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1. Background 

This Vision document  has been 
prepared by John Thompson & Partners 
( JTP), Carter Jonas, and Savell Bird & 
Axon (SBA), on behalf of the Church 
Commissioners for England (CCE), to be 
submitted in response to Arun District 
Council’s Consultation Draft Local Plan 
(July 2012). 

1.1  CHURCH COMMISSIONERS FOR ENGLAND 

The Church Commissioners for England’s (the 
Commissioners) role is to manage the Church of England’s 
historic assets in order to help fund its ministry. Land and 
property comprises a large proportion of the Commissioners 
assets and they are involved in all stages of the promotion of 
land for a broad range of commercial and residential land 
uses at locations including Ashford, Peterborough, Ely, 
Lincoln and Carlisle. The Commissioners are able to take a 
short, medium or long term view of their investments and so 
are particularly well placed to oversee the planning and 
delivery of a new community south of the Three Villages -
Barnham, Eastergate and Westergate - over the coming 
years. 

The site which is the subject of this document includes land 
in the control of third parties, included to demonstrate a 
comprehensive approach to the masterplanning of the new 
community. The Commissioners have engaged in dialogue 
[MXL�SJ½GIVW�EX�%VYR�(MWXVMGX�'SYRGMP��%('
�ERH�VIGSKRMWI�
the importance of the key delivery partners working 
together. The Commissioners look forward to working with 
the principal development interest as well as the Council, 
and other key delivery bodies over the coming months. 

1.2  A VISION FOR A SUSTAINABLE NEW COMMUNITY IN 

WEST SUSSEX 

8LI�'SQQMWWMSRIVW�WYTTSVX�%('´W�ETTVSEGL�XS�TVITEVMRK�E�
comprehensive plan for the future of the Three Villages area 
over the period to 2028. The Commissioners understand the 
critical importance of partnership between the various 
organisations and interests concerned with delivery, to the 
success of the Vision. 

The Commissioners are committed to working closely with 
SJ½GIVW�EX�XLI�'SYRGMP�EW�XLI]�TVITEVI�JYVXLIV�WXEKIW�SJ�XLI�
Local Plan, and any Neighbourhood Plan that may also be 
brought forward. 

This document sets out the approach taken to the 
preparation of an initial development concept for land at the 
Three Villages, initiated by a consultant team on behalf of the 
Commissioners. 



EXTRACT FROM ARUN DISTRICT COUNCIL S PROPOSALS MAP FOR THE THREE VILLAGES AND SURROUNDING AREA JULY 2012 
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2. Understanding the Three Villages 
����;MHIV�%VYR�(MWXVMGX�'SRXI\X�

The land at the Three Villages - Barnham, Eastergate and 
;IWXIVKEXI�JSVQW�TEVX�SJ�E�[MHIV�EVIE�SJ�PERH���³8LI�7M\�:MPPEKIW´�
��MHIRXM½IH�F]�%('�EW�E�TSXIRXMEP�EVIE�JSV�KVS[XL�[MXLMR�XLIMV�
district. 

%('�MW�MR�XLI�IEVP]�WXEKIW�SJ�TVITEVMRK�E�RI[�HVEJX�0SGEP�4PER��
8LI�/I]�(MEKVEQ��XS�XLI�PIJX
�MRHMGEXIW�XLI�QEMR�TVSTSWEPW�SZIV�
the Plan period to 2028. This includes the proposal for a new 
community in the Three Villages area of around 2,000 dwellings, 
together with a new alignment for the A29 that will bridge the 
VEMP[E]�PMRI�ERH�VIQSZI�XLI�I\MWXMRK�XVEJ½G�FSXXPIRIGO�EX�XLI�
Woodgate level crossing. 

8LI�³%VYR�(MWXVMGX�'SYRGMP´W�TVSTSWEPW�QET´�TVITEVIH�F]�09'�
(facing page) in July 2012, describes the land at the Three Villages 
as the ‘Barnham-Eastergate-Westergate Growth Area’. This 
Proposals Map categorises the area as ‘Green Infrastructure 
Corridor (GIC) B’, described as being ‘also subject to community, 
infrastructure and housing growth’. 

The study also highlights an ‘Indicative Road Scheme’ routed 
north-south through the site connecting the A29 and Barnham 
Road. 

EXTRACT FROM LOCAL PLAN KEY DIAGRAM - ARUN DISTRICT COUNCIL - JULY 2012 
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2. Understanding the Three Villages 
����0SGEXMSR�SJ�0ERH�-HIRXM½IH�

8LI�PERH�EX�XLI�8LVII�:MPPEKIW�MW�WMXYEXIH�MR�XLI�[MHIV�GSRXI\X�SJ�
;IWX�7YWWI\��SR�XLI�7YWWI\�GSEWXEP�TPEMR�IEWX�SJ�'LMGLIWXIV��
north-east of Bognor Regis, and north-west of Littlehampton. 
8LI�GLEVEGXIVMWXMGW�SJ�XLI�GSEWXEP�TPEMR�HI½RI�XLI�EVIE��REQIP]�
PS[�P]MRK�½IPHW���SJXIR�WQEPP�MR�WM^I���HMZMHIH�F]�TPERXMRK�ERH�SV�
watercourses. Much of the open land is devoted to agriculture 
and horticulture, and is subject to a high groundwater table. 

As the plan on the facing page shows, the landscape character 
changes dramatically to the north where it meets the South 
(S[RW��E�HMWXMRGXMZI�XSTSKVETLMGEP�JSVQ�SJ�VSPPMRK�IWGEVTQIRXW�
VMWMRK�XS�LIMKLXW�MR�I\GIWW�SJ�����Q��JVSQ�[LMGL�PSRK�VERKI�ZMI[W�
over the coastal plain can be gained. 

The red line on the plan highlights the land owned by the 
'SQQMWWMSRIVW�[MXLMR�XLI�PERH�MHIRXM½IH�JSV�HIZIPSTQIRX�F]�
%('��

Villages 

Railway 

Church Commisioners land 

Green infrastructure 
Corridor B 



CHURCH COMMISSIONERS LAND OWNERSHIP IN THE THREE VILLAGES CONTEXT 
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Westergate, Eastergate and Barnham are located in close 
TVS\MQMX]�XS�SRI�ERSXLIV��ERH�EVI�RSX�WITEVEXIH�F]�I\TERWIW�
SJ�STIR��EKVMGYPXYVEP�PERH��,S[IZIV��XLI�ZMPPEKIW�I\LMFMX�XLIMV�
own identities. To move east along Barnham Road - from 
)EWXIVKEXI�MRXS�XLI�GIRXVI�SJ�&EVRLEQ���MW�XS�I\TIVMIRGI�E�
distinct sense of arrival at the heart of the settlement. Much 
of the route is lined by mature planting and trees, with 
properties set back from the highway. The nurseries south of 
Barnham Road present a low intensity of development such 
that a sense of separation between Barnham and Eastergate 
is gained. 

Of the settlements adjoining the Green Infrastrusture 
Corridor-B, Barnham is the largest. Barnham Parish is home 
XS�ETTVS\MQEXIP]�������VIWMHIRXW��EPXLSYKL�MX�MW�MQTSVXERX�XS�
note that the western part of the settlement lies within the 
TEVMWL�SJ�)EWXIVKEXI��LSQI�XS�E�JYVXLIV�������������
residents. 

2. Understanding the Three Villages 
2.3 The Three Villages 

THE THREE VILLAGES 

BARNHAM EASTERGATE WESTERGATE 

Westergate 

Eastergate 

Barnham 
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8LI�PERH�MHIRXM½IH�IRNS]W�KSSH�VEMP�EGGIWW��&EVRLEQ�6EMP[E]�
Station offers access to London together with connections to 
Bognor Regis, Littlehampton and Brighton. 

Several Bus links serve the area. The 66 and 66A towards 
=ETXSR�ERH�&SKRSV�6IKMW��XLI����ERH�����XS[EVHW�
'LMGLIWXIV�ERH�XLI����XS[EVHW�%VYRHIP�FIMRK�XLI�TVMQEV]�
bus routes. 

The Three Villages have good vehicular connections to 
Bognor Regis, Fontwell and Chichester via the A29 and 
Barnham Road. 

8LIVI�EVI�E�RYQFIV�SJ�TIHIWXVMER�JSSXTEXLW�TYFPMG�VSYXIW�
XLEX�KS�XLVSYKL�ERH�EHNSMR�XLI�MHIRXM½IH�PERH��

2. Understanding the Three Villages 
����)\MWXMRK�'SRRIGXMSRW�

EXISTING RAIL CONNECTIONS 

EXISTING BUS CONNECTIONS 

EXISTING VEHICULAR CONNECTIONS 

EXISTING PEDESTRIAN CONNECTIONS 

The area south of the Three Villages is well served by public 
transport, both bus and rail. Barnham Railway Station is 
operated by Southern Railway and is located on the line 
FIX[IIR�0SRHSR�:MGXSVME�ERH�7SYXLEQTXSR�4SVXWQSYXL��
ERH�'SEWX[E]�;IWX�FIX[IIR�&VMKLXSR�ERH�7SYXLEQTXSR��
Portsmouth.  It also provides access to the branch lines to 
Bognor Regis and Littlehampton. 

The A29 runs north - south between the A27 at Fontwell, 
and Bognor Regis, passing though Westergate and Woodgate 
to the west of the development area. There is a level 
GVSWWMRK�EX�;SSHKEXI�[LIVI�XLI�%���GVSWWIW�XLI�I\MWXMRK�
railway and this acts as a recognised constraint to the 
highway network, with localised congestion occurring at this 
point owing to the time that the level crossing is closed. 
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BARNHAM RAILWAY STATION 

2. Understanding the Three Villages 
����)\MWXMRK�'SRRIGXMSRW�

BARNHAM ROAD BUS CONNECTIONS 

PARSONS BRINCKERHOFF ROAD ALIGNMENT OPTIONS An initial study undertaken by Parsons Brinckerhoff on behalf 
SJ�%('�ERH�;IWX�7YWWI\�'SYRX]�'SYRGMP��;77'
�
concluded that a bypass would be desirable to provide relief 
JSV�XLI�I\MWXMRK�%���GSVVMHSV�ERH�MR�TEVXMGYPEV�IPMQMREXI�XLI�
delay caused by the level crossing. The report considered 
ZEVMSYW�VSYXI�STXMSRW�EPMKRQIRXW�MRGPYHMRK�VITPEGMRK�XLI�
I\MWXMRK�PIZIP�GVSWWMRK�[MXL�E�FVMHKI��ER�MRRIV�VSYXI�XS�XLI�
east of Woodgate, route through the development site 
(eastern alignment) and western alignment. The study 
discounted the bridge and inner route options and concluded 
that a western alignment represented (albeit marginally so) 
the preferred option over the eastern alignment. 

SBA has reviewed the conclusions of the report and 
subsequently produced a full highways drawing of the eastern 
alignment (through the development site), so as to consider 
this option in more detail.  From this is was concluded that 
an A29 bypass following the eastern alignment represented a 
viable and deliverable option in terms of cost, land take and 
overall environmental impact. 



EXISTING LAND USE The diagram illustrates the 
I\MWXMRK�PERH�YWI�EGVSWW�XLI�
Three Villages and the 
surrounding area. 

Residential development 
dominates the main access 
roads – Barnham Road and 
the A27 - with the 
occasional presence of open 
space being nursery sites 
ERH�TPE]�½IPHW��

1M\IH�YWIW�EVI�GSRGIRXVEXIH�
on Barnham road near 
Barnham railway station. 

The Three Villages are 
surrounded by open land 
most of which is devoted to 
agriculture and horticulture. 

Residential 

1M\IH�9WIW�

*EVQ�FYMPHMRKW�6YVEP�HIZIPSTQIRX�

Open Space 

Barnham Railway Station 

Places of Worship 

Camp Sites 

-RHYWXVMEP�9WIW�

Schools 

Villages Hall 

7YVKIV]�+4�

(IRXMWX�

Post Off ice 
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2. Understanding the Three Villages 
����)\MWXMRK�0ERH�9WIW�ERH�0SGEP�%QIRMXMIW�

FLEURIE NURSERY SITE SOUTH OF BARNHAM ROAD 

ST. PHILLIP HOWARD CATHOLIC HIGH SCHOOL CHURCH OF ST. GEORGE, EASTERGATE 

BARNHAM HIGH STREET The construction of the railway station (Barnham Railway 
station opened in June 1864) shifted the focus of the village 
northwards from ‘Old Barnham’. The station is located south 
of the railway and is situated at what is now the heart of the 
village. 

Barnham Road contains a number of retail outlets including a 
convenience store, a barber’s shop, a pub, takeaway, post 
SJ½GI��E�TLEVQEG]�ERH�IWXEXI�EKIRXW��

Educational establishments include St. Philip Howard 
Catholic High School in Barnham, Aldingbourne Primary 
School, Barnham Primary School, Westgate Community 
School and Eastergate C of E Primary School. 

The Three villages also offer premises for community events, 
WTSVXW�ERH�VIGVIEXMSR�[MXL�XLI�TVIWIRGI�SJ�XLI�7M\�:MPPEKIW�
Community Campus, the Eastergate Village Hall and sports 
grounds that belong to the schools. 
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2. Understanding the Three Villages 
2.6 Site Constraints 

HISTORIC CHARACTER SUSTAINABLE WATER RESOURCES / FLOOD RISK 

Sustainable Water Resource Sustainable Water Resources / Listed Buildings Historic Character: 
Flood Risk: The plan highlights areas within the 

High Flood Risk Ancient and Semi-Natural Woodland 8LI�TPER�MHIRXM½IW�XLI�VSYXIW�SJ�I\MWXMRK� ZMGMRMX]�SJ�XLI�MHIRXM½IH�WMXI�[LMGL�HMWTPE]�
watercourses and areas which are subject distinct historical qualities, and designated 
XS�XLI�VMWO�SJ�SGGEWMSREP�SV�I\XVIQI� Conservation Areas. 
¾SSHMRK�IZIRXW��

Flood Risk Conservation Areas 

 PAGE 12 
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2. Understanding the Three Villages 
2.7 Analysis Summary 

The Analysis Studies undertaken have brought to the fore the 
OI]�JEGXSVW�[LMGL�[MPP�MR¾YIRGI�ER]�HIZIPSTQIRX�MR�XLI�MHIRXM½IH�
area of the land at the Three Villages - Barnham, Eastergate and 
Westergate. They will determine: 

�  ,S[�HIZIPSTQIRX�VIWTSRHW�XS�%('´W�TVSTSWEP�JSV�XLI�
wider area, in particular, the potential for a new A29 through 
XLI�MHIRXM½IH�PERH��

�  ,S[�HIZIPSTQIRX�MW�GSRRIGXIH��MRXIKVEXIH�ERH�TIVQIEFPI��

�  ,S[�HIZIPSTQIRX�TVSXIGXW���IRLERGIW�I\MWXMRK�[EXIVGSYVWIW�
[LMPWX�RIMXLIV�FIMRK�I\TSWIH�XS�I\MWXMRK�¾SSH�VMWO�RSV�
MRGVIEWMRK�XLEX�VMWO�F]�ER]�HIKVII��

�  ,S[�HIZIPSTQIRX�VIWTSRHW�XS�EVIEW�SJ�LMWXSVMG�GLEVEGXIV��
suitably and sensitively, whilst respecting the identity of 
I\MWXMRK�WIXXPIQIRXW��

�  ,S[�ERH�[LIVI�HIZIPSTQIRX�SJJIVW�RI[�TYFPMG�STIR�WTEGI�
for recreation. 





 PAGE 15 A VISION FOR THE THREE VILLAGES - BARNHAM, EASTERGATE & WESTERGATE 

3. Design Principles 

The diagrams on the following pages show a sequence of 
principles that could be applied in shaping a development 
proposal for this area. When combined as a sequence, these 
principles lead to a framework within which more detailed 
proposals for development can be established. Key principles 
include: 

1. Green Swathe 

2. Incorporating wetlands 

3. Strategic highway link 

4. New sustainable settlement 

5. Green links 

6. Sustainable movement 
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The establishment of a ‘green swathe’ of enhanced landscape 
VYRRMRK�RSVXL�WSYXL�XLVSYKL�XLI�MHIRXM½IH�PERH�MR�VITSRWI�
XS�%('´W�TVSTSWEPW�MR�XLIMV�(VEJX�0SGEP�4PER��

3. Design Principles 
3.1 Green Swathe 

1. PROPOSED GREEN SWATHE 
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6IGSKRMWMRK�XLI�TVIWIRGI�SJ�I\MWXMRK�[EXIVGSYVWIW�ERH�
incorporating them into a sustainable drainage strategy for 
the area. 

3. Design Principles 
3.2 Incorporating Wetlands 

2. INCORPORATING WETLANDS 
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8LI�GVIEXMSR�SJ�XLI�³RI[�%��´�XLVSYKL�XLI�MHIRXM½IH�PERH�
MR�VIWTSRWI�XS�XLI�%('�TVSTSWEPW�TPER�ERH�MRMXMEP�WXYH]�F]�
Parsons Brinckeroff. 

3. Design Principles 
3.3 Strategic Highway Link 

3. STRATEGIC HIGHWAY LINK 
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The creation of a new settlement south-west of Barnham, 
GPSWI�IRSYKL�XS�FIRI½X�JVSQ��ERH�GSQTPIQIRX��MXW�WIVZMGIW�
and amenities but formed and positioned such that it can 
display its own distinct identity. 

3. Design Principles 
3.4 New Sustainable Settlement 

4. NEW SUSTAINABLE SETTLEMENT 
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3. Design Principles 
����+VIIR�0MROW�

)RLERGIQIRX�SJ�I\MWXMRK�TYFPMG�JSSXTEXLW�[MXL�XLI�
MRXVSHYGXMSR�SJ�E�RIX[SVO�SJ�RI[�TIHIWXVMER���G]GPI�PMROW�
north-south and east-west through the site, and linking 
I\MWXMRK�RIMKLFSYVLSSHW��

5. GREEN LINKS 
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3. Design Principles 
3.6 Sustainable Movement 

The creation of a network of newly accessible green routes 
ERH�TEVOPERH�WTEGI�XLEX�GSYPH�HI½RI�E�³+EVHIR�:MPPEKI´�
character for the new development and its setting. 

6. SUSTAINABLE MOVEMENT 

��������

��������

�������

 PAGE 21 



CONCEPT MASTERPLAN 

1 

2 

3 

4 

4 

5 

5 

6 

6 



 PAGE 23 A VISION FOR THE THREE VILLAGES - BARNHAM, EASTERGATE & WESTERGATE 

1. North-south green swathe providing opportunities for 
SVGLEVHW��EPPSXQIRXW��[EPOMRK�ERH�G]GPI�TEXLW��

��  )\MWXMRK�[IXPERHW�MRGSVTSVEXIH�MR�E�WYWXEMREFPI�HVEMREKI�
WXVEXIK]��7Y(7
�I\XIRHMRK�JVSQ�XLI�VIWMHIRXMEP�
RIMKLFSYVLSSHW��

��  2I[�%���VYRRMRK�XLVSYKL�XLI�MHIRXM½IH�PERH�ERH�
GVSWWMRK�SZIV�XLI�VEMP[E]��XLIVIF]�IEWMRK�XVEJ½G�
congestion at grade level crossing and serving the new 
RIMKLFSYVLSSH��

4. A permeable neighbourhood with increased access to 
open space and neighbouring villages, whilst maintaining 
MXW�S[R�MHIRXMX]��

��  +VIIR�PMROW�[MXL�[EPOMRK�ERH�G]GPMRK�STTSVXYRMXMIW�
MRXIKVEXI�I\MWXMRK�JSSXTEXLW�ERH�TVSZMHIW�IEW]�EGGIWW�XS�
XLI�IRLERGIH�[IXPERHW�ERH�KVIIR�W[EXLI��

6. New pedestrian and cycle links provide easy access to 
Barnham station, neighbouring schools, Barnham high 
WXVIIX�ERH�I\MWXMRK�WTSVXW�JEGMPMXMIW��

4. Vision 

The adjacent page shows our initial masterplanning response 
to the ‘Barnham-Eastergate-Westergate Growth Area’ 
opportunity. The masterplan is based on the design 
principles set out in Section 3 of this document. 

The masterplan shown comprises: 

�  ���LIGXEVIW�SJ�HIZIPSTEFPI�PERH��

�  %TTVS\MQEXIP]����LIGXEVIW�SJ�PERHWGETI�MRGPYHMRK�TYFPMG�
STIR�WTEGI��TIHIWXVMER���G]GPMWX�VSYXIW��RYVWIVMIW��ERH�
sustainable drainage systems. 

The developable land could facilitate the construction of 
ETTVS\MQEXIP]�������H[IPPMRKW�EX�ZEV]MRK�HIRWMXMIW��XSKIXLIV�
with a range of local retail facilities, a foodstore, new 
healthcare and community facilities and a primary school. 

&]�WIXXMRK�XLI�TVSTSWIH�HIZIPSTQIRX�[MXLMR�HI½RIH�
TEVEQIXIVW��XLI�IWXEFPMWLIH�WIXXMRK�SJ�XLI�I\MWXMRK�ZMPPEKIW�[MPP�
be ensured and protected in the longer term through the 
HIWMKREXMSR�SJ�GPIEVP]�HI½RIH�EVIEW�SJ�TYFPMG�STIR�WTEGI�ERH�
TEVOPERH��6IWMHIRXW�[SYPH�FIRI½X�JVSQ�MRGVIEWIH�EGGIWW�XS�
open space as a result, and new development contained such 
that it did not result in any perceived coalescence of 
Westergate, Eastergate or Barnham. 
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5. Summary 

The Commissioners are pleased to support the Council’s vision 
for Option 2 of the Local Plan, and in particular, the strategy for 
growth of a new community at the Three Villages. Our work on 
HIPMZIV]�ERH�TLEWMRK�GSR½VQW�XLI�TSXIRXMEP��MR�TVMRGMTPI��XS�
deliver the Council’s proposed level of growth, together with the 
key infrastructure required. 

As the preliminary analysis and development concept work 
demonstrates, the Council’s proposal for a new community here 
represents a fantastic opportunity to create an attractive and 
WYWXEMREFPI�RI[�GSQQYRMX]�XS�FI�IRNS]IH�F]�I\MWXMRK�ERH�RI[�
VIWMHIRXW�EPMOI��QEOMRK�JYPP�YWI�SJ�XLI�I\MWXMRK�GSRRIGXMSRW�ERH�
relationships between the Three Villages, while also maintaining 
a distinctly separate community. 

The Commissioners look forward to working with the Council 
and other key delivery partners to take forward the 
development of the vision and principles behind a new 
community at the Three Villages. 




