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1.2

Introduction

The towns of Peacehaven and Telscombe evolved from grid-iron, plot land
origins which resulted in them lacking a clear focus or centre. The South Coast
Road became a linear concentration of shops and businesses and the Meridian
Shopping Centre was later introduced as a planned focus for retail activity in the
towns. The Meridian Centre neighbours a leisure centre, open space and
business units to form a focus of activity in the towns which has been
consolidated by the opening of the new Secondary School.

The Lewes District Local Plan was adopted in March 2003 and aims to build
upon this and to strengthen this area as the heart of activity in the settlements.
This is to be achieved by allocating land for a variety of new uses to complement
those existing. This will also make Peacehaven and Telscombe a more
sustainable and self-sufficient urban area.

The allocations in this area include:

An extension of the existing business area (policy PT6) and a new allocation of
business land (policy PT5) to create a core of employment uses in the towns,

Over 11 hectares of new public open space and sports pitches (policy PT16)

A site for a new primary school for such a time as demand requires a new facility
(PT23)

An extension to the existing, well-used allotments (policy PT18)

Allocation of new housing sites on land east and west of Peacehaven Sports
Park (policy PT2)
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These land allocations will come forward at such a time as market forces or
funding regimes dictate, therefore any phasing of the allocations as a whole
could artificially hold back land uses and would not be appropriate.

However, proposals for the individual sites must consider the wider surroundings
and the need to ensure that development comes forward as part of a holistic plan
for this area of the town. For example, border treatments, access and circulation
and links into a comprehensive local network of footpaths and cycleways will
need to be given careful consideration.

For any development in the towns, the District Wide policies of the Local Plan will
also apply and will be used to determine the acceptability of proposals.

Plan A illustrates all of these Local Plan land allocations

PLAN A - LOCAL PLAN ALLOCATIONS IN EAST PEACEHAVEN
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2 Business and Employment

2.1 As a result of Peacehaven and Telscombe's origins the towns have a limited
employment base which can result in them functioning largely as dormitory towns
- approximately 65% of employees currently travel by car to work (2001 census),
the majority of these to locations outside the towns.

2.2 One of the Local Plan's aims is to achieve sustainable development. The plan
recognises the problems of the poor employment base in Peacehaven and
Telscombe (para 13.2) and policies PT5 and PT6 seek to provide more
opportunities for local employment. By this means, residents would have greater
likelihood of gaining work locally, thereby avoiding the need to travel out to work
on the congested A259.

Meridian and Bolney Avenue Industrial Estates Link [Policy PT6]

2.3 The main focuses of business units in the towns are currently at The Meridian
Industrial Estate and The Bolney Avenue Estate to the east. It is therefore
proposed to link these two business sites via the allocation for business uses
(Bluse class - office and light industry and/or B8 - warehousing) of this wedge-
shaped piece of wasteland to form a continuous area of business in the heart of
the town. In order to nurture new business and local services in the towns, at
least two of these new units must be no more than 400sq. metres floor area so
that they can serve as starter units.

2.4 To avoid noise and disturbance issues inherent in having neighbouring
residential and industrial uses, a landscape buffer will be necessary between this
site and Damon Close.

2.5 Traffic from the Meridian Industrial Estate accesses the local road network via
Greenwich Way, however industrial traffic from the Bolney Avenue Estate exits
onto Arundel Road, which causes conflict with local residential traffic. As part of
this scheme the northern end of Bolney Avenue is to be closed to vehicular
traffic. This is in order that industrial traffic from the Bolney Avenue Estate and
the new industrial link accesses onto Hoyle Road/Greenwich Way and industrial
and local residential traffic are separated. The closure of Bolney Avenue and the
provision of the new link road must take place prior to any development on this
site. Pedestrian and cycle links would be retained.

New Business Development site north of Keymer Avenue [Policy PT5]

2.6 A new allocation of land for offices and/or light industrial uses is also included in
the Local Plan.

2.7 This site is at the head of Keymer Avenue, though to separate industrial and local
residential traffic there shall be no vehicular access from this site into Keymer
Avenue (although pedestrian and cycle access will be possible). Vehicular
access from this site will be through Hoyle Road and onto Greenwich Way along
with the other business traffic.

2.8 The closure of the Bolney Avenue vehicular access will be a prerequisite of any
new commercial development on these sites and implementation of this PT5
development cannot take place until the closure of Bolney Avenue.

2.9 The site borders existing residential development along part of its southern and
western boundaries and new residential development is allocated along the
eastern and remainder of the southern boundaries. In order to avoid noise and
disturbance to these new and existing residential properties a landscape buffer of
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at least 5 metres will be necessary along these site borders. The landscape
buffer on the eastern boundary will also complement landscaping along the
western edge of the proposed residential development. Recreation uses are
allocated on the open countryside to the north and landscaping of this border is
also necessary to form a transition between the built environment and the open
grassland.

Plan B illustrates the new business allocations in Peacehaven

3 Community Services

3.1 The Local Plan identifies the need for increased services and facilities and makes
appropriate land use allocations to provide for these.

Recreation and Outdoor Sports Provision [Policy PT16]

3.2 The National Playing Field Association (NPFA) standards measure the size of
population of a settlement against the amount of recreation land and sports
pitches available. Under these standards Peacehaven and Telscombe currently
have significant recreational deficiencies in the order of 22 hectares.

3.3 A large area of 11.3 hectares of centrally located land is therefore allocated for
public open space and sports pitches to serve the towns. This will help address
this recreational deficit.

3.4 As the land is open in character and extends northwards towards the Area of
Outstanding Natural Beauty (proposed to become National Park) it is important
that this use does not impact upon the landscape.

3.5 Landscaping along the northern and eastern edges will therefore be necessary to
demarcate the extent of the public recreation area but must not impede views
into the countryside beyond. Similarly, to ensure the land is kept open in
character, vehicular access should be from Piddinghoe Avenue and any
changing rooms and any associated built development or car parking should be
located as close to the existing Sports Park in Piddinghoe Avenue as possible.

3.6 There are several underused footpaths crossing and bordering the site and these
may require relocating and upgrading to serve other surrounding land uses and
create a comprehensive year-round network of footpaths to link the east of
Peacehaven to other parts of the town. The main pedestrian access to this site
will be from the school/the Meridian Centre to the west and from Piddinghoe
Avenue in the south east. An additional pedestrian access to this site exists from
the north, bordering the eastern edge of the existing housing.

3.7 In considering surrounding land uses, the location of sports pitches may be best
suited to the western edge of the site bordering the pitches used by the school in
order to exploit any potential dual usage with the secondary school. The
acquisition and laying out of this land for recreation will be assisted by developer
contributions arising from the residential development on nearby sites.

Allotment Extension [Policy PT 18]

3.8 The existing allotments on Cornwall Avenue are well-used and 0.4 hectares of
land is allocated to extend the allotments.

Primary School Allocation [Policy PT 23]
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5.1

51.1

51.2

5.1.3

The District Council has adopted Supplementary Planning on kerbside
recycling. A kerbside recycling scheme for the collection of paper, plastic,
cans and foil is being implemented by the District Council. Each household
is provided with appropriate containers and the collected materials are
taken to the North Street Community Recycling Centre or a facility in
Wealden for processing.

A developer contribution of £16.12/ unit is required to ensure that new
properties can be added to the overall kerbside collection scheme when
new residents move into the property.

In addition, the recycling of glass is currently undertaken by taking it to a
collection point. Within a development of this scale the developer(s) will be
required to provide a suitably accessible vandal/ sound proof glass
collection point as part of the overall development proposal.

e Other Services

The County Council's SPG 'A New Approach to Development Contributions'
contains requirements towards various other aspects of local infrastructure, such
as libraries, economic development and social services. The District Council has
yet to formally adopt the SPG and is monitoring the balance between securing
contributions and the impact of this on resources and performance and may
extend the range of services towards which contributions are sought.

DEVELOPMENT PRINCIPLES

Integration of the Sites into their Surroundings
General

The layout of housing development on these sites must respond to the
surroundings as the sites form a crucial transition between suburban style
development at a fairly high density (23 units/hectare, Sunview Ave to 40
Units/hectare, Downland Ave) and open, undulating countryside with the Area of
Outstanding Natural Beauty (AONB) beyond. However, in order to meet national
and Local Plan requirements an overall minimum density of 30 dwellings/hectare
will be necessary, though variations within the site will be sought to meet urban
design objectives. The District Council's SPG 'Housing Densities' [June 2000]
contains further information on the issue of density of development.

The existing layout of this part of the town is such that there is little inter-
relationship between the rows of houses and the countryside to the north. It is
therefore proposed that there should be clear north-south vistas through each of
the allocated sites in order to provide open countryside views from Arundel Road
and further south and to link town and country.

The following factors that will be taken into account in assessing the integration
of any development proposals for these sites into their surroundings:
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5.2

521

e The treatment of the northern edges of these sites will be of crucial
importance. These shall incorporate landscape buffers of at least 10
metres width making use of indigenous species

e The density of development should be lower closer to these transitional
edges between the urban area and the countryside.

e There should be vistas from the town into the countryside along at least
one open north-south axis for each site

e The height of buildings must take account of the surrounding

development and landscape character. Given the open setting to the north

this makes it unlikely that development of greater than two storeys in
height will be acceptable.

e Development must consider and respond to the topography of the
undulating sites, in particular the downwards slope to the north and the
dry valley

Site specific requirements

The following are specific requirements that should be provided and/or funded by
the developers as part of the overall schemes.

Integration of Footpaths

5.2.2

There is an existing, underused network of footpaths running through and close
to these sites. It may be possible to amend the route of existing footpaths as part
of the overall development proposals and a comprehensive upgrade of
surrounding footpaths in order to ensure a safe and cohesive footpath/cyclepath
network in and around the site linking the sites to various parts of the town.

The existing and proposed network of footpaths and cycle-paths are illustrated

on Plan C

Access arrangements to the sites are illustrated in Plan D

East of Sports Park site

Linking the site into local network of foot/cycle path and vehicular routes

5.2.3

5.24

Seaview Avenue should be continued north as a vehicular access and
footpath/cyclepath in order to afford an open north-south vista into the
countryside and to link into a network of footpath links to other facilities. A path
currently runs along the northern edge of the site providing access to footpaths
into the countryside beyond. This new north-south route will link into this path to
provide access westwards to recreation facilities, shopping, businesses and the
secondary school.

The development of this part of east Peacehaven provides great scope to turn
the existing fragmented, under-used and poorly maintained footpaths into a safe,
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comprehensive, well-lit, all-weather network of footpaths and cycle-paths. This
could link parts of the town and provide residents with an attractive alternative to
suburban pavements or use of the car for short journeys.

West of Sports Park site

Linking the site into local network of foot/cycle path and vehicular routes
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5.2.5 Piddinghoe Avenue should be widened and aligned to form a north-south
vehicular access and footpath/cyclepath into the site in order to afford an open
north-south vista into the countryside beyond. Access arrangements between this
new route and the existing access to the sports park will need to be carefully
considered to ensure highways safety is maintained.

5.2.6 This new access route will also provide direct footpath/cycle links to the proposed
recreation facilities. A path currently runs along the northern edge of the site
providing access to footpaths into the countryside beyond. This new north-south
route will link into this path to provide access westwards to recreation facilities,
shopping, businesses and the secondary school.

5.2.7 A footpath/cyclepath crossing the new recreation land to link the housing sites to
the Secondary School and Meridian Centre to the west is a key part of a network
of footpaths and cycleways for this area. A new Safe Route To School should be
investigated in order that there is access to the school for the children of east
Peacehaven from this direction avoiding potential conflict with vehicular traffic on
the busy Arundel Road.

Border treatment with adjoining industrial use

5.2.8 The requirement for a 10 metre width landscape buffer along the northern
boundary includes the part of this site which borders the industrial allocation.
Industrial traffic from this site will access onto Hoyle Road in order to keep it
separate from local residential traffic and the landscape buffer should ensure that
the new residents are not subjected to noise or disturbance from the business
uses.

5.3 Circulation, Parking and Access
General

5.3.1 In order to achieve housing at a suitable density that is well-linked into the
surroundings and the local transport network, it will be necessary to consider
various issues in the layout of development on these sites. It must be ensured
that the layout of the site and its servicing by vehicular, pedestrian and cycle
access is permeable and integrated into the surrounding street pattern.

5.3.2 This is a major development proposal and there will be a requirement for various
highways measures to integrate the development into the surrounding street
network. The precise nature of these works will be determined by the Highways
Authority upon receipt of a planning application. Arundel Road is part of the Safe
Routes to School programme and is part of the School Safety Zone and
additional safety measures will need to be provided and/or funded by the
developer to offset the impact of the additional traffic in this area.

5.3.3 The site will also need to be linked into the emerging package of transport
measures designed to increase the attractiveness of public transport along the
South Coast Transport Corridor. Proposals for a bus priority route are developing
and ease of linkages between the sites and the bus route should be considered.
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