the following:

•• Land uses including residential and green infrastructure

•• Principal access for vehicles and cycles

•• Alignment of the main residential access road

•• Dedicated pedestrian / cycle links

•• Location of the proposed LEAP

Illustrative site layout plan (Plan ref 02..38(01)02)

The Illustrative site layout plan (Figure 23) shows how the 
site could be developed within the framework established by 
the parameters plans and has been developed to satisfy the 
technical requirements of residential layout, access, ecology, 
landscape and hydrology in detail. The layout also follows the 
principles of good urban design practices as set out in various 
documents including The National Design Guide, By Design, 
Building for Life and the Urban Design Compendium.
 
The Illustrative site layout plan is not formally submitted in 
support of the application and is for illustrative purposes only.  
It’s purpose is to show how a more detailed scheme could 
come forward within the defined parameters.
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Layout and Density

Layout

The Illustrative masterplan (Figure 14.) has been prepared 
to demonstrate how the development could be laid out to 
respond to the opportunities of the site.  The layout is not 
for approval but demonstrates the sites ability to deliver a 
scheme as described by the proposals.

The arrangement of buildings is based on simple perimeter 
blocks to ensure that open spaces and streets are overlooked. 
This also provides distinction between public and private 
realm.

The illustrative masterplan shows the following key elements:

•	 Retention of important trees and hedgerows within 
the site and on its boundaries with enhanced landscape 
planting to reinforce the boundaries of the site.

•	 New soft landscape features within the development 
including a number of trees and hedgerows which will 
replicate the distinct character of the town edge. This 
will provide a strong landscape framework to assist in 
reducing the visual impact of the development and help 
to define large plots, in keeping with the character of the 
Lewes Road Conservation Area

•	 The arrangement of built form concentrated into blocks 
which sit in the centre of the defined plots.

•	 Views into and out of the site retained through the layout 
of built form and landscape planting

•	 A new Sustainable Urban Drainage System (SUDS) which 
manages the surface water run-off within the site in the 
form of a shallow sided detention basin.

•	 A new combined vehicular/ pedestrian / cycle access from 
Lewes Road to the north of the site to the east of the site

•	 A hierarchy of streets, shared surfaces and footpaths 
which aim to reduce traffic speeds and encourage 
pedestrian / cycle priority in certain areas.

•	 Narrowing of the road widths in areas where they break 
through existing landscape features

Land use and Amount

The Parameter Plan (Figure 21) shows the proposed land uses 
and access for the site.

The total area of the site measures 6.2 ha / 15.3 acres. The 
site layout plan shows the following elements:

•• A residential development area of circa 2.7 ha / 6.7 acres. 
A mix of residential accommodation comprising 1,2,3 
and 4 bedroom dwellings including a policy compliant 
percentage of affordable housing with a focus towards 
provision of smaller units to respond to local housing 
needs. An an average density of circa 28 dwellings per 
hectare this would generate approximately 80 dwellings.

•• Circa 3.5 ha / 8.6 acres of landscape planting and public 
open space including areas of informal amenity space, new 
planting and areas of natural greenspace incorporating 
Sustainable Urban Drainage features and ecological 
enhancement

•• A new 6m wide vehicular access provided from a new 
priority junction with Lewes Road, which includes a 2m 
footway on the eastern side of the road.

•• New planting within the development area and on the 
boundaries of the site to visually contain the development, 
enhance it’s landscape character, improve biodiversity and 
safeguard the amenity of existing properties.

•• Development of predominantly 2 storey buildings with a 
limited number of number of 2.5 storey (up to 11.5m) in 
key locations, to assist in the legibility of the scheme and 
provide variety in the townscape.

Details of Access

Given that the planning application is in Outline form with all 
matters reserved except for access, details of the proposed 
access to the site are outlined in this section of the report with 
detailed plans submitted to show how this will be achieved 
(See Figure 32).

Design and Access Statement

This Design and Access Statement uses the criteria for well 
designed places as set out in the National Design Guide, para 
21,  to provide an overview and explain the considerations, 
design principle and concepts. The document breaks the 
proposals down to address the following areas:
 
•	 Land use and Amount
•	 Layout and Density
•	 Character
•	 Scale and massing
•	 Landscape
•	 Drainage
•	 Ecology
•	 Movement and Access
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Site boundary

Residential development area including residential use,
vehicular routes, pedestrian/cycle routes, car parking,
private amenity space and associated landscaping

Supporting infrastructure including public open space,
play areas, informal kickabout area, strategic landscaping
and sustainable drainage

Proposed vehicular access

Existing Public Right of Way Proposed tree lined street

Proposed pedestrian link

Indicative play area location

FIGURE 21 | Parameter plan
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N

FIGURE 22 | Illustrative masterplan
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Detailed layout considerations

Whilst siting is not for consideration as part of the outline 
application, an illustrative layout has been prepared to show 
that the site has capacity to accommodate the proposed 
quantum of development and the associated detailed design 
requirements.

With regards the detailed layout of the individual dwellings 
and open spaces, the houses are generally arranged in a 
conventional block structure with gardens to gardens and 
many of the houses have a generous set back from the roads 
and shared surfaces. 

The layout of dwellings provides garden sizes which are 
generally between 10m and 15m which allow for adequate 
private amenity space. This reflects the character of existing 
development in the vicinity of the site and the need to 
maximise the effective use of the site for housing.

The arrangement of buildings will ensure that all new 
dwellings will have a suitable outlook and level of natural light.

Refuse collection arrangements will be considered at 
reserved matters stage. However, in all cases properties have 
a separate access to their rear gardens to allow bins to be 
stored to the rear of properties. 

Density

Based on a scheme of circa 80 dwellings, the gross density 
for the proposals would be circa 12 dwellings per hectare. 
The net density for the scheme would be circa. 29 dwellings 
per hectare. Whilst this is higher than Lewes Road, it is 
comparable, if not lower than the majority of residential 
developments adjoining the Conservation Area.

The urban grain within the development parcels has been 
considered to cluster properties to give the appearance of 
larger individual dwellings or buildings. This seeks to replicate 
the large building footprints and outbuildings as found in the 
Conservation Area to the north of the site.

Lower density development is proposed in two key areas:

•• On the southern edges of the site where it interfaces with 
the countryside, woodland and more sensitive ecological 
areas

•• The northern boundary to respond to the amenity of 
existing residential properties and the character of the 
Conservation Area

Medium density development in the central parts of the site 
which are less sensitive to landscape and character

•	 A new safe and suitable access from Lewes Road to the 
north of the site with primary street leading towards the 
east of the site

•	 The built form includes a mix of terraces, semi-detached, 
detached and apartment buildings. The built form has 
been grouped in certain parts of the site to give the 
impression of larger buildings, akin to those in the 
Conservation Area.

•	 Corner buildings have been shown to maintain active 
frontages. The apartment building has also been shown in 
a “gateway position” to assist in the legibility of the site

•	 The layout and arrangements of plots has sought to 
maximise the development potential of the site to achieve 
up to 80 homes.

•	 Although the individual units have not been specified at 
this stage, the layout and design of the affordable housing 
will be the same as the market housing providing a tenure 
blind approach

•	 Buildings which are up to two and half storeys in height 
with the potential for landmark buildings at key locations 
within the site to assist in providing legibility. Landmarks 
would be provided by the arrangement of buildings and 
will use material and detailed design to enhance their 
legibility.

•	 The size and shape of plots varies from one plot to 
another.  This means that detached, semi-detached and 
terraced housing are distributed throughout the site.  
Plots also vary in shape and size for each type of house.

•	 There is a variety of setbacks of houses from the 
pavement or highway between plots as one moves along 
a street.  In other words there is a varied building line 
with a strong definition of the street maintained through 
boundary hedges and walls.  In some cases the houses are 
set back quite far back on the plot whereas in other cases 
the house would be very close to the back of the footway 
or a shared surface.
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FIGURE 23 | Masterplan concept

N

*
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Mix of dwellings

The mix of dwellings will be established through the 
submission of detailed planning applications or reserved 
matters applications.  The illustrative site layout plan shows a 
mix of dwelling types and sizes for both private and affordable 
housing with a focus on a mix of smaller units and family 
housing. 

Unit type
Approx size 

(sq ft)
%

1 bed flat 540

40%2 bed flat 760

2 bed house 774

3 bed house 907-1270 37%

4 bed house 1100-1780 23%

100%

Table 1. Proposed indicative mix of dwellings

Affordable housing

The proposed mix of units uses the requirements of the 
SHMA and includes a range of unit types and sizes including 
and 1, 2 bedroom apartments and 2,3 and 4 bedroom houses.

Unit type
Approx size 

(sq ft)
%

1 bed flat 540

70%2 bed flat 760

2 bed house 774

3 bed house 911 26%

4 bed house 1100 4%

100%

Table 2. Proposed  indicative mix of affordable dwellings

The illustrative layout does not specifically identify the 
location of individual affordable dwellings and it is envisaged 
that this will take place in consultation with the registered 
landlord at the reserved matters stage. It is intended that the 
affordable units will be “pepper potted” and integrated within 
the private housing, arranged in small clusters to assist in their 
procurement and future management. The affordable units 
would be tenure blind i.e. no discernible difference between 
the private and affordable units

Market housing

The proposed mix of units includes a wide range of unit types 
and sizes including 2 bedroom apartments and 2,3 and 4 
bedroom houses.

Unit type
Approx size 

(sq ft)
%

2 bed house 760 26%

3 bed house 907-1270 42%

4 bed house 1220-1780 32%

100%

Table 3. Proposed indicative mix of market dwellingsRetention of the existing vegetation and structure 
of field boundaries

Retention of the alignment of the historic route 
within the site

Buildings laid out in clusters with landscaped edges 
to mirror large plots found in the Conservation 
Area

Provide large gaps between areas of build form 
to allow for long distance views to / from the 
Conservation Area to / from the south

Location of key building to provide gateway into the 
site

Tree lined streets (informally with a mix of native 
species)

KEY

*
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FIGURE 24 | Indicative cross sections through the site
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Individual houses 
grouped to appear as 
larger blocks

Development areas set 
back away from existing 

landscape features in the 
centre of large plots to echo 

the characteristics of existing 
properties in Lewes Road

Buildings up to two storeys 
with articulated roofs to 
provide interest in the 
massing and form

FIGURE 25 | Massing model to demonstrate approach to form and layout

Scale and massing

The illustrative masterplan assumes development of 
predominantly 2 storey buildings with a limited number of 
number of 2.5 storey (up to 11.5m) in key locations, to assist 
in the legibility of the scheme and provide variety in the 
townscape.

Figure 23 shows the concept for the massing of built form 
within the site. The plan shows the following:

•	 Retention of the existing vegetation and structure of field 
boundaries

•	 Retention of the alignment of the historic route within the 
site

•	 Buildings laid out in clusters with landscaped edges to 
mirror large plots found in the Conservation Area

•	 Provide large gaps between areas of build form to allow 
for long distance views to / from the Conservation Area 
to / from the south

Figure 24 shows indicative sections across the site to show 
the relationship with the existing buildings in Lewes Road.

It can be seen that, due to the natural landform, the 
proposed built form will lie significantly lower than existing 
buildings and plots in Lewes Road minimising the impact of 
the proposals and allowing for views through and over the 
proposed development.

Figure 25 illustrates the concept of the compact clusters of 
built from in more detail, with private areas in the central 
areas and public open space and landscape planting on the 
perimeter of the blocks. 
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•• The detailing and quality of materials on specific buildings. 
Richness of detail is particularly important at ground level, 
where people see it close at hand. The choice of materials 
can add interest and aid legibility.

•• Works of art and lighting schemes which can help to aid 
identity and legibility

FIGURE 27 | View looking into the development site with a key building turning the corner at the entrance

Character

Key buildings and frontages

Key buildings, landmarks, gateways and focal points help 
people find their way. Figure 25 shows the potential location 
for key buildings which could assist in providing a legible 
layout. The design of the buildings could include the following:

•• Corner buildings which provide identity and points of 
orientation by responding to both aspects 

Landscaping

Figure 15 shows the landscape strategy for the site.

The proposals include a mix of natural greenspace and a 
dedicated area of amenity space at the western end of the site 
which will incorporate a Locally Equipped Area of Play (LEAP).

The landscape proposals have also been developed in 
collaboration with the project ecologist to make sure they 
enhance local wildlife and provide a net gain in Biodiversity on 
site.



51

LAND AT NORTH COLWELL FARM   |   Design and Access Statement

FIGURE 28 | Landscape strategy (ACD)
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Entrance to the site

Figure 29 shows how the landscaped entrance and space 
to the south of the entrance could be laid out with a mix of 
planting and open space providing a buffer to the Conservation 
Area and retaining landscape views from Lewes Road into the 
site. This also includes with additional landscape planting to 
define the route and soften it’s impact.

FIGURE 29 | Illustration of entrance space at the western end of the site
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Bst shrubs

Pendulum Swing MB00006

10-12cm
1No Acer campestre

1No Pinus sylvestris

1No Pinus sylvestris

Formal hedge
144No Taxus baccata

Cleft Chestnut Fence, triple rail

14-16cm
1No Liquidambar styraciflua 'Worplesdon'

10-12cm
1No Prunus avium

10-12cm
1No Prunus avium

10-12cm
1No Prunus avium

Climbing Octagon MB00102

Robinia Double Balance Walk- MB05005

10-12cm
1No Prunus avium

Shrub Mix
17No Alnus glutinosa10%
34No Carpinus betulus 20%
34No Fagus sylvatica 20%
34No Prunus lusitanica 20%
17No Salix caprea10%
34No Viburnum tinus 20%

Ornamental Grass Mix
5No Lagurus ovatus 25%
5No Panicum virgatum 'Heavy Metal' 25%
5No Pennisetum alopecuroides 'Hameln' 25%
5No Verbena bonariensis 25%

Ornamental Grass Mix
10No Lagurus ovatus 25%
10No Panicum virgatum 'Heavy Metal' 25%
10No Pennisetum alopecuroides 'Hameln' 25%
10No Verbena bonariensis 25%

Shrub Mix
27No Alnus glutinosa10%
55No Carpinus betulus 20%
55No Fagus sylvatica 20%
55No Prunus lusitanica 20%
27No Salix caprea10%
55No Viburnum tinus 20%

New trees to be planted in neighbour's
garden species to be agreed.

Group of evergreen, semi-evergreen
native and naturalistic shrubs to screen
play area from existing properties

Group of evergreen, semi-evergreen
native and naturalistic shrubs to screen
play area from existing properties

Cleft chestnut fence with 100mm
stock mesh to exclude dogs. Fence
demarcates 400m² LEAP play area

Nest Swing TR7169

Robinia Triple Turning Bars

Cheddar Multi-Play Unit

Winterfold Timber Playhouse

Picnic Bench

Shrubs to Supplement Existing Screening, 1 per sqm
91No Alnus glutinosa10%
182No Carpinus betulus 20%
182No Fagus sylvatica 20%
182No Prunus lusitanica 20%
91No Salix caprea10%
182No Viburnum tinus 20%

10-12cm
3No Crataegus monogyna

10-12cm
3No Ulmus 'New Horizon'

Shrubs to Supplement Existing Screening, 1 per sqm
8No Alnus glutinosa10%
16No Carpinus betulus 20%
16No Fagus sylvatica 20%
16No Prunus lusitanica 20%
8No Salix caprea10%
16No Viburnum tinus 20%

Arcanine Springy

Existing tree canopy

Proposed Flowering Lawn wildflower &
grass mix FL1 from Emorsgate or
similar and approved. To be kept mown.

SOFT LANDSCAPE

Proposed deciduous trees

Fall impact zone around play equipment

Proposed native or evergreen hedges

Existing grassland retained and
maintained by cutting in late summer.

Proposed shrub and ornamental grass mixes

SPECIFICATION
All works generally, to comply with the written Soft
Landscape Specification.
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Legend

Proposed hedge planting to be planted in either
a single row, or a double staggered row 300mm
apart and at 400mm centres in each row. To be
maintained at 1m height

Proposed Scots Pines

Proposed Benches


