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PULBOROUGH NEIGHBOURHOOD PLAN 

REGULATION 16: SUBMISSION CONSULTATION 

PULBOROUGH EAST GLEBE 

 

Thank you for the opportunity to comment on the Regulation 16 version of the Pulborough 

Neighbourhood Plan (PNP). These representations are on behalf of my client Chichester 

Diocese in connection with Pulborough East Glebe which is in diocese ownership. Separate 

representations are being made by others in respect of Pulborough West Glebe.  

 

The diocese objects to Policy 14 (4), the proposed designation of Pulborough East Glebe as 

Local Green Space (LGS), for the following reasons: 

 

i. It does not comply with the criteria set out in paragraph 100 of the NPPF and is thus 

contrary to national policy. 

ii. The site has been assessed in the independent AECOM report as potentially suitable 

for development. 

iii. The East Glebe is a large site within the BUAB and comprising different character 

areas.  Its treatment for LGS purposes as a single entity is misconceived and would 

be counterproductive to both community interests and to those of the charity 

landowner. 

iv. The reasons for the proposed designation set out in the Local Green Spaces Study do 

not provide sound planning reasons for the designation of the whole of the East 

Glebe as LGS. 

v. Designation of the East Glebe as LGS would prevent the realisation of a composite 

scheme that could facilitate the transfer of part of the site to the parish council as 

public open space in perpetuity.  Designation as LGS confers no such public rights 

and would be counterproductive. A composite scheme for the glebe is the only way 

the diocese would be able to transfer any land for public open space. 

 

Local Green Spaces Study 

 

There are four criteria set out in the Local Green Spaces Study as justification for the 

designation of the East Glebe as LGS. 

 

1. The public right of way and the WildArt Trail:  It is a matter of fact that the glebe is 

crossed diagonally from north to south by a public footpath.  In 2018 the diocese 
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was approached by a member of its own church community on behalf of the 

organisers of the WildArt Trail for permission to erect signage at two points along 

the footpath within the glebe.  The diocese gave its permission and was pleased to 

support the project. 

 

The Trail already exists and designation of the East Glebe as LGS is unrelated to and 

unnecessary for the continued existence of the Trail. 

 

2. The Annual Harvest Fair:  Similarly, the diocese has granted permission over many 

years for the use of part of the field for this annual fair.  It is unnecessary for the 

whole of East Glebe to be designated as LGS for this to continue. 

 

3. Tranquillity: Tranquillity is one of the criteria listed in paragraph 100 of the NPPF.  It 

is a subjective term and most open spaces possess a measure of tranquillity to some 

degree.  It should not, therefore, be a sufficient reason on its own for designation of 

land as LGS.  The primary requirement of para 100 (b) is that the area should be 

demonstrably special, though this is also highly subjective. 

 

It should be noted in this respect that in the SEA, traffic noise was identified as a 

negative factor. 

 

4. Views of the South Downs:  The best views are from the north-west quadrant of the 

glebe.  These will be protected if this is preserved as public open space as proposed 

on many previous occasions by the diocese as part of a comprehensive scheme for 

the East Glebe.  This will not be achieved by designation of the glebe as LGS.  This 

area is fenced and inaccessible, though the views can be enjoyed from Old Rectory 

Lane and the public footpath.  

 

The Site Assessment Reports 

 

There are two site assessment reports published as background documents to the PNP:  The 

independent AECOM report of February 2019 commented on an earlier draft of the PNP Site 

Assessment Report of April 2019. 

 

The AECOM report divided the sites that came forward from the Call for Sites into three 

groups:  

 Those with no or few constraints and appropriate as site allocations (3 sites - green); 

 Those potentially appropriate as site allocations if identified issues can be resolved 

or mitigated (15 sites - amber); and 

 Those not appropriate as site allocations (15 sites - red). 

 

The East Glebe falls into the second category (potentially appropriate).  The specific 

comments made by AECOM on the earlier PNP assessment of the East Glebe refer mainly to 

affordable housing but they also query whether the Highways Authority supports the 

comments on access and highways impacts.   

 

 

The key constraints are listed as “heritage (in a Conservation Area and proximity to listed 

buildings, potential for archaeology), constrained access, landscape and presence of 
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protected species, and potential local green space”.  The “policy on” assumption for housing 

capacity is given as 81 units.   

 

The published PNP Site Assessment Report adopts the same classification for the East Glebe 

as the AECOM report and uses the same wording for the key constraints.  However, Section 

5 of the report distinguishes both glebe sites as unsuitable for development on the grounds 

that they lie within Conservation Areas and have “been recommended by the community 

for designation as open green spaces” (sic). 

 

On the latter two points, the location of a site within a Conservation Area is not a sufficient 

reason for its exclusion from consideration for any kind of development and designation as 

LGS must rest on its planning grounds and the tests set out in the NPPF, not solely on local 

opinion expressed in consultation responses.  In the latter respect, it should be noted that in 

the household survey undertaken in 2014/15, respondents were asked which features of 

Pulborough they would like to protect from a pre-selected list rather than by inviting 

respondents to choose their own selected features on an unbiased basis and without being 

led to their conclusions.  Pulborough East Glebe was included in the pre-selected list but 

with the added sentence “Site of the Harvest Fair” effectively inviting respondents to tick 

the box if they wished to protect the Harvest Fair even though the Fair takes place on only 

part of the East Glebe. 

 

By definition, the key constraints identified for the amber sites are considered potentially 

capable of being resolved or mitigated; otherwise these sites would have been assessed as 

red.  The following comments are in response to the constraints listed for the East Glebe:  

 

Heritage:  as noted above, it is correct to identify the presence of the site within a 

Conservation Area as a potential constraint but that does not preclude development on its 

merits as a site within the BUAB where the presumption in favour of sustainable 

development places the onus on proving that the adverse impacts of development would 

outweigh the benefits.  It is considered that a sensitive development of the lower part of the 

site, reserving much of the upper part as public open space could bring significant public 

benefit while preserving and enhancing the character of the Conservation Area.  

 

There are listed buildings whose setting will need to be considered in any development 

proposals.  The most sensitive of these is the Old Rectory (Grade II*) on the northern side of 

Old Rectory Lane.  This faces the upper north-west quadrant of the glebe, the part that the 

diocese has offered as public open space in any comprehensive plan for the East Glebe.  The 

adjacent Stables, Granary and Dovecot are also listed (as a single listing - Grade II).  Willow 

Cottage and Malt House Cottage (both Grade II) lie on the southern side of Lower Street and 

other listings in the area are not adjacent to the East Glebe.  The setting of all these 

buildings can be adequately protected in a sensitively designed development of the 

developable parts of the East Glebe.  

 

The “potential for archaeology” is common to much of this part of Pulborough.  It can be 

assessed through a heritage assessment at the appropriate stage.  It is not a sufficient 

reason for assessing the whole site as unsuitable for development. 

 

Constrained Access:   Some years ago, the diocese commissioned highway consultants to 

advise on the potential for access to the site from Lower Street. This has been reassessed 

more recently.   The conclusion on both occasions was that, notwithstanding the difference 
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in levels between the lower parts of the site and street level, a satisfactory access for 

development could be achieved to LHA requirements. 

 

Landscape:  Advice from leading landscape consultants concluded that the site could 

accommodate mixed residential development and public open space without harm to the 

character of the Conservation Area or the setting of the listed buildings.  The location of open 

space within the upper north-western quadrant would protect the settings of the listed 

buildings, preserve views of the church from the footpath and allow the distant views to be 

retained.  The report concluded by saying that this would enhance the amenity of Pulborough 

by creating a new area of green space open for public benefit. 

 

Protected Species:  The diocese is not aware of the evidence for the inclusion of this item as a 

key constraint.  Any development proposals would of course need to include appropriate 

ecology studies. 

 

Potential Local Green Space:  This is not a constraint.  It is a draft policy that requires 

adequate justification in planning terms.  

 

 National Policy 

 

The Basic Conditions require a neighbourhood plan to comply with national policy. 

Paragraph 100 of the NPPF (2019) sets out the criteria for the designation of land as Local 

Green Space as follows: 

 

The Local Green Space designation should only be used where the green space is:  

a) in reasonably close proximity to the community it serves; 

b) 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  

c) local in character and is not an extensive tract of land. 

 

The only criterion from the list above that is referred to in the Parish Council’s Local Green 

Spaces Report is tranquillity and this is somewhat cast into doubt by the references in the 

SEA to traffic noise.  A 35% response to a public survey with leading questions that could 

imply bias on the part of the questioner, do not provide an adequate basis for concluding 

that the local community would favour an LGS designation that could lead to a reduction in 

de facto public access, if the landowner so chose, rather than the potential for permanent 

public open space on a significant part of the site.  The community was not presented with 

that choice.  There is no conclusive evidence that the site is demonstrably special to the 

local community in the NPPF sense nor that, as a whole, it holds a particular local 

significance. 

 

What is more likely is that certain features of part of the site are considered important by 

the local community, such as the views from the footpath and the annual holding of the 

Harvest Fair on part of the land.  These will be unaffected by the withdrawal of the LGS 

designation and provide impetus for a solution that could provide genuine public benefit.  
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Conclusions 

 

The East Glebe has the potential to bring more public benefit than can be achieved by the 

mere prevention of development through designation as LGS. That will not transfer any of 

the land into public ownership.  

 

The land has been independently assessed as having potential for development. An LGS 

designation of the whole site is unlikely to meet the NPPF requirement of enduring beyond 

the end of the plan period.  

 

Not all of the land should be developed.  A comprehensive scheme could enable transfer of 

landscape sensitive upper parts into public ownership while achieving sustainable 

development in the centre of the village on southern parts of the site.  

 

The district council and the Examiner are urged to recommend deletion of the East Glebe 

Field from the Policy 14 list of Local Green Spaces.   

 

This would enable the councils and the diocese to seek a mutually beneficial outcome 

through discussion with the aim of securing a comprehensive plan for the East Glebe that 

would include a significant area of public open space for the local community.  That is the 

only way in which such permanent public benefit can be achieved.  Disposal of part of the 

land for public open space would not, in this context, be compliant with the obligations of 

the diocese under Section 119 of the Charities Act 2011.  Only a comprehensive scheme for 

the East Glebe Field could meet those tests.  If the land is designated as LGS that 

opportunity for permanent public benefit will be lost for as long as the designation endures.   
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