Denne Neighbourhood Council

Comments on Berkeley Strategic application

 West of Horsham development.
Phase 1 Application number DC/10/0006

17th August 2010


 Note: All the comments in this document are in addition to our previous comments on Application DC/10/0006 1st March 2010, unless stated that they replace previous comments.

Important issues:

· 1.3 Everything to do with the Hills Farm Lane Northern Access Road.

· 5. Flooding.

· 3.1 Parking.

· We request to be involved in further discussions on all the above issues with the interested parties or authorities.

· We endorse the comments made by Janet Frazer dated 12th August 2010.

1. Roads

1.1. Junction on to the A24 

1.2. Fire Station 
 

1.3 Hills Farm Lane

1.3.1 Access to Hills Farm Lane 
We still want private vehicle traffic to cease using Hills Farm Lane as access to the site at the earliest opportunity.  However in the initial stage it seems that allowing traffic to turn both left and right into and out from the site is a better option. It will cause less local disruption, fewer delays at the Guildford Road junction and less risk of U-turns in Hills Farm Lane. We support the proposal as put forward in the Amended Planning application.

1.3.2 Hills Farm Lane / Guildford Road junction
Please confirm the soonest possible timing for improving this junction to allow left and right turn lanes out of Hills Farm Lane. Early delivery of the widened junction may help reconcile local residents to additional traffic.

1.4 Boldings Brook crossing (Replacing previous comments)













 The information given here is inadequate. Drawings 2589/SK/068 and /069 indicate the height of the embankment required for this road east of Boldings Brook will be about 1.6 metres above current ground level. We request that a drawing is submitted showing the existing ground level and indicating the location and height of Hills Farm Lane. (See our sketch attached) 

The new road and the volume of additional material introduced to create grading will severely reduce the area available as a natural flood plain. (See also Flooding section 5). We also request information on what effect the volume of water displaced by the road barrier will have when the river floods. Recently floodwater approximately a metre deep across the Riverside Walk overflowed onto Hills Farm Lane by the footpath opposite Meadvale and opposite Brockhurst Close. It seems Hills Farm Lane will be more vulnerable to flooding if the river overflow has less space to spread.

 The Environmental Impact Assessment states further information will be brought forward at the Detailed Design and Reserved Matters Stages (page 7) but we regard the bridge design and road as a critical part of the planning application.
   

How much clearance above the 100/1000 year flood line has been allowed?

We do not agree that this is an open span bridge, which was stipulated by the Environment Agency. The built up banks will cause a damming effect during flood periods.

We have serious concerns that if there is a flood, and the only access for private and emergency vehicles into the New Development is flooded as well, we could have a serious problem on our hands.

What materials are going to be used in the construction of this bridge?

1.4.1 Positioning of the crossing
 

1.4.2 East of Boldings Brook - Pedestrian Route across North Access Road

1.5 Noise Assessment


1.6 Construction Access 

There is no mention in the application for access off the A24 for construction traffic. Is there any provision for insisting this is in place before any development work begins? We would like renewed confirmation in writing that no construction traffic will enter or leave the site from the Hills Farm North Access Road. 


1.7 Closure of the junction
Following the suggestion from the County Council that Berkeley’s should apply for planning permission for closing the junction onto Hills farm lane, on admission of the Phase 2 application, we would enquire if this could be done with the Phase 1 application.

Such a move will do away with the fears of the residents of Hills Farm Lane that they will be stuck with this junction for ever.

2. Transport


2.1. Bus service                                                                                                                                                                                              
Despite the route shown in Design and Access Statement p.133 we understand that there will be no bus service within the site for the first phase development, but that needs will be met by Hills Farm Lane buses.                                                                                             Will the frequency of buses be increased?  
                      

       
                             

2.1.1. Bus stops Hills Farm Lane








The bus stops planned for Hills Farm Lane are very close to each other (Ref. Amended Planning Application Outstanding Highways/Transport Items Drawing No 2589/SK/066) We assume there will be no likelihood that buses from opposite directions will meet here as the road could be blocked. Additionally there is a steep verge on the east of Hills Farm Lane making it an unsuitable location for a stop.
Page 107 Design & Access statement shows different locations for bus stops.


2.1.2. Bus stops on site. 









We accept that under the current plan there is no plan for a bus stop near the affordable housing, however, would it be sensible to allow for a space should there be a later requirement for a bus stop. This area is quite far away from the bus route and there is a shortage of car parking spaces. At a later stage there might be a requirement for a bus stop. All we are asking for, is to not close future options.


2.2. Cycle paths
 

3. Parking












While parking levels seem acceptable for larger properties there is a problem with parking in the more densely built areas.  If there is inadequate provision for parking, people will simply park on the verges.

3.1. Allocation (Replace previous comments)
3.1.1. Car parking plot analysis (Ref. Design and Access statement page 130).
Could we use another model for allocation, as the model used is just not workable in all of the development? The Affordable housing plots 49 to 88 do not qualify for one parking space per unit even though there is an allocation of three people per dwelling. The parking allocation only allows 68% of a car per residence, where does one buy a 68% car? (Design and Access Statement page 130) In this case it is nonsensical to apply this formula as it is disrespectful to the need of the people who are going to live there.                    

3.1.2. Affordable housing Plots 49 to 79 (Replace  previous comments).
There is one parking space short here as there are 31 properties and only 30 parking spaces.

Affordable housing in the South East should be targeted at key workers such as teachers, nurses, police and firemen. These are workers most likely to need cars either because of unsocial shift hours or the need to transport books and teaching equipment. Couples who have lower incomes are likely to both work full time and may well need two cars. We sympathise with these residents who will be stuck in the furthest part of the development, far away from the bus stop and with very little parking provision. 

The parking provision here is not fit for purpose.
                                                                                                                 

3.1.3. Plots 89 and 90
 Allocating the parking for these two properties in a position where it is attached to a large complex across the road from plots 89 and 90 will create the potential for an explosive situation. (Map 1709-C-1105-S)


3.1.4. Plots 116 and 114 (Replace previous comments).
The garage for property 114 is behind the parking for property 116. This will definitely not work, and we can only come to the conclusion that this is a mistake. 
  

3.2. Parking along the waterfront
The parking for residents seems to be adequate. Visitors may be forced to park along the waterfront as this could block the Lane and cause access problems for emergency vehicles. 
Parking should not be allowed along the waterfront and visitors parking should be provided.


3.3. Allotment parking
  

3.4. Visitor parking

3.4.1. The Central Green.
Where is the visitor parking provision for visitors at plots 180 to 186?  These properties are on the main route through the development and parking on the road here could cause disruption.
Is there room for parking on the road here?

Plots 16 to 22 and plots 134 to 138 have no provision for visitor parking. These properties all front onto the square which could easily loose its appeal if it becomes a parking lot. This is clearly inadequate provision for the type of properties around the square.


3.4.2. Disabled parking.
There is a need for disabled parking by the play area. This parking space should be wide enough to allow for wheelchair access from the side of a car.

3.5. Cycle parking
We are encouraged to see the cycle parking area by the affordable housing.
 

3.6. Parking for the Terrace Housing residents and their guests
Please refer to point 3.4.1
 

3.7. Hills Farm Lane









  We would not want to see Hills Farm Lane used as an overflow car park for construction workers or residents of the new estate.   


3.8. Affordable Housing
Provision for parking is inadequate. Please refer to 3.1.2
 

4. Public Amenities


4.1. The Fire Station and commercial buildings 
 

4.2. Community centre 


4.3. Population size 
 

4.4. Play areas










  We are pleased with the new location, which sits comfortably alongside the school playing fields. 

4.5. Doctor’s surgery
 

4.6. Allotments 


4.7. Communications 
There is no mention in the plans for Broadband, Sky or other electronic connections to be installed before commencement of the work. This should be a requirement.


4.7.1. Television 

4.7.2. Internet












4.8. Services 









            Hills Farm Lane is prone to power cuts. Has this been taken into account, and will the situation be better in the new development?

4.9. Sports fields
Presumably the new sports fields at Tanbridge House School will need levelling out. What impact will this have on the banking by the river? Our concern is that the gradient of the banks will increase, which will cause greater run-off, which in turn could only make the flooding worse.


















5. Flooding

5.1. Extent










 After our meeting with HDC, the Environment Agency and Berkeley’s has any further work been done to investigate the causes of flooding in this area?

None of the revised Environmental Agency plans for predicted 100/1000 years flooding have been included in these plans. How are we to compare these revised plans without all the revised information? 

The report from WSP (PPS25 Flood Risk Assessment Addendum for phase 1 Detailed Application) makes welcome reading, and it seems as though we are all awaiting the report from the Environment Agency.

   



5.2.  Run off 

5.3. Balancing Ponds 









 The proposed SUD will only absorb run off water from the estate. Both sides of Boldings Brook will still be vulnerable to flooding when the river overflows.
  

5.4. Safety provision


5.5. Existing Foot and Cycle Bridge over Boldings Brook to Tanbridge House School
 
As this footpath will be used by new development residents can the footpath levels be raised on either side of this bridge so it is not subject to flooding?  This should be an open span to prevent damming.

5.6. Permeable
 

5.7. Northern   Access Road impact






   
  We are still extremely concerned that the embankment for the Hills Farm North Access Road will exacerbate flooding when Boldings Brook overflows. As the new road and embankment will substantially reduce the natural area for water to overflow east of the river it is more likely that flood levels will be higher. This increases the likelihood of flooding in Hills Farm Lane and above the level of the new access road. 
 

6. Construction 

6.1. Windrum Close inspection
 

6.2. Code of conduct for Berkeley’s during construction     


          Noise control is listed under further information to be provided during design stages / reserved matters – how long do we have to wait for this information?


6.2.1. Pile Driving
 

6.2.2. Cleanliness
 

6.2.3. Hoardings 

6.2.4. Inspections
 

7. Environment

7.1. Odour issue
 

7.2. Sustainability

7.2.1. Building Design
  

7.2.2. Insulation.
 

7.2.3.  Storage
 

7.2.4. Temperature regulation
(Ref, Design and Access Statement page 155)
Under Layout and urban forms. Would it be beneficial to add the following to the existing list?
*Adequate provision for internal air circulation to help with summer cooling.
*Provision of facilities to shade windows in the warm summer months to help with summer cooling.
 

7.2.5. Showers
 

7.2.6. Washing lines


7.2.7. Composting
We have concerns with the type of composting bin illustrated (p.90 Design and Access document). This design is known to attract rats and is not very efficient or easy to use. People who have tried this type of bin have found them unsatisfactory and have disposed of them. Providing such bins could be a waste of resources, could an alternative design be considered? 












7.3. Wildlife 

7.3.1. Birds 


7.3.2. Deer


7.3.3. Loss of Habitat 


8.  House Design

8.1. Opportunity for modern design. 
 

8.2. Adaptability
 

8.3. Horsham Design Statement
 

8.4. Bin storage (Replace previous comments).
Is there sufficient provision for three bins to be stored out of sight to both householders and neighbours? There should be no possibility of bins creating a visual eyesore or a hazard to pedestrians.
  

8.5. Washing lines
 

8.6. Affordable housing

8.6.1. Windrum Close
 

8.6.2. Distribution of housing
 

8.6.3. Internal design


8.6.4. Dwelling size
 

8.7. Roof Heights


8.8. White painted boards
We have concerns about the white painted boards as an outdoor finish on some of the housing, these require high maintenance and could easily look unkempt.     







                                                                          The use of too much white or light exterior finishes is problematical as can be seen in the nearby Deer Way development. We would not want the new estate to have a glaringly “white” appearance from the Riverside Walk or more distant viewpoints.  
 

9. Street Design

9.1. Pavements and paths (Replace previous comments).
The inclusion of a foot path along the river corridor is a welcome addition. Please confirm this path will link up with the southern part of the development to provide a safe passage to Tanbridge House School.

Ref. Design and Access Statement page94. What is the lifespan of the Resin bond gravel, and is it a suitable surface for high heels?

We are encouraged by the separation of footpaths from the carriageway along the boulevards.
  

9.2. Lighting (Replace previous comments).
We have concerns about the lighting along the riverfront and the bridges. There are environmental sensitivities to consider with the amount of wild life along the river corridor. Will the lighting as suggested in the Bat Migration Strategy be enforced?

The lighting suggested for other areas look promising, are these devices robust enough to withstand vandalised?
(Ref. Design and Access statement page 96)

Concerns about the protection of wild life along the river walk, reinforces the need for the crossing into Hills Farm Lane not to be permanent.
 

9.3. Footbridge over A24









 

9.4. Cycle paths 


9.5. Dog bins










      Is there any provisions for dog litter bins along the landscaped area on the west bank of Boldings Brook?


9.6. Roads
 

9.7. Refuse Bins
We were pleased to see the inclusion of plans for refuse bins, however we cannot approve these plans on the following grounds.


9.7.1. It is unacceptable for the collection points to be on driveways. Unless the driveways are wide enough to accommodate both a car and bin it means a driver has to park up somewhere else every time they need to use their car on bin day. Clearly unacceptable


9.7.2. Under the current collection scheme it is preferable that bins are emptied simultaneously in pairs. This plan indicates individual collection locations contrary to Acorn requirements.
  

9.7.3. There should be adequate storage for three bins, these plans do not illustrate that there is sufficient storage capacity for each property. See also point 8.4


                 

10. Landscaping 

10.1. Trees
 

10.2.  Planting (Replace previous comments).
The planting scheme is diverse and well planned. Thank you.


10.3. Riverside








             Can we have some information regarding the full-grown height of planting in this area? Will it be sufficient to maintain the rural atmosphere of the Riverside walk and serve to mask the built up area?  
 

11. Maintenance

11.1.1. Ongoing maintenance during and post construction (Replaces previous comments).
Thank you for the explanation, but it is still unclear as to the financing of long term Management. Does Berkeley’s pick up this bill, or will there be a levy on the residents?


11.1.2. Alleys behind or between properties 
Who will be responsible for the maintenance of these alleys? (Map 1709-C-1105-S e.g. behind properties 107 to 115) This will need clarification to avoid these areas becoming neglected and impassable. 

12. Financial Concerns

12.1. 106 money 










Existing residents in the Hills Farm Lane area will suffer many years of disruption, noise and dirt and increased traffic. For the sake of good public relations is it possible to create some benefit for these residents in the form of proper landscaping of the verges and pavement on the east side of Hills Farm Lane?  This could also include support of volunteer groups that maintain the river as well as go towards establishing groups in the New Development.
                                       







12.2. Spinnaker Tower
 

12.3. Affordable housing 
  

12.4. Junction onto the A 24
 

13. Public Relations

13.1. Windrum Close


13.2. Consultations  


14. Timing and Phasing 

14.1. Construction time
 

14.2. Phasing
 

14.2.1. Roads
 

14.2.2. Flooding
 

14.2.3.  Amenities
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