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1

INTRODUCTION

1.1

This document represents the Neighbourhood Plan for Yapton parish. It represents one part of
the development plan for the parish over the period 2014 to 2029, the other part being the 2003
Arun Local Plan.

1.2

Arun District Council, as the local planning authority, designated a Neighbourhood Area for the
whole of the Yapton parish area in November 2012 to enable Yapton Parish Council to prepare
the Neighbourhood Plan. The Plan has been prepared by the community through the Yapton
Neighbourhood Plan (YNP) Group.

1.3

The YNP is being prepared in accordance with the Town & Country Planning Act 1990, the
Planning & Compulsory Purchase Act 2004, the Localism Act 2011 and the Neighbourhood
Planning Regulations 2012. The YNP Group has prepared the plan to establish a vision for the
future of the parish and to set out how that vision will be realised through planning and
controlling land use and development change over the plan period 2014 to 2029.

1.4

The map below shows the boundary of the Neighbourhood Plan area, which is contiguous with
the parish boundary of Yapton parish.

Source: Ordnance Survey

1.5

The purpose of the Neighbourhood Plan is to guide development within the parish and provide
guidance to any interested parties wishing to submit planning applications for development
within the parish. The process of producing a plan has sought to involve the community as
widely as possible and the different topic areas are reflective of matters that are of considerable
importance to Yapton, its residents, businesses and community groups. Without a plan, the
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parish could be subject to a considerable amount of unwanted and potentially inappropriate and
unsustainable development.
1.6

Each section of the plan covers a different topic. Under each heading there is the justification for
the policies presented which provides the necessary understanding of the policy and what it is
seeking to achieve. The policies themselves are presented in the blue boxes. It is these policies
against which planning applications will be assessed. It is advisable that, in order to understand
the full context for any individual policy, it is read in conjunction with the supporting text.

National and local policy
1.7

The National Planning Policy Framework (NPPF) states:

“Neighbourhood planning gives communities direct power to develop a
shared vision for their neighbourhood and deliver the sustainable
development they need. Parishes … can use neighbourhood planning to set
planning policies through neighbourhood plans to determine decisions on
planning applications (para.183).
Neighbourhood planning provides a powerful set of tools for local people to
ensure that they get the right types of development for their community.
The ambition of the neighbourhood should be aligned with the strategic
needs and priorities of the wider local area.
Neighbourhood plans must be in general conformity with the strategic
policies of the Local Plan. To facilitate this, local planning authorities should
set out clearly their strategic policies for the area and ensure that an up-todate Local Plan is in place as quickly as possible. Neighbourhood plans
should reflect these policies and neighbourhoods should plan positively to
support them. Neighbourhood plans and orders should not promote less
development than set out in the Local Plan or undermine its strategic
policies (para.184).
Outside these strategic elements, neighbourhood plans will be able to shape
and direct sustainable development in their area. Once a neighbourhood
plan has demonstrated its general conformity with the strategic policies of
the Local Plan and is brought into force, the policies it contains take
precedence over existing non-strategic policies in the Local Plan for that
neighbourhood, where they are in conflict. Local planning authorities should
avoid duplicating planning processes for non-strategic policies where a
neighbourhood plan is in preparation (para.185)”.
1.8

The relevant Arun Local Plan was adopted in 2003 and, under the guidance provided by the
NPPF, is largely out of date. There is an emerging Local Plan covering the period to 2029 which
is a material consideration and has provided much of the strategic context for the neighbourhood
plan.

Consultation
1.9

The YNP Group has developed the Neighbourhood Plan through extensive engagement with the
community.
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1.10 The plan-making process was commenced in February 2011 and a Drop-In Day was held in
February 2012 to launch the YNPG Community Survey. Copies were handed out at the event.
Further copies were delivered to each household in the Yapton Parish area with the Parish
Council Yapton News in mid-March 2012. The survey could be completed using the sixteen page
booklet or on line and the closing date was 31 May 2012. A second Drop-In Day was held in
August 2012 to give the local community feedback on the survey.
1.11 A third Drop-In was held in June 2013 to inform the local community of the sites in Yapton with
potential for development. Attendees were invited to complete their own assessments of the
sites displayed. This ensured that the site selection process was transparent and robust,
combining the evidence with the views of the community.
1.12 A fourth Drop-In Day took place in November 2013 to present the draft plan and policies to the
community and to answer questions they had, as well as seeking feedback in advance of the
formal Pre-Submission Consultation (Reg 14).
1.13 The community has been kept up-to-date with the latest work on the Neighbourhood Plan
through the Yapton Neighbourhood Plan website (http://www.ynp.org.uk) and Facebook page
(https://www.facebook.com/pages/Yapton-Neighbourhood-Plan/290734310956143). This has
been an essential means of keeping in touch with the local community. It has been
supplemented by regular articles in every issue of the bi-monthly ‘Yapton News’ parish magazine
since September 2011. The articles have also explained the process and the contents of the plan
in some detail.

Referendum area
1.14 The referendum area will include the village of Yapton and the hamlets of Bilsham and
Flansham. It has also been agreed that this be extended to embrace the western end of Ford
Parish from Rollaston Park to the Ford and Yapton Parish boundary. The boundary of the
referendum area is shown in Appendix 5.
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2

LOCAL CONTEXT
History of Yapton

2.1

Yapton had always been a parish whose population relied generally on agriculture and its allied
trades for its livelihood. The size of the parish has changed over time due to government
boundary adjustments.

2.2

The population, which had remained reasonably constant through most of the nineteenth
century, started to increase quite significantly in the early part of the twentieth century, but after
World War II it rose dramatically with the number of inhabitants almost doubling between the
1931 and 1951 censuses. This growth followed the extensive post-war building programme
which saw the erection of the Foundry and Tack Lea council estates as well as the addition of
Millview and Gladstone Roads, Park Road and Park Drive. In the following decades the pressure
to build more housing has been constant resulting in large private estates such as The Millers,
Cherry Avenue, Briars Close, St. Mary’s Meadow and Downview being built as well as smaller
developments including The Pines, The Poplars, The Limes and Goodhew Close. In addition to
these more council houses were built in filling the gap between Foundry Road and Mill View
Road.

2.3

As the village population increased the need for jobs grew and the villagers had to look further
afield for employment. With the growing mechanisation and merging of the farms there were
fewer opportunities for people to work on the land. This loss of jobs was compounded by the
disappearance of many shops and businesses over the century. A great loss to the village was
the closing of Sparks Engineering, a major employer during the second half of the nineteenth
century. The proprietor, John Sparks, died in 1880 leaving his wife to continue running the
business until her death in 1914.

2.4

The village gained in one respect from the Sparks’ demise. The foundry and forge was bought
and turned into the village hall (now the Co-op) in 1932. The hall was used until it was sold to
help pay for the new village hall in 1988.

2.5

The new village hall is situated on the King George V playing field. The field of eight acres was
purchased in 1948 as a recreation ground for the village. It replaced a field just north of the
Church, which Walter Langmead allowed the village to use as a playing field. The field has been
the venue of many village celebrations and activities, including the Queen’s Coronation, the
annual Cottage Gardeners Flower Show, the revival of the 1930’s Yapton Marathon Walk, the
70th anniversary commemoration of the bombing of Ford Airfield and several episodes of the
popular BBC sitcom ‘Ever Decreasing Circles’ with Richard Briers.

Profile of the community
2.6

Unless stated otherwise, the profile of the community has come from the 2011 Census.

Population
2.7

In 2011, the population of the parish was 3,571. Compared to West Sussex county, it has a high
proportion of older people – 29% were aged 60 or over in Yapton compared to 23% across the
county. This is indicative of an ageing population across Arun district which had 34% of its
population aged 60 and over in 2011.

2.8

Equally though, it has a significant proportion of young adults – nearly 20% of the population
were between 18 and 35 years of age in 2011.
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2.9

Since 2001, the population of the parish has only grown by 46 persons, a 1% change compared
to 6% growth across Arun district as a whole. This is reflective of Yapton being a rural location
with a single small settlement. What is particularly interesting is the change in population by age
group.
Figure 2.1: Change in population, 2001-2011
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% change, 2001-2011

20%
15%
Yapton

10%
5%

Arun

0%

West Sussex

-5%
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30-59
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-10%
-15%

Age

Source: Office for National Statistics, 2001 and 2011 Census

2.10 Figure 2.1 shows that the population of young people aged under 18 in Yapton fell by 12% over
the decade whereas it grew in Arun and across West Sussex. By contrast, the population of older
people aged 60 and over grew by 28% compared to just 13% in Arun and 19% in West Sussex.
It is evident that the population of Yapton is ageing quite substantially.
2.11 Yapton did also experience an increase in the population of young adults between 18 and 29
years of age – up by nearly 9% over the decade.
2.12 By comparison over the same period, the total number of dwellings in Yapton parish has
increased by 72, despite the population only increasing by 46 persons. This highlights the overall
trend of falling average household sizes, also shown by the increase in the number of older
people and decrease in those of ‘family age’.

Work
2.13 The pattern of economic activity of Yapton residents mirrors that of the district. Figure 2.2 shows
that Yapton and Arun both have comparatively low proportions of full-time employees but much
higher proportions of retired people. This reinforces the profile of an older and ageing
population.
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Figure 2.2: Economic activity, 2011
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2.14 Of those in work, over 25% are in education, health and social work. By contrast, as shown in
Figure 2.3, there are comparatively low numbers in some of the stronger UK industries,
particularly IT, financial and real estate and professional and scientific work. This shows that the
community of Yapton is mostly working in the public sector.
Figure 2.3: Type of industry, 2011
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Source: Office for National Statistics, 2011 Census

2.15 In terms of journeys to work, Yapton has a higher proportion that use a car or motorbike than
either Arun or West Sussex. Use of alternative forms of transport are below the district and
regional averages, showing a working population that is very dependent on the car for accessing
work opportunities. This is shown in Figure 2.4.
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% of residents aged 16-74

Figure 2.4: Mode of transport to work
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2.16 This is supported by Census figures on access to a car within households. On average, each
Yapton household has access to 1.54 cars. This compares to 1.27 cars per household in Arun
district and 1.34 cars per household across West Sussex.

Local infrastructure
Healthcare
2.17 Yapton is served by two GP surgeries 85% of respondents to the Community Survey felt that
they had good easy access to medical services.
2.18 Avisford Medical Group in North End Road (also known as the Yew Tree Surgery) is less than a
ten-minute walk to the north of the village centre (i.e. the main shopping area around the Coop), although footpath access is not available for the entire length. The surgery provides a full
range of medical services, including minor surgery, five days per week (Monday to Friday).
Services such as physiotherapy and chiropody are also provided in the surgery. The surgery’s
patient numbers are approximately 6,000, of which Yapton residents are estimated at around
2,200. A full dispensing service is provided at the surgery. Avisford has another surgery in the
village of Middleton-on-sea (about ten minutes by car) which is available for use by Yapton
patients.
2.19 The Meadowcroft surgery is situated in Bilsham Road, a five-minute walk from the village centre.
The surgery provides a full range of medical services, including minor surgery, five days per
week (Monday to Friday). A full dispensing service is provided at the surgery. Meadowcroft is
part of a larger practice (The Croft) with the main surgery in the village of Westergate.
2.20 At a planning appeal hearing in late-2011 for a significant housing development affecting the
village, the planning inspector, in granting the appeal made the following comments:

“I accept the development would place unacceptable pressure on existing
GPs and surgery accommodation. Further expenditure at Yapton would be
necessary if the development were to be rendered acceptable”.
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2.21 There is no dental surgery in the village, the nearest being in the villages of Barnham (five
minutes by car), Felpham and Walberton (both under fifteen minutes by car).

Emergency Services
Police
2.22 Crime statistics for the village are amongst the worst in the five villages and other surrounding
villages, with 2011 crime statistics also showing a small increase over 2010.
2.23 Policing for Yapton is provided from Littlehampton where a sergeant has responsibility for the
village (and others) and a Community Support Officer is specifically responsible for Yapton,
Clymping and Ford.
2.24 There have been significant concerns raised by the community regarding the lack of police
presence serving Yapton. Indeed, nearly 45% of respondents to the Community Survey felt
dissatisfied with the standards of crime prevention and policing in Yapton.

Fire and Rescue
2.25 The village is protected by the Fire & Rescue Service stations in Bognor Regis, Littlehampton and
Arundel. Yapton is considered a low risk area and critical fire attendance statistics show that
performance is better than the national target 85% of the time.

Ambulance
2.26 Yapton is covered by Bognor Regis and Littlehampton ambulance stations, Arundel (fire station)
and Flansham response posts. South Coast Ambulance Service performance in 2010/2011 on
Category A (most critical) incidents was fifth of the twelve English services but performance for
Yapton was under average for West Sussex.

Education
Primary education
2.27 Children of primary school age in Yapton are within the catchment of Yapton Church of England
(CE) Primary School which is situated in North End Road. As of the 2013/14 academic year, 24
children attended from outside the Yapton boundary.
2.28 Yapton CE Primary School has a capacity for 315 children with a limit on the number in each
year group of 45 children. As at the start of the 2013/14 academic year, the school had 266
children on roll. West Sussex County Council (WSCC) stated that the school is currently filling
more quickly in the younger age groups and based on new development that has already been
granted planning permission, it has confirmed that the school will be at capacity by 2017.
2.29 WSCC has confirmed that the site does have the possibility to expand the school to be a twoform-entry school admitting sixty children per year group. However, such an expansion would be
expensive and would only be likely to be approved and funded if the need was acute.
2.30 North End Road, where the school is located, is a busy road. Close to the school is a large block
of sheltered housing apartments, a busy doctors’ surgery, the Orchard Business Park and an
elderly persons’ residential care home. Consequently, North End Road is extremely congested
during morning and afternoon peak periods and the problem is compounded by the many
children that are dropped off by car outside the school. This leads to a situation of gridlock on
almost every school day. It also presents a dangerous situation when large lorries often choose
to mount the grass verge in order to pass parked cars.
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Secondary education
2.31 The catchment school for children from Yapton is Westergate Community School in Westergate.
Yapton is also within the catchment of Littlehampton Academy in Littlehampton. Alternatively, for
religious reasons, they may choose to attend St Philip Howard Catholic High School in Barnham
or Bishop Luffa CE School in Chichester.
2.32 The two secondary schools have a total capacity for 2,400 pupils, with 150 places in each year
group at Westergate and 330 places per year at Littlehampton. At January 2013 the number on
roll for the two schools stood at 2,383 and WSCC has stated that the rising housing numbers in
the locality are likely to result in additional places being required.
2.33 The Head Teacher of Westergate Community School stated in the Community Survey that:

“The Governors are not minded to increase the size of the school from its
current capacity. A great deal of infrastructure development would be
required if a large school were to operate on this site, for example,
specialist teaching spaces such as science and technology. Local provision
such as speech and learning and educational psychology are stretched
beyond their limit with current numbers”.
2.34 As with the Yapton CE Primary School, Westergate Community School has severe problems with
traffic congestion. The school is reached by a small access road which becomes gridlocked
virtually every day as parents deliver and collect their children.
2.35 From the above it can be seen that although the people of Yapton are fortunate enough to have
access to two schools within the area, there are problems caused by the number of pupils
attending and the large amount of traffic that now flows through the village of Yapton.

Public Transport
Rail services
2.36 Yapton has no railway station, however the nearest mainline station is at Barnham two miles
from the centre of Yapton. A half-hourly train service is provided for most of the day, between
Monday and Saturday to London, Brighton, Bognor Regis, Littlehampton, Portsmouth and
Southampton. The Sunday service is hourly.

Bus services
2.37 Yapton village is served by the Stagecoach 700 coastal bus service which runs between
Littlehampton and Chichester at 20 minute intervals between 0700 and 1900 hours from Monday
to Saturday. A less frequent service runs between 0600 and 0700 hours and 1900 to 2245 hours.
It also runs on Sundays between 0730 and 2105 hours.
2.38 The village is also served by the Compass 66 bus service from Yapton to Bognor Regis which
runs ten times a day from Monday to Saturday between 0730 and 1710 hours.
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3

VISION AND OBJECTIVES
Challenges for Yapton

3.1

The Neighbourhood Plan seeks to address, as far as is possible, the challenges that face the
community of Yapton Parish. In summary these challenges are:


An ageing population that has particular demands in terms of their affordable and market
housing needs and accessibility to services.



Ensuring that Yapton grows in a way that does not put unacceptable pressure on its
infrastructure, whilst providing for the needs of local people.



Maintaining and where possible, enhancing the environment of Yapton, being a rural parish.



Maintaining Yapton’s role as an area of high agricultural value, along with the value this
brings in terms of jobs and economic prosperity.



Retaining the services that Yapton has which serve to support the rural population and
enable Yapton village to be a thriving rural settlement.

Vision for Yapton
3.2

The vision for Yapton Parish, developed by the Yapton Neighbourhood Plan Group in consultation
with the community, is as follows:

Over the period to 2029, Yapton will continue to be a modern, thriving village that
can meet the housing, infrastructure, social and environmental needs of the local
community whilst maintaining local employment opportunities and protecting and
improving its agricultural and green spaces for the benefit and enjoyment of future
generations.

Objectives of the Neighbourhood Plan
3.3

The objectives of the Neighbourhood Plan as identified through engagement with the community
are as follows:

Housing


Provide for a minimum of 100 new dwellings between 2014 and 2029 in accordance with
Arun District Council's Draft Local Plan and ensuring that the overall quantum of
development does not put an unacceptable strain on infrastructure capacity.



Allocate the most appropriate sites to accommodate the levels of growth proposed.



Encourage small-scale residential developments that are sympathetic to their surroundings.



Ensure that new developments include a mix of housing to meet the needs principally of
local people, taking into account the current and predicted social demographic of the Parish.



Ensure that the built-up area boundary is maintained and provides appropriate safeguards to
Yapton's village identity.
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Ensure that new housing developments utilise brownfield before greenfield sites and only
use greenfield sites in exceptional circumstances.

Environment


Protect agricultural land used in the process of food production.



Protect and maintain existing green spaces of value to the community and natural habitats.



Protect the existing quality of landscape and encourage local biodiversity.



Maintain the village Conservation Areas and listed buildings.



Minimise the risk of fluvial, sea and surface water flooding.

Business and Employment


Protect existing commercial premises from change of use where the existing businesses are
of demonstrable benefit to the community.



Minimise the growth of commercial uses which increase commercial traffic movements
through the village.



Encourage the delivery of high speed broadband to the parish.

Infrastructure


Minimise the impact of commercial traffic movements through the village.



Encourage the use of public transport and retain and strengthen existing bus services.



Reduce congestion outside Yapton CE Primary School (North End Road).



Promote, maintain and extend the existing network of cycle paths, footpaths and pavements.



Improve road safety in Yapton.

Key Facilities


Maintain existing medical and pharmacy facilities within the village.



Maintain existing community facilities for all ages to promote a thriving village.
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4

BUILT-UP AREA BOUNDARY

4.1

In a rural parish such as Yapton, it is particularly important that development is directed to
appropriate locations and that sprawl is avoided. The purpose of a settlement boundary is to
help to provide that direction.

Policy justification
4.2

Being the largest settlement within the Parish, it is expected that the bulk of development will be
focused in Yapton village. The village needs to accommodate a degree of growth in order to
prosper. However, this must be balanced against the need to preserve its role as a rural
settlement which does not encroach unduly on the open countryside that surrounds it.

4.3

The Neighbourhood Plan Community Survey identified that 95% of respondents considered that
the parish development boundary should be maintained in order to prevent Yapton merging with
other settlements, resulting in the loss of its rural identity.

4.4

Policy GEN2 of the adopted Arun Local Plan provides a Built-up Area Boundary for Yapton. It
states that:

“Development or redevelopment will be permitted within the built-up area
boundaries, subject to the other policies in this plan. Outside the built-up
area boundaries, development or redevelopment will not be permitted
unless it is consistent with other Local Plan policies.”
4.5

Policy SP2 of the emerging Arun Local Plan retains this Built-up Area Boundary and permits
neighbourhood plans to make appropriate changes to it. The policy states that:

“Development will be permitted within the area defined as the Built-Up Area
Boundary on the Policies Map, subject to all other policies in this Local Plan.
Outside the Built-Up Area Boundaries, apart from the Strategic Allocations,
development or redevelopment will not be permitted unless it is consistent
with other Local Plan policies.
The boundaries can be altered by a development plan document or a
Neighbourhood Development Plan - providing these do not reduce the
coverage of a Built-Up Area Boundary.”
4.6

The extent of the Built-up Area Boundary is shown in Figure 4.1. It should be noted that
technically the built-up area boundary extends eastwards to cover the remainder of the urban
area but this is within Ford parish so is outside this Neighbourhood Plan.
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Figure 4.1: Built-up Area Boundary

----

Built-up-Area Boundary
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Policy BB1: Built-up Area Boundary
The development of Yapton village shall be focused within the built-up area boundary as
identified in the plan.
Development proposals will be supported within the built-up area boundary subject to
compliance with other policies in the development plan.
Development proposals outside the built-up area boundary will not be permitted unless:


they represent proposals to deliver the site allocations (policies SA1 and SA2); or



they relate to necessary utilities infrastructure and where no reasonable alternative location
is available; or



they relate to additional allocations for housing land in accordance with policy H1; or



they propose new or relocated health or community facilities in accordance with policies KS1
and KS2.
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5

HOUSING

5.1

Meeting housing needs, particularly needs for affordable housing, is a strategic objective in Arun
district. Delivery of the new housing development in the quantity and form necessary is
fundamental to the policies of the draft Local Plan. Key drivers for these policies are the
demographic trends at work in the district, the evidence of need for affordable housing set out in
the strategic housing market assessments, and the needs of individual towns and villages for
additional housing of a range of costs and tenures as part of their development as communities
and more sustainable places.

5.2

For Yapton, the Neighbourhood Plan seeks to contribute towards this by addressing the housing
needs of the parish whilst ensuring that development does not have an unacceptable impact on
the local infrastructure. This will be achieved by:


providing for a minimum of 100 new dwellings between 2014 and 2029 in accordance with
Arun District Council's Draft Local Plan and ensuring that the overall quantum of
development does not put an unacceptable strain on infrastructure capacity;



ensuring that the built-up area boundary provides appropriate safeguards to Yapton's village
identity;



prioritising the use of brownfield sites and permitting greenfield development on the edge of
Yapton village only in exceptional circumstances, with clear and strict guidance on what is
appropriate;



encouraging small-scale residential developments that are sympathetic to their surroundings;



ensuring that new developments include a mix of housing to meet the needs of local people,
taking into account the current and projected demographic of the parish; and



providing well-designed dwellings that are sympathetic to the character of the village.

Housing requirement
Policy justification
5.3

Arun District Council's Draft Local Plan states that Yapton should provide at least 100 dwellings
between 2014 and 2029. With the housing requirement being a ‘floor’ not a ‘ceiling’ it is
important to balance the competing issues that will shape the quantum of housing that should
be delivered over the plan period:


The Neighbourhood Plan must plan positively for growth and must make its contribution
towards addressing Yapton’s, and the district’s, ‘full and objectively assessed needs for
market and affordable housing’ as required by the NPPF.



There are already a significant number of dwellings in the planning pipeline either within or
immediately adjacent to the parish that will address a significant proportion of housing
needs, particularly for affordable housing.



The overall quantum of development must not compromise the sustainability of Yapton and
its infrastructure, particularly its education and health services.



Yapton has an ageing population, many of whom would wish to remain living in Yapton, so
the Neighbourhood Plan seeks to address their needs where these needs are not already
met.
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Equally, the needs of first-time buyers – young people and families – that are finding it very
difficult to access properties on the open market, are recognised.



Development has the opportunity to provide for the community’s wider infrastructure needs,
particularly in respect of green open spaces and biodiversity.



Without a clear strategy for directing growth, Yapton could be subject to a quantum of
development that would fundamentally change the nature of a parish that is centred on a
single small village.

Housing needs
5.4

The NPPF states that local planning authorities should ensure that their Local Plan “meets the full
and objectively assessed needs for market and affordable housing in the housing market area.”
Yapton is in the Coastal West Sussex housing market area. The assessment that establishes
needs is the Strategic Housing Market Assessment (SHMA) and the most recent SHMA was
produced in 20121, so is up to date.

5.5

The SHMA considers that, for Arun, the proposed level of growth for the district over the period
2014 to 2029 of 575 dwellings per annum “seems like a realistic level of housing provision for
Arun District taking account of economic and demographic dynamics and the strategic objectives
in the Draft Local Plan.”2 This provides support to the emerging Local Plan in terms of its overall
housing requirement.

5.6

Yapton is within the SHMA area called ‘Arun-other’, i.e. the area of the district that is not within
Bognor Regis, Littlehampton or the South Downs National Park. This area encompasses the
wards of Angmering, Barnham, Ferring, Findon and Yapton. The SHMA has established that the
estimated level of housing need for this area over the period 2011 to 2016 is 92 dwellings per
annum for both social/affordable rented and intermediate properties.

5.7

Rolling this 92 dwelling per annum figure forward over 15 years creates a significant need.
However, equally the ‘Arun-other’ area covers a large area with some significant settlements. In
particular it includes Angmering and Barnham where major strategic growth is proposed. As
Table 5.1 shows, Yapton only accounts for 3.0% of the level of housing proposed in this subarea. Whilst Yapton must contribute towards addressing these housing needs, the proportion it
takes should be commensurate with the size of the settlement, its sustainability as a location for
housing and the potential of sites to accommodate growth.

1

GL Hearn (2012) Coastal West Sussex Strategic Housing Market Update, prepared for the local authorities of
Adur, Arun, Chichester Worthing and the South Downs National Park Authority.
2
GL Hearn (2012) Coastal West Sussex Strategic Housing Market Update: Arun District Summary Report,
paragraph 5.17
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Table 5.1: Proposed allocations within ‘Arun-Other’ SHMA sub-area
Location

No of
dwellings

% of
dwellings

2,000

60.1%

Barnham – parish allocation

100

3.0%

Eastergate – parish allocation

100

3.0%

Angmering - strategic allocation

600

18.0%

Angmering - parish allocation

100

3.0%

30

0.9%

Barnham – parish allocation

100

3.0%

Eastergate – parish allocation

100

3.0%

Ferring – parish allocation

50

1.5%

Walberton – parish allocation

50

1.5%

100

3.0%

3,330

100.0%

Barnham/Eastergate/Westergate – strategic allocation

Aldingbourne – parish allocation

Yapton – parish allocation
Total
Does not sum due to rounding
Source: Draft Arun Local Plan, Draft Submission Version, Summer 2013

5.8

It is also instructive to consider the housing needs of people on the Arun Housing Register. At
June 2014, the total number on the Register that have expressed a desire to live in Yapton stood
at 21 households.
Housing supply

5.9

The plan must deliver the housing requirement set by the emerging Arun Local Plan. Inevitably
there is a degree of uncertainty around this requirement until such time as that Plan has been
examined and adopted. However both the Summer 2013 version of the Plan and the publication
version of the Plan to be considered by Arun’s Full Council in September 2014 refer to a
minimum figure for Yapton of 100 dwellings throughout the Plan period (i.e. up to 2029).

5.10 The District Council has now indicated that approved developments within parishes can count
against the individual parish targets from April 2013. In the case of Yapton this includes 34
dwellings approved on land to the south of Fellows Gardens (appl. ref: Y/30/13) in June 2014.
5.11 Given the need positively to promote housing growth and delivery the Plan proposes to include a
20% buffer over the parish allocation. This will assist in providing flexibility for delivery and
customer choice. In any event given the uncertainty over the eventual figure for Yapton to be
included in the Arun Plan Policy H1 refers to a figure to be established in the Arun Local Plan
rather than a definitive figure of 100 dwellings.
Sustainability of Yapton
5.12 The 2007 Arun Settlement Sustainability Study, undertaken by Arun District Council, sought to
assess the sustainability of all of the settlements with built-up area boundaries. Yapton was
classified as a ‘larger settlement’ but its access to facilities was assessed as ‘fair’ (Table 5.1a) –
indeed, Yapton’s score placed it at the bottom of the larger settlements and one of the smaller
settlements (Clapham) actually had a higher score. This demonstrates that Yapton, when
compared to other settlements in Arun district, has relatively limited accessibility to education,
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health and other services such as food stores and a Post Office. In addition, the growth planned
will exacerbate this and there is little opportunity to expand provision due to a lack of sites in
suitable locations.
5.13 Equally, in terms of transport accessibility (i.e. travel by public transport), Yapton was rated as
‘poor’ (Table 5.3a), with one of the lowest scores recorded by any settlement served by a bus
service.
5.14 Accessibility to services and public transport are two of the key factors that underpin the
sustainability of a settlement and its ability to support growth.
Implications
5.15 This evidence suggests the following:


Based on the SHMA, Arun is planning for sufficient dwellings to deliver its full and objectively
assessed needs, although this has yet to be tested at independent examination.



Yapton is within a part of the district that is expected to deliver significant levels of growth,
although in locations away from Yapton.



There are already significant levels of new housing in the planning pipeline in Yapton that
are expected to deliver sufficient affordable housing to meet most of the existing needs as
identified on the Housing Register.



Yapton is considered to be a settlement of limited sustainability which must serve to limit the
amount of growth it can support.

5.16 Policy H1 allows for a buffer of up to an additional 20% on the emerging Local Plan housing
requirement of 100 dwellings. This provides a positive approach to growth along with flexibility
for small-scale windfall development within the built-up area boundary, whilst recognising that
development must not compromise the ability of the local infrastructure to support this. It
specifically identifies the ability of Yapton CE Primary School to accommodate the expected
additional numbers of children as an important factor in determining whether local infrastructure
limits are likely to be breached.
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Policy H1: Housing requirement
The minimum housing requirement for Yapton over the period 2014 to 2029 will be established
by the emerging Arun Local Plan. An additional buffer of 20% over and above the minimum
housing requirement will be permitted to allow for flexibility and consumer choice.
The neighbourhood plan identifies allocations to accommodate growth (policies SA1 and SA2). In
addition to these allocations, infill development will be considered acceptable within the built up
area, subject to the provisions of policy BB1 and other material planning considerations.
Additional allocations will be made if the emerging Arun Local Plan requires such action or if the
identified housing sites do not proceed.
New housing development will be required to ensure that local infrastructure is provided and/or
improved in relation to the size and scale of the development proposed. This requirement will
apply to all infrastructure, and with particular attention to education provision and flood
prevention (fluvial, sea and surface water).
Any development that would result in the additional 20% buffer being exceeded will only be
permitted if it can be demonstrated that either the expected child yield would not result in the
Yapton CE Primary School exceeding the maximum number of children permitted on its role or
that appropriate modifications and/or extensions to the School can be delivered at the
developer’s expense.

Dwelling size
Policy justification
5.17 The Coastal West Sussex SHMA recommends a split of new dwelling sizes for both affordable
and market housing – this is shown on the left-hand side of Table 5.2. Applying the emerging
Arun Local Plan affordable housing Policy SP9 (1-14 dwelling schemes should deliver 15%
affordable housing, schemes of 15+ dwellings should deliver 30% affordable housing) as the
policy for the split of affordable and market housing, Table 5.2 shows what the split of housing
for Yapton would be by dwelling size. In order to provide flexibility, these dwelling splits are
represented as ranges rather than absolute figures.
Table 5.2: Potential split of new dwelling sizes

No. of
bedrooms

Recommended split
by type of housing

Potential split in Yapton

(based on emerging Arun Local Plan affordable
housing policy)

Affordable

Market

Affordable

Market

Total range

1

20.5%

4.9%

5%

3%

5% - 10%

2

35.5%

30.8%

10%

22%

25% - 35%

3

39.5%

51.3%

10%

37%

45% - 55%

4+

4.4%

13.0%

3%

10%

10% - 15%

Source: Coastal West Sussex SHMA, 2012 (Figures 211 and 212)
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5.18 Yet there is concern that this may not fully address the significant need for the particular type of
new properties required by first-time buyers. The Community Survey showed that 58% of
respondents either strongly agreed or agreed with the view that Yapton needed to ‘control’ its
housing development in order to prevent children from having to leave the village as they
reached adulthood and started looking for their own properties. In other words there had to be
more housing that was capable of addressing their needs.
5.19 This is supported by the Coastal West Sussex SHMA. This identifies the average entry level price
for a one- and two-bed property, along with the average household income for the ‘Arun-Other’
area. This is shown in Table 5.3 and demonstrates that, in April 2012, a deposit of between
£11,000 and £103,000 was required to be able to get onto the property ladder. The SHMA states
that potentially as many as 12,700 households are unable to access the market in this area.
Table 5.3: House prices to income ratio, April 2012

Entry level house price

1-bed dwelling

2-bed dwelling

£106,000

£198,000

Median household income

£38,000

Level of mortgage finance available¹

£95,000

Deposit required

£11,000

£103,000

Source: Coastal West Sussex SHMA Update – Arun District Summary Report, from Figures 3.2 and 4.1
¹ Assumes lending up to 2.5 times joint salary

5.20 In Yapton, total weekly household income is estimated to be £670 3, representing an annual
income of £34,840. This is below the median income across the SHMA area, demonstrating that
for the average Yapton resident, accessing the housing ladder is even more challenging than in
other parts of the housing market area.
5.21 Figure 5.1 shows the proportion of the existing stock of properties by number of bedrooms.
Yapton parish has a much smaller proportion of one- and two-bed properties than the county
and, in particular, the district average. By contrast, it has a proportionately high representation
of particularly three- and, to a lesser extent, four-bed properties.

3

Source: Action in Rural Sussex (2013) Rural Community Profile for Yapton (Parish), Action with Rural
Communities in England (ACRE) Rural Evidence Project
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Figure 5.1: Dwelling size, 2011
45%
40%
% of households

35%
30%
25%

Yapton

20%

Arun

15%

West Sussex

10%
5%
0%
0

1

2

3

4

5+

No. of bedrooms
Source: 2011 Census

5.22 This evidence, combined with the evidence from the local community, collectively demonstrates
that the need for a greater number of smaller dwellings at an affordable price is required for
first-time buyers and older residents wishing to downsize in Yapton. Indeed, the provision of a
larger supply of smaller units will help to reduce the price and make entry-level housing more
affordable in Yapton. It is therefore considered appropriate to require a slightly larger proportion
of 1-bed properties in lieu of 4+ bed properties. This is reflected in Policy H2.
5.23 These dwelling size ranges are not appropriate to be applied to very small developments. A
threshold of ten units is therefore used and all developments of fifteen or more units will be
expected to apply these threshold guidelines to their proposed mix of units. Where the
proportion of a particular dwelling size does not reach an exact number of dwellings, e.g. 10% of
15 dwellings is 1.5 dwellings, then the applicant has the choice of whether to deliver the lower
‘whole dwelling’ figure or the higher ‘whole dwelling’ figure, e.g. in the example above, either 1
or 2 dwellings.

Policy H2: Dwelling size
Developments of fifteen or more dwellings must provide a mix of dwelling sizes (market and
affordable) that fall within the following ranges:


1-bed dwellings:

10-15% of all dwellings



2-bed dwellings:

25-35% of all dwellings



3-bed dwellings:

45-55% of all dwellings



4+-bed dwellings:

5-10% of all dwellings
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Dwellings appropriate for the needs of older people
Policy justification
5.24 Engagement with the community of Yapton highlighted the issue of the ageing population. This
is supported by the evidence – Figure 2.1 showed the change in profile of the population over
the period 2001 to 2011 and specifically the ageing of the population of Yapton.
5.25 It is therefore considered that the requirement to address the needs of the ageing population in
terms of the housing stock that is provided is paramount.
5.26 The development of Lifetime Homes4 – dwellings that will be appropriate for people’s needs
throughout their lifetime – helps to ensure that properties are appropriate for older persons’
needs whilst still meaning that they are suitable for other types of occupiers such as first-time
buyers. Whilst the cost of complying with Lifetime Homes standards - a set of 16 design criteria
that provide a model for building accessible and adaptable homes - does increase the cost of
development, Policy H3 seeks to focus these requirements on a proportion of dwellings of
between one and three bedrooms in size. The requirement for 25% of dwellings to be built to
Lifetime Homes standards effectively means that, for a 20-dwelling development, adopting the
mid-range of requirements under Policy H2 (i.e. 92.5% of dwellings delivered as 1-, 2- and 3bed properties), a total of five dwellings would have to be built to this standard. Whilst such
units are more expensive to build, it is considered that the threshold requirement strikes the
right balance in ensuing that development remains viable.

Policy H3: Dwellings appropriate for the needs of older people
In order to provide for the needs of older people in Yapton, developments of five or more
dwellings must ensure that a minimum of 25% of the 1-, 2- and 3-bed dwellings provided are
delivered to Lifetime Homes standards.

4

http://www.lifetimehomes.org.uk/
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6

SITE ALLOCATIONS

6.1

This section of the Neighbourhood Plan allocates land for residential development.

6.2

The approach taken in the Yapton Neighbourhood Plan is to identify housing allocations which
achieve the objectives of the Neighbourhood Plan whilst also providing a clear spatial strategy
for delivering the emerging Arun Local Plan housing requirement for the parish. In fact, the
proposed allocations have the potential to exceed the minimum requirement for 100 dwellings to
be delivered in the parish between 2014 and 2029.

6.3

In addressing the needs of Yapton today, there are already sites in the planning pipeline which
will serve to provide new homes for the community as well as placing additional demands on the
infrastructure of the parish. As shown in the previous section, these total 99 dwellings within the
parish boundary. However, in order to recognise the growing needs of the community over the
whole plan period, it is important to plan for further growth, provided it meets the objectives of
the Neighbourhood Plan.

6.4

The following sites are proposed for allocation:

6.5



Land north of Yapton CE Primary School – for approximately 35 dwellings



Cinders Lane - for approximately 60 dwellings

These allocations total 95 dwellings and when combined with sites in the planning pipeline, total
208 dwellings. This scale of growth is considered to represent an appropriate balance between
the need to provide for a growing and changing population whilst also recognising the aim of
maintaining Yapton as a sustainable, rural village.

Site selection criteria
6.6

The site selection criteria adopt the objectives of the Neighbourhood Plan listed in Section 3.
Sites were identified through the Arun Strategic Housing Land Availability Assessment (SHLAA)
and site promoters were invited to demonstrate how their sites would contribute towards
achieving these objectives.

6.7

Sites were then assessed against the following criteria:

6.8



Availability – if the site is available for development;



Suitability – if, when assessed against policy restrictions (such as designations, protected
areas, existing planning policy), physical problems (such as access, infrastructure, ground
conditions, flood risk, hazardous risks, pollution or contamination), potential impacts
(including effect upon landscape features and conservation) and environmental conditions
(which would be experienced by prospective residents), it is a suitable location for
development;



Achievability - if there is a reasonable prospect that housing will be developed on the site,
this being a judgement about its economic viability.

These criteria are provided by Government guidance on undertaking assessments of housing
sites.
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Land north of Yapton CE Primary School
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6.9

This land totals 1.06 hectares and is currently used as a field for grazing. To the north of the site
is a farm and to the west, open farmland. The eastern boundary of the site is provided by the
North End Road (B2132) and the school provides the boundary to the south. The site is flat.

6.10 It is adjacent to the existing settlement and access can be provided directly onto North End Road
(B2132). It is adjacent to Yapton CE Primary School so would be ideally located to provide
access to the school by non-car modes. However, additional development in close proximity to
the school will serve to increase traffic in the area generally.
6.11 The configuration of the site in general, and the design of the vehicular access in particular,
provides an opportunity to address several issues. These include the development of a drop-off
point for cars being used to bring children to and from the school, safe pedestrian routes
between the site and the remainder of the village, and the potential to allow revised access
arrangements to the school. On the latter point the configuration of the site could usefully
address potential issues surrounding the longer-term expansion and/or modification of the
school. These issues will need to be discussed both with Arun District Council, and with West
Sussex County Council as both the education authority and the highway authority.
6.12 Accessible public open space will be required to be provided on this site to adopted Arun District
Council standards.
6.13 In addition, the site is adjacent to an existing footpath which provides easy access into the
surrounding countryside.
6.14 The site is currently classed as agricultural land and is grade 1 classification (based on DEFRA’s
agricultural land classification mapping). However, it is not presently in use for the growing of
crops. The agricultural value of this land is an important consideration but given that all of the
land surrounding the village is either classed as grade 1 or grade 2 agricultural land and there
are no brownfield sites with potential in the existing built-up area, the need to allocate
sustainable sites which address most or all of the other objectives in the Neighbourhood Plan
overrides this. This should therefore not be considered to represent a precedent informing
speculative applications, where Policy E1 will be applied.
6.15 The site does open development out slightly into the countryside but is still considered to relate
reasonably well to the existing settlement pattern. It is within an area that is assessed as having
medium to high landscape capacity to support development, so through careful design and
appropriate landscaping along the western side, development could be accommodated without
any significant adverse landscape or visual effects. If development comes up to the boundary
with North End Road, then appropriate screening should be undertaken.
6.16 The site is considered to be suitable to accommodate approximately 35 dwellings. This density
reflects a balanced approach that seeks to make the best and most effective use of land being
brought forward for development whilst respecting the setting and general location of the site.
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Policy SA1: Land north of Yapton CE Primary School
Planning permission will be granted for residential development on 1.06 hectares of land to the
north of Yapton CE Primary School subject to the following criteria:


the provision of a range of house types and in accordance with Policy H2 and Policy H3 of
this Plan; and



the provision of publicly accessible green space within the site; and



the introduction of landscaping on both the western boundary of the site and along the
eastern boundary of the site fronting onto North End Road; and



the provision of appropriate vehicle access into the site from North End Road which
incorporates pedestrian access along the eastern edge of the site, and a drop-off area for
cars bringing children to and from Yapton CE Primary School; and



the retention of public footpath (329) running through the southern part of the site and its
incorporation into the layout of the site; and



the retention of the public footpath (326) running diagonally through the site or its diversion
within the site and the incorporation of the eventual route into the layout of the site.
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Cinders Lane
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6.17 This land totals 2.04 hectares and is a former horticultural nursery site. Although not a
brownfield site, as defined in the NPPF, it is a site with buildings on it in varying states of repair.
To the east and south of the site is open farmland. To the north are some existing allotments
and the western boundary is formed by the back gardens of residential properties. Development
is considered to represent an acceptable extension to the existing settlement of Yapton although
any further development to the east is considered inappropriate because it would serve to
reduce the gap between Yapton and Ford settlements (although it should be noted that any such
development would be within Ford parish so is outside the jurisdiction of this Neighbourhood
Plan).
6.18 The site is adjacent to the existing built up area and access to the centre of the village for
pedestrians is straightforward using existing footpaths, being only a 700-metre walk.
6.19 Access by car is a potential issue as it would have to be via Cinders Lane which is a narrow track.
West Sussex County Council Highways Authority has commented that there will need to be some
improvement at the Cinders Lane/Bilsham Road junction in terms of widening and visibility.
Furthermore they considered that some narrowing along the access road would be acceptable as
long as there is sufficient space for vehicles to clear the highway when entering the site. These
issues would need to be resolved in order to ensure proper access in order that a development
scheme could be brought forward.
6.20 The site is currently classed as agricultural land and is grade 2 classification (based on DEFRA’s
agricultural land classification mapping). Therefore, whilst it is land of agricultural value it has
not been farmed for some time and the need to identify sites is considered to override the need
to protect this land. This is particularly the case when it is considered that this is a site
containing a number of buildings of poor quality.
6.21 The site is within an area that is assessed as having low to medium landscape capacity to
support development, therefore care must be taken in ensuring that the development does not
have an unacceptable impact on the surrounding countryside. However, the site does not extend
into the open countryside and the poor quality of built form on the site means that it should be a
priority for redevelopment, particularly given the lack of alternative sites within the village.
6.22 There are well-maintained and well-used allotments to the immediate north of the site. The
development of the site provides an opportunity for the owners of the site and the Parish Council
to discuss the potential extension of the allotment area into the northern part of the site, and
longer-term maintenance and allocation. There is also potential to locate the required publicly
accessible green space immediately adjacent either to the existing allotments or to any
allotments that are incorporated into the northern part of the site.
6.23 Accessible public open space will be required to be provided on this site to adopted Arun District
Council standards.
6.24 The site is considered to be suitable to accommodate approximately 60 dwellings. This density
reflects the size of the site and the capacity and alignment of Cinders Lane.
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Policy SA2: Cinders Lane
Planning permission will be granted for residential development on 2.04 hectares of land off
Cinders Lane subject to the following criteria:


the provision of a range of house types and in accordance with Policy H2 and Policy H3 of
this Plan; and



the provision of an appropriate accessible green space within the site; and



the provision of an appropriate access into the site from the junction of Cinders Lane and
Bilsham Road; and



the introduction of landscaping on both the eastern and southern boundaries of the site.

This
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7

ENVIRONMENT

7.1

Within the context of enabling sustainable growth, the Neighbourhood Plan seeks to preserve
the environment of the parish and Yapton village. Development will be directed away from
environmental resources of value and will be expected to minimise its impact on landscape,
biodiversity and heritage. In particular, the issue of flooding, which is of significant concern to
the community, will have to be appropriately mitigated by development. This will be achieved
by:


protecting agricultural land used in the process of food production;



protecting and maintaining existing green spaces of value to the community;



protecting natural habitats;



protecting the existing quality of landscape and encourage local biodiversity;



maintaining the village Conservation Areas and listed buildings; and



minimising the risk of fluvial, sea and surface water flooding.

Protection of high value agricultural land
Policy justification
7.2

The area surrounding Yapton is one of the main agricultural areas of South East England (see
Appendix 4). It plays a vital role in the growing and cultivation of food, both for the country’s
dinner plate and for the economy.

7.3

Over the plan period there are likely to be considerable threats to this from climate change and
specifically the rising price of oil. The result could be a lessening of our ‘food security’, namely
the ability to provide for the needs of our residents without having to rely on imports. Clearly we
already do this to a significant degree but the loss of our highest grade agricultural land would
further reduce our ability to maximise the proportion of our food that we grow ourselves. Arun
District Council’s ‘Soil and Agricultural Land Assessment Study’ (2013) identified that:

“West Sussex alone is [therefore] responsible for around 2% of the total UK
supply of fruit and vegetables, and any loss to development will be difficult
to absorb without the need for increased imports.”
7.4

The community of Yapton considers that it is vital to protect the agricultural land of quality that
there is in the parish. This is supported by national planning policy; paragraph 112 of the NPPF
states:

“Local planning authorities should take into account the economic and other
benefits of the best and most versatile agricultural land. Where significant
development of agricultural land is demonstrated to be necessary, local
planning authorities should seek to use areas of poorer quality land in
preference to that of a higher quality.”
7.5

Paragraph 143 of the NPPF goes on to refer to the importance of “safeguarding the long term
potential of best and most versatile agricultural land”.
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7.6

In Yapton parish, a significant proportion of existing agricultural land is Grade 1, with the
remainder being Grade 2 (see Appendix 4)5.

7.7

Protection of such land from development would create significant difficulty in addressing the
need to provide additional housing. However, the plan has sought to allocate sites that comply
with Policy E1 and can deliver the housing requirement in the emerging Arun Local Plan. As such
it is considered that further significant development of greenfield, high quality agricultural land
should be minimised.

Policy E1: Protection of high value agricultural land
Planning permission will be refused for development on grade 1 and grade 2 agricultural land
unless:


it involves the granting of planning permission for the development of the housing allocations
identified in this Plan (Policy SA1 and Policy SA2); or



it involves the granting of planning permission for any additional housing sites required by
Policy H1 to meet objectively assessed housing needs in the Plan area.

Protection and maintenance of existing green spaces of value
Policy justification
7.8

Under the NPPF, neighbourhood plans have the opportunity to designate Local Green Spaces
which are of particular importance to the local community. This will afford protection from
development other than in very special circumstances. Paragraph 77 of the NPPF says that Local
Green Spaces should only be designated:

7.9



“where the green space is in reasonably close proximity to the
community it serves;



where the green area is demonstrably special to a local community and
holds a particular local significance, for example because of its beauty,
historic significance, recreational value (including as a playing field),
tranquillity or richness of its wildlife; and



where the green area concerned is local in character and is not an
extensive tract of land.”

The following areas have been identified by the community as being of value to them and in
need of protection:

King George V Playing Field, Main Road
7.10

5

This is the main recreation area in Yapton village, providing a multi-use leisure facility for people
of all ages. It includes a children’s play area, large playing field which are used for formal sports
and also by dog walkers and other walkers, as well as the community centre and a large parking
area. The parking area provides overflow parking for those using the shops located on the south
side of Main Road.
This is based on DEFRA’s agricultural land classification mapping
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7.11

The playing field is the main area where people can meet in a recreational setting and take
exercise.

Tack Lee Road
7.12

This is large, grassed area of open ground fronting onto residential properties. It provides a play
space and meeting space for residents of this part of Yapton and visitors alike. In particular,
because it fronts onto the surrounding residential properties, it is a safe area for children to play
where they can still be watched by parents from inside the properties.

Foundry Road
7.13

The land at Foundry Road is similar to that at Tack Lee Road in that it is an open, grassed area
which is surrounded by residential properties and therefore used by the local residents, in
particular the local children. It is a safe environment for play.

Bilsham Road
7.14

Like Foundry Road and Tack Lee Road, the land at Bilsham Road (both north and south of
Loveys Road) is used as a play and recreation area by local residents. It is a smaller, narrower
grassed area so the nature of its use is different to the other areas. However, it represents an
important green open space for residents and is valued as much for the open feel it provides to
this part of Yapton village as it is for its recreational value.

Cinders Lane allotments
7.15

These allotments are the sole allotments in Yapton that are available for the local people to use 6.
They are fully utilised and there is considerable demand for increased space. They provide for
many in the community the opportunity to grow their own fruit and vegetables and to continue
the tradition of arable crop production on a local scale, thereby increasing self-sufficiency within
the community.

7.16

It is therefore considered important that all are protected from development.

Policy E2: Protection and maintenance of local green spaces
The following areas and as shown on the Proposals Map are designated as Local Green Spaces:


King George V Playing Field



Land at Tack Lee Road



Land at Foundry Road



Land at Bilsham Road



Cinders Lane allotments

Proposals for built development on these Local Green Spaces will not be permitted unless:


the proposal is of a limited nature and it can be clearly demonstrated that it is required to
enhance the role and function of an identified Local Green Space; or



the proposal would result in the development of local community infrastructure.

6

The other allotment site in Yapton is presently leased jointly to Clymping, Ford and Middleton-on-Sea Parish
Councils for use by their residents.
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Protection of natural habitats
Policy justification
7.17 There are a number of natural habitats within the parish of Yapton that could be affected by
development. It is fundamentally important that such habitats are not lost to the parish. Indeed,
the parish is rich in both flora and fauna and, as a rural community, the people of Yapton
recognise this and would not wish to see these habitats lost as a result of development.
7.18 It is therefore imperative that any potential harm arising from proposed development is, where
possible, avoided. It is not possible to avoid such harm, then it will be necessary to identify and
ensure that appropriate mitigation strategies are put in place. If it is not possible to put in place
the necessary mitigation, then development should not be permitted.
7.19 Well-designed developments should be able to properly establish the location of habitats and the
movement patterns of animals and wildlife such that development does not impact on these. The
relocation of any habitat should only be undertaken as a last resort when it is proven that a
scheme cannot be designed to accommodate them in their existing location (including
consideration of whether a reduced quantum of development would provide a solution). In order
to reduce the impact of any such relocation, this should be no further than 500 metres from the
current location and alternative locations should be identified in partnership with any appropriate
wildlife body operating in the area. Given the location of the site allocations on the edge or
outside the built up area boundary, this radius is considered to provide a reasonable area of
search for such provision.

Policy E3: Protection of natural habitats
Development proposals that would result in either the loss of or unacceptable harm to an
existing area of natural habitat will not be permitted unless:


proposed mitigation measures would result in an effective solution to ensure that the
integrity of the habitat continues after the implementation of the development; or



the development concerned identifies appropriate measures for the relocation of the existing
habitat to an appropriate area within 500 metres of the existing habitat and secures
appropriate management arrangements both for the relocation and subsequent monitoring
and aftercare.

Minimising the environmental impact of development
Policy justification
7.20 Yapton is not rich in landscape areas of recognised value but this does not mean that the
community of Yapton does not appreciate the value of the landscape that it has. Whilst much of
the land around Yapton village has been well-established for farming, there are examples of
small-scale features which are particularly distinct within this landscape. These include mature
trees, hedgerows and ponds. With such a flat topography, these features are particularly visible
within the wider landscape.
7.21 Such features should be retained as part of any development.
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Example of mature trees in
Yapton

Example of hedgerows in Yapton
village

A pond near to Yapton village

Policy E4: Minimising the environmental impact of development
Development will be expected to retain well-established features of the landscape, including
mature trees, species-rich hedgerows and ponds.
If there is significant loss of trees and shrubs as part of development, then new provision will be
expected elsewhere on the site.
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Retention and enhancement of biodiversity
Policy justification
7.22 Whilst there is a rich biodiversity present within Yapton Parish and it is important to protect and
retain this, the opportunity should be taken to enhance biodiversity where it is possible. On
larger scale developments – expected to be restricted to the proposed housing allocations – the
opportunity may arise to provide flood attenuation ponds. Not only do these address potential
issues of rainwater run-off from development but they provide new habitats for species to
colonise and potentially thrive in.
7.23 It is accepted that there may be more suitable alternatives to flood attenuation ponds in order to
address their principal objective of minimising runoff. These include other forms of Sustainable
Urban Drainage Systems (SUDS) or domestic rainwater management systems for smaller
developments. However, if there is an opportunity to provide a flood attenuation pond as a form
of SUDS then their provision as a means of providing additional benefits, will be supported.

Policy E5: Retention and enhancement of biodiversity
In order to retain and encourage biodiversity, flood attenuation ponds should, where possible, be
included in the design of development proposals and these should incorporate links and corridors
for wildlife. If this is not possible, then other forms of Sustainable Urban Drainage Systems
(SUDS) should be provided.
On smaller developments, domestic rainwater management systems may be included instead of
SUDS or flood attenuation ponds.
Provision of such features shall be designed to have adequate safety arrangements in order to
prevent risk of accidents to children.

Green infrastructure and development
Policy justification
7.24 It is considered important to seek to enhance the green infrastructure assets of the parish where
possible. Figure 7.1 shows the green infrastructure network within the parish, as identified in the
2012 Green Infrastructure Study7 and subsequently updated by Arun District Council. This
identifies biodiversity opportunity areas and the south-western tip of a strategic green
infrastructure corridor extending into Bognor Regis. All of these features are on the edge of the
parish, away from the main settlement.

7

Land Use Consultants (2012) Arun Green Infrastructure Study, prepared for Arun District Council
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Figure 7.1: Yapton Parish Green Infrastructure Network

Source: Arun District Council

7.25 It is therefore important that the green infrastructure assets of the parish are maximised and
made properly accessible. Development proposals are encouraged to facilitate improved
connectivity between wildlife areas and green spaces that are used by the community.

Policy E6: Green infrastructure and development
Proposals that seek to improve the connectivity between wildlife areas and green spaces will be
encouraged in order to enhance the green infrastructure of the parish.

Protection of allotments
Policy justification
7.26 The existing allotment spaces in Yapton at Cinders Lane are of importance to the local
community. Being in an area of high food production and fertile soils means that the community
values its ability to grow its own food and be more self-sufficient. This has been heightened by
the steady loss of arable land to alternative uses in the wider area over the past twenty years.
This is one of the reasons why Policy SA2 provides the potential for further allotment provision at
Cinders Lane.
7.27 The community wishes to protect against the potential loss of these valuable community assets
to redevelopment. It is considered that, if any of these allotments were proposed for
redevelopment, then they could be re-provided. However, if such provision were to be
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acceptable to the community then any new facility must provide at least the same quality of
facilities in an equally accessible location. Indeed, the location of allotment space is highly
sensitive because many allotment holders wish to walk to their allotments but also have
gardening equipment with them so the journey must be short. Another factor is that often there
is insufficient parking at such facilities so if most allotment holders drove, this could result in
inappropriate and unsafe on-street parking.
7.28 Developers intending to bring forward planning applications for such alternative allotments are
encouraged to discuss their proposals beforehand with Yapton Parish Council.

Policy E7: Protection of allotment space
Proposals that would result in the loss of all or part of existing allotment spaces will not be
permitted unless alternative and equivalent allotment space is provided.
Alternative allotment provision proposed as part of such proposals will be required to meet the
following criteria:


the scale of the alternative site must be of an equivalent scale to the existing allotment
provision; and



the quality of the alternative site must be of equivalent standard in terms of layout and soil
character to the exiting allotment provision; and



the location of the alternative provision must be generally accessible by foot and within or
adjacent to the built-up area of the village.

Protection of Conservation Area, Listed Buildings and Buildings or
Structures of Character
Policy justification
7.29 There are 33 listed buildings within the parish of Yapton (a full list is shown in Appendix 1). The
majority of these are within the two conservation areas within Yapton village. In addition, part of
Flansham hamlet is within the parish and this is the oldest hamlet in Arun district, albeit not a
conservation area.
7.30 Yapton’s residents consider it of significance that Yapton village has such areas of protection for
its heritage. This principle extends to Flansham as a place of considerable heritage value, albeit
not currently afforded the formal protection of a conservation area.
7.31 The heritage of Yapton village is significant and some of the listed buildings and structures are
particular highlights. These include:


Former canal bridge, The Pines – Built around 1820 to form part of the Portsmouth and
Arundel Canal, but abandoned in the mid-nineteenth century. It is believed to be the only
complete original surviving structure remaining of the canal.
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 St Marys Church – This is an unrestored medieval church. The nave and tower date back to
the twelfth century and the chancel from the thirteenth century.

 Flint walling – There are several examples of large flint walls which flank properties and the
main roads.
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7.32 One of the most valued heritage features in Yapton is the old Portsmouth to Arundel Canal.
Whilst not immediately obvious as to its location, the existing canal bed can be observed running
through the parish. It is considered vital that this is protected from any damage as a result of
development. The remaining structures and formation of the Canal should therefore be
preserved and where possible enhanced as they make an important contribution to the history of
Yapton and the surrounding area.
7.33 It is particularly important that development does not have an unacceptable impact on either the
setting of any listed building or the conservation areas generally.
7.34 In addition, a number of buildings or structures of character have been identified and are
included in an Arun District Council Supplementary Planning Document (SPD), adopted in 2005.
The full list of these buildings and structures is included in Appendix 2. There will be a strong
presumption against the loss of these buildings and developments which would result in this will
be refused.

Policy E8: Conservation Areas
Within the Church Lane and Main Road/Church Road conservation areas development proposals
will be required to preserve or enhance the character of those areas. Development proposals and
extensions and alterations to existing buildings and structures will be expected to:


be suitably designed for the context within which they are set; and



ensure that the scale and massing of buildings relate sympathetically to the surrounding
area; and



use traditional and vernacular building materials to respect the context of the development
concerned.

Policy E9: Listed Buildings and Buildings or Structures of Character
Planning permission will not be granted for development that would result in the loss of either
listed buildings, or the buildings or structures of character set out in Appendix 1 and Appendix 2
of the Plan.

Policy E10: The Former Portsmouth and Arundel Canal
Proposals that would result in the loss of the remaining structures and/or visible features of the
former Portsmouth and Arundel Canal will not be permitted.
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Minimising the impact of flooding from development
Policy justification
7.35 Whilst there are no areas proposed for development which are likely to be at risk from flooding,
i.e. in Flood Zones 2, 3a or 3b, this does not mean that new development cannot create localised
flooding impacts. The community of Yapton has identified several examples of development
which has been assessed by the strategic flood authorities to have no impacts in terms of
flooding yet, when completed and occupied, have created local flood events that have
detrimentally affected the new residents and those in the immediate surrounding area.
7.36 Development will therefore have to ensure that it minimises the potential for all types of flooding
event. This can be through a range of flood mitigation measures, both for the scheme as a
whole and for individual buildings.
7.37 Additionally, it is not acceptable for new development to require measures that could worsen
flooding impacts elsewhere, such as the loss of open watercourses. The creation of new culverts
will not be viewed favourably as it is consistently observed that developments which do so serve
to increase the prospects of localised flooding.
7.38 Positive actions to reduce flooding across the parish will be welcomed. For example, where there
are existing culverts and development creates the opportunity to open these up, then proposing
to do so will likely result in reduced risks of localised flooding, therefore will be viewed
favourably.

Policy E11: Minimising the impact of flooding from development
Development proposals will be expected to:


be designed and constructed to minimise the overall level of flood risk within the parish; and



provide appropriate surface water drainage; and



open existing culverts where practicable.

Development will not be permitted in flood attenuation areas where that development would
reduce the ability of these areas to alleviate flooding.
Proposals that would create new culverts (unless essential to the provision of access to water
systems) will not be permitted.
Proposals that would result in the loss of open watercourses will not be permitted.
Any new development must have adequate receiving surface water drainage, i.e. drains, culverts
and definable water courses, under Environment Agency and Local Authority control.
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8

BUSINESS AND EMPLOYMENT

8.1

One of the main objectives of the NPPF is to build a strong, competitive economy. In more rural
areas, the aim is equally to support a prosperous economy as part of that. It states that, “local
and neighbourhood plans should:

8.2



support the sustainable growth and expansion of all types of business and
enterprise in rural areas, both through conversion of existing buildings and
well-designed new buildings;



promote the development and diversification of agricultural and other landbased rural businesses;



support sustainable rural tourism and leisure developments that benefit
businesses in rural areas, communities and visitors, and which respect the
character of the countryside. This should include supporting the provision
and expansion of tourist and visitor facilities in appropriate locations where
identified needs are not met by existing facilities in rural service centres; and



promote the retention and development of local services and community
facilities in villages, such as local shops, meeting places, sports venues,
cultural buildings, public houses and places of worship.

The community of Yapton – both residents and existing businesses - considers that the first and
last of these objectives are the most important. Equally though, there is an important balance
that the Neighbourhood Plan seeks to achieve. It wishes to encourage the growth of appropriate
commercial activities which create jobs for local people; for many this may be through home
working and the need for improved access to high speed broadband rather than the provision of
new facilities for businesses to occupy. However, it also wishes to ensure that larger scale
commercial activity which creates the movement of heavy goods vehicle traffic does not have an
unacceptable impact on the amenity of the village. This will be achieved by:


protecting existing commercial premises from change of use where the existing businesses
are of demonstrable benefit to the community (i.e. they create jobs which are capable of
being accessed by the local workforce and/or they provide day-to-day services which are
required by the local community);



minimising the growth of commercial uses which increase commercial traffic movements
through the village; and



encouraging the delivery of high speed broadband to the parish (which also reflects the
NPPF requirement to support high quality communications infrastructure).

Protection of existing commercial premises or land
Policy justification
8.3

Yapton has a small business base and it is important that this is protected. Away from Yapton
there are limited employment opportunities in the surrounding villages and the large proportion
of employment opportunities are in Bognor Regis, Littlehampton or beyond. Whilst there are
opportunities to commute by non-car modes, inevitably the majority of people working away
from Yapton will do so by car. The protection of local employment opportunities will not only
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provide greater prospects for local people to access jobs but will ensure that these are
sustainable in terms of the patterns of commuting that they generate.
8.4

The Plan considered that it is important to protect the stock of commercial property in the
parish. To do so, it is necessary to restrict the demolition or conversion of existing commercial
premises (A- and B-class uses) for non-commercial purposes. Only if it is clearly demonstrated
that there is little prospect of the existing building or land being used for employment-generating
purposes can this be permitted.

8.5

In order therefore to demonstrate that commercial land or property can be redeveloped for noncommercial uses, the land or buildings must not have been in active use for at least twelve
months and it must be clear that there is little or no prospect of the premises or land being
reoccupied by an employment-generating user in the future. This must be demonstrated by a
sustained marketing campaign lasting at least six months, undertaken through an appropriate
commercial agent. This must show that all reasonable steps have been taken to market the
property and that there has been no interest from a credible party.

Policy BE1: Protection of existing commercial premises or land
There will be a strong presumption against the loss of commercial premises or land which
provides employment or future potential employment opportunities. Applications for a change of
use to an activity that does not provide employment opportunities will only be permitted if it can
be demonstrated that:


the commercial premises or land in question has not been in active use for at least 12
months; and



the commercial premises or land in question has no potential for either reoccupation or
redevelopment for employment generating uses and as demonstrated through the results
both of a full valuation report and a marketing campaign lasting for a continuous period of at
least six months.

High speed broadband
Policy justification
8.6

The modern economy is changing and increasingly needs good communications infrastructure as
a basic requirement. The 2011 Census highlights how people are working differently to a
generation ago – in Yapton parish, 4% of people work from home and 17% are self-employed.
Of these self-employed people, 13% have no employees so effectively work for themselves with
no support. Commonly this is in service activities that simply require access to a computer and a
broadband connection.

8.7

The need for high speed broadband to serve Yapton is therefore paramount. Broadband speeds
are reported by residents to be poor and it is therefore a fundamental constraint to the
continuing expansion of self-employed activity for those working from home or from a small
office.

8.8

Government has recognised that there is a significant gap in availability of basic and superfast
broadband, particularly in rural areas where British Telecom (BT) and other national providers
have not invested in upgrades to the network and have allocated £530m through the Broadband
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Delivery UK (BDUK) programme to deliver superfast broadband to 90% of premises by 2015 and
have recently allocated an additional £250m to increase coverage to 95% of premises by 2017
and 99% by 2018.
8.9

However, as the commitment is for upgrades for 90% of premises, not all properties in Yapton
will receive this by 2015 and may have to wait until 2018 or beyond before they receive access
to superfast broadband without additional local authority intervention.

8.10 Whilst BT has an obligation to provide a landline to every household in the UK and developers
are expected to want to facilitate high speed broadband provision otherwise their developments
will be substantially less marketable, there have been instances where developers have not
contacted BT early enough in the process for fibre and ducting to be laid, or they have a national
agreement with a cable provider that is not active in the area, leaving new housing
developments with little or no connections.

Policy BE2: High speed broadband
On sites allocated for residential development in the Plan all new properties should be served by
a superfast broadband (fibre optic) connection installed on an open access basis. Elsewhere in
the Plan area all other new buildings should be served with this standard of connection when
available unless it can be demonstrated through consultation with British Telecom that this would
not be either possible, practical or economically viable.
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9

RESIDENTIAL PARKING STANDARDS

9.1

It is a concern of the community that all new dwellings should have sufficient off-road parking
spaces to cater for the residents of those dwellings. This is based on experience of existing
dwellings and the amount of on-street parking.

Policy justification
9.2

Recent developments in Yapton have provided insufficient off-street parking for the number of
cars owned by those occupying the dwellings. As a result, there are high levels of on-street
parking which make it difficult for vehicles to pass, particularly emergency vehicles. It also makes
it more dangerous for pedestrians who have to cross the road between parked cars.

9.3

Section 2 showed that Yapton parish has high levels of car ownership, well above the district and
county average. It is therefore appropriate to impose minimum off-road parking standards for
any new development.

9.4

The density of dwelling numbers on the allocated sites in Policies SA1 to SA2 is such that this is
considered to be possible with well-designed proposals.

Policy PK1: Parking standards for new residential development
For all new residential developments, the following minimum standards shall apply for the
provision of off-road parking:
- 1-bed house/flat

1 off-road car parking space

- 2-bed house/flat

2 off-road car parking spaces

- 3-bed house/flat

2 off-road car parking spaces

- 4-bed house/flat

3 off-road car parking spaces

- 5+ bed house/flat

4 off-road car parking spaces
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10 KEY SERVICES
10.1 The value of key services such as healthcare, emergency services and community facilities is
paramount in a rural community such as Yapton. The Neighbourhood Plan seeks to ensure that
these services are protected and, where possible, enhanced in order to address the needs of
growth. This will be achieved by:


maintaining existing medical and pharmacy facilities within the village;



maintaining existing community facilities for all ages to promote a thriving village; and



meeting the needs of the emergency services.

Maintaining existing health and pharmacy services
Policy justification
10.2 The current medical facilities – the two GP surgeries and the pharmacy (contained within the
Yew Tree Surgery) – are vital to the village. As has already been identified, Yapton has an
ageing population for many of whom regular access to GP services is a necessity.
10.3 For all of these facilities, the ability to park close by has been cited by the community as being of
paramount importance. Whilst the Neighbourhood Plan seeks to maximise sustainability by
minimising the need to travel, for those needing medical services it is not often possible to travel
on foot or by bicycle.
10.4 Therefore, if there were any plans to relocate either surgery or the pharmacy within the village,
they must provide adequate parking and not cause unacceptable levels of congestion during
peak periods (most commonly school drop-off and pick-up times).

Policy KS1: Maintaining existing health and pharmacy services
Proposals for new and/or improved health and pharmacy services will be supported subject to
the following criteria:


the proposal would not have significant harmful impacts on the amenities of surrounding
residents and other activities; and



the proposal would not have significant harmful impacts on the surrounding local
environment; and



the proposal would not have unacceptable impacts on the local road network; and



the proposal would provide appropriate car parking facilities; and



the proposal is located within or immediately adjacent to the built up area boundary as
defined in Policy BB1.

Retention of community facilities
Policy justification
10.5 The community facilities within Yapton are an important lifeline for many of its residents. This
enables a range of activities and services to be run which are important for people’s wellbeing.
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The Neighbourhood Plan process did not identify any significant need for new community
facilities but it did reinforce the importance of protecting what Yapton has. Therefore, the loss of
an existing community facility to an alternative use will be strongly resisted. It may be possible
for the community facility in question to be re-provided as part of a proposed development.
However, this would have to provide the facility to at least the size and standard that it
previously was and must be provided upfront as part of any development. This ensures that
there is not a lengthy period between the demolition of the existing facility and its re-provision.
The issue of the phasing arrangements between the availability of a new facility and the closure
of the existing facility and the associated redevelopment of the site will be expected to be
addressed either in a unilateral undertaking or a Section 106 agreement.

Policy KS2: Retention of community facilities
Proposals that would result in the loss of community facilities will not be supported. Proposals for
new and/or improved community facilities will be supported subject to the following criteria:


the proposal would not have significant harmful impacts on the amenities of surrounding
residents and other activities; and



the proposal would not have significant harmful impacts on the surrounding local
environment; and



the proposal would not have unacceptable impacts on the local road network; and



the proposal would provide appropriate car parking facilities; and



the proposal is located within or immediately adjacent to the built up area boundary as
defined in Policy BB1.

Proposals for the provision of a replacement community facility linked to the redevelopment of
its existing site will be required to demonstrate that the replacement facility is made available
before the closure of the existing facility.
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11 NON-LAND USE ACTIONS
Flansham Conservation Area
11.1 The hamlet of Flansham, in the south part of the parish, is the oldest settlement in the district. It
occupies slightly rising ground, together with Hoe Farmhouse to the northwest; the nearness of
brookland suggests that the second element of the name is 'meadow' (hamm) rather than
'settlement' (ham), as also perhaps at Felpham. A late Bronze Age 'founder's hoard' from Hoe
Lane possibly indicates occupation and there is evidence for Roman settlement. About 1844
there were 12 dwellings loosely scattered around a junction of three lanes and in 1898 two
farms and 14 cottages. Several new houses and bungalows, some large, were built after c. 1910,
chiefly at the west end. Though the hamlet's nearness to the Bognor-London road was stressed
when Flansham farm was advertised for sale in 1837, by the mid-twentieth century it was
notable for its seclusion and rural aspect despite close proximity to the edge of Bognor's built-up
area. Elms grew so thickly in the 1940s as to render part of Hoe Lane virtually a tunnel in
summer. Two working farms remained in the hamlet in 1992, though some outbuildings had
been converted by then to residential use or offices.
11.2 Flansham is considered to merit designation as a Conservation Area or as an Area of Special
Character. Such a designation will be strongly supported.
11.3 The importance of preserving the existing infrastructure serving a rural village such as Yapton
cannot be understated.
11.4 Development must add positively to this infrastructure and not create unacceptable burdens on
the existing network. This will be achieved by:


minimising the impact of commercial traffic movements through the village;



encouraging the use of public transport and retaining and strengthening existing bus
services;



reducing congestion outside Yapton CE Primary School; and



promoting, maintaining and extending the network of existing cycle paths, footpaths and
pavements.

Public transport
11.5 Currently there are two bus routes directly serving Yapton. The Stagecoach 700 Coastliner
service route operates all week and goes from Littlehampton through Yapton to Bognor Regis
and Chichester with connections from there to Portsmouth. Connections to Arundel and Brighton
are available from Littlehampton. The Compass 66 route connects Yapton with Bognor Regis via
Walberton, Barnham, Westergate and Shripney between Monday and Saturday with no service
on Sunday.
11.6 Whilst this represents a reasonably good level of service for a rural community, such a service is
a lifeline to many in Yapton – 12% of households in the parish do not have access to a car
(source: 2011 Census), a total of 180 households. Therefore, if the service was to be reduced or
withdrawn, it would have a significant impact on the community. The present economic climate
has shown how expensive it is to run rural bus services and significant numbers have been
withdrawn since 2008.
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11.7 It is therefore important that all efforts are made to support the existing bus services but also to
ensure that this does not result in increased fares. This can be effectively achieved by increasing
patronage through improvements to information, such as real time passenger information at bus
stops.
11.8 Developer contributions from development can be used to contribute towards addressing these
issues. This could either be achieved through a Section 106 agreement or through contributions
secured through CIL.

Reduction of congestion outside Yapton CE Primary School
11.9 The community of Yapton has repeatedly raised concerns regarding the congestion outside
Yapton CE Primary School during school pick-up and drop-off times. In particular this causes
concerns over safety, with many cars parked inappropriately and large numbers of children
trying to cross the road between these parked cars.
11.10 Currently no solution has been found but the allocation for development of land to the north of
the school (Policy SA1) may provide the opportunity for a drop-off point. Equally the Parish
Council is committed to exploring all options in partnership with West Sussex County Council (the
education and highways authority).

11.11 Yapton Parish Council will work with the education and highways authorities to find solutions
which reduce congestion on North End Road outside Yapton CE Primary School.
11.12 If necessary, developer contributions will be used to contribute towards the cost of providing for
any physical infrastructure solutions.
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Access by non-vehicular modes
11.13 A significant proportion of the movement in and around Yapton is undertaken by non-car modes,
i.e. on foot or by bicycle. The village is of a scale that makes movement by such modes a logical
choice. Equally though, the ability to access the open countryside away from the village is
important. As shown in Figure 7.1, there is a significant network of footpaths and, to a lesser
extent, cyclepaths serving the parish.
11.14 It is important that new development is designed carefully to ensure that new properties have
good access, both to the village and to the open countryside, by non-car modes. Whilst cycle
routes are designated through the village, these do not provide dedicated space for cyclists, so
do not, of themselves, encourage an increase in cycle usage.
11.15 A dedicated network of cycle paths is therefore sought. Whilst this cannot be comprehensive, it
is considered that the main routes should, where possible, provide cycle paths. The most
important of these is considered to be the route along the B2233 Main Road between the
roundabout at the B2132 North End Road and the main shopping area opposite the King George
V Playing Field. Contributions from development will be sought, where possible, to address the
funding needs of providing such a route.
11.16 The Community Survey demonstrated that people were particularly interested in footpaths, these
providing access into the countryside particularly from Yapton village. Over 50% of the people
surveyed considered that there were not enough footpaths and safe pavements in Yapton.
11.17 One particular issue is the design of pavements that are not wide enough for people to walk two
abreast. This tends to reduce the attractiveness of the pavement, particularly for those with
pushchairs and young children because it also means that vehicular traffic is closer to the
pedestrians. The community also noted that the condition of some existing pavements was very
poor, which is a general action for the Parish Council and the community to lobby West Sussex
County Council about.
11.18 Developments must therefore be encouraged to think of the pedestrian as the main user and
ensure that pavements are wide enough to accommodate two people.

Maintaining existing health and pharmacy services
11.19 The loss of any medical facilities in the parish will be strongly resisted.
11.20 With the nearest NHS dentist located in either Barnham or Middleton-on-Sea, any plans for a
new NHS dental surgery within the village will be strongly supported.
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GLOSSARY
 Affordable housing - Social rented, affordable rented and intermediate housing, provided to
eligible households whose needs are not met by the market
 Community Infrastructure Levy (CIL) – a fixed, non-negotiable contribution that must be
made by new development. It is chargeable on each net additional square metre of development
built and is set by Arun District Council.
 Adopted Local Plan – the planning policy document adopted by Arun District Council in 2003,
covering Yapton parish. This addresses strategic planning matters and the Yapton
Neighbourhood Plan, as required by the National Planning Policy Framework, must be in general
conformity with the adopted Local Plan.
 Emerging Local Plan – the planning policy document being produced by Arun District Council
that will eventually supercede the adopted Arun Local Plan. Whilst the Yapton Neighbourhood
Plan does not technically have to be in conformity with the emerging Local Plan, it is important
that it has due regard to its contents and what it is proposing.
 Intermediate tenure housing - Homes for sale and rent provided at a cost above social rent,
but below market levels subject to the criteria in the Affordable Housing definition above. These
can include shared equity (shared ownership and equity loans), other low cost homes for sale
and intermediate rent, but not affordable rented housing.
 Lifetime Homes - dwellings that incorporate 16 design criteria which can be universally applied
to new homes at minimal cost. Each design feature adds to the comfort and convenience of the
home and supports the changing needs of individuals and families at different stages of life. In
particular, it ensures that many disabled or older people are able to live within their own home
as opposed to a care setting.
 National Planning Policy Framework (NPPF) – the national planning policy document which
sets out the Government’s planning policies for England and how these are expected to be
applied.
 Social rented housing - Housing owned by local authorities and private registered providers
for which guideline target rents are determined through the national rent regime.
 Strategic Housing Land Availability Assessment (SHLAA) – an evidence base exercise
undertaken by all local authorities to determine the amount of land that has theoretical potential
for housing development. All sites put forward are considered for their availability, suitability and
deliverability for housing. If a site addresses all of these requirements then it is considered to
have theoretical potential for housing development; however this does not mean that the site
will be brought forward for development or that a planning application will be granted planning
permission. All sites for consideration are collated through a ‘Call for Sites’ exercise which invites
anyone to put forward land for consideration through the SHLAA process.
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Listed buildings
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Location

Grading

Address

Reason for Listing

Burndell
Road

II

19 Burndell
Road

C18 cottage. Two storeys. Two windows. Faced with flints
with brick dressings, quoins and modillion eaves cornice, all
now painted. Hipped thatched roof. Casement windows.

Berri Court

II

Church Road

C18. Two storeys and attic. Five windows. Two dormers.
Stuccoed. Stringcourse. Eaves cornice. Tiled roof. Glazing
bars intact. Doorway with pilasters and pediment.

Bilsham
Manor

II

Bilsham Lane

Two sections. North wing C17. Two storeys. Four windows.
Red brick, covered with ivy. Tiled roof. Casement windows.
South wing C18 and of higher elevation. Two storeys. Three
windows. Stuccoed, covered with ivy. Slate roof. Sash with
glazing bars. Porch with flat head.

Bonham’s
Barn

II

B2233

An intact mid C18 barn reusing some earlier timbers with two
attached early lean-to's, one a cart shed the other reputed to
have been a horse-powered 'engine house' for threshing
corn. It has group value with the former farmhouse.

Bonham’s

II

Hoe Lane

Two parallel ranges. East range dated 1727. Two storeys.
Seven windows. Faced with knapped flints with red brick
dressings and quoins. Tiled roof. Modern casement windows.
C19 gabled porch. Stone with the date 1727 and the initials
B. W. S.

Bonham’s
Farmhouse

II

B2233

Early C19. Two storeys. Three windows. Stuccoed. Long and
short quoins. Slate roof. Glazing bars intact. Porch with iron
columns and tent-shaped canopy. C19 addition on ground
floor only to the west comprising one bay of three windows.

Church
House

II

Church Lane

Early C19. Two storeys. Five windows. Stuccoed. Eaves
cornice. Hipped slate roof. Windows with Venetian shutters
and glazing bars intact on first floor only. Doorway with flat
hood on brackets and door of six fielded panels.

Coachman’s
Cottage

II

Church Lane

C16 timber-framed building with painted brick infilling and
diagonal braces on first floor. Thatched roof. Casement
windows. Two storeys. Three windows.

Dyers Croft

II

Main Road

1938-9 in Arts and Crafts style similar to work of the architect
Baillie Scott. Built of painted textured brickwork, tile hanging
and thatched roof with 2 brick chimney stacks. The property
is angled to take maximum advantage of the south facing
garden front rather in the manner of an Edwardian 'Butterfly'
house.

Flansham
Farmhouse

II

Hoe Lane

Two parallel ranges. West range C18. Two storeys. Four
windows. Faced with squared knapped flints with red brick
dressings and quoins. Mansarded tiled roof. Glazing bars
intact. Outer windows twin windows. East range early C19,
stuccoed, with slate roof.
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Location

Grading

Address

Reason for Listing

Flansham
Manor North
Manor

II

Hoe Lane

One building. The north end (North Manor) is timber-framed
with plaster infilling but has the date 1704 on it. Ground floor
projection in flints in front of it. The remainder of the building
(Flansham Manor) is C18 and faced with squared knapped
flints with dressing, quoins, flush stringcourse and eaves
cornice of red brick. Central projection on first floor, weatherboarded and supported on wooden columns which form a
porch. Tiled roof. Casement windows. Two storeys. Six
windows in all.

Hobbs
Farmhouse

II

Bilsham Road

C18. Two storeys. Three windows. Stuccoed. Tiled roof.
Glazing bars intact. Modern gabled porch.

Laburnham
Cottage

II

B2132

L-shaped building. C18, much altered since. Two storeys.
Four windows. Red brick, south fronted stuccoed. Tiled roof.
Casement windows. Gabled projection at east end.

Manorial
Dovecote at
Church Farm

II

Church Road

Dove cote. C17.

Oak Bay

II

Hoe Lane

Originally two cottages. C18 or earlier. Two storeys. Two
storeys. Six windows. Faced with flints with red brick
dressings and quoins, all once painted. Hipped thatched roof.
Casement windows.

Old Barn
House

II

Hoe Lane

C18 barn converted into a house. Single storey. Faced with
flints with red brick quoins. Hipped thatched roof. Former
wagon entrance on east side with pentice to north and south
of it. Modern windows.

Old Bilsham
Farmhouse

II

Bilsham Lane

L-shaped building, probably two cottages originally. C18. Two
storeys and attic. Four windows. Two C19 gabled dormers.
Faced with knapped flints with red brick dressings, quoins
and stringcourse. Tiled roof. Casement windows.

Old Canal
Bridge

II

The Pines

Former canal bridge C1820. Brick, mostly Flemish bond.
Single arch humped back bridge with parapets and retaining
walls. A substantial structural survival of the former
Portsmouth and Arundel Canal built between 1817 and 1823,
abandoned in mid C19. Believed to be only surviving
structure remaining of the canal.

Park Lodge

II

Church Lane

Early C19. Two storeys. Four windows. Stuccoed. Slate roof.
Two C19 bays three windows each on ground floor. Glazing
bars intact in the other windows. Doric porch between the
bays.

Rose
Cottage

II

Church Road

C18. Two storeys. Two windows. Faced with flints with brick
dressings and quoins, all now painted. Slate roof, turnerised.
Casement windows. Modern addition to east.

iii

Yapton Neighbourhood Plan
Referendum Version

Location

Grading

Address

Reason for Listing

Stakers
Farmhouse

II

B2132

Early C19. Two storeys and attic. Three windows. Two
dormers. Stuccoed. Stringcourse. Tiled roof. Glazing bars
intact. Later C19 square stuccoed porch.

The Chapel

II

Bilsham Lane

A C14 chapel, formerly used as a store-shed, now restored
and converted into a house. Two storeys. Four windows.
Faced with flints with red brick dressings and quoins Tiled
roof. Modern windows, except one C15 pointed window of
two lights in east wall.

The
Homestead

II

The Croft

House with attached outbuildings. Dated 1734 but possible
earlier core, extended in C19. Brick, covered in roughcast
with tiled roof with end brick chimneystacks.

The Old
Cottage

II

B2132

C18. Two storeys. Two windows. Stuccoed. Tiled roof.
Casement windows in moulded architrave surround. Modern
gabled porch.

The Old
Malthouse

II

B2233

C17. Two storeys. Three windows. Painted brick. Modillion
eaves cornice. Tiled roof. Casement windows. C19 stuccoed
porch.

Parish
Church of St
Mary

I

Church Road

Chancel, nave with aisles and tower to the south west of the
nave. Nave and tower C12. The nave has lean-to roofs with
later dormer windows inserted. The tower has red brick
buttresses and a hipped shingled roof. Chancel C13. Very
attractive unrestored medieval church.

Shoulder of
Mutton Inn

II

Main Road

C18. Two storeys. Three windows. Painted brick. Modillion
eaves cornice. Tiled roof. Glazing bars missing. Doorway with
pilasters and pediment. Ground floor addition to west with
similar doorway

The
Thatched
Cottage

II

B2132

C18. Two storeys. Two windows. Faced with knapped flints
with red brick dressings and quoins. Thatched roof.
Casement windows.

The Twelfth
of Never

II

Church Lane

C18 cottage. Two storeys. Two windows. Faced with flints
with brick dressings and quoins, all now painted. Thatched
roof. Casement windows.

Walls to
Dyers Croft

II

Main Road

Garden wall 1938-9. Built of carved sandstone rubble. Almost
6 feet high with triangular stone coping. To the west are 2
circular taller sandstone rubble gatepiers and a further pair to
the south linked by sections of walling and with wrought iron
gate.

Willow
Cottage

II

Church Road

-shaped cottage. C18 or earlier. Two storeys. Two windows.
Red brick, south front stuccoed. Steeply-pitched tiled roof.
Casement windows.

Yapton

II

B2233

Dated 1861. The church and the school or hall form an L.
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Location

Grading

Address

Evangelical
Free Church
and School/
Hall
attached
Yew Tree
House

Reason for Listing
One storey. Five windows. Faced with flints with stuccoed
dressings and quoins. Slate roof. Narrow round-headed
windows. The school or hall wing to the west has a gabled
central projection with a larger window of two lights.

II

B2132

Early C19. Two storeys and attic. Three windows. Two
dormers. Stuccoed. Stringcourse. Eaves cornice. Slate roof.
Glazing bars intact. Later C19 square porch.
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Character

List of Buildings or Structures of
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Buildings or Structures of Character
Supplementary Planning Document (SPD)
The ‘Buildings or Structures of Character (Local List)’ SPD was adopted by Arun District Council in
2005. It provides a district-wide ‘local list’ and additional information regarding buildings or structures
of character within the district. The SPD is non-statutory but will be a material consideration that Arun
District Council will take into account when considering planning applications (Policy GEN22 of the
adopted Arun Local Plan 2003). For the purposes of the Yapton Neighbourhood Plan, the information
in the SPD becomes policy when determining planning applications within Yapton parish.
Policy GEN22 – “Planning permission will not be granted for development resulting in the loss of
existing buildings and structures of interest and importance which are attractive in their own right or
which contribute to the character and appearance of an area.”
allocation
3
4
√
√
√
√

5
√
√

√
√
√
√
√

√
√
√
√
√

√
√
√
√
√

√
√
√
√
√

Little Orchard
Hazel Cottage
1 Lilac Cottage
2 Lilac Cottage
3 Lilac Cottage

√
√
√
√
√

√
√
√
√
√

√
√
√
√
√

√
√
√
√
√

Church Road

Jonathan Cottage
The Old Bakery
The Old Forge
Pound Cottage East
Pound Cottage West
Sunnyside
Grove Lodge
Church Cottage

√
√
√
√
√
√
√
√

√
√
√
√
√
√
√
√

√
√
√
√
√
√
√
√

√
√
√
√
√
√
√
√

Main Road

Cornerways
St Giles Cottage
The Cottage
Cosy Cottage
3 Tillington Cottage
4 Tillington Cottage

√
√
√
√
√
√

√
√
√
√
√
√

√
√
√
√
√
√

√
√
√
√
√
√

North End Road

The Olive Branch
Yapton Lodge
Hawthorn House (part of Yew Tree
Nursing Home (excludes extension)

√
√
√

√
√
√

√
√
√

√
√
√

Location
Bilsham Road

Address
84 Bilsham Road
85 Bilsham Road

Burndell Road

3 Northwood Cottages
4 Northwood Cottages
Ferndale House
Chilgrove Cottage
Ferndale Cottage

Church Lane

1

Criteria
2
√
√
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Criteria
The criteria for the selection of buildings or structures of character are as follows:
1.

Building of outstanding design, detailing, appearance or special interest because of the use of
materials

2.

Buildings which are extremely good examples of traditional or established style, or unusual
type

3.

In special cases, buildings or structures which contribute towards the local landscape or have
important historical associations

4.

All buildings must be largely intact and not adversely affected by later extensions or
alterations

5.

Preferably, although not exclusively, they should make a positive contribution to their
surrounding or the street scene
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Appendix 3

Full text of Neighbourhood Plan policies
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Below is the wording of each of the Neighbourhood Plan polices. In the main body of the
Neighbourhood Plan this policy wording is supported by justification for the policy in question and an
explanation of what it is seeking to achieve. It is advisable that, in order to understand the full
context for any individual policy, it is read in conjunction with the supporting text.

Policy BB1: Built-up Area Boundary
The development of Yapton village shall be focused within the built-up area boundary as identified in
the plan.
Development proposals will be supported within the built-up area boundary subject to compliance
with other policies in the development plan.
Development proposals outside the built-up area boundary will not be permitted unless:





they represent proposals to deliver the site allocations (policies SA1 and SA2); or
they relate to necessary utilities infrastructure and where no reasonable alternative location is
available; or
they relate to additional allocations for housing land in accordance with policy H1; or
they propose new or relocated health or community facilities in accordance with policies KS1 and
KS2.

Policy H1: Housing requirement
The minimum housing requirement for Yapton over the period 2014 to 2029 will be established by
the emerging Arun Local Plan. An additional buffer of 20% over and above the minimum housing
requirement will be permitted to allow for flexibility and consumer choice.
The neighbourhood plan identifies allocations to accommodate growth (policies SA1 and SA2). In
addition to these allocations, infill development will be considered acceptable within the built up area,
subject to the provisions of policy BB1 and other material planning considerations. Additional
allocations will be made if the emerging Arun Local Plan requires such action or if the identified
housing sites do not proceed.
New housing development will be required to ensure that local infrastructure is provided and/or
improved in relation to the size and scale of the development proposed. This requirement will apply
to all infrastructure, and with particular attention to education provision and flood prevention (fluvial,
sea and surface water).
Any development that would result in the additional 20% buffer being exceeded will only be
permitted if it can be demonstrated that either the expected child yield would not result in the Yapton
CE Primary School exceeding the maximum number of children permitted on its role or that
appropriate modifications and/or extensions to the School can be delivered at the developer’s
expense.
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Policy H2: Dwelling size
Developments of fifteen or more dwellings must provide a mix of dwelling sizes (market and
affordable) that fall within the following ranges:
• 1-bed dwellings:

10-15% of all dwellings

• 2-bed dwellings:

25-35% of all dwellings

• 3-bed dwellings:

45-55% of all dwellings

• 4+-bed dwellings:

5-10% of all dwellings

Policy H3: Dwellings appropriate for the needs of older people
In order to provide for the needs of older people in Yapton, developments of five or more dwellings
must ensure that a minimum of 25% of the 1-, 2- and 3-bed dwellings provided are delivered to
Lifetime Homes standards.

Policy SA1: Land north of Yapton CE Primary School
Planning permission will be granted for residential development on 1.06 hectares of land to the north
of Yapton CE Primary School subject to the following criteria:








the provision of a range of house types and in accordance with Policy H2 and Policy H3 of this
Plan; and
the provision of publicly accessible green space within the site; and
the introduction of landscaping on both the western boundary of the site and along the eastern
boundary of the site fronting onto North End Road; and
the provision of appropriate vehicle access into the site from North End Road which incorporates
pedestrian access along the eastern edge of the site, and a drop-off area for cars bringing
children to and from Yapton CE Primary School; and
the retention of public footpath (329) running through the southern part of the site and its
incorporation into the layout of the site; and
the retention of the public footpath (326) running diagonally through the site or its diversion
within the site and the incorporation of the eventual route into the layout of the site.

Policy SA2: Cinders Lane
Planning permission will be granted for residential development on 2.04 hectares of land off Cinders
Lane subject to the following criteria:





the provision of a range of house types and in accordance with Policy H2 and Policy H3 of this
Plan; and
the provision of an appropriate accessible green space within the site; and
the provision of an appropriate access into the site from the junction of Cinders Lane and Bilsham
Road; and
the introduction of landscaping on both the eastern and southern boundaries of the site.
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Policy E1: Protection of high value agricultural land
Planning permission will be refused for development on grade 1 and grade 2 agricultural land unless:



it involves the granting of planning permission for the development of the housing allocations
identified in this Plan (Policy SA1 and Policy SA2); or
it involves the granting of planning permission for any additional housing sites required by Policy
H1 to meet objectively assessed housing needs in the Plan area.

Policy E2: Protection and maintenance of local green spaces
The following areas and as shown on the proposals map are designated as Local Green Spaces:






King George V Playing Field
Land at Tack Lee Road
Land at Foundry Road
Land at Bilsham Road
Cinders Lane allotments

Proposals for built development on these Local Green Spaces will not be permitted unless:



the proposal is of a limited nature and it can be clearly demonstrated that it is required to
enhance the role and function of an identified Local Green Space; or
the proposal would result in the development of local community infrastructure.

Policy E3: Protection of natural habitats
Development proposals that would result in either the loss of or unacceptable harm to an existing
area of natural habitat will not be permitted unless:
 proposed mitigation measures would result in an effective solution to ensure that the integrity of
the habitat continues after the implementation of the development; or
 the development concerned identifies appropriate measures for the relocation of the existing
habitat to an appropriate area within 500 metres of the existing habitat and secures appropriate
management arrangements both for the relocation and subsequent monitoring and aftercare.

Policy E4: Minimising the environmental impact of development
Development will be expected to retain well-established features of the landscape, including mature
trees, species-rich hedgerows and ponds.
If there is significant loss of trees and shrubs as part of development, then new provision will be
expected elsewhere on the site.
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Policy E5: Retention and enhancement of biodiversity
In order to retain and encourage biodiversity, flood attenuation ponds should, where possible, be
included in the design of development proposals and these should incorporate links and corridors for
wildlife. If this is not possible, then other forms of Sustainable Urban Drainage Systems (SUDS)
should be provided.
On smaller developments, domestic rainwater management systems may be included instead of SUDS
or flood attenuation ponds.
Provision of such features shall be designed to have adequate safety arrangements in order to
prevent risk of accidents to children.

Policy E6: Green infrastructure and development
Proposals that seek to improve the connectivity between wildlife areas and green spaces will be
encouraged in order to enhance the green infrastructure of the parish.

Policy E7: Protection of allotment space
Proposals that would result in the loss of all or part of existing allotment spaces will not be permitted
unless alternative and equivalent allotment space is provided.
Alternative allotment provision proposed as part of such proposals will be required to meet the
following criteria:




the scale of the alternative site must be of an equivalent scale to the existing allotment provision;
and
the quality of the alternative site must be of equivalent standard in terms of layout and soil
character to the exiting allotment provision; and
the location of the alternative provision must be generally accessible by foot and within or
adjacent to the built-up area of the village.

Policy E8: Conservation Areas
Within the Church Lane and Main Road/Church Road conservation areas development proposals will
be required to preserve or enhance the character of those areas. Development proposals and
extensions and alterations to existing buildings and structures will be expected to:
 be suitably designed for the context within which they are set; and
 ensure that the scale and massing of buildings relate sympathetically to the surrounding area; and
 use traditional and vernacular building materials to respect the context of the development
concerned.
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Policy E9: Listed Buildings and Buildings or Structures of Character
Planning permission will not be granted for development that would result in the loss of either listed
buildings, or the buildings or structures of character set out in Appendix 1 and Appendix 2 of the
Plan.

Policy E10: The Former Portsmouth and Arundel Canal
Proposals that would result in the loss of the remaining structures and/or visible features of the
former Portsmouth and Arundel Canal will not be permitted.

Policy E11: Minimising the impact of flooding from development
All developments will be designed and constructed to minimise the overall level of flood risk, both to
the users of the site and elsewhere, when compared to current flood events. This relates to both
major and localised flooding events.
Development should not result in the loss of open watercourse and existing culverts should be
opened up where possible to improve drainage and flood flows.
Proposals involving the creation of new culverts (unless essential to the provision of access to the
water system) will not normally be permitted.
No development will be permitted which reduce the ability of flood attenuation areas to alleviate
flooding.
There must be adequate receiving surface water drainage from any new development, i.e. drains,
culverts and definable water courses, under Environment Agency and Local Authority control.

Policy BE1: Protection of existing commercial premises or land
There will be a strong presumption against the loss of commercial premises or land which provide
employment or future potential employment opportunities. Applications for a change of use to an
activity that does not provide employment opportunities will only be permitted if it can be
demonstrated that:



the commercial premises or land in question has not been in active use for at least 12 months;
and
the commercial premises or land in question has no potential for either reoccupation or
redevelopment for employment generating uses and as demonstrated through the results both of
a full valuation report and a marketing campaign lasting for a continuous period of at least six
months.

xiv

Yapton Neighbourhood Plan
Referendum Version

Policy BE2: High speed broadband
On sites allocated for residential development in the Plan all new properties should be served by a
superfast broadband (fibre optic) connection installed on an open access basis. Elsewhere in the Plan
area all other new buildings should be served with this standard of connection when available unless
it can be demonstrated through consultation with British Telecom that this would not be either
possible, practical or economically viable.

Policy PK1: Parking standards for new residential development
For all new residential developments, the following minimum standards shall apply for the provision of
off-road parking:






1-bed house/flat
2-bed house/flat
3-bed house/flat
4-bed house/flat
5+ bed house/flat

1
2
2
3
4

off-road
off-road
off-road
off-road
off-road

car
car
car
car
car

parking
parking
parking
parking
parking

space
spaces
spaces
spaces
spaces

Policy KS1: Maintaining existing health and pharmacy services
Proposals for new and/or improved health and pharmacy services will be supported subject to the
following criteria:
 the proposal would not have significant harmful impacts on the amenities of surrounding residents
and other activities; and
 the proposal would not have significant harmful impacts on the surrounding local environment;
and
 the proposal would not have unacceptable impacts on the local road network; and
 the proposal would provide appropriate car parking facilities; and
 the proposal is located within or immediately adjacent to the built up area boundary as defined in
Policy BB1.

Policy KS2: Retention of community facilities
Proposals that would result in the loss of community facilities will not be supported. Proposals for new
and/or improved community facilities will be supported subject to the following criteria:
 the proposal would not have significant harmful impacts on the amenities of surrounding residents
and other activities; and
 the proposal would not have significant harmful impacts on the surrounding local environment;
and
 the proposal would not have unacceptable impacts on the local road network; and
 the proposal would provide appropriate car parking facilities; and
 the proposal is located within or immediately adjacent to the built up area boundary as defined in
Policy BB1.
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Proposals for the provision of a replacement community facility linked to the redevelopment of its
existing site will be required to demonstrate that the replacement facility is made available before the
closure of the existing facility.
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Appendix 4

Agricultural land classification mapping
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Figure 1: Agricultural land classification, South East England

Source: Natural England
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Figure 2: Agricultural Land Classification in Yapton parish

Source: DEFRA
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Appendix 5

Referendum area
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