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PROPOSED DEMOLITION OF EXISTING BUILDING AND REDEVELOPMENT TO 
PROVIDE NINE HOUSES  
AT BRETHREN’S MEETING HALL  145 VALE AVENUE  PATCHAM  BRIGHTON  
BN1 8YF 
FOR SUSSEX VALE GOSPEL HALL TRUST 

 
 
1. INTRODUCTION 
 
1.1 This Planning Statement is submitted in support of an Outline Application for 

the demolition of the existing building and redevelopment to provide nine 
houses on the above site.  Outline planning permission was granted on 01 
February 2002 for a similar development (ref No. BH2001/01771/OA).  
However this permission has expired due to the failure to submit a reserved 
matters application within the prescribed time limits.  The associated S106 
Unilateral Undertaking has also been rendered obsolete.  Nonetheless, the 
principle of residential redevelopment has been established. 

 
1.2  This planning application has been submitted in accordance with the Brighton 

and Hove City Council Validation requirements.  This Planning Statement 
should be read in conjunction with the application forms, plans and the 
following documents: 

 

• Design and Access Statement 

• Arboricultural Impact Assessment 

• Site Waste Management Plan 

• Biodiversity Checklist 

• Sustainability Checklist 

• Landmark Sitecheck with Assessment 
 
1.3 It is concluded that the proposed development is in accordance with the 

policies and provisions of the development plan; it will complement and 
enhance the character and appearance of the area, will ensure protection of 
existing trees on the site and will have no unacceptable adverse impact on 
the amenity of the occupiers of the adjoining properties.  The Local Planning 
Authority is therefore invited to support this application and to grant outline 
planning permission, subject to appropriate conditions. 

 
 
2. PLANNING HISTORY 
 
2.1 The following planning applications were found recorded in respect of the 

application site: 
 

BH2001/01771/OA Demolition of existing building and redevelopment to 
provide nine houses (Outline application covering 
number of units and means of access to the site) 

 
 Outline planning permission granted 01 February 2002 

subject to a Section 106 Agreement which required that 
the developer must secure either a freehold or a fifty 
year lease for an alternative church hall within ten miles 
of the application site. 
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This permission has expired due to the failure to submit a reserved matters 
application within the time limits 
 
BH2000/03221/FP Close boarded replacement fence to Vale Avenue 

(retrospective) 
 Planning permission granted 07 March 2001. 
 
BH/1998/01981/FP Close two existing accesses and provide one new one 

with visibility splays.  Alteration to boundaries and 
revision to parking layout. 

 Planning permission granted 06 January 1999. 
 
65/1855 Erection of new Christian Meeting House 
  Planning permission granted 12 November 1965. 
 
64/1976A (a) Demolition of existing premises and erection of new 

Christian Meeting hall (approx. 750 fixed seats) with car 
parking area. (to be used for religious purposes only 
and not for letting or any social activity) 

 (b) Erection of one house and garage, and 
 (c) Erection of one three storey block of flats with 

garages. 
 Planning permission granted 19 May 1965. 
 
63/2024 Demolition of existing premises at No. 141 Vale Avenue 

Patcham and erection of new meeting room (and one 
house) to be used solely for Christian Worship. 

 Outline planning permission granted 09 December 
1963.   
This outline planning permission was revoked by the 
Brighton Town and Country Planning (Modification of 
Permission) (No. 1) Order 1964 dated 10 November 
1964. 

 
 
3. PLANNING POLICY 
 
3.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires 

that proposals be determined in accordance with the development plan 
unless material considerations indicate otherwise. 

 
3.2 The Development Plan for the area comprises: 
 

a. The South East Plan (May 2009) 
b. Brighton and Hove Local Plan (2005) 
 
The South East Plan 

 
3.3 The South East Plan is the Regional Spatial Strategy for the South East of 

England and includes East Sussex.  It covers the period until 2026.  Policies 
which have been considered are: 
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 SP3 Urban Focus and Urban Renaissance 
 CC1 Sustainable Development 

CC2 Climate Change 
CC4 Sustainable Design and Construction 
CC6 Sustainable Communities and Character of the Environment 
H1 Regional Housing Provision 2006-2026 
H5 Housing Design and Density 

 
3.4 The Regional Strategy remains an integral part of the statutory development 

plan for the time being.  However, they will be revoked when the Localism Bill 
which is progressing through Parliament becomes law.  In a number of recent 
appeal decisions both the Secretary of State and Inspectors have 
acknowledged that the Government’s intention to abolish Regional Strategies 
is a material consideration, but have attached little weight to it as the Localism 
Bill remains under consideration in Parliament. 

 
Brighton and Hove Local Plan  

 
3.5 The Brighton and Hove Local Plan was adopted on 21 July 2005 and covers 

the period until 2011.  A Saving Direction was made on 04 June 2008.  
Policies which have been considered are: 

 
TR1 Development and the demand for travel 
TR2 Public transport accessibility and parking 
TR14 Cycle access and parking 
TR19 Parking standards 
SU2 Efficiency of development in the use of energy, water and materials 
SU13 Minimisation and re-use of construction industry waste 
QD1 Design – quality of development and design statements 
QD2 Design – key principles for neighbourhoods 
QD3 Design – efficient and effective use of sites 
QD5 Design – Street frontages 
QD27 Protection of amenity 
HO3 Dwelling type and size 
HO4 Dwelling densities 
HO7 Car free housing 
HO13 Accessible housing and lifetime homes 
HO20 Retention of community facilities 
 
The site is shown as a place of worship within the Boundary of the Built-up 
Area on the Proposals Map of the adopted Local Plan. 
 
Local Development Framework 

 
3.6 The Council published the Brighton & Hove City Council LDF Core Strategy 

Proposed Submission Document in February 2010.  An Inspector was 
appointed on 8 April 2010 and a Core Strategy Procedural Meetings were 
held with the Inspector on 8 July 2010 and 13 January 2011.  The public 
examination was suspended pending consultation on the revised Housing 
Strategy and Strategic Land Availability Assessment.  On 21st July 2011 the 
Council agreed to request the Secretary of State to direct the Council to 
withdraw the Submitted Core Strategy from the Examination, following the 
Inspector’s concerns on soundness issue.  The Council now expects to 
consult on a City Plan in Spring 2012. 
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Supplementary Planning Documents 
 

3.7 The Council has no SPD in respect of Infrastructure and Developer 
Contributions or Affordable Housing.  However, residential redevelopment will 
be required to have regard to: 

 
 SPD03   Construction and Demolition Waste 
 SPD06  Trees and Development Sites 
      SPD08  Sustainable Building Design 
 SPD11  Nature Conservation and Development 
  
 National Planning Policy 
 
3.8 The following National Policy Guidance has been considered: 
 

PPS1  Delivering Sustainable Development 
PPS1   Supplement: Planning and Climate Change 
PPS3  Housing 
PPS25  Development and Flood Risk 

 
3.9 The Coalition Government has announced that it is proposing to replace all 

existing national policy documents with a single simplified National Planning 
Policy Framework which has now been published for public consultation.  
However the current PPS/PPG documents remain important material 
considerations for the time being. 

 
3.10 Recent Ministerial Statements are also material considerations in planning 

decisions.  The following statements are considered directly relevant to this 
application: 

 
1. The Budget Speech and the Plan for Growth published by the 

Department for Business Innovation & Skills (March 2011).  
Paragraphs 2.4-2.38 address Government Policy for Planning.  We 
particularly draw attention to the new presumption in favour of 
sustainable development and the Government’s clear expectation that 
the default answer to development and growth should be ‘yes’, except 
where this would compromise key sustainable development principles 
set out in national planning policy. 

2. The Written Statement from the Minister of State for Decentralisation 
(Mr Greg Clark MP) dated 23 March 20111 which reinforces the above 
policies. 

 
A copy of the DCLG announcement is attached at Appendix 3 to this Planning 
Statement. 

 
3.11 These Ministerial Statements are recent and up to date indications of current 

government policy to which significant weight should be attached.  
Furthermore, the draft National Planning Policy Framework indicates that 
local planning authorities will be expected to plan for a 20% increase in 
housing supply. 

�������������������������������������������������������������

1
 See Planning for Growth  DCLG News Statement 23/03/11 
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4. PLANNING CONSIDERATIONS 
 
4.1 Having due regard to the previous proposals, current policies and all other 

material considerations it is considered that the following main issues arise: 
 

• The relationship of the proposals to the Development Plan; 

• The Character of the Area; 

• The amenity of the adjoining properties; 

• Highway Safety; and 

• Flood Risk. 
 

Development Plan 
 
4.2 The site is located on the northern edge of the city adjacent to the boundary 

of the South Downs National Park.  The site is not located within a 
Conservation Area.  The site is Previously Developed Land2 within the 
defined built up urban area of the city where new housing development is 
acceptable in principle. 

 
4.3 However ‘Saved’ policy HO20 – Retention of Community Facilities of the 

adopted Brighton and Hove local Plan is relevant and states: 
 

“Planning permission will not be granted for development proposals, including 
changes of use that involve the loss of community facilities, including: 
hospitals, health centres, surgeries/clinics, museums, art galleries, exhibition 
halls, places of worship, day care centres, libraries. Schools, crèches, public 
toilets, church and community halls, theatres and cinemas. 
 
Exceptions may apply when: 
 
a. the community use is incorporated, or replaced within a new 

development; or 
b. the community use is relocated to a location which improves its   

accessibility to its users; or  
c. existing nearby facilities are to be improved to accommodate the loss; or 
d. it can be demonstrated that the site is not needed, not only for its 

existing use but also for other types of community use.” 
 

4.4 This policy has not been carried through into the Local Development 
Framework Core Strategy Proposed Submission Document.  However Core 
Strategy paragraph 2.156 states: 
 
“Additionally, opportunities to share existing community buildings and 
facilities, like churches will be maximised.” 

 
4.5 Policy HO20 was a material consideration in the planning application for the 

demolition of the existing building and the redevelopment of the site to 
provide nine houses in 2001.  Outline planning permission was only granted 
subject to the developers entering into a Section 106 Obligation which 

�������������������������������������������������������������

2
 PPS3 : Housing (2010) Annex B 
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required an alternative site for a replacement place of worship to be provided 
within 10 miles (16km) of this site.  This policy will continue to be a material 
consideration in any further planning application until the emerging LDF Core 
Strategy has been adopted.  This is expected to be late 2011 at the earliest. 

 
4.6 Subsequently, planning permission has been granted by Mid Sussex Council 

for the demolition of an existing barn and construction of a new Gospel Hall at 
Hazeldens Nursery  London Road  Albourne  Hassocks 9.3km north of this 
site (App No. 08/03337/FUL).  A copy of the planning permission is attached 
at Appendix 1.  This planning permission has been implemented and the 
Gospel Hall is under construction. We are therefore of the view that the 
requirement under Local Plan Policy HO20 exception (b) has been complied 
with as: 

 
1. The approved replacement site will be significantly closer to the 

catchment served than the existing hall at Patcham, such that there 
will be a reduction in the need to travel; and 

 
2. A purchaser for an alternative community use did not emerge during 

the marketing campaign for auction. 
 

A further S106 Obligation is therefore not necessary. 
 
 The Character of the Area 
 
4.7 The application site is situated in a mature residential area comprising mainly 

two storey detached houses and semi-detached situated on generous plots in 
Vale Avenue and Court Close. 

 
4.8 It is proposed to erect nine dwellings on the site.  The building forms and 

materials will reflect the local characteristics and distinctiveness of the 
existing dwellings in the area.  The existing seven mature trees along the site 
boundaries which are protected by Tree Preservation Order (No. 36) 2001 will 
be retained and protected during the proposed building works.  An 
Arboricultural Impact Assessment is submitted in support of the application. 

 
4.9 For all of these reasons it is submitted that the proposed development will 

have a positive effect on the character and appearance of the area and will be 
compliant with ‘Saved’ Local Plan Policies QD1, H03 & HO4. 

 
The Amenity of the Adjoining Properties 

 
4.10 The layout and orientation of the proposed dwellings will be designed so that 

the proposed dwellings will have no unacceptable adverse impact on the 
amenity of the occupiers of the adjoining residential properties or existing 
properties in the area. 

 
Highway Safety 
 

4.11 Car parking for each dwelling will be provided in accordance with the car 
parking Standards as set out in SPGBH Note 4 – Parking Standards.  It is 
considered that the proposal will have a positive impact on the existing 
highway network due to reduced trip generation compared with the current 
use. 
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Flood Risk 

 
4.12 The site is not at risk from flooding and is within Flood Zone 1.  A copy of the 

Environment Agency Flood Map of the area is attached at Appendix 2.  The 
removal of the existing hardstanding area and provision of private gardens 
and landscaped areas will reduce the storm water run off and restore natural 
sub-soil recharge. 

 
 
5. CONCLUSIONS 
 
5.1 It is concluded that the proposed development is in accordance with the 

policies and provisions of the development plan.  In particular, the proposals 
are compliant with Local Plan Policy HO20 as the congregation of the place of 
worship will have enhanced facilities with more convenient access, together 
with a significant reduction in the need to travel, at their replacement 
premises now under construction.  

 
5.2 The associated Design and Access Statement demonstrates how the design 

of the proposed dwellings will make a positive contribution to the character 
and appearance of the area and that the proposal will have no unacceptable 
adverse impact on the amenity of the adjoining properties.  The proposed 
development will also achieve local sustainability targets. 

 
5.3 For all of these reasons it is concluded that this application is worthy of the 

support of the Local Planning Authority and planning permission should be 
granted subject to appropriate conditions. 

 
 
 
 
 

John Shephard 
September 2011 
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APPENDIX 1 
 
 

 

 

 

 

 

 

COPY OF PLANNING PERMISSION 
 

FOR 
 

NEW GOSPEL HALL AND CAR PARK  
 

AT 
 

HAZELDENS NURSERY  LONDON ROAD  ALBOURNE  HASSOCKS 
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COPY OF ENVIRONMENT AGENCY FLOOD MAP 
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COPY OF DCLG ANNOUNCEMENT 

 



Planning for Growth

Date of statement 23 March 2011

Type Written

The Minister of State for Decentralisation (Mr. Greg Clark):

The Chancellor of the Exchequer has today issued a call to action on growth, publishing an ambitious set of proposals to 

help rebuild Britain's economy. The planning system has a key role to play in this, by ensuring that the sustainable 

development needed to support economic growth is able to proceed as easily as possible. We will work quickly to reform 

the planning system to achieve this, but the Government recognises that many of these actions will take some months to 

deliver, and that there is a pressing need to ensure that the planning system does everything it can to help secure a swift 

return to economic growth. This statement therefore sets out the steps the Government expects local planning 

authorities to take with immediate effect.

The Government's top priority in reforming the planning system is to promote sustainable economic growth and jobs. 

Government's clear expectation is that the answer to development and growth should wherever possible be 'yes', except 

where this would compromise the key sustainable development principles set out in national planning policy.

The Chancellor has today set out further detail on our commitment to introduce a strong presumption in favour of 

sustainable development in the forthcoming National Planning Policy Framework, which will expect local planning 

authorities to plan positively for new development; to deal promptly and favourably with applications that comply with up-

to-date plans and national planning policies; and wherever possible to approve applications where plans are absent, out 

of date, silent or indeterminate.

Local planning authorities should therefore press ahead without delay in preparing up-to-date development plans, and 

should use that opportunity to be proactive in driving and supporting the growth that this country needs. They should 

make every effort to identify and meet the housing, business and other development needs of their areas, and respond 

positively to wider opportunities for growth, taking full account of relevant economic signals such as land prices. 

Authorities should work together to ensure that needs and opportunities that extend beyond (or cannot be met within) 

their own boundaries are identified and accommodated in a sustainable way, such as housing market requirements that 

cover a number of areas, and the strategic infrastructure necessary to support growth.

When deciding whether to grant planning permission, local planning authorities should support enterprise and facilitate 

housing, economic and other forms of sustainable development. Where relevant - and consistent with their statutory 

obligations - they should therefore:

(i) consider fully the importance of national planning policies aimed at fostering economic growth and 

employment, given the need to ensure a return to robust growth after the recent recession

(ii) take into account the need to maintain a flexible and responsive supply of land for key sectors, including 

housing

(iii) consider the range of likely economic, environmental and social benefits of proposals; including long term or 

indirect benefits such as increased consumer choice, more viable communities and more robust local 

economies (which may, where relevant, include matters such as job creation and business productivity)

(iv) be sensitive to the fact that local economies are subject to change and so take a positive approach to 

development where new economic data suggest that prior assessments of needs are no longer up-to-date

(v) ensure that they do not impose unnecessary burdens on development.

In determining planning applications, local planning authorities are obliged to have regard to all relevant considerations. 

They should ensure that they give appropriate weight to the need to support economic recovery, that applications that 

secure sustainable growth are treated favourably (consistent with policy in PPS4), and that they can give clear reasons 

for their decisions.

To further ensure that development can go ahead, all local authorities should reconsider, at developers' request, existing 

section 106 agreements that currently render schemes unviable, and where possible modify those obligations to allow 

development to proceed; provided this continues to ensure that the development remains acceptable in planning terms.
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The Secretary of State for Communities and Local Government will take the principles in this statement into account 

when determining applications that come before him for decision. In particular he will attach significant weight to the 

need to secure economic growth and employment.

Benefits to the economy should, where relevant, be an important consideration when other development-related 

consents are being determined, including heritage, environmental, energy and transport consents. The Secretary of 

State for Culture, Olympics, Media and Sport, the Secretary of State for the Environment, Food and Rural Affairs, the 

Secretary of State for Energy and Climate Change and the Secretary of State for Transport have consequently agreed 

that to the extent it accords with the relevant statutory provisions and national policies, decisions on these other consents 

should place particular weight on the potential economic benefits offered by an application. They will reflect this principle 

in relevant decisions that come before them and encourage their agencies and non departmental bodies to adopt the 

same approach for the consents for which those other bodies are directly responsible.
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