
The Phoenix Quarter Checklist

Introduction

We have been asked by Lewes Matters to prepare this checklist in order for local
people to have a clear understanding on certain key issues to do with the
proposed development of the Phoenix Quarter. In it I answer a list of questions
partly based upon the Lewes Matters survey and questions put to me by Marco
Crivello and Anthony Dicks of Lewes Matters in September. as well as questions
arising from a more recent meeting at Pelham House. We believe that some of
the questions that relate to policy are best answered by Lewes District Council.

Firstly, let me say that I appreciate the work that Lewes Matters have been doing
to present an open forum for information relating to the project to be discussed
and presented.

Over the last year we have been through an extensive period of consultation with
both the local and national groups and agencies [see list at the end of this
document] and by way of three separate weeks of public consultation at an
exhibition of the proposals. During this consultation period the proposal to create
a new quarter for Lewes has evolved and changed. The first series of changes
largely responded to feedback received at the first public exhibition in September
2005 these were shown at the third public exhibition in March 2006. Since then
there have been a number of other changes to the scheme mainly to do with the
bulk and massing of the buildings. This document seeks to set out the current
status of the proposal.

You will see from the list of reports at the end of this document that there is an
enormous amount of information that has to be prepared for a proposal of this
nature. All this information has to be checked and correlated in advance of the
application. This document is a best assessment of the planning application as it
now stands, the process we have been through in its preparation and the
supporting material commissioned by Angel Property.

Have Lewes planning authority accepted that a hybrid application (between
outline and full) is acceptable in relation to Local Plan policy ST3 Design
Form and Setting?

We note in relation to the 2003 Packham Application, for a much smaller
development, that in the planning officers report they said Òdue to the location of
the site, adjacent to the conservation area the likely bulk and height of the
buildings proposed, it is considered that a full application would need to be
submitted. A scheme of this size would have a significant impact on the historic
core of the town, the conservation area, views in and out of Lewes and the wider
setting of the townÓ

Will this development’s enhancement and protection of ‘local
distinctiveness’ - as set out in Government Policy PPS1- make it worthy to
be included in the conservation area?



Please put these questions to Lewes District Council. However, since we started
negotiations to do with this project in early 2004 and all through the preparation
of the planning application and consultation it has never been put to us that this
would have to be a detailed planning application. It has always been made clear
by us that this was to be a hybrid application together with an Environmental
Impact Assessment. The intention is to follow the consent for an hybrid
application with a number of detailed planning applications done by a number of
architects which will follow the design code set down in the hybrid application. As
to whether the development will be worthy to be included in the conservation I
would hope so but you should refer this question to the Council.

Height, massing and scale. What high elements still remain in the scheme?

Angel Property has been in a period of consultation with English Heritage, The
South East Regional Design Panel and Lewes District Council on the issue of
height massing and scale of the proposed buildings. The height, massing and
scale of the proposed buildings have been carefully considered in the context of
the background of the existing urban fabric of Lewes. This has resulted in various
changes being made to the height and massing of the proposals. The proposals
are now felt to be generally acceptable to these consultees. We are waiting for
further feedback from English Heritage in order for the architects to be able to
finalise the proposals.

The scheme now contains three buildings that go up in part to a maximum height
of six storeys. These are situated at key locations on the site and act as marker
buildings and to add interest to the skyline. These sections of buildings are no
more than one flat per floor. Overall, the rest of the buildings will range in height
from one to five storeys with the majority of the buildings being 3 to 4 storeys.

Can we be clear that buildings running along the river referred to as Phase
1 (on land owned by Angel Property) will be built on a podium and are
therefore an additional storey higher than quoted above?

Building heights are marked on the plans as height above the ground plain, this
means that where they are located on the main street edge or where they are on
the Pells side of North Street they refer to the height above the existing ground
level. Where they are above the podium, which runs along the riverfront, the
building height referred to is the height above the podium. The podium forms a
new ground level and is used to put the development above the flood protection
wall and to conceal the car parking.

The most recent building heights drawing has been forwarded to Lewes Matters
along with the other heights drawings that were shown at the exhibition and that
have been drawn during the consultation process. They can be found in the
reports page of this website. The changes in the heights of the buildings that
have been made during the consultation process can be seen by comparing the
drawings.



By comparing them it is possible to see that there has been an incremental
reduction in the height of some buildings. These reductions were mostly based
upon feedback we have received from English Heritage and Lewes District
Council. The reductions in height also related to discussions we had with the
residents of adjoining properties. Where new buildings are opposite or alongside
existing ones, you will see from the drawings that they are the same height as
the existing buildings.

The South East Regional Design Panel have commented that they now feel the
proposed buildings in their location are of the right scale and height.

The original design concept included nine slim tower elements of buildings that
went up in height to a maximum of ten storeys, these were included in the
scheme as a means to have a distinctive development. All but three of these
tower elements have now been removed.

We have tried to retain some variety in the roofline as this is one of the key
features of the design and you can see from the heights drawing that there is still
an interesting roofline. This has been done by reducing the height of some
buildings while retaining the height of others. The heights go up and down from
two to six storeys along the riverfront. We are particularly keen that the
development should have character.

It will be much easier to appreciate how the massing works and how the
development fits into the town by viewing the scale model of the development
now on display at Lewes Town Hall.

However all the consultees have agreed that an element of variety in the roofline
is appropriate and adds character and the development will be more interesting if
this feature is retained.

Density, i.e. number of dwellings and habitable rooms per Hectare and the
proposed housing mix.

The reductions in heights of a number of key buildings has resulted in the
number of residential units being cut from that originally proposed which was 800
to 775 dwellings with a commensurate reduction in habitable rooms. Though the
exact number and mix is yet to be determined. The level of density is dictated by
the height and scale of the buildings as well as the housing mix. This means that
in the 6.8 Hectare site the density is now expected to reduce to 114 dwellings per
Hectare from 118 dwellings per hectare. The habitable rooms are reduced from
350 to 332 per Hectare. This shows that the proposed density is low compared
with other new developments in Lewes, which have exceeded 200 dwellings per
hectare.

None of the consultees including English Heritage, The South East Regional
Design Panel, Friends of Lewes or Lewes District Council have considered the
density proposed to constitute high density or a density inappropriate for this
Brownfield site and town location.



Guidance set out in the Urban Design Compendium, a report produced by
English Partnerships and The Housing Corporation suggests that this density, for
a development of mainly flats would be appropriate or if anything a bit on the low
side. If you compare the density proposed at 114 dwellings or 332 habitable
rooms per hectare for a scheme of mostly flats to the the matrix in the urban
design compendium for a site within the town centre it comes out at the top end
of the suburban density section, this is quoted as 80-120 dwellings per hectare or
250-350 habitable rooms per hectare in other words what is proposed is not high
density. [The matrix is shown in the reports section of the Lewes Matters
website.]

This level of density in town and near public transport links is considered to be a
more sustainable option than low density and is encouraged by local and central
government policy. Lewes District Council planners in assessing the planning
application will comment in their report to committee as to whether they consider
the density proposed to be appropriate.

Discussions on this key area have been bedevilled by different methods of
calculation. Government policy (PPG3 and PPS3) sets out 30-50 dwellings
per hectare and this is also reflected in Local Plan policy RES4. Will Angel
Property give us a figure per hectare based on the Government and Local
Plan’s method of calculation?

We read the government and local policy as encouraging an appropriate level of
density that relates to good design, the massing of the buildings, the local
housing needs, the economic use of land and the viability of building on the
particular site. We do not believe that PPG3 and PPS3 which replaces it seeks to
impose a maximum density of 30-50 dwellings per hectare, or to impose an
obligation on planners to insist that new development is of the same density as
the surrounding area. We advise Lewes Matters to seek clarification from the
planners on what to conclude from the wording of the PPGÕs.

PPG3 (Housing) states that local authorities should avoid the inefficient
use of land. Therefore, developments of less than 30 dwellings per hectare
(net) will be avoided and housing development of between 30 and 50
dwellings per hectare (net) will be encouraged.

I believe PPG3 was ambiguous on density as it was not clear from the wording
whether 30 to 50 dwellings per hectare was an upper limit. I believe it was not an
upper limit. In fact it was not construed as such by Lewes District Council The
existing densities within the District, particularly within development which was
built more than a few decades ago, are generally above 30 dwellings per
hectare. Such developments have become part of the DistrictÕs townscape. It is,
generally, only the development which has occurred within the last few decades
which has resulted in lower density development. Therefore, the provision of
densities of 30 dwellings per hectare and above should not result in
unacceptable Òtown crammingÓ providing that the other principles of PPG3 with
regard to the need for good layout and design and a relaxation of current parking



standards and measures which encourage the reduction in the need for the use
of the private car are followed.

It has now been superseded by PPS3 and for clarification I have added a section
of PPS3 which has just been published on the www.communities.gov.uk website
which I believe answers the question.

Efficient use of land. Using land efficiently is a key consideration in planning for
housing. Regional Spatial Strategies should set out the region’s housing density
policies, including any target. Local Planning Authorities should develop housing
density policies having regard to: The spatial vision and strategy for housing
development in their area, including the level of housing demand and need and
the availability of suitable land in the area. The current and future level and
capacity of infrastructure, services and facilities such as public and private
amenity space, in particular green and open space. The desirability of using land
efficiently and reducing, and adapting to, the impacts of climate change.

The current and future levels of accessibility, particularly public transport
accessibility. The characteristics of the area, including the current and proposed
mix of uses. The desirability of achieving high quality, well-designed housing
having regard to the considerations in paragraph 16.

Reflecting the above, Local Planning Authorities may wish to set out a range of
densities across the plan area rather than one broad density range although 30
dwellings per hectare (dph) net should be used as a national indicative minimum
to guide policy development and decision-making, until local density policies are
in place. Where Local Planning Authorities wish to plan for, or agree to, densities
below this minimum, this will need to be justified, having regard to paragraph 46.

Good design is fundamental to using land efficiently. Local Planning Authorities
should facilitate good design by identifying the distinctive features that define the
character of a particular local area. Careful attention to design is particularly
important where the chosen local strategy involves intensification of the existing
urban fabric. More intensive development is not always appropriate. However,
when well designed and built in the right location, it can enhance the character
and quality of an area. Successful intensification need not mean high-rise
development or low quality accommodation with inappropriate space. Similarly, in
Conservation Areas and other local areas of special character where, if proper
attention is paid to achieving good design, new development opportunities can
be taken without adverse impacts on their character and appearance.

Density is a measure of the number of dwellings which can be accommodated on
a site or in an area. The density of existing development should not dictate that of
new housing by stifling change or requiring replication of existing style or form. If
done well, imaginative design and layout of new development can lead to a more
efficient use of land without compromising the quality of the local environment.
Local Planning Authorities should, with stakeholders and communities, develop
residential parking policies for their areas, taking account of expected levels of



car ownership, the importance of promoting good design and the need to use
land efficiently.

From my reading of this it is clear that there is no longer any mention of 30 to 50
dwellings per hectare. It mentions that by good design it should be possible to
intensify development without the need for high-rise development or low quality
accommodation.

ÔSuccessful intensification need not mean high rise development or low quality
accommodation with inappropriate spaceÕ this exactly relates to what CZWG
have achieved with their scheme. It is not high rise but it will provide high quality
accommodation with appropriate space. Also see in Para 50, ÔThe density of
existing development should not dictate that of new housing by stifling change or
requiring replication of existing style or formÕ.

We have been asked many times during the consultation period to compare the
proposals with the existing density of Lewes because people thought that they
should match or correlate. Our view has always been that the new development
should not try to replicate the town either in its form or design or in its density. It
should be an efficient use of land, be well designed and should not be of a
massing or scale that dominates the town. For that reason we could not
determine the actual density until the massing had been agreed. As we have a
plan, which largely consists of three, and four storey buildings the density is
relatively low, if the buildings were higher so would the density be, however it
cannot be described as an overdevelopment or an underdevelopment. Though
further intensification might be considered to be appropriate it is unlikely to be
achievable due to the restrictions on the height of buildings. Intensive use of land
in town should be seen as a good thing and is considered to be in planning policy
terms. It does mention the need to develop residential parking policies that take
into account the level of car ownership, good design and the intensive use of
land.

Local Planning Authorities should, with stakeholders and communities, develop
residential parking policies for their areas, taking account of expected levels of
car ownership, the importance of promoting good design and the need to use
land efficiently’

CZWG in their scheme have been careful to ensure that the land is not taken up
with car parking, all car parking is located on a separate level with the buildings
above rather than providing large areas of surface car parking which would be an
inefficient use of land. The local residential parking policies have been
considered and measures taken to reduce car ownership in the scheme.

Does the reduction of skyline with a resulting reduction of 25 dwellings
mean that the remaining units are on average smaller?

No, the unit sizes have not been reduced but we have not yet agreed the exact
mix or number of dwellings with the council planners that will be included in the



planning application.

Are Angel Property and the Planning Authority aware of the major policy
shift announced by Housing minister Yvette Cooper at the end of October,
whereby house-builders will be told by local councils to put homes for
families and children at the forefront of their plans, otherwise applications
to build new dwellings will be refused?

I think Ôat the forefront of their plansÕ might be an exaggeration, it says that ÔLocal
authorities will have more ability to promote mixed communities and to ensure
larger homes are being developed alongside flats and smaller homesÕ. This
incidentally corresponds with the view of one of LewesÕ longest established
Estate Agents, that there is limited demand for one bedroom flats and the real
demand and shortage lies in family housing. Answer: We have spoken to other
local agents who have a different view of demand and need, however the
housing economics survey we have commissioned will determine the actual
demand and need. Developers have been criticised for concentrating on one-
and two-bedroom flats in high-value development, which are easy to sell and
provide high levels of profit. Answer: I do not think Yvette Cooper actually said
this; perhaps Lewes Matters might like to say whose words these are. The new
planning policy will require developers to make much greater provision in
developments for gardens, play areas and other places for families and children
to relax. Answer: it says the needs of families and children will need to be
considered. The scheme will consider these needs, there will be very good
amenity space in the development and family homes will be included in the mix.

If so, what significant modifications to the scheme can we expect taking
this into account?

We are aware of the recent policy guideline from Yvette Cooper; though it is clear
that it will be up to the local authority to agree the proportion of larger homes that
are needed and it is not correct to say that there is any obligation on the local
authority to oblige developers to build any particular proportion of a development
as family housing. It is however one factor that can and should be considered in
determining the appropriate housing mix with the local authority.

ÔNew emphasis on family homes. For the first time the planning system will be
required to consider the housing needs of children, including gardens, play areas
and green spaces. Local authorities will have more ability to promote mixed
communities and to ensure larger homes are being developed alongside flats
and smaller homes.Õ The proportion of the scheme that is made up of family
housing whether houses or flats will be agreed with Lewes District Council and
will be in accordance with local and national policy. It will enable Lewes District
Council to Ôpromote a mixed communityÕ, meaning that it will allow them to
promote a mix of dwellings in the town as well as in the development that meets
housing needs, is viable and is near transport links.

The quantity of amenity space and childrenÕs play areas will also be agreed with



Lewes District Council. The housing mix will reflect the findings of the Lewes
District Council housing needs survey and consultation with the housing
department of Lewes District Council. We have recently met with the housing
officer together with the housing associations and they have confirmed that the
need is mainly for affordable non-family sized units, i.e. mainly one and two
bedroom flats. We will be given an exact mix that is required by the housing
officer shortly. Some of the affordable flats will be used to rehouse older people
who currently occupy family council houses in the town thereby freeing up these
houses for new young families and some will be for younger people.

Angel Property has commissioned a housing economics survey from Dr Richard
Turlington. This survey will look at the demographic make up and the housing
stock of the area and make recommendations as to the appropriate mix of unit
size and type.

The mix will also have to relate to the overall viability of the scheme. We do not
believe that low density housing or a large proportion of family housing is viable,
appropriate or needed in this location and taking into account the constraints of
this site. We believe that a lot of the flats will be taken up by local people who
wish to downsize from larger family housing which will free up those houses for
new families and during our consultation we have been told by many people that
this is the case. We intend to design flats specifically for that particular section of
the market. There is also a need for smaller units for first time buyers.

It would be helpful to be clear what percentage of the current scheme is
allocated for family housing, and how that is constituted, i.e. flats that are
family sized, or detached and semi detached dwellings. How will they be
apportioned between the Phase One and Phase two sites ?

As previously stated the proportion of and phasing of family sized units has yet to
be decided and will be reviewed in the light of research we are undertaking to
look at the local demographics and housing stock to determine the mix that will
be appropriate for the planning application. Approximately 20% of the units in the
scheme that was originally presented were family sized units of three or more
bedrooms, phase two included 29 courtyard houses.

We feel that, overall, Lewes already has a high proportion of family houses, and
the mix suggested in the planning application will seek to balance the provision in
the scheme with what is already there in order to get a mixed community. We are
open to changing the mix to increase or decrease the proportion of family
housing depending on the outcome of the survey we have commissioned and
feedback we get from the planners, as long as the change is viable.

The scheme will provide adequate communal play areas for children and
communal amenity space as well as private roof terraces, balconies and
gardens. It should also be mentioned that the site is surrounded by parkland on
three sides, one of which will be accessible by the new footbridge.



What percentage of affordable housing will be provided and how will this
be spread across the site?

The proportion of affordable housing will be agreed with Lewes District Council
and accord with policy. We will present a viability analysis with the planning
application, which sets out all the costs and revenues for the project. This
demonstrates that based upon the current scheme the site can provide 25%
affordable housing. The affordable housing will be spread across the site in
several buildings. These will be owned and managed by the housing
associations. There will be a mix of 70% social rented units and 30% shared
ownership units. Site Specific Infrastructure costs including flood defences and
other community benefits are taken into account. This level of 25% affordable
housing meets the Lewes District CouncilÕs target for affordable housing,
contained in the local plan.

Are Angel Property aware that within the Local Development Framework
(LDF) core strategy, preferred options, which is out for consultation, a
target of up to 40% affordable housing may be sought? The LDF is likely to
come into force within the next eighteen months, which could mean that
potentially Lewes’s largest ever development would be built on outdated
policy? Has this been a subject of discussion with Lewes District Council
and the Planning Officers?

We are aware that there is consultation underway for the Local Development
Framework to increase the target proportion to 40% and we have discussed this
with the planning officers, this target, if it is adopted will be based upon viability.
All targets on affordable housing whether based upon current policy or in
emerging policy are qualified by the caveat that they can and should be tested by
a viability analysis and that the proportion should be commensurate with what a
particular development can sustain. There have been developments where no
affordable housing was delivered because of viability issues and there are
current applications where only 5% affordable is being offered because of similar
issues.

Though the Phoenix Quarter site is not an easy one to regenerate our policy has
been and will continue to be to work with the housing department, the housing
associations and the housing corporation early on in the planning process to try
to come up with the optimum solution to provide the maximum proportion of
affordable housing that is viable and to provide the mix of unit types and sizes
that meet the needs of the area. Based on the scheme as it now stands we can
demonstrate that the scheme can sustain a maximum of 25% affordable housing.
A higher proportion would make the scheme non-viable and the provision of
other community benefits associated with the development unachievable. This
percentage does not include sheltered housing or assisted living units.

The above response contains the caveat that 25% is only deliverable “as
the scheme stands”; can we be clear that any changes/ additional costs in
other areas would therefore have a negative impact on this percentage?



Changes to the scheme that effect viability will also affect the proportion of
affordable housing the scheme can sustain.

On the scheme as it now stands, 25% affordable would mean 194 units of which
30% would be shared ownership, i.e. 58 dwellings. Our concern here is the future
protection of this portion of affordable housing Ðso crucial to Key workers- at the
point of resale. Our understanding of current practice is; Open Market Homebuy -
Key workers must be able to afford a mortgage for 75% of the value of a property
& will be helped with a loan for the remaining percentage they need and New
Build Homebuy - similar to shared ownership, aimed at key workers, first-time
buyers, and social tenants (in that order) whereby prospective buyers buy a
minimum 25% share on a property & pay rent to a Social Housing Provider for
the remaining value (although schemes may vary slightly over this) . They can
buy further tranches up to 100%. If they want to sell, for 21 years the Social
Housing Provider has the right if they choose to buy back the property at the
prevailing market value.

It appears therefore that the Social Housing Provider has the right, but not
an obligation to buy the property and therefore it may well pass onto the
open market, is this the case?

The split between social rented and shared ownership, the definition of shared
ownership and the rules associated with it will be agreed with the Housing
Department of Lewes District Council and will accord with policy. The housing
officer is aware of the rules regarding shared ownership and sale by shared
ownership owners after a number of years. We did discuss this issue with the
Housing Associations and the housing officer and though there is no obligation
for them to buy the property back, in practice they normally do.

Lewes District Council have produced a Sustainability Checklist. What
sustainability targets will the development be meeting?

We have commissioned a sustainability report with the outline planning
application. This report, prepared by Duncan Baker Brown of BBM Sustainable
Design sets out all the emerging central government and local government policy
on sustainability. It also looks at the different technologies this development
could utilise to bring down carbon emissions, promote energy efficiency and
reduce water consumption and water runoff.

We will be agreeing targets with the Local Authority that can be attached to the
development. These targets go beyond the voluntary targets set by the Lewes
District Council Sustainability Checklist. This will mean that all future detailed
planning applications on the site will have to meet or exceed these targets.

The targets that we will look to achieve or better are. EcoHomes: excellent. See
(http://www.breeam.org/ecohomes.html) for an explanation of what this target
means.

With regard to renewable energy, the LDF core option preferred strategy



would seek not 10 but 15% renewable energy, with an additional
commitment to increase this requirement if evidence suggests this is
feasible. Will Angel Property be aiming to meet the 15% or greater target?

Lewes District Council in their core strategy document, which forms part of the
consultation for the Local Development Framework suggest that in future the
council will be looking to new developments to include a provision for 15%
renewable energy, in briefing engineers we will ask them to look for solutions that
meet or better this target.

Breeam: very good or excellent for the retail and office space, again we will ask
engineers if it is possible to come up with an area wide solution which makes
Breeam Excellent an achievable goal for the retail and office space.

Whilst the inclusion of some clear targets are a positive addition and
clarification of this developments aspirations, our meeting in November
clearly identified, with yourself and Ian Makay of BBM Sustainable Design,
that any genuine possibility for a flagship development, would require a far
more extensive and holistic systems based approach, not just the
consideration of additional technologies, but a comprehensive and radical
review of building processes, energy embodiment, and design around
sustainable lifestyle, for which there isn’t space here to outline. All best
practice case studies indicate that for these potentials to be grasped, they
must be explored and factored in at the scoping and design stage? Will
Angel property be reengaging BBM Sustainable Design to facilitate this?

Angel Property has commissioned engineers Bryan Dunlap Associates to report
on the best way to achieve these goals. They will report on a comprehensive site
wide infrastructure solution that reduces carbon emissions and provides for
efficient buildings that run on less fuel. Their work has included advice on the
Elephant and Castle regeneration project, which includes £35,000,000 of
sustainable community energy systems.

As a result of the meeting there was a commitment from Angel property to
look at delivering a zero carbon development. What progress has been
made on this point?

We will ask Bryan Dunlap Associates to report on what would be needed to
achieve this aim, though at this stage it looks like a very difficult target to achieve,
nonetheless if it can be achieved in a way that does not push the project to non
viability it is certainly something we will consider. Government policy is looking
for a zero carbon development regime to be in place within ten years. However
we feel that the development should use the most up to date technology to go
towards achieving that goal now, we will of course make the findings of the report
from Bryan Dunlap Associates available to Lewes Matters when it is ready.

The sustainability report will describe how these targets can be achieved on the
site, by using whichever technology is found to be the most effective in the



location it is built and at the time it is constructed. Technologies suggested in the
report include; solar panels, wind turbines, ground source energy pumps, high
insulation construction panels, rain water collection, grey water recycling and
biomass boilers.

The engineering report from Bryan Dunlop Associates will take that one step
further by relating the work done by BBM Sustainable design to the site specific
situation and coming up with specific solutions and giving details on what these
solutions will mean in terms of carbon emissions and fuel and water
consumption.

We wish for the development to be an exemplary sustainable development, and
not to just pay lip service to this important issue.

What environmental targets and energy strategies have been incorporated
into other Angel Property developments, in particular the Jam Factory and
those aspects of projects that were New Build and not conversions?

The Jam Factory gained planning consent in 2000 when the environmental
standards to do with sustainability were much less strict than they are now. The
buildings all complied with building regulations as they stood at the time. The
same goes for all other new build developments we have done, they complied
with building regulations but did not employ any specific environmental targets or
strategies.

_We are aware that the Phoenix Quarter development offers an excellent
opportunity to undertake a comprehensive area wide solution to achieve very
high environmental standards, hence the commissioning of the report from Bryan
Dunlap Associates.

Retail impact on existing local traders and the economic impact of the
development.

Angel Property have commissioned a retail impact assessment from Roger Tym
and Partners, this follows on from a retail study commissioned by Lewes District
Council from G.V.A Grimley which showed a need for modern retail units. We
have also commissioned a study of the pedestrian flows of shoppers in the town
from Space Syntax. We have consulted with the Lewes Chamber of Commerce
and will continue to do so.

The studies show that a considerable proportion of shoppers, particularly for
items such as clothing and household goods, shop in other surrounding towns
such as Brighton and Hove, Crawley and Eastbourne, because the retail mix in
the town does not satisfy the needs of the local populace this means more car
journeys and a less commercially viable town.

The proposed retail content of the scheme will allow Lewes to compete more
effectively as a retail centre and the new shops proposed will fill the retail gap
that exists rather than competing directly with the existing retailers. We do not, as



has been suggested, see the development as a shopping mall full of chain
retailers, nor do we wish to make Lewes a Òclone townÓ. Retail uses have been
included in the mix because it will give the area a more active streetscape and
fulfill a need in the town. It also integrates well with the other proposed uses
including office and residential.

We see there being a mix that will include independent local traders together with
some highÐquality branded shops. The feedback we have had from The Lewes
Chamber of Commerce is that they feel this mix is appropriate. They have
indicated that they do not wish to see the development exactly replicate what
already exists on the Cliffe High Street and The High Street but that it should
complement it.

The provision of a secure parking facility at the entrance to the town, as well as
the new residents and office workers is seen as beneficial to the economy of the
town and the existing retailers. It is felt that a wider range of goods available as
well as new facilities such as a 3 Screen Cinema will help to make the County
Town a more vibrant place and will help to improve trade for existing retailers.

We are particularly keen for the interesting and unique mix of retail that makes
the town so special to be complemented and extended by the scheme proposed
and we will continue to work with the Lewes Chamber of Commerce and Lewes
District Council to ensure this can happen.

Will Angel Property be the landlord of the retail units?

Answer: Angel Property intends to be the landlord of some though not all of the
retail units.

What is the smallest size retail unit proposed?

The size both minimum and maximum and mix of the retail units has not yet been
determined, we intend to discuss this issue further with Lewes District Council
and the Lewes Chamber of Commerce to look to achieve a retail mix that
complements what is already here. If it is felt that having some small units will be
more attractive to independent traders then we are happy to include them in the
mix.

It was not clear from the meeting, how the mix of retail use outlined above,
could be successfully delivered on the open market, where a multiple will
always have greater financial power over an independent local retailer. For
example, would Angel as the prospective landlord be voluntarily placing
‘restrictive covenants’ and affordable rents on a percentage of the retail
space, and if so, what percentage of the overall retail space would that be,
and for what time period?

The aim is to have a viable retail mix that complements the existing offering in
the town and at the same time allows a proportion of the units to be available and
affordable to independent local occupiers, we intend to agree a mechanism to



best achieve that aim and the proportion that should be available to independent
retailers with Lewes District Council and the Chamber of Commerce.

The above, talks of filling a retail gap, which we take to refer to the clothing
and household goods, currently provided by the far larger centres of
Brighton and Hove, Crawley and Eastbourne. It is unclear how, or even why
Lewes should compete with these centres, and surely to successfully fill
this “retail gap” already largely predetermines what types of retail uses
would be needed?

The retail gap that the retail impact assessment refers to is that which is needed
to allow Lewes to have the benefit of having a more well balanced retail mix so
that the local residents will not have to use their cars so much to go outside the
area to shop and the overall economy of the town will be improved by more
shoppers coming here from surrounding areas as the shopping offering in total
becomes more attractive to a wider group of people. We are not suggesting that
Lewes will ever actually compete with other larger towns per se although there is
a tourist industry here which will also benefit from more choice of shops being
available to attract tourists. We do not feel that the exact type of retail use is
predetermined by the fact that new retail space is made available.

Relocation of existing businesses to the Malling Brooks site and the
creation of new employment space and new jobs.

Accompanying the planning application for the Phoenix Quarter master plan
there will be an associated planning application for a new commercial
development in Malling Brooks.

The site in Malling Brooks, which is now flood protected has been shown on the
Lewes Plan as being an allocated industrial, commercial site for more than
twenty years but has never been developed as it has not previously been viable
to do so. It is our intention to bring this site forward now as new business units,
these units will be affordable to the local businesses they will accommodate.

We have allowed space in the proposed development for small businesses that
service the local economy. The car repairers and tyre and brake outlets, the soap
and perfume factory, which has been in Lewes for hundreds of years and
Furniture Now, the furniture recycling business. There will also be a new flood
protected Fire Station. Some of the existing businesses are planning to move to
the outskirts of the town to Ringmer and Newhaven and to other industrial
estates in Lewes.

The combined development of the Phoenix Quarter and Malling Brooks provides
a net gain in jobs. There are expected to be 1000 new permanent jobs created
by the development of the two sites. These jobs will offer a more diverse range of
employment options for the town, with a focus on knowledge-based industries. It
will also lessen the townÕs dependence on local government as the major
employer. As there is a possibility that East Sussex County Council may move



from Lewes this is an important issue. All the employment space will be new,
purpose built and flood protected. We are also proposing to include a 100-space
long stay car park in Malling Brooks that will service the town.

How is the ‘potential’ figure of 1000 new permanent jobs arrived at, and
what is the percentage generated on the new Malling Brooks industrial
estate?

Angel Property have commissioned Roger Tym and Partners to prepare a report
on the economic outputs of the scheme in relation to job creation both permanent
and temporary in the Phoenix Quarter development and the Malling Brooks
development and in relation to secondary job creation and other economic
outputs.

Environmental and sustainability issues relating to the Malling Brooks site.
Since this Greenfield site was zoned over twenty years ago, far tighter
environmental legislation has been passed. Will for example the Ecological
Assessment by Cresswell Associates contain an Extended Phase 1 Habitat
Survey, with an accompanying Biodiversity Action Plan?

The Malling Brooks site allows for a 20-metre buffer zone around the proposed
development. This will both protect the amenity of the surrounding residents and
provide a landscaped wildlife habitat for indigenous plants and creatures. The
existing land drains will be relocated to a new watercourse, which will run around
the buffer zone landscaped area. The design of this is being done in conjunction
with The Environment Agency, English Nature and the County Ecologist. The
ecology survey included a survey of existing trees, plants reptiles and other
animals. There is a translocation strategy for the reptiles. The landscape
designers have considered Biodiversity.

Whilst a Breeam target is helpful, we were surprised to see no percentage
target for renewable energy set for this site, As the Merton rule was
specifically initiated, to seek a renewable energy contribution within
industrial units. We feel it appropriate that in the light of the LDF core
option preferred strategy and current best practice, that a reflective target
be pursued. Are Angel Property prepared to set such a target?

The new proposed buildings will comply with Breeam rating: very good. A
sustainability statement by Michael Cook Associates will explain how this can be
achieved and what technology will be used to achieve it. As this is a Greenfield
site it will not possible to get a higher Breeam rating, we will discuss with Lewes
District Council whether their aims regarding renewable energy are appropriate
to this site and this type of development.

As per the Sustainability issues relating to the Phoenix Quarter, it was our
feeling at the meeting that the opportunity existed, for a far more expansive
and holistic approach to the site to be taken, than simply identifying
technologies in isolation. The current industrial estate



http://www.westergatebusinesscentre.co.uk/ in Brighton offers a possibility
of what can be achieved. Will Angel Property be commissioning BBM
Sustainable Design to prepare a report on the potential of this site?

We will discuss this with Lewes District Council. We intend to employ a
Mechanical and Electrical Engineer to come up with a solution for the
construction that hits environmental targets. We will also look at the Westergate
Centre to see whether their local experience is relevant to this site and what we
are planning to build there to achieve a more environmentally friendly approach.
Our architects have advised that the detailed design of the mechanical and
electrical systems should take place post planning consent but we will agree to
adhere to whatever targets Lewes District Council set as appropriate.

Infrastructure, including schools and medical places, services including
water, gas, electricity and drainage.

We have commissioned an environmental impact assessment from Addiscombe
Environmental Consultants as well as a services assessment from W.S Atkins.
These assessments will enable the calculation of the number of school places
and medical facilities the new development will need to allow for as well as the
infrastructure upgrades the development will need to allow for. The Section 106
agreements that will accompany the planning applications will include allowances
for payments the development will have to make to cover the expansion of these
facilities. This is standard procedure for new developments of this nature.

As pointed out at our meeting we have been trying to establish with East
Sussex County Council what methodology would be applied to a scheme
such as the ‘Phoenix Quarter,” to establish the potential number of School
places generated. Whilst we have had some information, we have had no
specific figures. As we understand it from previous statements by Angel
Property, the development does not envisage generating many new school
places. Could you provide a guideline figure for the number of places you
and your planners envisage and the methodology used to arrive at that
figure?

The number of school places will depend on what is the eventual housing mix the
scheme includes, this has not yet been finalised. I suggest that once it is finalised
we will be in a position to agree the contributions the scheme needs to make for
school places using the methodology that the Council use to calculate it, please
ask them to give you further information on this, it is a standard procedure.

The services assessment has determined the additional loads that the new
development will need to allow for and the upgrades to the existing infrastructure
for services that the development will have to provide. These will include a new
drainage pumping station. New electricity substations and mains power cables.
New gas and water mains. These infrastructure upgrades can also be covered in
the S106 agreements.



Obviously all the new residents and businesses will pay annual water rates,
council tax, business rates and gas and electricity bills. Part of these payments
will ensure that the costs associated with maintaining the infrastructure needed
by the development are not borne by the existing residents or businesses of
Lewes.

Two specific questions arose relating to services and utilities. The first was
in regard to sewerage. In it’s response to the Packham proposals on the
Phoenix industrial estate in 2003, Southern Water, as a statutory consultee;

“object to the application, as 4 critical public sewers cross the site and there is
inadequate capacity in the existing sewerage system to service the development.
Development would increase flows to the public sewerage system, currently
overloaded and existing properties, and land, would be subject to a greater risk
of flooding from sewerage as a result”

Can we ask how in the interim, and for a much larger proposal, this
situation has or will be remedied?  The second, concerned water supply. At
present rainfall in the South East is the lowest of all UK regions, yet the
region faces the largest pressure of new development and therefore water
requirements. The environment Agency’s report State of the Environment
(Nov 2006) predicts a 60% decrease in summer rainfall in the South East of
England, by 2050. Does the services assessment by WS Atkins take this
into account and do Southern Water feel that this development is
sustainable in relation to it’s water requirements? Sustainable Urban
Drainage (SUDS) are proposed for the site who will be responsible for
ongoing operational and maintenance costs for these?

We have commissioned a survey from Southern Water to confirm what, if any,
upgrades are needed to the supply of water or sewage infrastructure to service
the needs of the development. The use of environmentally sound construction
methods required to achieve Eco Homes Excellent and 15% renewable energy
will in itself mean there is less pressure on the existing infrastructure; issues to
do with flood risk that is associated with drainage are covered in the flood risk
assessment from W.S Atkins. Southern Water will do ongoing maintenance of
drainage systems including Sustainable Urban Drainage systems unless
otherwise notified by them in their assessment of the drainage requirements of
the scheme.

Traffic generation and road layout, including Sustainable Transport
Strategy, bicycle paths, bicycle parking and car club.

We have commissioned a traffic assessment from consultants Owen Williams,
which, using a computer generated traffic model of the town, gives an accurate
picture of transport movements that can be expected from the development.

We also asked them to look at ways to reroute the existing traffic system to
improve the situation for existing residents. This report will be published at the



same time as our planning application. The report shows that traffic generated by
this development is manageable and due to the improved traffic junctions and
routing is expected to flow better than the current situation.

The proposed Junction on the Phoenix Causeway has been designed to allow
maximum pedestrian permeability. It also enables traffic leaving Waitrose to exit
the town across the Phoenix Bridge, rather than being forced back into town as it
is now. The Junction will enable traffic to enter the new Quarter as soon as it
crosses the Phoenix Bridge. It allows traffic currently routed up East Street and
down Little East Street to be rerouted, and those streets to be closed to through
traffic. This traffic is then rerouted through the Phoenix Quarter. The benefit is not
just for the residents of East Street and Little East Street, it will also make for a
much more attractive entrance to the historic core of the town and close what is
currently often like a one way race track.

The existing 'rat run' through Lancaster Street is something that the traffic
engineers have looked at closing; this would make the area, which includes St
Johns Street, Lancaster Street, Sun Street and Abinger Place into an area which
would be protected from through traffic, though it would still be accessible to
residents and visitors. They have also looked at making Brook Street into a street
with access for emergency vehicles only. All these proposals have been tested in
the transport assessment and have been shown to be workable. East Sussex
County Council will consult upon these proposals to see if they are what local
people want.

We have also commissioned a Phoenix Quarter Sustainable Transport Strategy.
This shows how it is possible to make provisions in the development, such as
hopper bus, car clubs, car sharing, bicycle lanes, bicycle parking, footpaths and
improved accessibility to public transport that will enable limited private car use in
the development. The aim is to achieve at least a 10% modal shift away from
single occupancy car use.

Does the 10% modal shift take into account the Environment Agency’s
prediction that road traffic will increase by more than a third over the next
20 years? Why, given the proximity of the proposed development to the
town centre and the wish for this to correspond to the guiding principles of
sustainable communities, set out in Government legislation PPS1 and now
reinforced by incoming LDF policy, especially LDC’s Sustainability
Checklist, is a not more ambitious percentage modal shift being sought?
As part of the Sustainable Transport Strategy for the Phoenix Quarter there
is mention of ‘disincentives for driving ‘, can you elaborate on what these
are? Does the Sustainable Transport Strategy contain a specific
Residential Travel Plan, as well as a Destination/workplace Travel Plan,
supported by operational targets over the long term? Who will operate the
car club and how many cars are envisaged to be needed to ensure a viable
take up?

Is the inclusion of a multi-storey car park part of the 10% modal shift away



from car use mentioned in item 11?

All these questions will be answered in the sustainable transport strategy and the
traffic assessment from Owen Williams, which at this stage are not yet finalised.
Walking Strategy: Improved pedestrian routes, pedestrian route map, promoting
walking as a healthy way to travel. Cycling Strategy: Providing cycle lanes,
developing a Cycle Route Map, providing Secure Cycle parking, providing pool
bicycles, providing showers and changing facilities at Work, promoting cycling as
a healthy way to Travel. Public Transport Strategy: Providing route maps and
timetables, improving movement to the rail network, bus service extensions and
improvements, providing / improving bus waiting_Facilities, promoting the
benefits of public transport. Car and Parking Strategy: Flexible / reduced parking,
developing a car sharing scheme, providing a car club, promoting car sharing.
Work Practice Strategy: Flexi working, tele-working and home working, tele
conferencing, financial Incentives for staff to use sustainable modes of transport,
disincentives for driving, promoting sustainable travel. The sustainable transport
Plan for The Phoenix Quarter would be a flagship in terms of travel plans already
in place in East Sussex, demonstrating a high level of emphasis on sustainable
transport alongside other sustainability measures included in the development.
The sustainable travel plan would be particularly effective in the case of this
Lewes town centre development, due to the mix of uses on the site and the
potential for numerous combined measures for example, flexible parking,
combined cycle parking facilities and a hail and ride bus service through the site.
This would mean that the office and residential and retail users could share
resources and cut dependence on the private car. A sustainable travel plan for
the development has the potential to help unlock benefits beyond the site
boundaries, providing scope for it to be expanded across Lewes and acting as a
catalyst in facilitating a switch to sustainable transport modes within the town
centre as a whole.

Parking, pedestrian area and riverfront walk.

Overall the development will comply with the quantity of car parking allowed by
the policies of East Sussex County Council, which seeks to restrict car parking in
the town centre. The guideline set by East Sussex County Council is for up to
75% of the maximum standard of car parking spaces for residential and
commercial uses in this location.

From the figures provided it is possible to calculate if 75% of 775 dwellings
have an allocation, that is 581 spaces, added to which is the multi storey
capacity of 415, which comes to 934 spaces. However what is the allocation
of spaces being provided for business and retail?

What are the government guidelines for office and retail parking
allowances? In addition to the above will there be on street parking? In
calculating the number of residential car parking spaces, was a percentage
allowed for homes where for whatever reason they would not have
personal ownership of a car in any case? The reduction of car parking



spaces will be distributed evenly across the site and not as has happened
in certain developments, targeted to the blocks of Affordable Housing?

Is it envisaged that any of the residents will purchase their parking spaces?

The development schedule as it stands has been checked by Owen Williams as
part of the transport assessment this shows that the residential element has only
68% of the maximum standard. This means that 32% of homes will not have a
parking space. The proportion of car parking that will be needed by the affordable
housing units will be by way of agreement with the Lewes District Council
Housing Department and the Housing associations. The office space will have
only 50% of the maximum standard and retail/restaurant space will have only
25% of the parking spaces allowed under the government guidelines maximum
standard. There will be some on street parking, though the number of spaces has
yet to be agreed with the Highways Department. The car parking spaces for the
residential users will be included with the purchase of their flat or house on a long
leasehold basis or they may choose to join the car club or not need a space.

There is a balance between the needs of visitors and residents to be considered
in the context of an overall desire to limit car use. We aim to provide enough car
parking to ensure that the cars of residents and visitors are catered for and can
be parked off the street and under cover where possible. But we also intend to
limit car parking sufficiently to encourage the use of public or shared
transportation. To achieve this balance we have consulted with East Sussex
County Council traffic engineers and have also commissioned the Sustainable
Transport Strategy produced by Owen Williams.

Included in the parking provision we have allowed for a 415-space multi storey
car park, which, at the entrance to the town will enable visitors to leave their cars
as soon as they enter the town and walk into the Cliffe and High Street areas as
well as into the Phoenix Quarter. This car park will also enable some of the other
small surface car parks in surrounding streets to be closed and for these sites to
be made available for new buildings. This will help to make the surrounding
streets more attractive as gaps in the urban fabric are rebuilt. These are often old
bombsites, which have never been rebuilt since the war.

Nearly all the car parking in the development is hidden from view either behind
buildings, as is the case with the multi storey car park or under the podium level
along the riverfront, which also conceals the flood defence. This results in an
efficient land use and also improves the visual amenity of the development
proposals. We feel that too many modern developments include large, ugly
surface car parks. We feel this should be avoided where possible. The feedback
we have had from the consultees suggests that they are all in agreement with
this strategy of concealing the car parking.

The effect of the podium will be to make the entire riverfront along 400 metres of
the development into a car free pedestrian friendly area, incorporating the new



landscaped riverfront walk. It will be possible to walk all the way along the river
from the Phoenix Bridge to the Wileys Bridge and to cross the river by the new
footbridge half way along. I feel it is hard for people to appreciate what a pleasant
area this will become. A series of private and public landscaped squares and
courtyards, many with views over the river will be created. Again, I hope the
architectural model we are producing will make it easier to understand how this
works and what the benefits will be for local people and visitors to the town. For
the first time the town will have a riverfront on this side of the river that is
accessible and will include a riverfront restaurant, square, slipway and boat store.

Planning gain and how the integrity of Section106 agreements can be
protected.

The planning gains that are available from this development include, flood
protection for the development and cell 5, the Pelham Terrace area, riverfront
walk, footbridge, slipway, boat store, affordable housing, cr•che, medical centre,
upgrades to the facilities at the Pells Pool, cinema and art gallery. These will all
be costed into the viability analysis and will be subject to the section 106
agreements that will be attached to the planning applications. There will be two
phases to the development and two planning applications, one for land owned by
Angel Property and one for land owned by other landowners. Each planning
application will allow for specific community gains to be delivered in that part of
the development.

Section 106 agreements are particular to the land and not the ownership,
therefore if any parts of the site are later developed by other companies either in
joint venture with Angel Property or independently the obligation is transferred to
that company or that joint venture the development cannot be completed unless
the S106 agreement is complied with. It is our intention to bring in development
partners for parts of the site, however the planning gains will all be covered in the
outline planning applications, and the obligations will be balanced fairly across
the site by a contributions framework which will be agreed at the outset with
Lewes District Council.

As Angel Property own all the land on the riverfront that part of the development
will be tied to all of the flood defences for the whole development including phase
two as well as Cell 5. All flood defences will be put in during this phase, it is not
possible to flood defend part of the site in isolation. This phase will also provide
the riverfront walk and associated landscaping, the footbridge across The Ouse,
the slipway, boat store, improvements to the Pells Pool and affordable housing
up to 25% of the dwellings provided on this part of the site.

The second phase planning application includes the land currently owned by
Lewes District Council and various other landowners, the community gain
attached to that part of the development would be covered by a separate section
106 agreement which would be signed before the planning permission for the



construction of this phase can be implemented. The community gains include the
cinema, art gallery, cr•che, medical centre and affordable housing up to 25% of
the dwellings provided on that part of the development.

There will be a design code attached to the outline planning applications, this will
cover everything from the size, shape and roof pitches of the buildings to the
landscaping, street paving and street lighting. This is intended as a guide for the
later detailed planning applications and to help ensure that the quality of the
development, the landscaping and architectural merit are actually improved upon
and refined as the development gets built rather than having the promise of the
outline planning application watered down later on.

We also welcome the idea of creating a Lewes based committee to help
scrutinise the subsequent detailed planning applications. There has recently
been talk of creating a Conservation Area Advisory Committee in Lewes and
although the development is not in a conservation area, to help ensure that what
is proposed will feel and look right and have an overall coherence, we would be
happy to work with such a committee. We propose to form a Phoenix Quarter
Committee and to invite members of Lewes Matters, Friends of Lewes and the
Lewes Architects Panel sit on it. We are as keen as others that, although the
development will not be a replica of the existing town it should have a feel and a
look that will enhance the historic town rather than be a detriment to it. The use
of materials, lighting and planting is a subtle thing, we are aware of all too many
modern developments that are soulless and have been ruined by a lack of care
in the details, we would welcome the involvement of local interested people to
help to ensure that the quality we envisage is delivered.

One of the key questions to arise out of the meeting was whether or not it
is possible for Angel Property – or another developer - at a later point, on
the basis of a change in circumstance, to renegotiate all or any part of the
section 106 agreements. We are lead to believe, that this is not an
uncommon practice, can you clarify?

A well drafted S106 agreement is binding on the land and not the developer. In
order to renegotiate a S106 agreement would, in my view, involve a new
planning application as the consent would be tied to the s106 agreement and
would not be implementable without the developer complying with the terms of
the agreement.

In the event that Angel Property on completing Phase 1, declined, or were
unable to develop Phase II, (the site of the art gallery, cinema, crèche,
medical centre, and a portion of affordable housing) what is the length of
time, before which the section 106 agreements on those parcels of land
lapse?



The S106 agreement would have to be signed by the owner of the land in order
for the consent to be implemented and would be binding for as long as the
planning consent was valid, unless the consent is renewed then the length of a
planning consent is currently five years.

What percentage of Phase I and Phase II do Angel Property envisage
building?

We intend to build a substantial proportion ourselves and to control the quality of
any parts of the development that are built by other companies in joint venture
with us and by way of detailed agreements.

Flood defences; the effect of the proposed flood defence upstream in
Landport and Malling and downstream in the Cliffe and South Street areas.
As well as the proposed design for the Pelham Terrace area flood
defences.

The whole development will be protected against a 200 year event flood risk. The
design of these defences has been prepared by consulting engineers WS Atkins
in consultation with the Environment Agency. This is the same standard that has
been applied in the construction of the flood defence on the Malling Brooks side
of the river.

We have been asked by a number of people what effect our proposed defences
might have upstream and downstream of the development, it is also the Lewes
district CouncilÕs policy to only allow flood protection that does not cause
problems elsewhere. We have commissioned W.S Atkins, the engineers to
undertake a study on this issue. The results will be published in the flood risk
assessment for the development. The results show that downstream the
combined effect of our defences and those already in place on the Malling side of
the river is that the water level is actually slightly lower. Upstream in the event of
a flood it might be up to two inches higher for a few hundred yards but overall the
effect is negligible. This data has been checked by the Environment Agency who
have confirmed that the proposed flood protection is not considered to put other
parts of the town at an increased risk of flooding.

Although we did not cover this in our meeting, due to it running so late, a
number of questions were pressing. Incoming Government legislation
(PPS25) covering building on floodplains requires that, should
development proceed on a floodplain “the necessary flood risk
management measures are sufficient to ensure that the site can be
developed and occupied safely throughout its proposed lifetime.”

Given the unfolding understanding of the impacts of climate change and
revision of predictive data by Government bodies like the Environment



Agency (EA), what assurances are there that this site can be flood resilient
to the specification outlined in the above Government policy?

A relevant example; In calculating the ‘freeboard ‘ clearance on flood
defence specifications for the Phoenix and Pells, the EA initially specified a
300mm clearance, if they were to issue those specifications now, it would
be for a 600mm clearance.

We have recently met with the Environment Agency and they have confirmed
that the flood protection measures as designed by W.S Atkins are acceptable
and that the flood protection provided by this development can form an important
part of the overall flood protection needed by the town, this takes into account
PPS25. They have taken into account the expected effect of global warming on
Lewes and the recent government advice on global warming. Taking this into
account they have confirmed that the flood protection proposals will be
acceptable.

The design of proposed flood defences along Pelham Terrace have been of
great concern to a lot of people. We have consulted with The Lewes Town
Council, The Pells Area Residents Association, Lewes New School, The Pells
Pool Community Association and other interested parties. Our engineers have
looked at various different options for flood protecting the area, which includes
the Lewes New School and many houses that were badly flooded in 2000. This
has shown that the only practical way of providing the flood protection here is to
run a wall or bund along Pelham Terrace by the Pells. The wall or bund would
have to rise in height from 60cm or 3 ft by the corner opposite the recreation
ground to 180 cm or 6 ft by the entrance to Talbot Terrace.

We have now asked our engineers to design a demountable barrier for a section
where it would have to rise above 110 cm or 4 ft. This section would be only
erected in the event of a flood warning. There is a flood warning system in place
in Lewes. This would mean that it would be possible to flood protect this area
without the need for a high wall which would block the open view of the Pells.
The only permanent section would be a wall or bund at each end of Pelham
Terrace, which would have a maximum height of 110cm or 4 ft.

WS Atkins have used this same flood protection method on an area of the River
Severn, which is in a similarly sensitive historic location and that also required a
visually less obtrusive solution. We have discussed with the emergency services
the possibility of them manning these defences in the event of a flood warning
and they appear to be receptive to the idea.

Will Angel Property clarify with the Pells Residents Association the
outcome of investigations into aspects of the last flood by Atkins, namely
the channelling of water down the railway line and the backing up of the
drains and sewerage system?



Our engineers are still working up the final design of these flood defence
proposals for the Pells area. They have undertaken a topographic survey of the
area to ensure that any defences proposed will also be able to stop potential
flooding down the railway line or up the drains as happened last time. They have
consulted with The Environment Agency and Southern Water about this element
of the flood protection design and hope to be in a position to present a fully
designed solution to local residents shortly.

Lewes Matters have conducted a survey to look at the potential impact on
the trees in the Pells area by Flood defences. There was a suggestion that a
meeting could take place with Lizard Landscapes to go through this survey
on site, is this still possible?

Once the solution is fully designed we will have Lizard Landscaping meet with
the Lewes Matters tree expert to ensure that the proposals can have the
minimum effect on the trees in this area.

Whilst the Association of British Insurers (ABI) have agreed in principle to
ensure properties on floodplains, if they are protected to a 1:200 year
standard, there is a strong possibility that this will be marked forward
50years.Has Angel Property sought assurances from the ABI of their
willingness to Insure the Phoenix Quarter?

We have not approached the ABI because we assume that if the flood protection
is passed by the Environment Agency then it will be acceptable to the ABI.

Have the Environment Agency ruled out flooding coming from the
Coombe?

The flood protection for the Malling Brooks site is already in place, a new bund
and wall was built last year all along this side of the river Ouse. This protects the
area against a one in two hundred year event. We have commissioned a
separate flood risk assessment for this site that has been undertaken by Stephen
Wilson and Partners. They have confirmed that the proposed development can
go ahead and has been sanctioned by the Environment Agency. We have asked
them to look into the concerns of local residents regarding water coming down
The Coombe in the event of heavy rainfall and they have confirmed that the
development of the site at Malling Brooks will not worsen this situation but will in
fact, with the installation of new drainage, help to dissipate this water in the event
of heavy rainfall or a flood warning on the Ouse.

Conclusion



There is a lot of information to prepare for the planning application and we wish it
to be easy for the public to be able to view and understand what is being
proposed.

Our planning application will be delayed until after the Vision Statement has been
completed.

As soon as the application is finalised we will update our website and display the
application and supporting documents. (www.thephoenixquarter.co.uk)

There will also be an exhibition of the application in Lewes Town Hall throughout
the consultation period. Lewes district Council has put on record that in the case
of this major application they intend to extend the consultation period during
which time the public will be invited to make comments from the usual three
weeks to an eight week period.

The overall mix of uses has to balance for the Phoenix Quarter masterplan to be
a success. We feel that the inclusion of an appropriate mix of retail space, office
space, market and affordable housing, arts and medical uses together with new
industrial uses in Malling Brooks should provide a synergy and achieve a critical
mass that allows a thriving new addition to the town. It should provide jobs and
living space for future generations of existing residents of the town as well as
attracting new residents and new businesses, visitors and tourists to Lewes. We
feel that with the help of careful consultation and thorough studies to back up the
application we will be able to demonstrate that this development has got this
balance right and that it provides a great opportunity for Lewes.

List of consultee groups.

All the groups listed have been consulted about the proposals and we remain
open to further consultation with them and other groups.

Lewes District Council.
East Sussex County Council.
The South East Regional Design Panel.
English Heritage.
English Nature.
Lewes Town Council.
Lewes Chamber of Commerce.
Friends of Lewes.
Lewes Matters.
The Environment Agency.
The Pells area Residents Association.
The Pells Pool Amenity Group
Residents of Waterloo Place and Green wall.
Residents of Spring Gardens.



Residents of Corporation Villas.

List of reports and studies that will accompany the Phoenix Quarter planning
application.

1] Environmental Impact Assessment by Addiscombe Environmental
Consultants.
2] Flood Risk Assessment by W.S Atkins.
3] Services Assessment by W.S Atkins.
4] Retail Impact Assessment by Roger Tym and Partners.
5] Traffic Assessment by Owen Williams.
6] Sustainable Transport Plan by Owen Williams.
7] Spatial Integration Analysis by Space Syntax.
8] Design Code and Character Area Study by CZWG Architects.
9] Ground Condition Survey by W.S Atkins.
10] Viability Analysis by Love Jenkins.
11] Landscaping design statement by Anthony Paul Landscape Design.
12] Topographic Survey by Capital Surveys.
13] Sustainability Report by BBM Sustainable Design.
14] Planning Report by Tibbalds Tm2.
15] Housing Economics Report by Dr Richard Turlington.
16] Sustainable Infrastructure Report by Bryan Dunlop Associates.
17] Economic Outputs Report by Roger Tym and Partners.
18] Capacity Survey by Southern Water.

List of reports and studies that will accompany the Malling Brooks planning
application.

1] Traffic Assessment by Owen Williams.
2] Flood Risk Assessment by Stephen Wilson and Partners.
3] Ecological Assessment by Cresswell Associates.
4] Landscaping Design Statement by Lizard Landscaping.
5] Ground Condition Survey by Stephen Wilson and Partners.
6] Architectural Design, Access and Sustainability Report by Michael Cook and
Associates.


