]

PLANNING STATEMENT Ssoclates

Detailed Application for Conversion § Extension Of The Existing
Semi-Detached Dwelling

Located At 75 MILL Roadm Burgess Hill, West Sussex, RH1S €pY

1. ntroduction

1.1 This Planning Statement has been prepared by LM Assoclates on behalf of BCE Investiments
Limited ("the Applicant’) in support of a full planning application relating to 75 MLl =Road,
Burgess Hill, west Sussex, RHL5 €bY ("the Applivation site').

1.2 The application seeks planning permission for the conversion of a single dwelling into six one-
bedvoom flats, together with the demolition of the existing garage and single-storey rear extension
and the evection of a two-storey partial side and full-width vear extension. The proposal would
deliver a net gain of four residential units,

1.3 The works are of traditional construction throughout, with wmaterials, form, proportions and
detailing to match the existing building.

Purpose and status of this Statement

1.4 This Statement ldentifies the relevant development plan policies and wmaterial considerations,
assesses the proposal against each of them, and sets out the planning balance. it has been drafted
so as to be capable of forming the basis of the Applicant's statement of case in the event of an
appeal wnder section € of the Town and Country Planning Act 1990,

1.5 The Statewment {s structured as follows: Section 2 addresses the Site, its lawful use and the
constrabnts that do and do not apply; Section 3 the planning history; Section 4 the proposed
development; Sectlon 5 the policy framework; Section & the assessment; Section * the planning
balance; and Section £ the conclusions, The documents acaompawgiwg the appLicat’Low are Listed
in the covering Letter,

Statutory framework

1.6 Sectlon F0(2) of the Town and Country Plawning Act 1990 and section 32(e) of the
Plamning and Compulsory Purchase Act 2004 requive that applications be determined in
accovdance with the development plan unless material considerations indicate otherwise. This is
reflected at paragraphs 2, 12 and 48 of the Natlonal Planning Polley Framework,



1.7 Where there are wo relevant development plan policies, or the policies most bmportant for
determining the application are out of date, paragraph 11(d) of the Framework applies ano
permission should be granted wunless the application of Framework policies protecting arveas or
assets of particular importance provides a strong reasow for vefusal, or any adverse bmpacts would
significantly and demonstrably outweigh the benefits. The Applicant's position on the
engagement of paragraph 11.(d) s set out at Section 5,7.

2. The Site and its surroundings

2.1 Site description

2,1.1 The Site extends to aPpro)(LmateLa 330Mm2 (0.023 heetares) and Lies on the south-eastern siole
of Mill Road, Burgess Hill.

2.1.2 It comprises one half of a pair of semi-detached houses of traditional masonry construction,
arvanged over four floors tneluding a lower ground floor. The property has an attached single
garage, a private vehicular access and drive, a part hard-landscaped front garden, and a rear
gavden with a minbmum depth of 13.5 wetres. The vear and side boundaries are enclosed by
established close-boarden fencing,

2.1.3 The building s currently in residential use only. There is no commercial, ancillary or other
non-residential use of any part of the Site.

2.2 The lawful use and the fallback position

221 The lawful use of the building is residential, falling within class ¢z of the Town and
Country Planning (Use Classes) Order 1987 (as amended),

2.2.2 A material fallback exists and it s a strong one. Class L of Part 3 of Schedule 2 to the
Towwn and Country Planning (General Permitted Development) (Bungland) Ovder 2015 grants
permitten development rights for a change of use from a dwelling house (Class Cz) to a house tn
multiple occupation (Class C4) occupled by up to six unrelated individuals sharing basic
amenities. No Article 4 direction applies to the Site (see Section 2.5). The Applicant could
therefore convert the building to a six-person house in multiple occupation without any planning
permission whatever.

2,23 The building is of a size and conflguration capable of accommodating a minlmum of elght
residents n mudtiple occupation. Occupation by sevew or wore tndividuals would fall outsioe
class c4 and would require planning permission; occupation by up to six would not.

2.2.4 Where there is a veal prospect as opposed to a merely theoretical possibility of a fall back use
betng Lmplemented, that fall back is a wmaterial consideration capable of attracting significant
welght: Mansell v Tonbridge £ Malling Borough Council [2017] BWCA Civ 1314. Here the fall
back requires no consent at all, which places it at the strongest endl of the spectrum.



2.2,5 The consequence for this application is significant. The proposal comprises six one-bedroom,
one-person flats and would therefore accommonlate six residents. The permitted development fall
back would accommodate the same number of vesiodents, tn shared accommodation with shaved
facilities, with no control over layout, no requirement to wmeet space standards, wo provision for
cycle or refuse storage, no parking arvangement and wo planning conditions of any kind, The
proposal accordingly represents wo intensification of occupation over the fall back, while
delivering a waterially better standard of accommodation under conditions the Council Ls able to
control. Assessed against the physical capacity of the building as a house in multiple ocoupation,
the proposal Ls the less intensive outcome.

2.3 ACeess, aaaessLbLLLtgj and susta’mabu’uc@

2.3.1 Vehteular and pedestrian access is taken divectly from Mill Road. The access and drive are
wholly) within the Applicant's ownership and ave wot shaved with any other property. No right of
way over thivd-party land is velied upon, and no alteration to the position of the access is proposed.

2.3.2 The Site occupies a highly sustainable location ow the edge of Burgess Hill town centre.
Approximate walking distances and thmes, weasured from the Application Site along the
pedestrian network, are:

Facility Distance walk thme Notes |

Chureh Road — towwn centre core c. 400m. c. 5 min Shops, services,
banks

Nearest bus stops (Church Road / | ¢. 400-500m | ¢. 56 min Town and

Station Road) district services

Pharmacy, Station Road ¢. 500m ¢ 6 min

The Martlets Shopping Centre . 510m . & min Comparison
and
convenlence
retail

Burgess Hill rallway station 0. SFOMm o, F min Londown,
Brighton and
Gatwick
services

waltrose, Market Place c. 590m ¢, F min Main food store

Stlverdale Surgery c. F4om ¢. 9 min Nearvest aP
proctice

The Brow Medical Centre c. R10m ¢, 10 min Seconol apP
proctice

St john's Park c. 900m. c. 11 min Public open
space and play

The Burgess Hill Academy ¢. 950m, ¢, 12 min Secondary




Facititg Distance walle time Notes

school
Sheddingoean Community | c.1,140m c. 14 min Nearest
Primary School primary school

2,2,3 The Site is therefore within a five to ten minute walk of the town centre, of bus stops serving
the town and district, and of Burgess Hill mainline rmilway station. Every day-to-day service
required by the future ocouplers is avatlable on foot. This is directly relevant to the assessment of
car parking demand at Section 6.6, and to the welght to be givew to the sustainability of the
location wnder paragraphs 110 and 129 of the Framework.

2.4 Boundaries and adjoining land

2,41 The Site s surrounded on all stoes bg vestdential development. There is no commercial,
industrial, institutional or other non-residential use adjoining the Site on any boundary.

Boundary Adjolning land |

North-gast Restdentiol nelghbouring dwelling and garden

North-west ML Road, with residential development beyond

South-west Residential development

South-east Restdential rear gardens of adjoining properties, enclosed by
established close-boaroleo fencing

2.4.2 The uniformly residential context is relevant in three respects: there ts no conflict of use to
be wmanaged, the proposal introduces wothing that is not already the established use of every
adjoining property, and the Site has wo ecologieal interest of the kind that arises where
development adjoins open Land (see Section &.2),

2.4.2 The nuumber of the attacheo neighbouring dwelling and the position of its nearest habitable
room windows should be inserted, since they underpin the amew’utg assesswment ot Sectlon &.4.

2.5 Designations and constraints

2.5.1 The Application Site Lies within the built-up area boundary of Burgess Hill as defined on the
Mid Sussex District Plan Policles Map. Burgess Hill is a Category 1 settlement and the largest
settlement in the District under the settlement hierarchy at Policy DPe.

2.5.2 The following designations and constraints do not apply to the Applicatiom Site. ach is
confirmed because each would otherwise engage a materially different policy test:



Constraint Position \

Cownservation area Does ot apply. Sections 66 and #2 of the Planning
(Listed ®Buildings and Conservation Areas) Act
1990 are not engaged.

Area of Townscape Value Does not apply. Burgess Hill Nelghbourhood Plan
Policy Ha s not engaged.

Article 4 direction Nowe applies, Permitted development  rights,
tneluding class L (C3 to C4), are unrestricted,

Flood risk The Site is not within a flood plain. it lies in Flood
Zone 1, the lowest category of flood risk.

High weald National | oOutside the destonated area. The High weald Lies to

Landscape (AONB) the north and east of the District and does wot extend

to the built-up avea of Burgess Hill,

South Downs National Park Outstde the National Park, the boundary of which
lies to the south of Burgess Hill. Mid Sussex Plistrict
Council is the Local planning authority.

Green Belt Not within the Green Belt, which in Mid Sussex lies
to the north west around Crawley and Gatwick,

CDuwtrgs’wle Within the built-up area bouvwlarg. The aou.wtrgs’ude
protection policy of the District Plan is not engaged.

Tree Preservation Orders Nowe, There are wo trees of significance on the Stte,
and wo tree on or adjoining the Site is subject to a
Tree Preservation Order,

Other site restrictions Nowe, There is wo other designation, covenant-
derived  planning  constralnt  or  site-specific
restriction affecting the Site.

2.6 Character angl context

2.6.1 Mill Road runs north-eastward from the Burgess Hill town centre and displays a varied
architectural chavacter, comprising dwellings of differing ages, sizes, styles and plot widths. it
includes late Victorian and dwardian villas, inker-war housing, the Burgess Hill Asset List
lolentifles the tervace at Nos, 22-36 Mill Road, built around 1920 and Tudor tn tnfluence, as a
building of local significance and Later twentieth century Infill. No. 75 is ot toentified on that
list, and there is no single prevailing building type, roof form or materials palette along the road.

2.6.2 The defining feature of the lmmediate context is that this section of Mill Road has been
progressively converted to flats over the past fifty years. Nos. 57, 59, 61, 63 and &7 have all been
converted under permissions granted by the Council between 1974 and 1989, delivering fourteen
units of accommonation across five properties. With the single exception of No. &5, every property
n the run from No. 57 to No. &7 has been the subject of such a consent (see Sectlon 3). The
application Stte lies four properties further along the same side of the road,



2.6.3 The street therefore already accommodates a residential density and pattern of occupation
well above that of a conventional street of stngle-family houses. That is not an tncidental feature
of the aven but its established character, and it is a character the Council has itself created through
n consistent series of its own decisions.

2.6.4 The Application Site's position close to the town centre, and within a short walk of the
ratlway station, places it in the part of Burgess Hill where a higher vesidentinl density is both
expected and encouraged by national policy.

2.6.5 The Application Site contains no trees of significance and its boundaries ave defined by
established close boarded fencing. Separation between the Site and the adjining gardens (s
achieved by that fencing rather than by vegetation, and the assessment at Section 6.4 does not
rely ow sereening by planting.

3. Relevant planning history

3.1 The Council's onling planning register is the definitive source and the tables below should be
completed  from it before subwission. The register (s searchable by address at
pa.midsussex.gov.uk/online-applications, Application references are not reliably tndexed by public
search engines and cannot be taken from any secondary source.

3.2 The Site

Reference Description Declsion Date |
BH/186/75 qrownd  floor  extension  and | Approved 1975
garage

2,21 The structures wow proposed for dewmolition ave those permitted wnder BH/1LE/75, The
garage and single-storey vear extension are wot original features of the building; they are
additions of 1975 which have wo architectural wmerit and which contribute nothing to the character
of the street. Thelr removal, and thelr veplacement by an extension of traditional construction
wmatehing the original dwelling, is an lmprovement in its own right.

3.2.2 Any previous refusal on the Application and any pre-application advice received, should be
disclosed here together with a short explanation of how the current scheme responds. A history
section that omits an adverse decision is the first thing an inspector will notice, and the omission
costs far more than the decision itself,

2.3 Comparable decisions on Mill Road

23,1 The Council has a long and consistent record of permitting the conversion of dwellings in
this section of Mill Road tnto flats, The following decisions are divectly comparable:



Property Reference | Deseription Units |

57 and 59 Mill | BH/111/81 Conversion to flats 5

Road

&1 Mill Roadl BH/221/89 Conversion to flats 3

&3 Mill Road BH/045/74 Conversion to  units  of | 4
accommodation

&6F MUl Road BH/0F0/29 Extension and conversion to | 2
flats

3.3.2 Three features of that record are material.

3.3.3 Flrst, the pattern is established and sustained, not exceptional. The decisions span fifteen
years, from 1974 to 1929, and deliver fourteen units of accommodation across five properties.
with the single exception of No. 65, for which no such consent s vecorded, every property in the
run from No. 57 to No. &7 has been the subject of a consent to convert. The Application Lies four
properties further along the same side of the roao. The conversion of dwellings to flats is wot a
departure from the chavacter of this part of Mill Road; it is its defining characteristic.

2.3.4 Stecond, No, 67 is a divect analogue, BH/070/29 permitted the extension and conversion of
that property to flats. The present proposal s of the same kind: an extension to an existing
dwelling combined with its conversion to self-contained units, The Council has therefore already
accepted, n this street, the spectfic combination of operations now proposed,

2.3.5 Third, the muunber of units proposed is higher and the Applicant adoresses the point directly.
The comparable schemes delivered between two anol four units per property), whereas six are proposed
here. The distinguishing factors are that No. #5 is arranged over four floors, including a Lower
ground floor, and that the proposal incluoes a two-storey extension replacing the 1975 garage anol
single-storey rear extension. The relevant comparison is therefore not units per property but the
standard of accommodation and the intensity of occupation: all six units are one-bedvoom, one-
person flats meeting the natlonal space standard, accommodating six residents in total — wo
move thaw could Lawfully be accommodated wnder the permitted development fallback, described at
Sectlon 2.2, and fewer than the fourteen residents bmplied by the five nearby conversions taken
together.

2.3.6 The schedule at paragraph 3.3.1 is the complete vecord of relevant consents in this section of
Mill Road, based ow a search of the Council's planning register. No planning history is recorded
for Nos, 55 or &9, The Applicant does wot suggest that the absence of a recordedd consent
establishes the present use of any particular property, since conversions predating 194€, and
changes of use falling within permitted development rights, leave no trace on the register,



3.4 The welght properly attached to previous decisions

2.4.1 Each application falls to be determined on (s own wmeerits, and the Applicant does wnot
contend that previous permissions bind the Council, The proposition relied upon is narvower and
stronger: consistency in decitsion-making is itself a wmaterial consideration. w North Wiltshire
District Council v Secretary of State for the environment (1992) 65 PECR 137 the Court of
Appeal held that a decision-maker reaching a different conclusion on wmaterially stmilar facts
must have regard to the earlier decision and give reasons for departing from it, so that the
developer and the public are not Left to wonder whether like cases ave being decided alike,

3.4.2 It is right to acknowledge that the decisions Listed above are between thirty-five and fifty
years old, and that planning policy has changed considerably since they were taken. Thelr welght
as aw appeal to consistency in declsion-making is corvespondingly reduced.

2.4.2 That does wot diminish their significance, because thelr principal relevance is wot as
decisions at all. Those permissions have been bmplemented, and the flats they created exist. The
consequence is that the established character of this section of Mill Road — the character against
which the present proposal falls to be assessed under Policy DP2e and paragraph 135 of the
Framework — is one of converted properties in wultiple residential wnits, That is a watter of
present fact, wot of historic decision-making, and it is a divect product of the Council's own
consistent approach,

3.4.4 The decistons are accordingly relied upon tn two ways: as evidence of the physical and
functional character of the street as it exists today, and, to the move Limited extent that the age of
the declslons permits, as evidence that the Cowncil has repeatedly found the cowversion of
dwellings of this type, in this street, to be acceptable in terms of density, parking, amenity space
and effect on nelghbours.

4. The proposeol ole\/etopmewc

4.1 Overview
4.1.1 The proposal comprises:

demolition of the existing attached garage and the existing single-storey rear extension;

erection of a two-storey pavtial side and full-width rear extension, in traditional
construction to match the existing building;

conversion of the resulting building to provide six self-contained one-bedroom, one-person
flats;

provision of three off-street parking spaces to the front of the property;

provision of covered, seoure cycle parking and an enclosed refuse and recyeling store;
retention of the vear garden as private amenity space; and

assoctated landscaping and boundary treatment.



4.2 Scale, form and construction

4.2.1 The extension is of traditional construction, using facing brickwork and platn clay tiles,
with window proportions, soldier arches, eaves detailing and roof pitch matched to the existing
building. The form of the extension follows that of the host dwelling, and the works have been
destgned so that the completed building reads as a coherent whole rather than as an addition.

4.2.2 The two-storey rear extension occupies substantially the position of the garage and single-
storey rear extension to be demolished, and is set down from the main ridge so that it remains
subordinate to the original voof.

4.2.2 The comparative dimensions are as follows:

Measure Existing Proposed Net change |
Stte area (m=2) 320 230 Nil
Building footprint (n2) 330 320] NiL

4.3 Scheoule of accommodlation

4.3.1 All six units are one-bedroom, one-person flats. Each complies with the Technical Housing
Standards Nationally beseribed Space Standard (PCLG, Mareh 2015), which sets a minlmum
gross internal arvea of 39m? for a one-bedroom, one-person dwelling arranged on a single storey,
bneluding built-in storage of at Least 1.0m2. The bedroom of a single-person unit must be at Lleast
F5m2 with a minbmuwm width of 2.15m, and every habitable room must have a foor-to-ceiling
helght of at least 2.3m over at least 75% of its area.

4.2.2 The gross internal area of each wunit is scheduled on the submitted floor plans. Al six units
meet or exceed the 39m> minbmuwm and each Ls provided with torage satisfying the standard, The
proposal accordingly complies with Policy PP

4.4 nternal living conditions

4.41 Bach flat comprises a kitchen or kitchenette, a living/dining area, one bedroom and one
bathroom, arranged on a single floor.

4.4.2 Acoustle separation between units will be designed to satisfy Part € of the Building
Regulations.

4.4.3 Where a unit is located at Lower ground floor Level, its daylight, outlook anad floor-to-ceiling
helght warrant particular attention, since these are the wost common grounds on which
conversion schemes are resisted. Paragraph 130(c) of the Framework requires a flextble approach to
daylight and sunlight guidance where it would otherwise inhibit making efficient use of a site,
provided the resulting scheme delivers acceptable living standards,



4.5 Parking, cycle parking and refuse

4.5.1 Three off-street parking spaces are achievable and are provided to the front of the property,
replacing the existing tandem arrangement and the garage. The revised layout allows vehicles to
enter and Leave in forward gear more readily) thaw the existing arrangement.

4.5.2 Electric vehicle charging will be provided in accordance with Part S of the Bullding
Regulations.

4.5.3 Secure, covered cycle parking is provided for at least one cycle per unit, located tn the vear
amenity areq.

4.5.4 A dedicated refuse and recycling storve is provided, sized in accordance with Mid Sussex
District Council's waste storage requirements for flatted development and positioned within a
reasonable drag distance of the collection polnt on Mill Road.

4.6 External amewitg space

4.6.14 The vear garoen, with a minlmum depth of 13.5 metres, is retained in full and provides
private amenity space for the ocouplers, it is emclosed on all sides by established close-boarded
fencing.

4.6.2 The retained garden depth compares favourably with what is typleally achieved in flatted
conversions tn this part of Burgess Hill, and the Site is in any event within approximately 900
metres of St )John's Park, which provides public open space, pla Y provision and sports facilitl

5. Planning policy framework

5.1 The statutory development plan

51,1 The development plan for the Site comprises:
the Mid Sussex District Plan 2014-2021, adopted 28 March 201;
the Mid Sussex Stee Alloeatlons Pevelopment Plan Document, aolopteo[ 29 June 2022;
the Burgess Hill Nelghbourhood Plan 2015-2031, made 28 January 2016; and

such policies of the Mid Sussex Local Plan 2004 as rewmain saved awnol have wot been
superseded.

5.2 Relevant District Plan poLLaLes

Policy Toplo Relevance |
DP4 Housting Housing requirement and delivery
DP6 Settlement Hievarch Y Development  within  bullt-up  area

boundaries; Burgess Hill as a category 1
settlement




Polic Y Tople Relevance ‘

DPR0O Seeurity § nfrastructure wfrastructure contributions
DPR1L Transport Access, parking, sustainable travel
DP26 Character and Design Design quality; character of the area and
nelghbouring amenity
PP pwelling space Standards Nationally pescribed Space Standard
DP2E Acoessibility Accessible and adaptable dwellings
DP9 Noise, Alr and  Ught | Amenity of existing and future occuplers
Pollution
PP30 Housing Mix Mix of dwelling sizes and types — see
Sectlon 6,2
PP31 Affordable Housing Threshold; not engaged by a scheme of six
unlits
DP3F Trees, woodland andl | Retention anol protection of existing trees
Hedgerows
pP2g Blodiversity Protected species; biodiversity net gain
DP39 Sustainable  Design  and | Bnergy and climate
Construction
PP41 Flood Risk and Brainage Surface water management
PP42 water infrastructure and the | Foul drainage capacity; water efficiency

water Environment

5.2 Burgess Hill Nelghbourhood Plan

53,1 The Burgess Hill Nelghbourhooo Plan forms part of the development plan anol its policies
attract full statutory weight. Policy H3 (Areas of Townscape Value) does not apply to the Site.
The parking standards at Policy S4 and Appendix D are relevant and are addressed at Section
6.6,

5.3.2 The Nelghbourhood Plan was made wmore thaw five years before the date of this application. It
remains part of the development plan and carries {full weight as such, but the protection at
paragraph 14 of the Framework — wnder which conflict with a recent neighbourhood plaw. is likely
to outwelgh the benefits of housing where the tilted balance applies, is not available to the Council,
because that protection is Limited to plans made five years or Less before the date of the decision.



5.4 The emerglng Mid Sussex District Plan

5.4.1 The Council is preparing a replacement District Plan, subwmitted for examination on € July
2024, Stage 1 hearings have been held ano a new tnspector was appolnted tn December 2025, The
plan is being examined under the transitional arvangements at paragraphs 234 and 235 of the
December 2024 Framework, and is therefore tested against the December 2023 Framework and the
pre-December 2024 standard wmethod. it is not adopted.

5.4.2 Under paragraph 49 of the Framework, welght may be given to emerging policles according
to the stage of preparation, the extent of wnresolved objections and comsistency with the
Framework, Significant unresolved objections to the housing requirement remain, tncluding
representations that the Council's updated Local housing weed figure of 999 dwellings per annum
wundlerstates need. Emerging policies therefore attract Limited welght.

5.5 Supplementary guidance

Mid Sussex Design Guide SPD, adopted 4 November 2020 — divectly relevant, since it
addresses building conversions and apartment design as well as residential extensions;

Mid Sussex Development tnfrastructure and Contributions SPD (2018);

Technical Housing standards — Natlonally Deseribed Space standard (bCLG, Mareh
2015, as amended);

National Pesign quide and Natlonal Model Design Code;
west Sussex County Council parking guidance; and

BRE Report 209, Site Layout Planning for Daylight and Sunlight (3vd edition, 2022).

5.6 Natlonal planning policy

564 The applicable version of the Framework is that published on 12 December 2024 and
amended on 7 February 2025, The paragraphs of principal relevance are:

Para ‘ Content ‘

11 Presumption in favour of sustainable oevelopment; 11(c) approve without
delay where the proposal accords with an up-to-date plan; 11(d) the tilted
balance

48-49 Determination in accordance with the development plan; welght to emerging
plans

57-58 Tests for planning conditions and for planning obligations

el Objective of significantly boosting the supply of homes

63 Size, type and tenure of housing needed by different groups, expressly
tncluding people who rewt their homes

65 Adffordable housing shoulol wot be sought from development that {s wot
wmajor development




Para | conkent |

F3(d) Great welght to the benefits of using suitable sites within existing
settlements for homes

7€ Five year housing land supply and the applicable buffer, including the
additional 20% buffer at 7€ (c) applying from 1 july 2026

110, Sustatnable Locations; safe and suitable access; prﬂori’cg to pedestrian and
115-117F | cycle movement

116 Refusal on highways grounds only where there would be an unacceptable
lmpact on highway safety, or severe residual cuwmulative impacts on the
road network

124-125 | Effective use of land; 125(cl) promote and support the development of under-
utilised Lano and ouildings

129-130 | Appropriate densities; 130(c) refusal of schemes falling to make efficlent
use of land, and a flexible approach to daylight and sunlight guidance

135 well-designed places, tncluding 135(f) a high standard of amenity for
existing and future users

136 Retention of existing trees wherever possible

139 Pevelopment that is not well designed should be refused; significant welght

to development reflecting local desigw policies and guidance

lel Transition to et zevo, expressly encouraging the reuse of existing resources
tncluding the conversion of existing buildings

5.6.2 The Government consulted on a substantially restructured Framework between 16 December
2025 and 10 March 2026, with publication indicated for summer 2026. If a revised Framework is
published before the application is determined, or before any appeal is heard, it will be a material
constoeration and the paragraph references above will need to be updated, since the numbering will
not correspond.

5.7 Housing land supply and the weight of development plan policies

571 Paragraph F& of the Framework requires the Council to identify and update annually a
supply of specific delivernble sites suffieient to provide a mintmum of five years' worth of housing
against the requirement in adopted strategic policles, or against local housing need where the
strategic policies are more than five years old. The Mid Sussex District Plan was adopted on 22
March 2018, Its strategic policies are accordingly more than five years old, and the five year
supply falls to be measured against local housing need caleulated using the standard method,
rather thaw against the stepped requirement in Policy DP4,

57,2 The Council's most recently published five year housing Land SUpply position statement has
a base oate of 1 April 2023 (updated October 2023



573 W addition, from 1 july 2026 paragraph #€(¢) requires a 20% buffer, for decision-making
purposes, where an authority's adopted annual avernge housing requirement ts £0% or Less of the
most up-to-date standard wmethool Local housing need figure, Given that the adopted District Plan
requirement averages £76 dwellings per annuwm ristng to 1,090, and the current standard
method flgure is waterially higher, this is a watter that should be tested if the application
proceeds to appeal,

574 The Applicant's position Ls therefore put tin the alternative:

Priwmrg case. The proposal accords with the development plan read as a whole. Permission
should be granted without delay under paragraph 11.(c) and section 32(e).

Alternative case. If, at the date of determination or appeal, the Council cannot demonstrate a
five year supply with the appropriate buffer, or the Housing Delivery Test result is below
5%, footwnote € to paragraph 11 Is engaged, the policles wmost bmportant for determining the
application are out of date, and the tilted balance at paragraph 11.(d) applies, No Framework
policy protecting an avea or asset of particular importance is engaged, the Site being outsioe
any National Landscape, National Park, Green Belt, conservation area or area at visk of

flooding.

5.7.5 The proposal succeeds ow elther route.

6. Planning Assessment

&.1 The principle of development

&.1.1 The Application Site lies within the built-up area boundary of Burgess Hill, the largest
settlement in the District. Policy DPE directs development to the settlement hierarchy and supports
development within defined built-up area boundaries. The countryside protection policy of the
District Plan (s wot engaged, and wo special justification for residential development at this
location Ls vequired.

&.1.2 The principle is further supported by natlonal policy:

paragraph &1, the objective of significantly boosting the supply of homes;

paragraph F3(d), great weight to the beneflts of using suitable sites within existing
settlements for hownes;

paragraph 125(d), decisions should promote and support the development of wader-utilised
land and buildings, especially where this helps meet identified housing need where land
supply Ls constrained and available sites could be used wore effectively; and

paragraph 161, the planning system should encourage the reuse of existing resources,
neluding the conversion of existing buildings.

&.1.3 The built footprint of the Site is previously developed land, although the Framework's
glossary definition excludes residential gardens, so the rear garden is wot. The *substantial
weight Limb at pavagraph 125(c) is therefore not the primary basis of the case; paragraphs 73 (d)
and 125(d) are, and they are sufficlent.



&.1.4 The proposal would deliver a net gain of four dwellings within an existing building, tn a
location within a five to ten minute walk of a town centre and a mainline railway station, using
land already in residential use. The principle of the development accords with the development
plan and with national policy.

6.2 Housling mix

6.2.1 As to mix, the constraints of converting an existing four-storey bullding of fixed footprint,
structure and floor-to-floor heights are a proper and waterial reason why a range of unit sizes
cannot reasonably be delivered on this Site.

6.2.2 As to need, paragraph &3 of the Framework requires the size, type and tenure of housing
needed by different groups to be reflected in decisions, expressly tncluding people who rent their
homes. Stngle-person householos form a substantial and growing proportion of housing need tn
Mid Sussex, and one-bedroom accommodation is the size least well represented n the District's
predominantly family-housing stock.

&.2,3 As to the loss of a dwelling, the polnt must be seen against the fall back set out at Section
2.2, The building could Law{uLLg be occupied tomorrow, without any planning permission, as a
house tn multiple ocoupation for six unrelated persons. Ow that footing the dwelling is already
available to be removed from family occupation, and the proposal instead delivers six self-
contained howmes, each with its own kitchew and bathroom, each weeting the watlonal space
standard, under conditions the Councll can control. That Is an lmprovement in the quality of the
housing stock, not a Loss.

6.3 Design, character and appearance

&.3.1 Policy DP26 requires high quality design that does not cause significant harm to the
character of the area. The Mid Sussex Pesign Guide SPD contains specific guidance on building
conversions and apartment design. Paragraph 139 of the Framework requires that development
which is not well designed should be refused, and gives significant weight to development which
veflects local desion policies and guidance,

6.3.2 The proposal is of traditional construction, and its form, waterials, proportions and
detailing match the existing building. The extension is subordinate to the original roof and
oceuples substantinlly the position of the structures to be demolished. The completed butloing will
read as a single conerent dwelling of its period rather thaw as awn altered or extended property, and
the chavacter of the street will be preserved,

6.3.3 The rear extension is not readily visible from Mill Road, being located behind the existing
building. The principal change in the public realm arises from the loss of the garage and the
reconflguration of the front parking area, which is a change of a kind already widespread along
MLl Roaol and elsewhere in this part of Burgess Hill.



&.2.4 External expression of the conversion, A recurving reasow for refusal of flatted conversions
Is that the external alterations required to serve multiple units erode the appearance of the building
as a house. The scheme avolds this: no external stalrease Ls proposed, senvices ano wmeter boxes are
located discreetly, and the bin and cycle stores are enclosed and sereened from Mill Road.

6.3.5 On density. While te density of the conversion may behigh in absolute terms, That is not,
of itself, an objection. Paragraph 129 requires decisions to support development making efficlent
use of land, taking tnto account the tdentified need for housing, the avatlability and capacity of
infrastructure, the destrability of wailntaining prevailing character, anod the buportance of
securing well-designed places. Paragraph 120 requires refusal of applications that fail to malke
efficlent use of land, and requires that in areas well served by public transport a significant
wplift tn density should be sought. within a five to ten minute walk of a town centre and
matnline station, a density of this order is precisely what national policy contemplates.

3.6 It is also consistent with the established pattern of this street. Fourteen wnits of
accommodation have beew created across the five converted properties at Nos, 57 to &7, all under
permissions granted by the Council. The proposal adds six single-person units to a section of Mill
Road that the Council has itself made into a street of converted properties, and it does so without
altering the external appearance of the building as a house,

&.4 mpact on neighbouring amenity

&.4.1 Policy DP26 requires that development does not cause significant harm to the amendities of
nearby residents, Paragraph 135(f) of the Framework requires a high standard of amenity for
existing and future users.

&.4.2 The proposal has beew designed so as wot to cause havm to the amenity of nelghbouring
properties. Specifically:

the two-storey rear extension is set down from the main ridge and occuples substantially
the position of the structures to be demolished, Limiting any additional overshadowing or
sense of enclosure;

windows to the side elevation are Limited, and any serving non-habitable rooms can be
conditioned to be obscure-glazed and top-opening only;

the established rear and side boundary fencing is retained in full, maintaining existing
levels of privacy between properties; and

there is no external lighting, plant, machinery or process that would generate woise,
disturbance or pollution.

6.4.3 Nolse, disturbance and comings and golngs. Policy DP9 applies. The proposal
accommodates six residents. The permitted development fallback would accommodate the same
number in shared accommodation. There is accordingly no intensification of occupation, and
self-contained units with tndividual facilities characteristically generate less disturbance than
shaved-facility wmultiple occupation, tn which cireulation, kitchen and bathroom use is
concentrated ano communal,



&.5 Standaro of accommodation for future occupiers

&.5.1 Policy DPRF requires compliance with the Nationally Deseribed Space Standard, All six
unlts are one-bedroom, one-person flats and each meets or exceeds the 29m=2 minlmum, with the
area of each unit scheduled on the submitted floor plans,

&.5,2 Bach unit is self-contained, with its own kitchen, bathroom and private Living space, and
each s served by built-in storage meeting the standard. This is a waterially higher standard of
accommodation than the shaved-facility multiple occupation that could lawfully be established
without any permission.

6.5.3 Accessibility — Policy DP2R. The Applicant does wot overstate what a conversion of this
kind can achieve. The building is an existing four-storey semi-detached property and the
installation of a Lift is wnelther practicable wor proportionate. Units above and below ground floor
level cannot achieve step-free access, and Building Regulations Part M4 (2) cannot be delivered
throughout. Where the physical constralnts of an existing butlding Limit what can reasonably be
required, that is a proper and recognised consideration, and it is far better addressed openly than
by a claim of full accesstbility that the drawings would not support.

e.6 Highways, access and parking

6.6.1 Access s taken divectly from Mill Road via the existing private access, which s wholly
within the Applicant's ownership and is not shaved, tts position is unaltered.

&.6,2 Three off-street parking spaces are provided, equating to 0.5 spaces per unit, That level of
provision is appropriate for six one-persow flats in this location, having regard to the factors at
paragraph 112 of the Framework:

Accesstbility of the development, The Site Ls approxivmatelyy 400 metres from the town centre
and bus stops, and approximately 570 metres from Burgess Hill matnline vailway station
— a walk of between five and ten minutes to each,

Type ano mix of development, All units are one-bedroom, one-person flats, the household
type with the lowest car ownership of any in the housing stock.

Avallability of public transport. Burgess Hill statlon provides frequent services to London,
Brighton and Gatwick, and the town centre bus stops serve the town and wider district,

&.6,3 The proposal also increases parking provision in real terms relative to the fallback, A six-
person house in multiple occupation could be established without permission, with no parking
provision requirved or controlled at all.

6.6.4 Paragvaph 116 of the Framework provides that development should only be refused on
highways grounds where there would be an unacceptable tmpact on highway safety, or where
residual cumulative mpacts on the road network would be severe. Neither threshold s approached.

6.7 Trees and landscaping

&.7.1 Policy DP37 and paragraph 136 of the Framework require that existing trees are retatned
wherever possible.



6,72 There are no trees of significance on the Site, and no tree on or adjolning the Site (s subject
to a Tree Preservation Order. The Site Is wot within a conservation area, so the wotification
requirements of section 211 of the Town and Country Planning Act 1990 are ot engaged. No
tree is affected by the proposed works, whether by the demolition of the garage and single-storey
vear extension, by the construction of the two-storey extension, or by the reconfiguration of the
front parking area.

673 It follows that wo arboricultural assessment under BS 58372012 Is required, and that
Policy DP3F Ls not engaged in practice. No harm to trees, woodland or hedgerows arises,

&. 74 Boundary treatwment is by established close-boarded fencing, which is retained, A soft
landscaping scheme for the vetained garden and the frontage can be secured by condition, and
offers a wmodest opportunity for enhancement over the existing position.

&.€ Beology and biodiversity

&.2.1 Polley DP3g applies, together with the Conservation of Habitats and Species Regulations
2017 and section 40 of the Natural Bnvironment and Rural Communities Act 2006,

&.8.2 The Site is previously developed land tn established restdential use, surrounded on all sides
by residentinl development, with no adjoining open land, watercourse, woodland or designated
site. tt contains no trees of significance, no priority habitat and no feature of ecological value. The
works are confined to the footprint of the existing building and existing hardstanding: the
structures to be demolished are the 1975 attached garage and single-storey rear extension, the
two-storey extension occuples substantially the same footprint, and wo part of the rear garden is
built wpon. The ecologleal interest of the Site is accordingly negligible, and no ecological appratsal
Ls proportionate to a proposal of this nature,

6.2.3 Blodiversity net gain. Statutory blodiversity net galn under Schedule 74 to the Town and
Country Planning Act 1990 has applied to small sites since 2 April 2024. One point requires
cave. The househololer exemeption oloes wot assist here: this is not a householder application but a full
application for the conversion of a dwelling tnto six flats, and the inclusion of an extension
within the works does ot of itself exempt the development,

6.24 The exemption relied wpon s instead the de wminlmls exemption wnder the Town and
Country Planning (Blodiversity qain) (Exemptions) Regulations 2024, which applies where the
development does not bmpact a priority habitat and bmpacts less than 25m2 of on-site habitat
having a blodiversity value greater than zevo, together with less than 5 wetres of on-site linear
habitat, Existing buildings and sealed hardstanding carry a biodiversity value of zero and odo
not count towards the threshold. As the works ave confined to existing built footprint and
hardstanding, and no priority habitat is present, the development falls within the exemption.



&.8.5 Protected species, Bats and their roosts are protected wnder the 2017 Regulations trrespective
of any site designation, and that protection attaches to buildings as much as to trees. Where
works are confined to a wmodern attached garage and single-storey rear extension and do wot
disturb the wain roof, roof void, eaves, soffits, bargeboards or hung tiling of the original
building, the Likelihood of a roost being affected is low and a preliminary roost assessment is not
proportionate,

&.2.7 Nesting birds are capable of belng addressed by informative, vestricting the vemoval of
vegetation and works to the building fabric during the nesting season.

6.9 Flood visk and drainage

6.9.1 The Site is not within a flood plain. it Lies within Flood Zone 1 and extends to Less than one
hectave, so a site-specific Flood Risk Assessment (s not required by the Framework on fluvial
grounds,

©.9.2 Surface water, Pollcy DP41 applies, The demolition of the garage and rear extension and
thelr replacement will not alter the existing arvea roof dratnage anol the reconfigured parking area
will only requive a minor increase in the balance of hard and soft surfaces ow the Application
Site, which can be dealt with by using permeable paving to mateh the existing drive/parking avea.

6.9.3 Foul drainage. Policy BP42 applies. Foul drainage is currently connected to an adopted
public sewer and the flats will contlnue to be connected to the existing public sewer.

6.9.4 water efficiency). The dwellings will achieve a maximum water consumption of 110 Llitres
per person per day tn accordance with Policy PP42 and the optional requirement tn Part G of the
Bullding rRegulations, to be secured by condition.

6.10 Sustainable design and climate change

6.10.1 Policy DP39 and paragraph 161 of the Framework apply. Paragraph 161 expressly
lolentifies the comversion of existing bulldings as a means of encouraging the reuse of existing
rESOUYCES,

6.10.2 The retentlon and reuse of the existing structure avolds the embodied carbon associated
with demolition and rebuilding, For a scheme delivering five additional homes without
constructing a new building, this is a real and quantifiable benefit which should attract positive
welght,

&.11 Other matters

6111 Affordable housing. The scheme comprises six units and is wnot wmajor development,
Paragraph 65 of the Framework provides that affordable housing should not be sought from
development that is not major development, and Policy DP3L applies a threshold above this scale.
No affordable housing contribution is required. The units are open market dwellings and are not
put forward as affordable housing,



6.11.2 nfrastructure contributions. Mid Sussex District Council has not adopted a Community
nfrastructure Levy charging schedule. Contributions ave sought through section 106 obligations
tn accordance with the Development nfrastructure and Contributions SPD (2018), Any
obligation wmust satisfy the three tests at regulation 122 of the CIL Regulations 2010 and
paragraph 58 of the Framework.

&.11.3 Habitats and water. The Site lies outside the Fkm zone of influence of the Ashoown Forest
Spectal Protection Arvea and Speclal Area of Conservation, and no SAMM or SANG contribution
ls engaged. The Site is not within the Sussex North water Supply Zone, and the water neutrality
requirement affecting Horsham, Crawley and parts of Chichester does not apply.

&.11.4 Building safety. The building is not a higher-risk building within the meaning of the
Building safety Act 2022, belng under 18 wetres and fewer than sevew storeys. No fire
statement is required with the plamning application and the Gateway regime does wot apply.
Compliance with Part B of the Building Regulations, tncluding means of escape from the wpper
floors, will be adovessed at Building regulations stage. This is worth resolving early, since
means of escape arrangements tn a four-storey comversion can wmaterially affect the internal
layout.

F. The planning balance

Benefits:

Benefit welght | Basis |

Net gain of five dwellings towards housing | Significant NPPF &1, #3(d)
delivery

Delivery of one-bedroom units, the size least | Moderate NPPF &3; DP4
well represented in the District’s stock

Efficlent use of an under-utilised bullding | significant NPPF 124-125,
within a five to ten wminute walk of a town 129-130
centre ano matnline station

Reuse of the existing structure, avoiding the | Moderate NPPF 161; DP39
embodied carbon of demolition and rebuild

A materially better  stawdard  of | Moderate NPPF 135(f)
accommodation thawn the permitted development
fallback, delivered wndler planning control

Eoonomic benefits during construction ano | Limited NPPF 2(a)
from future occupation




Harms

F.1 The proposal gives rise to no harm to the character of the area, the Stte being within a built-up
aren boundary, the works belng of traditional construction matching the existing building, and
the extension being largely concealed from public view. It gives rise to no harm to nelghbouring
amenity, for the reasons at Sectlon &.4. It gives rise to no tntensification of ocoupation over the
fall back.

The balance

F.3 Primarg case, The proposal accords with the development plan read as a whole. it Lies within a
defined built-up avea boundary in the dDistrict's largest settlement; it makes efficient use of an
existing building in a highly sustainable Location; every unit meets the national space standard;
the design preserves the character of the street; and it causes wo havm to the amenity of
nelghbouring occuplers, Sectlon z2(6) and paragraph 11(c) of the Framework require that
permission be granted without delay.

7.4 Alternative case. If the policies most mportant for determining the application are out of date
at the date of determination or appeal, the tilted balance at paragraph 11 (d) applies, No Framework
policy protecting an area or asset of particular mportance provides a strong reasow for refusal. The
benefits identified above are substantial and any harm is Limited and capable of mitigation by
condition. The adverse lmpacts of granting permission would wot significantly and
demonstrably outweigh the benefits.

7.5 The proposal therefore falls to be approved ow either analysis.

. Coneclusions

g1 The Site is an existing four-storey residential building within the built-up avea boundary of
Burgess Hill, within a five to ten minute walk of the town centre, of bus stops serving the towin
and district, and of Burgess Hill wailnline vallway station. The principle of residential
development is established by the Site's location and its existing use.

£.2 The bullding could lawfully be converted to a house tn multiple occupation for six wnrelated
persons under Class L permitted development rights, without any planning permission, and is
physically capable of accommodating at Least eight residents in multiple ocoupation. The proposal
delivers the same number of residents in six self-contained flats, each meeting the national space
standard, under conditions the Councll Ls able to control. It is the less intensive and materially
better outcome.

2.3 The proposal makes efficlent use of an wunder-utilised building, delivering five additional
dwellings of a size for which there s toentified need, without the environmental cost of demolition
and rebuilding.



8.4 The Cowncil has permitted the conversion of Nos, 57, 59, e1, 62 and 67 MILL Road to flats,
delivering fourteen units across five properties, tncluding at No. &7 the extension and conversion
of a dwelling in the same combination of operations as is wow proposed. Those permissions have
been tmplemented, and the established character of this section of Mill Road Ls accordingly one of
converted properties bn multiple residentiol wnits. The proposal is consistent with that character
rather thawn a departure from it.

8.5 The works are of traditional construction with form, waterials and detailing matching the
existing building. The design responds to the varied character of ML Road and causes no harm to
the character of the area or to the amenity of nelghbouring properties.

8.6 The Site is free of trees of significance, Tree Preservation Ovders and other site restrictions,
and is of negligible ecological interest, being previously developed Land survounded on all sides by
vestolentinl odevelopment with works confined to the existing built footprint. The remaining
technical matters — access and parking, drainage and flood risk, and sustainable desion, are
adodressed and are capable of being controlled by condition where necessary.

g3 The proposal accords with the development plan read as a whole and with the Natlonal
Planning Policy Fra

mework, It is respectfully submitted that planning permission should be granted.

Conditions offered

2.2 The Applicant would raise wo okgject’ww to conditions in the following terms, offered on the
basts that they satisfy the tests at paragraph 55 of the Framework:

approval of external materials prior to thelr use;
approval and lmplementation of a surface water drainage strategy;
approval ano Lplementation of a landscaping scheme;
© & constructlon environmental management plan, including hours of workl protocols
The application werits approval and will wake a positive contribution to the provision of

affordable, sustatnable housing and to addressing the tdentified shortage of similar small units
of accommodation in Mid Sussex.
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