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1.0 INTRODUCTION 
 

1.1 This statement has been prepared by Barton Willmore LLP on behalf of Royal Mail Group 

pursuant to Matter 6: Housing and Mixed-Use Allocations in the Rest of the City (H1). This 

follows representations made to the consultation dated September 2018 in relation to 
land at 62 North Road, Brighton (Respondent ID: 269). 

 

1.2 The site has an area of 0.49 hectares and sits within the built-up area of Brighton in close 

proximity to services, facilities and sustainable transport options. At present, the City Plan 

Part Two notes an indicative allocation of 110 dwellings with 3,000sqm of B1 (now use 

class E(g)) employment floorspace. The September 2018 representations were 

accompanied by a Design Document undertaken by Conran & Partners which highlighted 

the site could sensibly achieve 155 dwellings whilst also providing ground floor 
employment or retail space, taking into account identified constraints and opportunities. 

This Design Document remains relevant to understanding the future capacity of the site, 

and the Inspector should have access to the document. 

 

1.3 A separate Matters Statement has been provided pursuant to Royal Mail Group’s proposals 

at Hove Sorting Office, 88 Denmark Villa’s. 
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2.0 MATTER 6 – QUESTIONS 1-10 
 

2.1 The comments below are provided with specific reference to the proposed redevelopment 

of the existing sorting office at 62 North Road, Brighton. 

 
1. Are the housing and mixed use housing allocations appropriate and justified in light of 
the potential constraints, infrastructure requirements and adverse impacts? 

 

2.2 With regards to 62 North Road, Brighton, yes. At present, the site is operated as a Delivery 

Office by Royal Mail Group. The location for such a use is not ideal given the need to 

access with large vehicles, and also trip generation during delivery times, where there 

are peak flows of vehicle movements. As such should Royal Mail identify an alternative 

option, redevelopment of the site would be appropriate.  
 

2.3 The redevelopment would allow the opportunity to retain employment space at ground 

floor level, and provide residential units above. The previous representations and the 

Conran & Partners document highlight the constraints and opportunities at the site, which 

have informed the capacity study of the site. The site sits within the North Laine 

Conservation Area, but presents an opportunity to enhance the site (particularly from 

Gloucester Road) and provide a landmark building. 

 
2.4 In terms of infrastructure, the site is located within walking distance of Brighton railway 

station (located approximately 200m to the north). Regular bus services run along Queens 

Road to the west and serve North Road to the east. Future residents and employees have 

a choice of sustainable transport options in order to move to and from the site. 

 

2.5 No constraints have been identified that would preclude the redevelopment of the site. 

 

2. Has the cumulative impact of development on proposed site allocations included in 
sites H1 and H2 been reflected within the strategic transport modelling? Have Highways 
England’s concerns been overcome? What is the timescale for the expected SoCG on this 
matter? 

 

2.6 To be considered by Brighton & Hove City Council.  

 

3. Are the site boundaries appropriate? Is there any justification for amending the 
boundaries? Are there any significant factors that indicate that any sites/parts of sites 
should not have been allocated? 
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2.7 Yes, the site boundaries provide an accurate representation of Royal Mail Group’s 

ownership. No factors are known that would prohibit any of the site forming part of the 

allocation. 
 

4. Are the sites viable and deliverable? Is there any risk that site conditions and 
constraints might prevent development or adversely affect viability and delivery? 

 

2.8 The site is considered both deliverable and viable subject to the relocation of the sorting 

office, which is considered a realistic deliverable within the timeframe of the plan. The 

trajectory is considered realistic when noting the site will come forward within 6-10 years. 

 

2.9 With regards to viability, the removal of the existing building and the potential 
decontamination of the land will add costs to the project. However, no abnormal costs 

have been identified at this time that would impact the viability of redevelopment at the 

site. 

 

5. How were the site capacities determined? What assumptions have been made? Are 
these justified? What is the expected timescale and rate of development and is it realistic? 

 

2.10 Royal Mail Group has south to consistently demonstrate that the site at North Road has a 
greater capacity than the 110 dwellings plus employment shown within the draft City Plan 

Part Two. The location of the site and the lack of identified constraints that would preclude 

development suggest the site can provide a higher density of residential development in 

this instance. 

 

2.11 In this regard, the wording of table 7 within policy H1 is considered misleading. It should 

have built-in flexibility to allow a higher number of dwellings on appropriate sites in order 

to make best use of land where appropriate. To achieve this, reference to ‘indicative 
number of residential units’ could be relabelled as ‘minimum number of residential units’. 

Alternatively and in direct reference to 62 North Road, the figure of an indicative 110 

dwellings should be amended to state an indicative 155 dwellings. Without making such 

changes, the City Plan Part Two is failing to make the most efficient use of land and 

conflicts with paragraph 124 of the National Planning Policy Framework (NPPF). 

 

2.12 Table 7 is also inconsistent with regards to the heading of column 3, which states 

‘minimum requirements for other uses’. Such flexibility should be included within the C3 
aspect of table 7, which would retain consistency. At present, the wording of the columns 

within table 7 suggests that the quantum of development at a site could be increased 
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where appropriate, but only to allow for increased employment provision. This is too 

restrictive. 

 
2.13 As noted above, the trajectory seeks delivery between 6-10 years. That is considered 

appropriate and provides a realistic delivery rate for the site. 

 

6. What benefits would the proposed development bring? What are the potential adverse 
impacts of developing the site and how might they be mitigated? 

 

2.14 The proposed development at 62 North Road would provide circa 155 dwellings and 

employment space in a sustainable location to assist in the Council’s sustainable 

objectives. This would be achieved on a brownfield site, reducing the pressure on any 
requirements to develop greenfield sites to meet housing targets. 

  

2.15 It is noted that the housing targets within the City Plan Part One seek 13,200 dwellings 

between 2010 and 2030 at an average of 660 dwellings per annum. Brighton & Hove City 

Council is one of 52 local authorities where a 35% uplift has been added beyond the 

standard method to increase delivery rates within these identified areas. As a result, the 

standard methodology calculation December 2020 seeks an increase to a housing need of 

1,247 dwellings per annum. This is significantly above the targets of the development 
plan (an 89% rise). 

 

2.16 Increasing the quantum of development to 155 units assists in making up any shortfall 

when compared to the requirements of the standard methodology. It would reduce the 

need for the Council to identify more sites to meet the increasing need. 

 

2.17 As well as private market housing, the development would provide much-needed 

affordable housing (circa 62 units). It would provide an opportunity to tidy up the site 
and enhance the North Laine Conservation Area as a result. 

  

2.18 The site would also allow for the provision of significant floorspace for employment uses 

and particularly office space (use class E(g)). The location ensures the site would be 

attractive to potential operators of the floorspace, which can be designed to meet local 

needs when designs are drafted. 

 

7. Are the detailed policy requirements for each site, effective, justified and consistent 
with national policy? Do they adequately address all issues/concerns in relation to each 
site? 
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2.19 In line with the specific wording of policy H1, the site must provide detail of future access 

to existing water and/or wastewater infrastructure for maintenance and upsizing 

purposes. This will be undertaken once the quantum of development at the site is 
finalised. Given the existing operational building is connected into the water supply, the 

impact from the development must factor in existing usage. 

 

2.20 Future development of the site will need to be cognisant of the other policies of the Plan, 

and there are no concerns that this may impact upon the deliverability of the site. 

 

8. Would the Modifications proposed by the Council address any shortcomings? 

 

2.21 No. There are significant concerns relating to the proposed main modifications proposed 
relating to policy H1. The modifications seek to remove reference to ‘minimum’ indicative 

amounts of development (MM101). In line with the above, this reduces flexibility should 

a site be able to demonstrate (as at 62 North Road) that a higher quantum of development 

can be achieved. Policy should be encouraging the efficient use of land within these 

identified locations. The word ‘minimum’ should be reinstated in policy H1 and also 

referred to within the second column of Table 7. 

 

2.22 It is noted the Main Modifications amend the use class to E(g) in light of recent changes 
to the Use Class Order. 

 

9. Are the detailed policy requirements for each site, effective, justified and consistent 
with national policy? Do they adequately address all issues/concerns in relation to each 
site? In the absence of a floorspace figure for employment uses, in some cases, would 
those site allocations be effective? Should the housing and other uses required on each 
site be stated as a minimum? 

 
2.23 As noted in response to question 8, the word ‘minimum’ should be reinstated to the 

wording of policy H1 to allow sites in sustainable locations to bring forward further 

development above that identified within table 6 where appropriate and where 

development meets other policies within the Plan. At North Road, we have provided 

evidence to suggest the capacity of the site is 155 dwellings rather than the 110 shown 

in table 7. 

 

2.24 The restrictive nature of the policy is therefore contrary to the aims and objectives of 
paragraph 124 of the NPPF insofar as it does not promote the most efficient use of the 

sites. The overly restrictive wording could hinder the ability of additional delivery on the 

sites. 
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10. Given that a number of sites are proposed to be deleted from Table 6 and 7, either 
as they are not going to be available or are substantially complete, would it be necessary, 
for the purposes of soundness, to include other sites? If so which ones and why? Please 
address 1-6 above in relation to any additional sites proposed by the Council 
 

2.25 Whilst this is not directly relevant to 62 North Road, the ability of the site to demonstrate 

a capacity of 155 dwellings would increase the Council’s future delivery by 45 dwellings 

above the indicative 110 dwellings currently considered at the site.
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