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Application Number: AWDM/0756/18 Recommendation – Approve 
  
Site: Land East Of 24 To 30 Manor Close, Gardener Street, 

Portslade 
  
Proposal: Proposed 4no. three bedroom two storey detached dwellings        

including new access from Gardener Street and alterations to         
public footpath (Former Manor Hall Nursery). 

  
2 

Application Number: AWDM/1666/18 Recommendation – Approve  
  
Site: 72 Old Fort Road, Shoreham-By-Sea 
  
Proposal: Application to vary condition 01, (Approved Drawings) 03        

(sample/schedule of materials) and 08 (boundary enclosure)       
and remove condition 07 (landscaping) of previously       
approved AWDM/0464/18. Amendments include: Removal of      
pitched roof over front balcony, removal of east side garage          
and increase in size of west side garage, roof light to front            
roof slope and other minor design changes. 

  
3 

Application Number: AWDM/1566/18 Recommendation – Approve  
  
Site: Block 12 To 20, Millfield, Sompting 
  
Proposal: External repair and refurbishment works to 15 no. blocks of          

flats. Works to include: replacement front/rear doors/side       
lights/glazed screens, incl. replacement door access      
controls; replacement vertically hung tiles with tile effect        
cladding; replacement balustrades to external walkways. To       
individual flats: replacement windows (where required).      
General external repairs and redecoration. (Blocks 12-20,       
21-28, 29-36, 37-54, 55-60, 61-66, 4-11, 67-72, 79-84, 85-88,         



89-94 and 95-100 Millfield; Block 2-12 (even) Rectory Farm         
Road and Blocks 19-29 and 31-37 (odd) Busticle Lane,         
Sompting.) 
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Application Number: AWDM/0756/18 Recommendation – APPROVE 
  
Site: Land East Of 24 To 30 Manor Close, Gardener Street, 

Portslade 
  
Proposal: Proposed 4no. three bedroom two storey detached dwellings 

including new access from Gardener Street and alterations to 
public footpath (Former Manor Hall Nursery). 

  
Applicant: Mr Andrew Maxwell Ward: Eastbrook 
Case Officer: Peter Barnett   

 
Not to Scale 

 
Reproduced from OS Mapping with the permission of HMSO © Crown Copyright Licence number LA100024321 

 
This application was deferred at the last meeting to allow members to visit the site prior to                 
this meeting and seek comments from the East Sussex Fire and Rescue Service to clarify               
whether emergency access can be adequately achieved. At the time of writing, no             
response had been received from the Fire and Rescue Service and therefore any             
comments will be reported verbally at the meeting. 



 
The agent acting on behalf of the applicant has written a letter to all Members clarifying                
some of the points raised by them at the last meeting. The letter is summarised below: 
 
“Highways 
As noted by Members of the Planning Committee a previous application for residential             
development on the site was refused. One of the grounds for refusal related to the               
provision of substandard vehicular access to the site. This situation is completely            
transformed since the current applicant is in the unique position of owning 57 Gardener              
Street, and associated land adjacent to the application site. 
 
Having control of this land allows, through the use of part of the frontage of 57 Gardner                 
Street, for the creation of a suitably designed vehicular access to the site. The              
accompanying Transport Report submitted in support of the application, and subsequent           
proviso of additional details confirms that the proposed access is acceptable in design             
terms and ensures that pedestrian safety is not compromised. 
 
Given the location of the site, crossing three administerial boundaries, the application has             
been independently assessed by each of the separate Highways Authorities. Following           
the provision of further details no objection has been raised by any of the Authorities’ to                
the proposed access and footpath reconfiguration. The Highways Authorities have          
retained control over the final detailed design requiring the provision of full details for their               
approval as secured by proposed Condition 8 within the officer's report. 
 
The current scheme proposes the provision of two parking spaces per residential unit,             
along with cycle parking facilities. This is a higher provision than any other home in the                
area, and seeks to ensure that there are no impacts upon existing on-street parking              
conditions. 
 
Further concern was raised relating to the potential for existing on-street parking            
conditions to restrict access to the site by both refuse and emergency vehicles. The              
proposed layout including turning head has been subject to swept path analysis            
confirming that Refuse vehicles, which have a larger kerb to kerb turning radius than fire               
engines, can access and egress the site in a forward gear. This is a significant               
improvement upon existing highway conditions and safety as this would not currently be             
possible. 
 
In the event that any further concerns are raised regarding access to the site by the fire                 
service, in such circumstances current Buildings Regulations requires each residential          
property to be fitted with an appropriate fire suppression system. 
 
We think that it is important to highlight that the re-profiling of land required to provide a                 
compliant vehicular access, along with the proposed new footpath across the frontage of             
57 Gardener Street has the additional benefit of improving pedestrian links and access to              
the existing public right of way. At present residents of Gardener Street and the              
surrounding area are only able to access the public right of way by the use of the existing                  
steps. The provision of a ramped access in lieu of the steps allows improved access for                
members of the public with restricted mobility, parents with infants, and elderly residents. 
 
Neighbouring amenity 



The site layout has been designed cognisant of the requirements detailed within            
supplementary planning guidance ‘Space around new dwellings and flats’. The officer's           
report confirms that the required garden depths and subsequent separation distances           
between buildings are in accordance with the guidance. 
 
There is a single separation distance which is marginally below the required distance of              
28m, between facing elevations of a 3-storey building and a 2-storey building. The             
scheme has been designed with the proposed elevations set at an oblique angle to              
existing properties. This ensures that none of the proposed windows are positioned            
directly in line with existing windows of the properties fronting onto Manor Hall Road. The               
oblique angle of the facing elevations further reduces any potential opportunity for            
inter-looking to occur between respective occupiers. 
 
Some Members of the Committee were concerned about the potential impact on            
neighbouring amenity resulting from the future use of householder Permitted Development           
rights. Condition 15 as proposed will remove general permitted rights which residential            
dwellings ordinarily benefit from. Condition 16 also seeks to protect neighbouring amenity            
by ensuring that no additional windows are inserted into the West elevation of plot 4. The                
removal of these PD rights therefore requires a planning application to be submitted for              
any future alterations and extensions to the properties. These applications would then be             
subject to standard procedure whereby the impact on neighbouring amenity will be            
assessed accordingly. 
 
Ecology 
The Application is supported by a Preliminary Ecological Appraisal and a Phase 2 Reptiles              
Survey. The report confirms the presence of slow worms at the site. Mitigation for which is                
also detailed within the Survey, the final details which have been secured through the              
proposed imposition of Conditions 3 & 4. The proposed conditions also require the             
submission of a scheme to enhance biodiversity at the site. 
 
We trust that this note has provided a greater understanding and further clarity to the               
proposal, and the unique opportunity which exists to open up this previously landlocked             
site providing 4no additional family dwellings within Adur & Worthing.” 
 
The remainder of the report is as appeared on the December agenda 
 
Proposal, Site and Surroundings  
 
The site is a triangular shaped parcel of land which is a former nursery (now overgrown                
and disused) to the rear of houses located at Manor Hall Road to the south, Manor Close                 
to the west and north and adjacent to a public footpath which runs along the boundary                
with Brighton and Hove to the east. The surrounding area is predominantly residential and              
there is currently no vehicular access to the site. 
 
The application proposes to erect 4no. detached two storey houses, each with three             
bedrooms. Three of the houses will be at the southern end of the site, which is wider than                  
the northern end, and they will be in a staggered line. The fourth dwelling will be located at                  
the northern end of the site. Each house will have two parking spaces.  
 



Vehicular access is proposed to be created from Gardener Street to the east of the site,                
within Brighton and Hove. Gardener Street is at a significantly lower level than the site and                
is currently a cul de sac. There are steps leading up to the footpath and the proposal will                  
involve re-grading the existing footpath and extending the road up and across the footpath              
into the site. 
 
Relevant Planning History  
 
SW/85/05/TP - 6 flats & one house with 9 parking spaces & turning area accessed off                
Gardener Street (Outline with Siting & Access Details) – refused for the following reasons: 
 
1. The proposed access is inadequate to serve the proposed development by reason            

of its inadequate width and lack of suitable provision for pedestrians using the             
existing public right of way, and would lead to detriment to highway safety contrary              
to policies AT12 of the Adur District Local Plan and DEV4 of the West Sussex               
Structure Plan 

 
2. The proposed block of flats, by reason of its size combined with the difference in               

ground levels, would be overbearing and detrimental to the residential amenities of            
the adjoining property to the east, thereby conflicting with policies AH2 of the Adur              
District Local Plan and DEV1 of the West Sussex Structure Plan. 

 
Consultations  
 
West Sussex County Council: The Highways Officer has made the following           
comments: 
 
The site straddles the West Sussex/Brighton and Hove boundary. As a result, the internal              
arrangement (the dwellings, with associated parking and turning) and the public right of             
way 14So are entirely within West Sussex. Vehicular access is via Gardener Street which              
is within B&H. The vehicular access and proposed raised table is partly within both              
authorities. The majority of the access would though appear to be in B&H. It’s suggested               
that the views of B&H should take precedence in respects of the design. 
 
For the purposes of this response, WSCC Highways can comment only on those aspects              
within the County boundary. The Local Planning Authority should consult separately           
Brighton and Hove (for highway matters) and the WSCC Rights of Way team (regarding              
the changes to the public right of way). 
 
The application is supported by way of a transport report. This considers the anticipated              
highways and transport issues associated with the development.  
 
With regards to the vehicular access, notwithstanding the above comments, the proposed            
speed hump would seemingly serve little purpose (it would also potential constitute a             
traffic calming feature and require advertising under the Road Hump Regulations) given            
the likely flow and speed of traffic. It’s considered that this feature would be altered so as                 
to create more of a ramp onto the shared surface rather than simply an isolated, singular                
feature. Inter-visibility between vehicles exiting the site and pedestrians using the public            
right of way would also need to be considered. This could simply involve the remove of                
the close board fence on the immediate approaches to the access.  



 
In terms of the internal layout, the number of parking spaces has been designed to accord                
with the WSCC Parking Demand Calculator. No outputs from the PDC appear to be              
included in the application. It’s recommended that these are forwarded and included as             
part of the application. 
 
The layout incorporates a turning head. Gardener Road presently does not have such a              
facility. No indication is however given as to whether the turning head would be offered               
for adoption or retained privately. If the layout is kept private (which is assumed to be the                 
case based upon the design of the proposed scheme), then turning head would have              
limited public benefit. Nevertheless, the swept path provided is for a 8.75 metre long              
refuse vehicle. Confirmation should be sought from B&H that this reflects the vehicle             
actually used. There is also the concern that the turning head may attract parking.              
Measures would be required to ensure this safeguarded for its intended purpose. 
 
The Public Rights of Way Officer has made the following comments: 
 
The existence of a Public Right of Way (PROW) is a material consideration. Should              
planning consent be granted, the impact of development upon the public use, enjoyment             
and amenity of the PROW must be considered by the planning authority. 
 
Public Footpath 14So is recorded in West Sussex immediately adjacent to the boundary             
with Brighton & Hove City Council. This path runs within the applicant’s site and,              
according to drawing 1216/02, is allowed for on its legally recorded alignment. Subject to              
the applicant not reducing the width from that currently available, it will not, therefore, be               
necessary to divert the footpath. 
 
It is not clear exactly what works are intended to the footpath surface. The design and                
Access Statement refers to gradients being changed; this is detailed in the Transport             
Report, Appendix 5, which indicates gradients of 3% and 5% either side of the site access                
road. Appendix 5 also indicates tactile paving to be introduced to the path surface. The               
applicant must submit, to West Sussex County Council (WSCC) as the highway authority,             
a drawing of all works intended to be undertaken on the footpath, including a specification               
of materials. No works to the footpath are permitted until consent is granted by WSCC,               
which is in addition to any consent by the planning authority. 
 
Additionally, drawing 1216/02 suggests a handrail is to be installed immediately adjacent            
to the western side of the footpath (one of the labels incorrectly, I believe, suggests a                
handrail to be within the path width). A drawing/ specification of this handrail should be               
submitted also to WSCC. 
 
Should the planning authority grant its consent for the proposal, the applicant should note              
the following in addition to the above: 
 
1. Safe and convenient public access is to be available at all times across the full               

width of the PROW. Where it is necessary to undertake works within the legal              
width of a PROW, e.g. install utilities, the applicant must apply to WSCC PROW              
Team for a temporary path closure. The applicant must be advised there is no              
guarantee an application will be approved and that a minimum of 8 weeks’ is              
needed to consider an application. 



2. Where the ground levels adjacent to the PROW are to be raised above existing              
ground levels, this could increase the potential to flood the path. A suitable             
drainage system must be installed adjacent to the path to a specification agreed             
with the WSCC PROW Team prior to development commencing. 

3. Any down pipes or soakaways associated with the development should discharge           
into an existing or new drainage system and away from the surface of the PROW.               
No drainage system is to be installed through the surface of the path without the               
prior consent of the WSCC PROW Team. 

 
The Ecologist comments that a Preliminary Ecological Appraisal (PEA) has been           
undertaken and a phase 2 reptile survey has been completed as recommended and a low               
population of slow worms has been recorded. The mitigation proposed includes           
translocation of the reptiles to a currently unknown location. Both the PEA and Reptile              
survey have undertaken following best practice guidelines. The PEA makes a number of             
recommendations for ecological enhancement. 
 
There is no record of how the recommendations made in the ecological report will be               
taken forward and, as it stands, the development would result in loss of wildlife value at                
the site level. The lack of a reptile receptor site is an issue but not insurmountable.                
Accordingly, I recommend that minor pre-commencement conditions are sought seeking          
biodiversity improvements and a secured reptile receptor site. 
 
Recommended conditions: 
 
Ecological enhancement 
Prior to the commencement of development or any preparatory works, an ecological            
enhancement scheme shall be submitted to the LPA for approval and will be based on the                
recommendations within the supporting Preliminary Ecological Appraisal. All approved         
details shall then be implemented in full and in accordance with the agreed timings and               
details. 
 
Reptiles 
Prior to the commencement of works on-site a suitable receptor site for slow worms will be                
secured and prepared. Evidence of its existence and state of readiness will be provided              
to the LPA and in accordance with the recommendations arising out of the Reptile Survey               
2018. Following best practice guidelines, reptiles will be trapped and translocated from            
the development site under the supervision of a suitably experienced consultant ecologist.            
Receptor site treatment and all timings of works pertaining to the reptile mitigation shall be               
undertaken only in strict accordance with Reptile Mitigation Method Statement. A           
completion report shall be submitted to the LPA for approval. 
 
Adur & Worthing Councils: The Environmental Health Officer advises that, given the            
size of the build and the proximity to the other property a construction management plan is                
required. This should cover, among other things, dust control, noise, deliveries, material            
storage, waste removal etc; during the construction phase of the development. 
 
The Waste Services Officer comments that the developer is proposing that Brighton and             
Hove City Council make the collections from this address. Do we have confirmation that              
this is the case? I would like to know if there is a contractual obligation on their part and                   
whether we would need to make some kind of recompense payment? It does seem to be                



a sensible approach so that we are not required to make a journey out of district just to                  
service the bins, but I think it would need to be properly and legally binding so that our                  
duty to collect waste is satisfied. 
 
The Engineer advises that the site lies in flood zone 1 is unaffected by predicted surface                
water flooding and has no history of flooding. 
 
The application states that the estate roads and parking areas will be block paved. This               
should be permeable, with a suitable drainage mattress beneath. The roof drainage is to              
be directed to soakaways. 
 
Therefore the applicant needs to assess if the use of soakaways is viable on this site. The                 
proposed location for the soakaways for the roofs and the roads / hardstanding’s will need               
to be more than 5m from existing or new structures, and there will need to be a soakage                  
test undertaken at that location to ascertain if a soakaway will adequately empty. There              
appears from the drawings to be sufficient area to adequately site soakaways. 
 
Therefore in this instance the only comments we wish to make at this time relates to the                 
disposal of the surface water. 
 
In the absence of any ground investigation details or detailed drainage details in support              
of the application although the applicant appears to have indicated his intention to utilize              
soakaways we request that should approval for this new build be granted it be conditional               
such that ‘no development approved by this permission shall commence until full details             
for the disposal of surface water has been approved by the Planning Authority’ 
 
Soakage tests in accordance with DG 365 (2016) would be required to be undertaken on               
the proposed site to provide the data to ascertain the size of the soakaway required for the                 
impermeable areas. 
 
Full design calculations should be provided for the soakaway soakage test result, and the              
ensuing soakaway and permeable paving designs, along with the rainfall calculations with            
the additional rainfall quantities appropriate for climate changes, as required under           
planning policy. 
 
The Planning Policy Officer advises that the site lies within the defined Built Up Area               
Boundary where there is a presumption in favour of development. 
 
The Adur Local Plan 2017 Policy 12: Southwick and Fishersgate requires proposed            
development to accord with the “Former Eastbrook Allotments Development Brief.” 
 
The Development Brief includes three sites and identifies potential alternative          
uses/development opportunities for each. For the Manor Hall Nursery site, it           
acknowledges that appropriate uses are limited as there is no vehicular access and             
proposes open space or a small scale community use. It did not preclude the suitability of                
the site for residential use. 
 
The Adur Strategic Housing Land Availability Assessment has assessed the suitability of            
this site for residential development and concluded: 
 



“it is considered that the site is suitable for residential development providing that a              
satisfactory access can be agreed with Brighton & Hove City Council and the conflict with               
users of the public footpath is overcome to the satisfaction of West Sussex County              
Council.” 
 
Although the proposed development is not strictly in accordance with the Development            
Brief, subject to the provision of a satisfactory vehicular access, the site is considered              
suitable for residential development and there is no policy objection to this application. 
 
Brighton and Hove City Council (Highway Authority): Comments as follows: 
 
Pedestrian and Vehicle Access 
Access to the site is proposed via Gardener Street within Brighton & Hove. This would be                
extended into the site to serve proposed parking bays and create a turning head. 
 
This would cross a Public Right of Way (PRoW) which runs north-south along the Brighton               
& Hove and Adur & Worthing boundary. However, it is within West Sussex and West               
Sussex County Council’s (WSCC) PRoW team have provided a response to the            
application. 
 
The applicant is proposing to lower the PRoW and create a crossing with tactile paving.               
Speed humps are also proposed to assist in lowering vehicle speeds on the approach to               
the footpath. There does however appear to be inconsistency between the submitted            
plans with Appendix 5 showing this as a single raised table level with the footway. 
The design of any changes to the PRoW would need to be agreed with WSCC’s PRoW                
team who it is noted have requested further details. However, the following observations             
are made by BHCC: 
 
● As WSCC have pointed out, the proposal shown to locate speed humps on the              

public highway would require separate advertisement and permission. These are          
not considered necessary if the PRoW crossing is treated in such a way as to lower                
vehicle speeds. 

 
● The footpath would have revised gradients of 1:30 (3%) on the southern side and              

1:20 (5%) on the northern side whereas the footway from Gardener Street would             
have a gradient of 1:14 (7%). The applicant has clarified that this would be over a                
length of 13.5m which is greater than recommended in the Department for            
Transport’s Inclusive Mobility. However, in this case it is recognised that the PRoW             
can currently only be accessed by a flight of steps and the creation of a ramp                
should therefore result in an overall improvement to accessibility. 

 
● The PRoW is obscured from Gardener Street by vegetation and fencing on the             

northern and southern sides of Gardener Street. That to the south is within the              
applicant’s ownership and could therefore be removed to address this issue.           
However, the fencing to the north is not and it is unclear how the applicant could                
provide adequate visibility for and of pedestrians using the PRoW. It is            
recommended that details of these works and their implementation be secured by            
condition.  

 



The applicant has clarified that a segregated footway will be provided alongside the             
carriageway to connect with the PRoW. The proposed width of 1.5m is less than what the                
Highway Authority would typically seek; however, in this case it is recognised that it              
continues the existing footway on Gardener Street. Therefore, refusal on these grounds is             
not considered appropriate in this instance. 
 
In order to provide inclusive access to the development, BHCC would prefer to see this               
footway extend into the site which there appears to be scope to do. However, this is not                 
within the highway boundary or indeed within BHCC’s boundary. Therefore, the design of             
this section should be subject to comments provided by WSCC. 
 
The Transport Report indicates that the extended footway adjacent to number 57 would             
be offered for adoption by BHCC. This would be subject to further discussion should a               
satisfactory detailed design be achieved. However, the remainder of the site is not within              
Brighton & Hove and would not be adopted by BHCC. 
 
Were the Local Planning Authority minded to approve the application, the Highway            
Authority would recommend that appropriate conditions are added to secure full details of             
the proposed highway design. It will also be necessary for this to include a scheme for the                 
introduction of double yellow lines to ensure access to the site, including for refuse              
vehicles, is not obstructed (see servicing comments below). The double yellow lines would             
cover the western end of Gardener Street only where the site access is proposed. 
 
Car Parking 
Two car parking bays are provided for each of the proposed properties. It is noted that this                 
is above the SPD14 maximum standard; however, it is not considered that it would result               
in a severe impact or warrant refusal under the NPPF in this instance. It is also noted that                  
the site is within WSCC who have raised no objection on these grounds in their               
comments. 
 
Any overspill parking demand would be on to streets for which BHCC is the Highway               
Authority. This area currently experiences high demand; however, it is considered that            
provision within the site will cater for expected additional demand and again not warrant              
refusal on these grounds. However, as noted in the delivery and servicing comments             
below, parking restrictions will be necessary to maintain access into the site. 
 
Cycle Parking 
The applicant is proposing sheds for each dwelling which would provide adequate cycle             
storage and meet the minimum required by SPD14. In the event that consent is granted, it                
is recommended that this be secured by condition. 
 
Deliveries and Servicing 
The applicant has submitted a vehicle swept path showing a refuse vehicle turning within              
the site. This appears to be constrained and would not be suitable were larger vehicles               
than 8.75m used. However, the applicant has stated that they have received confirmation             
that refuse will be collected by BHCC rather than Adur & Worthing and that this is the                 
largest vehicle that would be used. It is recommended that this be clarified prior to               
determination. 
 



Should this be acceptable, it is recommended that the proposed highway works include             
parking restrictions in the immediate vicinity of the proposed access. This could be             
secured through a highway works condition in the event that approval is granted; however,              
as noted above, the Highway Authority would recommend that a plan be provided prior to               
determination. 
 
Trip Generation 
It is not considered that the development would lead to a significant uplift in trip generation                
over the permitted use or be of a level which could be deemed to amount to a severe                  
impact in this instance. Therefore, refusal on these grounds would not be considered to be               
warranted under the NPPF. 
 
The proposed development would provide the benefit of level access to the PRoW from              
Gardener Street and no further contribution would be requested in this instance. 
 
Recommendation: 
The Highway Authority recommends that a revised highway works plan showing double            
yellow lines in the immediate vicinity of the site access be submitted prior to              
determination. 
 
It is recommended that, should consent be granted, the following conditions be attached: 
 
Boundary Works 
Prior to commencement of the development hereby permitted, a scheme to lower the             
fence and planting to the north east of the site and bounding number 36/36A Gardener               
Street shall have been submitted to and agreed in writing by the Local Planning Authority.               
The scheme shall include layout plans, elevations, visibility splays and evidence of the             
agreement with landowners. The agreed scheme shall be implemented in full prior to             
commencement of development. 
 
Reason: To ensure that safe and unobstructed access is provided to and from the              
development and for passing pedestrians, and to comply with policies TR7 of the Brighton              
& Hove Local Plan and CP9 of the City Plan Part One. The pre-commencement condition               
is requested as the measures are essential to providing safe access to the site and the                
works will need to be agreed and implemented before construction can take place. 
 
Off-site Highway Works 
Prior to first occupation of the development hereby permitted, the proposed highway            
works to provide access to the site shall have been implemented. In addition, double              
yellow line restrictions at the end of the existing cul-de-sac on Gardener Street, to allow               
refuse vehicles to access the site unimpeded, shall have been installed. 
 
Reason: To ensure that safe and unobstructed access is provided to and from the              
development, including for refuse vehicles, and to comply with policies TR7 of the             
Brighton & Hove Local Plan and CP9 of the City Plan Part One. 
 
Off-site Highway Works Informative 
The applicant is advised to contact the Council’s Streetworks team          
(permit.admin@brightonhove.gov.uk 01273 290729) for necessary highway approval from        
the Highway Authority prior to any works commencing on the adopted highway to satisfy              



the requirements of condition XX. The applicant will be responsible for all costs including              
the cost of preparing and advertising the Traffic Regulation Order for the double yellow              
lines. 
 
Cycle Parking Implementation 
The development hereby permitted shall not be occupied until the cycle parking facilities             
shown on the approved plans have been fully implemented and made available for use.              
The cycle parking facilities shall thereafter be retained for use by the occupants of, and               
visitors to, the development at all times. 
 
Reason: To ensure that satisfactory facilities for the parking of cycles are provided and to               
encourage travel by means other than private motor vehicles and to comply with policy              
CP9 of the City Plan Part One. 
 
Southern Water: Requests informatives relating to sewer connections 
 
Representations 
 
Original Plans: 
 
24 objections received from the occupiers of 215, 221 Manor Hall Road, 23, 25 Manor               
Close 11, 16, 18, 21, 23, 27, 32, 36, 41, 51 (2 letters), 55 Gardener Street, 17, 21, 25, 31                    
Wolseley Road plus 3 unspecified addresses: 
 
● Increased traffic and parking demand from overspill parking 
● Gardener Street is heavily parked on both sides, unsuitable for construction or            

emergency vehicles 
● Could cause subsidence 
● Highway safety risk 
● Risk to children who currently play in the street as it is a cul-de-sac 
● Increased pollution, dust and noise 
● Adverse impact on existing residents, community and local environment 
● Footpath is a safe route from Old Shoreham Road to Manor Hall Road 
● Construction work introduces a risk to pedestrians using footpath 
● Loss of open space/land that could be used as allotments/playground/community 

use 
● Contrary to Former Eastbrook Allotments Development Brief 
● Loss of trees 
● Loss of biodiversity – need for assessment 
● Overdevelopment 
● Overlooking of existing houses 
● Overbearing, too close to rear boundary with Manor Close  
● Loss of light to garden 
● Unfair to prioritise rights of proposed residents of Adur over existing ones in             

Brighton & Hove. 
 
Letter of objection received from Councillor Les Hamilton (Councillor South Portslade) 
● Gardener Street houses have no garages or opportunities for off-street parking 
● Parking in the area is very difficult 
● Increased parking problems 



● Access will introduce highway crossing over footpath 
● Pedestrian safety concerns 
● Considerable change in levels 
● Gardener Street is subject to a weight limit and cannot accommodate large vehicles 
● How will building material be transported into the site? 
● Similar application refused previously. What has changed? 
 
Petition of objection received from residents of Barnes Road, Gardener Street and            
Wolseley Road (56 signatures): 
● Footpath is used by school children and as a route to train station. Allowing cars to                

cross the footpath will be a danger. 
● Closure of footpath during construction works would be a major inconvenience 
● Additional cars will worsen congestion in Gardener Street and surrounding area 
● Previous applications have been rejected 
● Adverse impact on wildlife 
 
Letter of objection from residents of 24, 25, 26, 27, 28, 29 Manor Close  
● Landlocked site and open space should remain as is 
● Adur Waste vehicles would have to access Brighton and Hove roads to service the              

site 
● Slow worms on site 
● Need for solid brick wall as new boundary feature 
● Unsuitable access road 
 
Amended Plans: 
 
7 further letters of objection received from the occupiers of 27, 32 Gardener Street (2               
letters), 215 Manor Hall Road, 25 Manor Close and one unspecified address: 
 
● Reiterating original objections 
● Overdevelopment 
● Loss of wildlife 
● Loss of privacy 
● Increased noise and disruption 
● Increased traffic and congestion 
● Overbearing 
 
Letter of objection from residents of 24, 25, 26, 27, 28, 29, 30 Manor Close expressing                
concern about boundary security and wish to have high wall 
 
Relevant Planning Policies and Guidance 
 
Adur Local Plan 2017 policies 2, 3, 12, 15, 18, 20, 22, 28, 34, 34, 36  
‘Supplementary Planning Guidance’ comprising: Development Management Standard       
No.1 ‘Space Around New Dwellings and Flats’ 
Eastbrook Allotments Development Brief (Oct 2015) 
West Sussex Parking Standards and Transport Contributions Methodology (WSCC 2003) 
West Sussex ‘Guidance for Parking in New Residential Developments’ and ‘Residential           
Parking Demand Calculator’ (WSCC 2010) 
Brighton & Hove City Plan Part One (2016) Policy CP9 (sustainable transport) 



Brighton and Hove Local Plan (2005) Policy TR7 (safe development) 
National Planning Policy Framework (July 2018) 
Technical Housing Standards – nationally described space standard (DCLG 2015) 
 
Relevant Legislation 
 
The Committee should consider the planning application in accordance with: 
Section 70 of the Town and Country Planning Act 1990 (as amended) that provides the               
application may be granted either unconditionally or subject to relevant conditions, or            
refused. Regard shall be given to relevant development plan policies, any relevant local             
finance considerations, and other material considerations; and  
Section 38(6) Planning and Compulsory Purchase Act 2004 that requires the decision to             
be made in accordance with the development plan unless material considerations indicate            
otherwise. 
 
Planning Assessment 
 
Principle 
 
The application is proposing new housing within the built up area boundary and can be               
supported in principle. The main considerations are the impact on visual and residential             
amenities, vehicular access and the impact on the Public Right of Way. 
 
The site is identified within the Eastbrook Allotments Development Brief for open space or              
small-scale community use.  The Brief states: 
 
“It is a former nursery (now overgrown and disused) to the rear of houses located at                
Manor Close and adjacent to a public footpath. The surrounding area is predominantly             
residential. There are structural remains of a greenhouse on site and there is evidence of               
fly tipping on the site, which has had a detrimental impact on the aesthetics of the                
surrounding area. There is no vehicular access to the site and its size will limit appropriate                
uses. However, there is an opportunity here to provide a small-scale community use which              
could serve development at both Site 1 and Site 2 and has therefore been included as                
part of the development brief. The site is privately owned and has been actively promoted               
by the owner. 
 
A planning application was submitted in 2005 for six flats and one house (seven dwellings               
in total), but was refused at planning committee (reference: SW/85/05/TP/). Furthermore,           
the site has been considered as part of the Adur Strategic Housing Land Availability              
Assessment (SHLAA), however, it was rejected because the gross potential yield of the             
site was assessed to be below the study threshold of six dwellings (Reference             
ADC/071/13 – Manor Hall Nursery, Gardener Street, Portslade).” 
 
The Brief did not consider that the site was suitable for housing primarily because it was                
not envisaged that vehicular access could be achieved. However, the site has come             
forward now because the applicant owns 57 Gardner Street and is therefore able to              
provide the land necessary to enable vehicular access. 
 



The Planning Policy Officer has confirmed that, subject to the provision of a suitable              
vehicular access, the site is considered suitable for residential development and there is             
no objection to this application in principle. 
 
 
Relevant Planning History 
 
SW/85/05 - 6 Flats & One House with 9 Parking Spaces & Turning Area Accessed off                
Gardener Street (Outline with Siting & Access Details) – refused for the following reasons: 
1. The proposed access is inadequate to serve the proposed development by reason            

of its inadequate width and lack of suitable provision for pedestrians, including for             
pedestrians using the existing public right of way, and would lead to detriment to              
highway safety contrary to policies AT12 of the Adur District Local Plan and DEV4              
of the West Sussex Structure Plan. 

 
2. The proposed block of flats, by reason of its size combined with the difference in               

ground levels, would be overbearing and detrimental to the residential amenities of            
the adjoining property to the east, thereby conflicting with policies AH2 of the Adur              
District Local Plan and DEV1 of the West Sussex Structure Plan. 

 
Density, character and appearance 
 
The site is irregularly shaped and the proposed layout would differ from that in the               
surrounding area, which predominantly consists of semi-detached or terraced houses. The           
site has an area of 1.1ha and the construction of 4 houses would be a low density                 
development which arguably does not represent the most efficient use of land. However,             
because of the constrained nature of the site, narrowing in width at its northern end and                
being surrounded by existing housing, a higher density is not considered to be appropriate              
here. 
 
The proposed houses have a simple design with pitched tiled roofs, gable ends and porch               
canopies. Plots 2 and 4 have two storey gable projections at the front while Plots 1 and 3                  
have Juliet balconies at the front. They are to be rendered with brickwork elements, such               
as on the front projections and above windows.  
 
The existing housing in Manor Close and Manor Hall Road has hipped roofs and the roof                
form will differ therefore. However, it is considered that the houses could be viewed as a                
stand-alone development or more associated as an extension to Gardener Street, and will             
not necessarily be seen in context with those houses behind. 
 
Residential amenity – for proposed dwellings  
 
The houses have a floor area of 98sqm which meets the national minimum standard for a                
3 bed 5 person 2 storey house. Externally, Plots 1-3 have rear garden depths in excess of                 
11m (between 11.2m and 12.6m) and areas of between 77 and 91sqm. Plot 4 has a                
shorter rear garden of 7.4m but an overall area of over 100sqm. The Council’s Standard               
for 3 bedroom dwellings is 85sqm and it is considered that the slight shortfall for Plots 1                 
and 2 is not sufficiently serious to warrant refusal.  
 



The dwellings will enjoy reasonable garden areas and a good standard of internal             
accommodation. However, in view of the garden depths and areas it is considered             
reasonable to remove permitted development rights for future extensions as a large            
ground floor extension or outbuilding would significantly reduce the size of the gardens             
and bring the development closer to neighbours. 
 
 
Residential amenity – effect on existing dwellings 
 
The proposed dwellings have been laid out to minimise the impact on neighbouring             
occupiers. Plots 1-3 run along the southern end of the site and have a staggered layout                
reflecting the angle of the boundary with the rear of houses in Manor Hall Road. Distances                
from the rear of the proposed houses to the southern boundary vary from 11.26m to               
12.62m with the distances to the rear of the houses in Manor Hall Road exceeding 22m,                
which is the usual minimum back-to-back distance sought between two storey houses.            
One of the dwellings in Manor Hall Road (213) has a rear dormer and separation               
distances will fall slightly short of the 28m specified in the Council’s DM Standard for               
separation between 2 and 3 storey dwellings. However, the proposed houses will not             
directly face the rear of the houses in Manor Hall Road and the oblique angle of view will                  
help to further mitigate any potential for overlooking.  
 
To the west, dwellings in Manor Close will face onto the side of the development,               
specifically Plots 3 and 4. Plot 4 will be a distance of 23m from the rear of 25 Manor Close                    
and 20m from the rear of No.26. These distances comfortably exceed the 14m rear to side                
measurement required by the DM Standard. The front of Plot 3 is angled to face across                
the rear gardens of the Manor Close properties but will not directly face towards the rear                
of those dwellings. There are no first floor windows in the west side elevation of Plot 3 and                  
Plot 4 has two obscure glazed windows only. 
 
The rear of Plot 4 will face across the rear garden of 23 Manor Close and will be only 7.4m                    
from the boundary. There was some concern that this had the potential to be rather               
intrusive and the plans have subsequently been amended to remove all first floor windows              
from the rear elevation with the exception of an obscure glazed bathroom window. 
 
The site is on higher ground than the houses in Gardener Street to the east but the site is                   
separated by a public footpath and approximately 6m will separate Plot 1 from the side of                
the new dwelling under construction at the side of 57 Gardener Street. Plot 1 will not                
affect light or outlook from the new dwelling to the east, which will enjoy a southern                
aspect, and there are no side windows proposed for Plot 1.  
 
Overall, the layout and design of the houses is considered to be acceptable in terms of the                 
impact on existing residential occupiers. 
 
Accessibility and parking 
 
The application is supported by a Transport Report which sets out the access proposals. It               
states that the site is located at the end of Gardener Street, a Victorian terraced street                
which ends in a cul de sac. Gardener Street is at a lower level than the site (1.6m lower)                   
and there is a public right of way (PROW) between the road and the site which forms the                  
boundary between Brighton & Hove and Adur & Worthing Councils.  



 
It is proposed to form a vehicular access by excavating material from the site and               
connecting it to the existing level of Gardener Street. The access will cut across the               
PROW which will itself be re-profiled. A new footway will be formed across the front of 57                 
Gardener Street (which is within the applicant’s ownership) to connect with the PROW and              
which will replace the existing steps currently used to access the PROW. The access will               
have a gradient of 7% while the PROW will have gradients of 3% and 5% dropping down                 
to the new crossover. 
 
The new access has a deliberate pinch point and rumble strips to emphasise that the road                
serving the new housing is a shared space. There will be a turning space at the side of                  
Plot 4 to enable refuse vehicles and emergency services vehicles to enter and turn within               
the site without having to reverse along Gardener Street. 
 
Two parking spaces are to be provided for each dwelling which is considered to be               
acceptable. The site is in a sustainable location, being close to Fishersgate Railway             
Station. A secure bicycle store is proposed for each dwelling. 
 
Following comments received from Brighton & Hove Council, a Supplementary Technical           
Note was submitted to address their concerns regarding highway safety. The Note            
explains that construction traffic can be regulated by a Construction Management Plan            
which will be secured by condition. On street parking in Gardener Street and other streets               
in the locality is not anticipated to increase as a result of this development because               
sufficient parking will be available on site. The turning head within the development will              
improve safety and amenity by enabling large vehicles to turn rather than reverse along              
the street. Accessibility will be improved by replacing the steep steps with a ramped              
access. There is sufficient width available to accommodate a segregated footway. 
 
For users of the footpath, a condition is to be imposed requiring full design details for the                 
proposed lowering of the fence and hedge adjoining the lowered PROW to provide             
sufficient visibility. This will require the agreement of the adjoining landowner (36/36A            
Gardener Street). 
 
Brighton & Hove Council has considered the application and is satisfied that there             
concerns have been addressed. They have recommended conditions to secure full details            
of the highway design. 
 
West Sussex Rights of Way team also has no objection to the footpath works subject to                
details. 
 
Ecology and biodiversity 
 
The site consists of unmaintained grassland and a Preliminary Ecological Appraisal and            
Reptile Report have been submitted which confirm that slow worms are present. They will              
need to be translocated but a site has not been identified as yet. WSCC Ecologist has                
recommended that this be secured by condition. 
 
Recommendation 
 
APPROVE  



 
Subject to Conditions:- 
 
1. Approved Plans 
2. Standard 3 year time limit 
3. Prior to the commencement of development or any preparatory works, an           

ecological enhancement scheme shall be submitted to the LPA for approval and will             
be based on the recommendations within the supporting Preliminary Ecological          
Appraisal. All approved details shall then be implemented in full and in accordance             
with the agreed timings and details. 

4. Prior to the commencement of works on-site a suitable receptor site for slow worms              
will be secured and prepared. Evidence of its existence and state of readiness will              
be provided to the LPA and in accordance with the recommendations arising out of              
the Reptile Survey 2018. Following best practice guidelines, reptiles will be trapped            
and translocated from the development site under the supervision of a suitably            
experienced consultant ecologist. Receptor site treatment and all timings of works           
pertaining to the reptile mitigation shall be undertaken only in strict accordance with             
Reptile Mitigation Method Statement. A completion report shall be submitted to the            
LPA for approval. 

5. Prior to commencement of the development hereby permitted, a scheme to lower            
the fence and planting to the north east of the site and bounding number 36/36A               
Gardener Street shall have been submitted to and agreed in writing by the Local              
Planning Authority. The scheme shall include layout plans, elevations, visibility          
splays and evidence of the agreement with landowners. The agreed scheme shall            
be implemented in full prior to commencement of development. 

6. Prior to first occupation of the development hereby permitted, the proposed           
highway works to provide access to the site shall have been implemented. In             
addition, double yellow line restrictions at the end of the existing cul-de-sac on             
Gardener Street, to allow refuse vehicles to access the site unimpeded, shall have             
been installed. 

7. The development hereby permitted shall not be occupied until the cycle parking            
facilities shown on the approved plans have been fully implemented and made            
available for use. The cycle parking facilities shall thereafter be retained for use by              
the occupants of, and visitors to, the development at all times. 

8. Prior to commencement of the development hereby permitted, details of all works            
intended to be undertaken on the footpath, including a specification of materials,            
shall be submitted and approved in writing by West Sussex County Council            
(WSCC) as the highway authority. The development shall be carried out in            
accordance with the approved details. 

9. Surface water drainage details to be submitted and approved, including details of            
drainage to prevent flooding of public right of way 

10. Construction Management Plan 
11. Hours of construction 
12. Materials 
13. Hard and soft landscaping 
14. Boundary treatment 
15. Removal of PD 
16. No additional windows in west elevation of Plot 4  
17. Refuse storage to be provided in accordance with approved plans 



18. Each dwelling shall be constructed and fitted out so that the potential consumption             
of wholesome water by persons occupying the dwelling will not exceed 110 litres             
per person per day. 

 
 
 
Informatives: 
 
1. The applicant is advised to contact the Council’s Streetworks team          

(permit.admin@brightonhove.gov.uk 01273 290729) for necessary highway      
approval from the Highway Authority prior to any works commencing on the            
adopted highway to satisfy the requirements of condition XX. The applicant will be             
responsible for all costs including the cost of preparing and advertising the Traffic             
Regulation Order for the double yellow lines. 

 
2. Safe and convenient public access shall be made available at all times across the              

full width of the PROW. Where it is necessary to undertake works within the legal               
width of the PROW, e.g. install utilities, the applicant must apply to WSCC PROW              
Team for a temporary path closure. The applicant must be advised there is no              
guarantee an application will be approved and that a minimum of 8 weeks’ is              
needed to consider an application. 

 
3. Where the ground levels adjacent to the PROW are to be raised above existing 

ground levels, this could increase the potential to flood the path.  A suitable 
drainage system must be installed adjacent to the path to a specification agreed 
with the WSCC PROW Team prior to development commencing. 

 
4. Any down pipes or soakaways associated with the development should discharge 

into an existing or new drainage system and away from the surface of the PROW. 
No drainage system is to be installed through the surface of the path without the 
prior consent of the WSCC PROW Team. 

 
5. Southern Water 
 
6. Southern Water 
 

7th January 2019 
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Application Number: AWDM/1666/18 Recommendation – APPROVE 
  
Site: 72 Old Fort Road, Shoreham-By-Sea 
  
Proposal: Application to vary condition 01, (Approved Drawings) 03        

(sample/schedule of materials) and 08 (boundary enclosure)       
and remove condition 07 (landscaping) of previously       
approved AWDM/0464/18. Amendments include: Removal of      
pitched roof over front balcony, removal of east side garage          
and increase in size of west side garage, roof light to front            
roof slope and other minor design changes. 

  
Applicant: Mr & Mrs Ritchie Ward: Marine 
Case Officer: Hannah Barker   

 

 
Not to Scale 

 
Reproduced from OS Mapping with the permission of HMSO © Crown Copyright Licence number LA100024321 

 
 
 
 
 



Proposal  
 
Planning permission was granted in August 2018 for the demolition of the existing dwelling              
and the erection of a new replacement two storey dwelling with two detached garages to               
front. A number of conditions and informatives were attached to the consent.  
 
The applicant’s agent has submitted this current application to vary and remove a number              
of the conditions attached to the original consent.  
 
Condition 1 relates to the approved plans. It is proposed that this condition is to be varied                 
as changes are proposed to the originally approved building. The changes to the             
approved plans include: -  
 
The removal of one of the two of the approved front, detached garages. The most recent                
amendment shows the garage to the west to be retained and the eastern garage adjacent               
to no. 74 to be removed from the consent. The remaining garage is to be closer to the                  
boundary with no. 70 by 0.2 metres. It is slightly larger than that already permitted, wider,                
coming further into the site to the east. 
 
Also proposed is a change to the front elevation of the approved building. As originally               
approved the main roof of the house covered the front balcony area. The amended plans               
show this section of roof set back reducing the bulk to the front of the building. The                 
amended plans also show a roof light to the front roof slope.  
 
Condition 3 of the original consent stated: -  
 
No development shall be carried out unless and until a schedule and samples of materials               
and finishes to be used for the external walls (including windows and doors) and roof of                
the proposed building have been submitted to and approved in writing by the Local              
Planning Authority and the development shall be completed in accordance with the            
approved schedule. The side elevations (east and west) of the proposed building shall be              
finished in light coloured materials only. 
 
This application seeks consent to change the wording of this condition to allow for work to                
commence and that materials will be submitted during works on site. To relieve the              
pressure of provide samples of all materials prior to commencement of works. 
 
Condition 7 of the original consent stated: -  
 
No works or development shall take place until full details of all hard landscaping works to                
the rear and sides of the new dwelling have been submitted to and approved in writing by                 
the Local Planning Authority. These details shall include levels and sections (including the             
proposed rear patio area and any alterations to the side pathways). Works shall be carried               
out in accordance with such details and shall remain unless otherwise approved by the              
Local Planning Authority. 
 
This application seeks removal of this condition as it is considered that the details              
contained within this application confirm compliance with such a condition. Levels are            
shown on the drawings, hard landscaping is shown, and a sectional drawing shows the              
change in levels at the rear of the new development. The applicant’s agent states that the                



size of the patio is shown on the plans. The level of the patio is one brick course lower                   
than the internal ground level (patio level 6.425) and 2 brick courses lower than the               
perimeter of the swimming pool (pool perimeter level: 6.59) 
 
Condition 8 of the original consent stated: -  
 
No works or development shall take place until full details of means of enclosure have               
been submitted to and agreed by the Local Planning Authority. Details submitted shall             
include siting, heights, sections and finish. The approved boundary treatment shall be            
installed prior to commencement of works and shall remain in place at all times during               
construction and once development is complete and subsequently shall be maintained at            
all times unless otherwise agreed in writing by the Local Planning Authority.  
 
The applicant’s agent has stated that this condition is not required as the information is               
shown on the approved plans. There is no change to the southern boundary or eastern               
boundary. The western boundary replacement wall is shown on the approved drawing and             
the newly submitted drawing. It is proposed that the wording of condition 8 should be               
altered to confirm the details of the northern boundary.  
 
This application also seeks consent to vary all conditions that start with the wording ‘No               
works or development’ be changed to ‘prior to works in accordance with this condition.’              
The applicant’s agent states that this is avoid the hindrance or delay of works being               
carried out but to control the details and quality of the works specific to the condition. 
 
Site & Surroundings 
 
The application site is on the southern side of Old Fort Road and relates to a detached                 
two storey dwelling with tiled, gable roof, glazed entrance porch with steps up to the               
entrance and detached, hipped roof garage building to the property frontage. The property             
has an existing single storey section to the side, adjacent to the western boundary which               
projects forward towards the front of the site.  
 
As with other properties on the southern side of Old Fort Road the dwelling is set back                 
from the highway with a large driveway and parking area. There is an existing swimming               
pool and pool building in the rear garden with the beach beyond.  
 
The site is approx.18.5 metres wide and 57 metres in depth. 
 
Relevant Planning History  
 
Planning permission was granted in August 2018 for the demolition of existing dwelling             
and outbuildings and erection of new replacement two-storey dwelling with balconies to            
front and rear, two detached garages to front and patio to rear (AWDM/0464/18). 
 
Consultations  
 
No comments received. 
 
 
 



 
 
Representations 

 
1 letter of objection has been received from the occupiers of 70 Old Fort Road on the 
following grounds: 
 
- This application is asking to change numerous conditions that were put in place by 

the planning department and approved by the planning committee. Planning 
permission was given subject to compliance with 12 specific conditions which 
should not be removed or their intention changed for any reason. 

- The changes would look extremely suspect as their inclusion was in many cases to 
ensure fair play going forward. 

- Change to garage of no consequence to us. 
- Gutters added to plans increasing depth of overhang. 
- Clear glazing is shown to the side elevations on the new plans. 
- Roof window has been added this is unacceptable. 
- Materials to driveway differ. 
- Drawing 10D measurement from ‘gutter to neighbours garage’ should be measured 

to west boundary line. 
- Condition 3 - materials – this comes across as another attempt to go back on what 

has already been agreed. 
- The large roof window shows intent to use the loft space as living accommodation. 
- Works carried out on Sunday. 
- Condition 7 should not be changed, leaves the architect open to make last minute 

changes. 
- Condition 8 boundary wall should be built immediately post demolition and prior to 

work taking place.  
- A good architect should not need to keep making changes as they should be able 

to do it right the first time. 
 
Relevant Planning Policies and Guidance 
 
Adur Local Plan 2017 Policy 15, 21, 37 
‘Supplementary Planning Guidance’ comprising: Development Management Standard       
No.2 ‘Extensions and Alterations to Dwellings’’ ‘Space Around New Dwellings and Flats’ 
 
National Planning Policy Framework (July 2018) 
 
Planning Practice Guidance (CLG 2014) 
 
Relevant Legislation 
 
The Committee should consider the planning application in accordance with: 
Section 70 of the Town and Country Planning Act 1990 (as amended) that provides the               
application may be granted either unconditionally or subject to relevant conditions, or            
refused. Regard shall be given to relevant development plan policies, any relevant local             
finance considerations, and other material considerations 
  



Section 38(6) Planning and Compulsory Purchase Act 2004 that requires the decision to             
be made in accordance with the development plan unless material considerations indicate            
otherwise. 
 
Planning Assessment 
 
Consent has been granted for the development as set out above under AWDM/0464/18             
this consent subject to the approved plans and attached conditions. As set out above              
some changes are proposed which allow for variations to the conditions linked to the              
previous consent. The assessment here is in relation to those changes only and the              
implication for the changes to the wording and detailing of the attached conditions.             
Consideration is given as to how these changes impact upon residential amenity and the              
character and appearance of the street scene and proposed building and its surroundings. 
 
The removal of the eastern side garage and slight enlargement and relocation of western              
side garage is acceptable in this case. The garage is adjacent to the garage at no. 70, and                  
hence it is not considered that the alterations will result in any issues with regards to                
residential amenity. It is also considered that the scale of the garage is appropriate to the                
main building. The loss of the eastern garage does not impact upon the visual appearance               
of the development detrimentally. 
 
The changes to the front elevation of the building result in a reduction in bulk of the main                  
roof of the building and hence reduce the impact of the proposed dwelling upon the               
character of the area. It is not considered that the changes do result in a design alteration                 
that is detrimental to the visual appearance of the new dwelling. The addition of the roof                
light to the front roof slope does not result in any visual impact (condition4 of the                
permission which is not sought to be altered as a result of this application, restricts the use                 
of the roof space as living accommodation. These changes are therefore considered            
acceptable. 
 
With reference to condition 3 and samples and schedule of materials it is considered              
reasonable to accept that this wording can be changed. It will not result in any reduction in                 
control of the use of materials and will not degrade the final development.  
 
The removal of condition 7 is deemed acceptable in the light of the information provided               
and the detailing of the levels to the rear of the building clarified. The boundary treatment                
to the east and west enclosing the rear amenity space of the site and neighbouring               
properties will remain. It currently is relatively low level and does not offer full privacy. On                
the eastern side the wall is not entirely solid. It is considered that due to the siting of these                   
dwellings on the beach there is open aspect and some lack of privacy due to this unique                 
location. There is an increase in ground level proposed directly to the rear of the new                
dwelling where the new patio is proposed, this will then step down to the existing garden                
levels. This is as a result of the proposed dwelling being elevated above the ground level                
of the current dwelling at the application site. It is therefore not considered that any               
additional screening will be required here and there will not be any significant loss of               
privacy as a result. Taking into account the existing boundary treatment, the current level              
of overlooking and open aspect that currently prevails, it is concluded that this information              
is therefore acceptable and the removal of condition 7 can be supported. However an              
additional condition is proposed to ensure that the levels of the rear garden area beyond               



the new patio are to remain and are not increased at any time without prior consent from                 
the Local Planning Authority. 
 
The variation required to condition 8 follows on from the above. Drawing No. 07E shows a                
proposed boundary wall along the western boundary: a condition is added to ensure that              
this is built prior to construction. 
 
Finally it is agreed that it is reasonable to change the wording of all conditions restricting                
commencement of works. Indeed, the government recently introduced a requirement for           
local planning authorities to inform applicants of any proposed pre commencement           
conditions prior to a decision being made, as it is felt that such conditions can often slow                 
the delivery of development. The application seeks to require the details of the relevant              
conditions to be submitted before works commence in relation to that individual condition             
rather than the development as a whole. 
 
It is not considered that this change will be to the detriment of the quality of the completed                  
development or to the detriment of any amenities of the adjacent or future occupiers of the                
development. This is with the exception of the condition set out below referring to the               
Construction Management Plan which will need to be submitted prior to any works             
commencing which includes demolition. 
 
In conclusion, it is considered for the reasons set out above that the application is               
acceptable.  
 
Recommendation 
 
APPROVE  
 
Subject to Conditions:- 
 
1. Approved Plans 
 
2. Standard time limit. 
 
3. Prior to the relevant materials being used a schedule and samples of material and              

finishes to be used for the external walls (including windows and doors) and roof of               
the proposed building shall be submitted to and approved by the Local Planning             
Authority and the development shall be completed in accordance with the approved            
schedule. The side elevations (east and West) of the proposed building shall be             
finished in light coloured materials only. 
Reason:    In the interests of visual amenity and to comply with policy 15 of the 
Adur Local Plan. 

 
4. Notwithstanding the provisions of the Town and Country Planning General          

Permitted Development Order 2015 (or any order revoking and re-enacting that           
Order with or without modification), the proposed dwelling shall not be extended or             
altered by means of any development as set out within Classes A, B, C, D and E of                  
Part 1 of the Schedule to that Order. This includes any changes to the roof               
including use of the roof space and garages as living accommodation. 



Reason: In the interests of visual and residential amenity having regard to            
policy 15 of the Adur Local Plan. 

 
5. The development hereby permitted shall only be carried out in accordance with the             

approved Flood Risk Assessment (FRA) (March 2018) and the following mitigation           
measures detailed within the FRA: 
 
Finished floor levels are set no lower than 6.50 metres above Ordnance Datum             
(AOD). 

 
The mitigation measures shall be fully implemented prior to occupation and           
subsequently in accordance with the timing / phasing arrangements embodied          
within the scheme, or within any other period as may subsequently be agreed, in              
writing, by the local planning authority. 
Reason: To reduce the risk of flooding to the proposed development and future             
occupants having regard to policy 36 of the Adur Local Plan and the National              
Planning Policy Framework. 

 
6. No work for the implementation of the development hereby permitted shall be            

undertaken on the site on Sundays or on Public/Bank Holidays. On all other days              
such work shall only be undertaken between the hours of 8am and 6pm. 
Reason: To safeguard the amenities of the occupiers of neighbouring properties           
having regard to policies 15 and 34 of the Adur Local Plan. 

 
7. Prior to occupation of the building hereby permitted details of the design and             

construction of the northern boundary means of enclosure shall be submitted to and             
approved by the Local Planning Authority. Details submitted shall include siting,           
height, materials, gates, dropped kerb and brick piers. The approved boundary           
treatment shall be installed prior to occupation of the building and shall remain in              
place and be maintained at all times unless otherwise agreed in writing by the Local               
Planning Authority. 
Reason: In the interests of visual amenity and the environment and to comply with              
policies 15 and 30 of the Adur Local Plan. 

 
8. Notwithstanding the details on the approved drawings the windows and doors in the             

east and west elevation of the building hereby permitted shall be obscure-glazed            
and non-opening apart from the first floor bathroom windows which can have a top              
opening fanlight only. 
Reason: To prevent overlooking and to comply with policy 15 of the Adur Local              
Plan. 

 
9. The obscure-glazed balcony screens shown on the approved plans to the rear            

balcony shall be erected in accordance with the approved plans prior to occupation             
of the dwelling hereby permitted and shall thereafter be retained at all times.             
Privacy screens shall also be erected to the east and west side of north facing               
balcony to the front of the building in line with details to be submitted and approved                
by the Local Planning Authority. Work shall be carried out in accordance with such              
details and screens shall be retained at all times, unless otherwise approved in             
writing by the Local Planning Authority.  



Reason: To prevent overlooking and to comply with policy 15 of the Adur Local              
Plan. 

 
10. The dwelling shall not be occupied until the parking spaces (cycle and vehicular)             

and access facilities shown on the approved plans have been provided. The            
vehicular crossover from Old Fort Road shall be a maximum of 6.4 metres wide.              
The areas of land (including garaging) so provided shall not thereafter be used for              
any purpose other than access and parking of vehicles incidental to the use of the               
proposed dwelling. 
Reason: In the interests of amenity and highway safety and having regard to the               
National Planning Policy Framework and policy 28 of the Adur Local Plan. 

 
11. The front boundary treatment shall not exceed 0.6 metres in height above the level              

of the adjoining carriageway to not restrict pedestrian visibility.  
Reason:   In the interests of highway safety. 

 
12. No development shall take place, including any works of demolition, until a            

Construction Method Statement has been submitted to and approved in writing by            
the Local Planning Authority. The development shall be carried out in accordance            
with the approved Method Statement and shall be adhered to throughout the            
construction period.  The Statement shall provide for:- 

 
(i) the parking of vehicles of site operatives and visitors; 
(ii) loading and unloading of plant and materials; 
(iii) storage of plant and materials used in constructing the development; 
(iv) the erection and maintenance of security hoarding; 
(v) wheel-washing facilities; 
(vi) measures to control the emission of dust and dirt during construction; and 
(vii) a scheme for recycling/disposing of waste resulting from demolition and          
construction works. 
Reason:   In the interests of highway safety and amenity. 

 
13. The proposed 1.8 metre brick wall on the western boundary of the application site              

shown on drawing Planning 07E received 28th November 2018 shall be erected            
following demolition and prior to commencement of construction works. 
Reason: - In the interests of residential amenity and to accord with Policy 15 of the                
Adur Local Plan. 

 
14. The ground level of the rear garden/amenity space of the application site to the              

south of the new patio shall not be altered in anyway unless with prior written               
consent from the Local Planning Authority.  
Reason: In the interests of residential amenity and to accord with Policy 15 of the               
Adur Local Plan.  

 
 
 
 
 
 
 



Informatives 
 
1. The Local Planning Authority has acted positively and proactively in determining           

this application by identifying matters of concern within the application (as originally            
submitted) and negotiating, with the Applicant, acceptable amendments to the          
proposal to address those concerns. As a result, the Local Planning Authority has             
been able to grant planning permission for an acceptable proposal, in accordance            
with the presumption in favour of sustainable development, as set out within the             
National Planning Policy Framework. 

 
2. The developer should be aware that pulverised fuel ash (PFA) has been identified             

on Shoreham Beach. This is a potentially contaminative material, which can           
present as grey and ashy in nature or as small, black, coal-like deposits. It is the                
responsibility of the owner and developer to establish the extent of such material on              
the site and to carry out appropriate remediation where necessary. 

 
3. Precautionary land contamination  

If during development, any visible contaminated or odorous material, (for example,           
asbestos containing material, stained soil, petrol/diesel/solvent odour, underground        
tanks or associated pipework) not previously identified, is found to be present at the              
site, no further development (unless otherwise agreed in writing with the Local            
Planning Authority) shall be carried out until it has been investigated by the             
developer. The Local Planning Authority must be informed immediately of the           
nature and degree of the contamination present and a method statement detailing            
how the unsuspected contamination shall be dealt with must be prepared and            
submitted to the Local Planning Authority for approval in writing before being            
implemented. If no such contaminated material is identified during the development,           
a statement to this effect must be submitted in writing to the Local Planning              
Authority. 

 
4. The applicant is advised that in addition to obtaining planning permission that they             

must also obtain formal approval from the highway authority to carry out the site              
access works on the public highway. The granting of planning permission goes not             
guarantee that a vehicle crossover license shall be granted. Additional information           
about the licence application process can be found at the following web page: 

 
https://www.westsussex.gov.uk/roads-and-travel/highway-licences/dropped-kerbs-o
r-crossovers-for-driveways-licence/  
 
Online applications can be made at the link below, alternatively please call 01243             
642105. 
https://www.westsussex.gov.uk/roads-and-travel/highway-licences/dropped-kerbs-o
r-crossovers-for-driveways-licence/vehicle-crossover-dropped-kerb-construction-ap
plication-form/ 
 

5. A formal application for connection to the public sewerage system is required in             
order to service this development, please contact Southern Water, Sparrowgrove          
House,Sparrowgrove, Otterbourne, Hampshire SO21 2SW (Tel: 0330 303 0119) or 
www.southernwater.co.uk. Please read our New Connections Services Charging        
Arrangements documents which has now been published and is available to read            

https://www.westsussex.gov.uk/roads-and-travel/highway-
https://www.westsussex.gov.uk/roads-and-travel/highway-licences/dropped-kerbs-or-crossovers-for-driveways-licence/vehicle-crossover-dropped-kerb-construction-application-form/
https://www.westsussex.gov.uk/roads-and-travel/highway-licences/dropped-kerbs-or-crossovers-for-driveways-licence/vehicle-crossover-dropped-kerb-construction-application-form/
https://www.westsussex.gov.uk/roads-and-travel/highway-licences/dropped-kerbs-or-crossovers-for-driveways-licence/vehicle-crossover-dropped-kerb-construction-application-form/


on our website via the following link:       
https://beta.southernwater.co.uk/infrastructurecharges. 
 

6. Should any sewer be found during construction works, an investigation of the sewer             
will be required to ascertain its condition, the number of properties served, and             
potential means of access before any further works commence on site. 
 

7. Under current legislation and guidance SUDS rely upon facilities which are not            
adoptable by sewerage undertakers. Therefore, the applicant will need to ensure           
that arrangements exist for the long term maintenance of the SUDS facilities. It is              
critical that the effectiveness of these systems is maintained in perpetuity. Good            
management will avoid flooding from the proposed surface water system, which           
may result in the inundation of the foul sewerage system. 
 

8. The developer is advised to contact the Environmental Health section of Adur &             
Worthing Councils for a Demolition Notice prior to any demolition work. 

 
7th January 2019 
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Application Number: AWDM/1566/18 Recommendation – APPROVE 
  
Site: Block 12 To 20, Millfield, Sompting 
  
Proposal: External repair and refurbishment works to 15 no. blocks of          

flats. Works to include: replacement front/rear doors/side       
lights/glazed screens, incl. replacement door access      
controls; replacement vertically hung tiles with tile effect        
cladding; replacement balustrades to external walkways. To       
individual flats: replacement windows (where required).      
General external repairs and redecoration. (Blocks 12-20,       
21-28, 29-36, 37-54, 55-60, 61-66, 4-11, 67-72, 79-84, 85-88,         
89-94 and 95-100 Millfield; Block 2-12 (even) Rectory Farm         
Road and Blocks 19-29 and 31-37 (odd) Busticle Lane,         
Sompting.) 

  
Applicant: Adur District Council Ward: Cokeham 
Case Officer: Gary Peck   

 

 
Not to Scale 

 
Reproduced from OS Mapping with the permission of HMSO © Crown Copyright Licence number LA100024321 

 
 
 



 
 
Proposal, Site and Surroundings  
 
This application has been submitted by the Council and therefore has to be brought before               
the Committee for determination. The proposal seeks to provide various remedial repairs            
and renewal works to fifteen blocks of flats within the confines of the Millfield housing               
estate. 
 
The works include: 
 
To common parts: - Replacement front and rear entrance doors, sidelights and glazed             
screens (including door access controls); 
- Replacement vertically hung tiles with tile effect cladding; 
- Replacement balustrades to external walkways/balconies; 
- General external repairs and redecoration, and; 
- To individual flats: replacement windows (where required) 
 
The submitted Design & Access Statement states: 
 
A lack of recent planned maintenance works relative to the above listed blocks has led to                
an urgent requirement to refurbish, repair or replace a number of external building             
elements; including but not limited to brickwork repointing, concrete repairs, tile clad            
sections, and the replacement of defective roofline products and rainwater goods. 
 
A significant quantity of the existing aluminium framed doors and glazed screens,            
affording common access to the purpose built flats throughout the estate, have been             
subjected to frequent acts of vandalism and misuse – to a point where they are beyond                
economical repair and should be replaced. In light of the above, Adur Homes has              
earmarked Millfield for substantial investment over the course of 2018/19. 
 
Millfield is a residential cul-de-sac accessed via Rectory Farm Road in the south, with              
Rectory Farm Road Business Park to the west, Busticle Lane to the east, and Upper               
Brighton Road (A27) to the north. The blocks are either 2 or 3 storeys, either sitting                
parallel to the road or at right angles, sometimes set slightly back. 
 
Relevant Planning History  
 
None relevant to the determination of the application. 
 
Consultations  
 
No comments received 
 
Representations 
 
Sompting Parish Council support the application but had understood there would be some             
internal refurbishment [internal refurbishment does not require planning permission so it is            
not necessary for it to form part of this proposal] 
 



 
 
 
 
Relevant Planning Policies and Guidance 
 
Adur Local Plan 2017: Policies 9, 15 & 20 
 
National Planning Policy Framework (CLG 2018) 
 
Planning Practice Guidance (CLG 2014) 
 
Relevant Legislation 
 
The Committee should consider the planning application in accordance with: 
Section 70 of the Town and Country Planning Act 1990 (as amended) that provides the               
application may be granted either unconditionally or subject to relevant conditions, or            
refused. Regard shall be given to relevant development plan policies, any relevant local             
finance considerations, and other material considerations 
  
Section 38(6) Planning and Compulsory Purchase Act 2004 that requires the decision to             
be made in accordance with the development plan unless material considerations indicate            
otherwise. 
 
Planning Assessment 
 
The main issue in the determination of the application is the impact of the proposals upon                
the character and visual appearance of the area. 
 
The various blocks are a prominent feature when passing along Rectory Farm Road.             
Some of the blocks are set back from the road and the intervening verges and some,                
albeit limited landscaping, means that the area has a well-planned appearance, but it is              
evident from closer inspection that some renewal work would benefit the visual            
appearance of the individual buildings. For example, the condition of some of the vertically              
hung tile cladding and/or PVCu shiplap boarded sections which are common in the area              
appears to vary markedly. 
 
It also seems that some of the brickwork has become aged as well as some of the                 
pointing and it is also evident that some of the aluminium doors and windows are also in                 
need of repair. 
 
It is proposed that a similar cladding system in appearance to that currently in situ will be                 
installed, new ‘ Secure by Design’ doors and windows and new aluminium or PVCu              
windows systems in conjunction with replacement entrance doors and canopy works. 
 
Given that the proposal scheme involves various remedial repairs and refurbishment           
works, along with a modern access control system located in a position that is accessible               
for all and maintains security and fire safety, it is likely that not only will the visual amenity                  
of the area be improved but the living conditions of the occupiers of the blocks concerned.                
Accordingly it is recommended that permission is granted. 



 
 
 
 
Recommendation 
 
GRANT permission 
 
Subject to Conditions:- 
 
01 Approved Plans 
02 Full Permission 
03 Materials in accordance with submitted details 
 

7th January 2019 
 
 
 
Local Government Act 1972  
Background Papers: 
 
As referred to in individual application reports 
 
Contact Officers: 
 
Gary Peck 
Planning Services Manager (Development Management) 
Portland House 
01903 221406 
gary.peck@adur-worthing.gov.uk 
 
Peter Barnett 
Principal Planning Officer (Development Management) 
Portland House 
01903 221310 
peter.barnett@adur-worthing.gov.uk 
 
Hannah Barker 
Senior Planning Officer (Development Management) 
Portland House 
01903 221475 
hannah.barker@adur-worthing.gov.uk 
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Schedule of other matters 
 
1.0 Council Priority 
 
1.1 As referred to in individual application reports, the priorities being:- 

- to protect front line services  
- to promote a clean, green and sustainable environment 
- to support and improve the local economy 
- to work in partnerships to promote health and wellbeing in our communities 
- to ensure value for money and low Council Tax 

 
2.0 Specific Action Plans  
 
2.1 As referred to in individual application reports. 
 
3.0 Sustainability Issues 
 
3.1 As referred to in individual application reports. 
 
4.0 Equality Issues 
 
4.1 As referred to in individual application reports. 
 
5.0 Community Safety Issues (Section 17) 
 
5.1 As referred to in individual application reports. 
 
6.0 Human Rights Issues 
 
6.1 Article 8 of the European Convention safeguards respect for family life and home, whilst              

Article 1 of the First Protocol concerns non-interference with peaceful enjoyment of private             
property. Both rights are not absolute and interference may be permitted if the need to do                
so is proportionate, having regard to public interests. The interests of those affected by              
proposed developments and the relevant considerations which may justify interference with           
human rights have been considered in the planning assessments contained in individual            
application reports. 

 
7.0 Reputation 
 
7.1 Decisions are required to be made in accordance with the Town & Country Planning Act               

1990 and associated legislation and subordinate legislation taking into account          
Government policy and guidance (and see 6.1 above and 14.1 below). 

 
8.0 Consultations 
 
8.1 As referred to in individual application reports, comprising both statutory and non-statutory            

consultees. 
 
9.0 Risk Assessment 
 
9.1 As referred to in individual application reports. 
 



10.0 Health & Safety Issues 
 
10.1 As referred to in individual application reports. 
 
11.0 Procurement Strategy 
 
11.1 Matter considered and no issues identified. 
 
12.0 Partnership Working 
 
12.1 Matter considered and no issues identified. 
 
13.0 Legal  
 
13.1 Powers and duties contained in the Town and Country Planning Act 1990 (as amended)              

and associated legislation and statutory instruments. 
 
14.0 Financial implications 
 
14.1 Decisions made (or conditions imposed) which cannot be substantiated or which are            

otherwise unreasonable having regard to valid planning considerations can result in an            
award of costs against the Council if the applicant is aggrieved and lodges an appeal.               
Decisions made which fail to take into account relevant planning considerations or which             
are partly based on irrelevant considerations can be subject to judicial review in the High               
Court with resultant costs implications. 

 
 
 
 


