Planning Committee
25 July 2018

Agenda Item 5

WORTHING BOROUGH Ward: ALL

CoOUNCIL Key Decision: ¥es / No

Report by the Director for Economy

Planning Applications

1
Application Number: AWDM/1518/17 Recommendation — Refuse
Site: 22 Lyndhurst Road, Worthing

Proposal: Demolition of existing building and erection of three to four-storey block
of 30 flats comprising 4no. one-bedroom, 24no. two-bedroom and 2no.
three-bedroom units all with balconies with provision of bin and cycle
storage and under croft access to car parking area, new vehicular access
onto Lyndhurst Road and removal of trees and associated landscaping.

2
Application Number: AWDM/0297/18 Recommendation — Approve
Site: Durston House, 21 Chesterfield Road, Worthing

Proposal: Construction of additional floor on the existing building 'Durston House'
comprising 4 residential apartments (2 x 1 bedroom and 2 x 2 bedroom).

3
Application Number: AWDM/0097/18 Recommendation — Refuse
Site: 31A Marine Parade, Worthing

Proposal: Provision of external seating area at front of premises consisting of 8
tables and 32 chairs together with 7 no. removable barriers/windbreaks.



4
Application Number: AWDM/0676/18 Recommendation — Approve

Site: 12 Hurston Close, Worthing

Proposal: Proposed 3 bedroom chalet bungalow with 2 dormers to east elevation.
Access off Hurston Close between no. 4 and 5. Associated parking and

landscaping.
5
Application Number: AWDM/0494/18 Recommendation — Approve
Site: Chester House, 2B Longlands, Worthing

Proposal: Retrospective application to remove condition 16 of previously approved
AWDM/1425/13. Amendment to allow four first floor rear facing windows
on the west side to be clear glazed and openable to new dwelling Chester
House, 2B Longlands.

6
Application Number: AWDM/0779/18 Recommendation — Approve
Site: Grafton Multi Storey Car Park, Augusta Place, Worthing

Proposal: Change of external finish from brickwork to white painted render on
south elevation.



1
Application Number: AWDM/1518/17 Recommendation — REFUSE

Site: 22 Lyndhurst Road Worthing West Sussex

Proposal: Demolition of existing building and erection of three to
four-storey block of 30 flats comprising 4no. one-bedroom,
24no. two-bedroom and 2no. three-bedroom units all with
balconies with provision of bin and cycle storage and under
croft access to car parking area, new vehicular access onto
Lyndhurst Road and removal of trees and associated

landscaping.
Applicant: Roffey Homes Ward: Selden
Case Gary Peck

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



Current Situation

This application was deferred at the March committee meeting for further
negotiation to seek to resolve design/bulk/massing concerns.

A supporting statement has been submitted by the agent outlining the changes to
the previously submitted scheme:

NW Corner Element

The enclosed balcony to flat No. 21 on the 3rd floor has been removed to reduce
the overall impact and mass of the corner element. The overall height of the corner
remains the same but the third floor has been cut back, but still projects slightly
forward of the block it grows out of to retain a sense of the corner tower, all be it that
its impact is reduced. In order to provide a large enough balcony to the 3 bedroom
corner flat, the patio window has been inset, giving the balcony partly protected
space. The stepping out of the fagade at 3rd floor then follows down the balcony
sides at Ground, 1st & 2nd floor as brick returns that enables the balconies to
connect back to the main building form.

Lyndhurst Road

The two set of balconies that front onto Lyndhurst Road have both been reduced in
size. Flats 06, 13 & 20 have been mirrored so that the exterior set of balconies sits
further along the elevation and closer to its neighbouring projection. This allows
further space to the fagade before the building transitions round the corner and to
the corner element itself.

Farncombe Road

The separation between the proposed development and the properties to the south
has been analysed further. As set out clearly in our submissions to date, the
distance between our building and the immediate neighbour to the south is entirely
concordant with those separation distances experienced between other properties
in the Conservation Area. However in order to demonstrate this more visually, we
have produced a series of views as you would view the proposal walking along
Farncombe Road (south-north) as shown in the Serial Vision Sequence document
attached. This aids to show that the gap between existing and proposed would be
entirely appropriate, showing also that the upper floor would clearly be subordinate
in form and diminutive in visual presence in this context.

We have also shown that the building will be set back appropriately from
Farncombe Road, with the proposal set back further from the pavement than the
property to the south. The property to the south also fails to address the sinuosity of
the road, whereas the proposal follows the path of the road entirely as shown on the
block plan extract attached.

In detailing terms, the overall width of the double balcony to Farncombe Road has
been reduced, helping to further refine the proportion of this elevation.



Detailing

As set out previously in detail, we consider the proposal responds positively to its
setting, producing an entirely appropriate form of building that takes cues from the
higher quality, historic buildings in the Conservation Area. This has been set out
clearly in our original Design and Access Statement and subsequent addendum.

All the balcony sets now have brick returns, from ground to 2nd floor, matching in
with the corner tower and which helps to connect them back to the main building
mass. All glass balustrade elements are shown as frameless to reduce further the
visual mass of the building.

The supporting information also states:

We have previously stated that the development is on the cusp of being viable for
Roffey Homes to take forward and any further changes cannot be accepted. We
trust that this position will be reported more clearly to Members at the subsequent
Planning Applications Committee. Roffey Homes can also confirm that they are
willing to waive the use of Vacant Building Credit on this building in respect of future
viability review.

We therefore hope that you will be able to review our amended submissions
positively with regard to the significant benefits the proposal will provide in both
enhancing the Conservation Area, providing much needed housing.

Further consultation responses
West Sussex County Council

Summary position of Highway Authority.

The Highway Authority continues to raise no objection to the proposal subject to the
conditions recommended at the foot of this report being attached to any planning
permission granted.

Discussion.

Access - This has been examined alongside an independent Road Safety Audit and
associated Designer’s Response. An Exception Report has been approved in order
to provide the access as the applicant proposes. However, prior to any works
commencing on-site, changes to the existing on-street parking bays are required to
provide the access and this requires formal changes to the existing Traffic
Regulation Order (TRO). Should this legal process fail, changes would be required
to the scheme. As such, a Grampian-style condition is necessary to secure this
which would safeguard both the Highway Authority and the applicant.

For avoidance of doubt, drawings considered are as follows:

e Civil Engineering Partnership (CEP) Drawing 8 (visibility splays)

e Civil Engineering Partnership (CEP) Drawing 12 (fire appliance access to dry
riser)

e CEP Drawing 103 B (Jan 2018)

e CEP Drawing 104 B (Jan 2018)



e CEP Drawing 105 (Feb 2018)

In technical terms, the access should be constructed with the appearance of a
crossover (not bellmouth/formal road junction) and to heavy-duty specification given
its use serving multiple households. A Minor Highway Works Agreement
(obtainable from the County Council) is required in order to construct this.

Parking — This is shown within the site. Compared to the earlier version of the
scheme, parking numbers are now shown increased from 21 to 26 spaces.

Cycle and mobility scooter parking — Cycle parking is shown totalling 20 spaces
which if based on communal provision as set-out in WSCC Parking Guidance,
appears to slightly exceed the parking guidance. However, from scrutiny of the
latest plans, some of the space adjacent appears to be provided for mobility
scooters as well. As no calculation is provided stating how numbers of these has
been calculated, a condition requiring further details of this specific element prior to
commencement should be attached to any consent granted.

Fire and Rescue appliance and Refuse access — Now shown on revised drawing
12.

Conclusion.

Should the LPA be minded to approve the development, the following conditions
should be attached to any consent granted:

1. Altering of Traffic Regulation Order (TRO)

No development shall commence until a Traffic Regulation Order (or revisions to
existing Order/s), removing or amending the existing on street parking bays in the
vicinity of the proposed access onto Lyndhurst Road and that part of the TRO at the
existing access onto Farncombe Road required to enable the development to be
implemented, have been approved by the County Council and written confirmation
of this approval is made available to the Local Planning Authority.

Reason: In the interests of road safety and amenity.

2. Access (access to be provided prior to occupation following approval of
TRO revisions)

No part of the development shall be occupied until the proposed vehicular access

serving the development has been constructed in accordance with the approved

planning drawing, including revisions to all road markings as necessary as part of

any TRO approval.

Reason: In the interests of road safety.

3. Access closure (prior to first occupation)

No part of the development shall be occupied until such time as the existing
vehicular access onto Farncombe Road has been physically closed in accordance
with plans and details submitted to and approved in writing by the Local Planning
Authority after consultation with the Highway Authority.

Reason: In the interests of road safety.



4. Prevention of Surface Water Draining onto Public Highway (details required
to be approved)

No part of the development shall be occupied until provision has been made within

the site in accordance with plans and details to be submitted to and approved by the

Local Planning Authority after consultation with the Highway Authority to prevent

surface water draining onto the public highway.

Reason: In the interests of road safety.

5. Vehicle parking and turning

No part of the development shall be occupied until the vehicle parking and turning
spaces have been constructed in accordance with the approved plan. These
spaces shall thereafter be retained for their designated use.

Reason: To provide adequate on-site car parking and turning space for the
development.

6. Cycle parking
No part of the development shall be occupied until covered and secure cycle
parking spaces have been provided in accordance with the approved plans.

Reason: To provide alternative travel options to the use of the car in accordance
with current sustainable transport policies.

7. Mobility scooter parking (details required to be approved)

No part of the development shall be occupied until covered and secure mobility
scooter parking spaces have been provided in accordance with plans and details
submitted to and approved by the Local Planning Authority.

Reason: To provide alternative travel options to the use of the car in accordance
with current sustainable and mobility transport policies.

8. Construction Management Plan (details required to be approved)

No development shall take place, including any works of demolition, until a
Construction Management Plan has been submitted to and approved in writing by
the Local Planning Authority. Thereafter the approved Plan shall be implemented
and adhered to throughout the entire construction period. The Plan shall provide
details as appropriate but not necessarily be restricted to the following matters:-

e the anticipated number, frequency and types of vehicles used during

construction,

the method of access and routing of vehicles during construction,

the parking of vehicles by site operatives and visitors,

the loading and unloading of plant, materials and waste,

the storage of plant and materials used in construction of the

development,

the erection and maintenance of security hoarding,

e the provision of wheel washing facilities and other works required to
mitigate the impact of construction upon the public highway (including the
provision of temporary Traffic Regulation Orders),



e details of public engagement both prior to and during construction works.
Reason: In the interests of highway safety and the amenities of the area.

9. Travel Plan Statement (details required to be approved)

No part of the development shall be first occupied until such time as a Travel Plan
Statement has been submitted to and approved in writing by the Local Planning
Authority. The Travel Plan Statement shall be completed in accordance with the
latest guidance and good practice documentation as published by the Department
for Transport or as advised by the Highway Authority.

Reason: To encourage and promote sustainable transport.
INFORMATIVES.

Minor Highway Works

The applicant is advised to contact the Highway Licensing team (01243 642105) to
obtain formal approval from the highway authority to carry out the site access works
on the public highway.

Temporary Works Required During Construction

The applicant is advised of the requirement to enter into early discussions with and
obtain the necessary licenses from the Highway Authority to cover any temporary
construction related works that will obstruct or affect the normal operation of the
public highway prior to any works commencing. These temporary works may
include, the placing of skips or other materials within the highway, the temporary
closure of on-street parking bays, the imposition of temporary parking restrictions
requiring a Temporary Traffic Regulation Order, the erection of hoarding or
scaffolding within the limits of the highway, the provision of cranes over-sailing the
highway.

Temporary Developer Signage

The applicant is advised that the erection of temporary directional signage should
be agreed with the Local Traffic Engineer prior to any signage being installed. The
applicant should be aware that a charge will be applied for this service.

Traffic Regulation Order

The applicant is advised to contact the WSCC Traffic Regulation Order team to
obtain the necessary paperwork and commence the process associated with the
proposed development (i.e. removal of parking bays, replacement of bays etc). The
applicant would be responsible for meeting all costs associated with this process.
The applicant should note that the outcome of this process cannot be guaranteed.

Following the receipt of comments from WSCC Highways, your officers raised 3
points:

- i) Although there are 26 numbered car parking spaces, there does not
appear to be a space 9

- ii) Spaces 13 and 14 can only seem to be reached if spaces 11 and 12 are
clear, is it assumed that these spaces will be allocated to 2 units rather than
4



- iii) How many bays will be lost on Lyndhurst Road as a result of the new
access

WSCC response:

i) Yes, you are correct. Previously they had parking space 8 on the corner
as you entered the main part of the car park but that's changed since the
previous version. Therefore, they have 25 spaces. The WSCC Parking
Advice Guidance Note recommends 1 space per two dwellings — hence
there being a requirement for 15 spaces for the entire development.
Therefore, they are in-effect still ‘over’ the guidance by 10 spaces.

i) Yes, we’d have to assume that each ‘bank’ of tandem spaces would have
to be allocated to specific flats. However, that still leaves 21 spaces
unallocated for the rest of the development. Given that these 4 will have
to be allocated, you might consider it appropriate to specify that all the
rest are unallocated.

i) Yes — just over 13m is to be ‘lost’ which amounts to approximately 2
spaces. There is, of course, scope to replace some of this where the
Farncombe Road access exists at present. Subject to design and safety
elements being properly considered when the TRO is prepared and
advertised, it might also be possible to put another 1 on Lyndhurst Road
close to the junction with Farncombe Road. The result could, in the
best-case, be 1 extra space over the existing situation. In the worst-case,
the loss of 1 on-street parking space.

Southern Water

No further comments in respect of the amended plans, therefore their previous
comments remain unchanged (reproduced below):

Our initial investigations indicate that Southern Water can provide foul sewage
disposal to service the proposed development. Southern Water requires a formal
application for a connection to the public sewer to be made by the applicant or
developer.

We request that should this application receive planning approval, the following
informative is attached to the consent:

“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”.

The planning application form makes reference to drainage using Sustainable
Urban Drainage Systems (SUDS).

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.



Thus, where a SUDS scheme is to be implemented, the drainage details submitted
to the Local Planning Authority should:

- Specify the responsibilities of each party for the implementation of the SUDS
scheme

- Specify a timetable for implementation

- Provide a management and maintenance plan for the lifetime of the development.
This should include the arrangements for adoption by any public authority or
statutory undertaker and any other arrangements to secure the operation of the
scheme throughout its lifetime.

The Council’s Building Control officers or technical staff should be asked to
comment on the adequacy of soakaways to dispose of surface water from the
proposed development.

We request that should this application receive planning approval, the following
condition is attached to the consent: “Construction of the development shall not
commence until details of the proposed means of foul and surface water sewerage
disposal have been submitted to, and approved in writing by, the Local Planning
Authority in consultation with Southern Water.”

This initial assessment does not prejudice any future assessment or commit to any
adoption agreements under Section 104 of the Water Industry Act 1991. Please
note that non-compliance with Sewers for Adoption standards will preclude future
adoption of the foul and surface water sewerage network on site. The design of
drainage should ensure that no groundwater or land drainage is to enter public
sewers.

Due to changes in legislation that came in to force on 1st October 2011 regarding
the future ownership of sewers it is possible that a sewer now deemed to be public
could be crossing the above property. Therefore, 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.

The applicant is advised to discuss the matter further with Southern Water,
Sparrowgrove House Sparrowgrove, Otterbourne, Hampshire SO21 2SW (Tel:
0330 303 0119) or www.southernwater.co.uk”.

Waste Services

I am happy with the location of the bins and judging from the capacity provided
(assuming each bin is 1100L) it looks like they have the right numbers.

On that basis | have no further comments.
Technical Services
Thank you for the opportunity to comment on this revised application, the site lies in

flood zone 1 is unaffected by any predicted surface water flooding and has no
history of flooding. The site is currently drained via soakaways



The content of the FRA has not been amended and therefore remains acceptable
as are the conclusions and current drainage Sstrategy proposal.

The scheme should be conditioned such that

In the absence of any ground investigation details the assumed infiltration rate
should be checked after the demolition of the existing building and before any other
works are undertaken to verify or revise the assumptions made in the FRA.
Soakage tests in accordance with DG 365 (2016) will be required to be undertaken
on the site to provide the data to confirm the size of the depth of voided subbase
required for storage of rainwater from the impermeable areas.

The design calculations should be rechecked for the soakage test result actually
achieved, to ensure that the subbase and permeable paving designs are suitable to
cope with the design rainfall including the additional rainfall quantities appropriate
for climate changes.

Further representations
Worthing Society
Continue to object to the application on the following grounds:

e Has commented previously that the proposals contravene Core Strategy
Policy 16, Saved Local Plan Policy CT3, the NPPF and saved Local Plan
policy H18

e The amended proposals make minor changes to the design

e The alterations do not overcome objections to height and mass of the
proposals as these do not preserve or enhance the Farncombe Road
Conservation Area

e Vehicular access to and from the site in Lyndhurst Road will create a
hazard to vehicles and pedestrians. Vehicular access should remain in
Farncombe Road

e How can the restriction of sales to those over 55 years of age be
enforced.

5 letters of objection to the amended plans have been received on the following
grounds:

Area is already crowded

Increased pollution

Felling of trees is unacceptable

Removal of mature trees will adversely affect the visual character of the

area

Flats will tower over attractive Victorian housing

e Planning Committee generously offered Roffey Homes another chance to
get this right but the amended proposal only tinkers at the edges and the
main objections have all been ignored

e An award winning architect could come up with better for a building within

the Conservation Area



e Design resembles an office block and is out of keeping with the character

of the area

Too many units for the site

Access road and insufficient parking needs to be reconsidered

Increased noise and traffic

Supporting information suggests that the project is only just viable and the

applicants will waive the use of Vacant Building credit which implies it is

this design or nothing

Building should be 3 storeys

e Access should be via Farncombe Road

e Building should be as far away from the road as possible allowing trees to
remain

e There should be a further 7 spaces to meet the threshold of the McCarthy
and Stone development at Heene Road

e Farncombe Road Conservation Area should not be the victim if the
proposal is not sufficiently viable

Planning Assessment

The previous Officer's report which is appended recommended refusal of the
application. At the March meeting of the Committee, Members resolved to defer the
application for further negotiations in respect of design, bulk and massing.

A meeting was subsequently held between officers and the applicants in May and
amended plans submitted in June.

Although the viability of the scheme was outlined in the previous report (providing
an explanation of why no affordable housing is proposed), the applicant is of the
view that the viability position was not set out sufficiently to members at the
previous meeting. In the previous report, it was stated by the applicant that the level
of profit would be 12% without the provision of affordable housing. The Council’s
own independent analysis had indicated that the scheme without any affordable
housing is at the margins of viability.

As a result, therefore, the supporting statement submitted with the amendments
states that ‘any further changes cannot be accepted'.

In essence, therefore, there needs to be a balanced judgement in the consideration
of the application. It is accepted that the redevelopment of the site offers the
opportunity to enhance the Conservation Area and while clearly the provision of
affordable homes would be preferable, the proposal nonetheless provides the
opportunity for additional new homes in a sustainable location close to the town
centre. As the viability position of the applicant has been accepted previously, in
turn it appears unlikely therefore that any further amendments, by way of the
proposed number of units, can be secured.

Having regard to the viability position, the amendments made to the original
application, while welcome, are relatively minor in the context of the overall scheme.
The cutting back of the third floor of the tower element has some effect in reducing
the bulk of the scheme but as stated in the supporting information, the actual height
of the tower remains unchanged. On the Lyndhurst Road side of the scheme, the



reduction in size of the proposed balconies and the closer proximity of the
neighbouring projections of balconies does allow further space to the fagade on this
elevation and as such represents a visual improvement.

On the Farncombe Road side, however, there are no changes other than the width
of a double balcony has been reduced. Further information has been submitted, by
way of a Serial Vision Sequence, which the applicant feels demonstrates that the
distance between buildings is reflective of the rest of the Conservation Area.

The proposed amendments, therefore, largely relate to design and are, in
themselves, welcomed. However, the previous deferral related to design, bulk and
massing and it is questionable whether the alterations have affected either the bulk
or massing of the building and, assuming the viability position is accepted, there
seems little prospect of the design and massing being able to be materially altered.

Your Officers are of the view, therefore, that the assessment given in the previous
report that, ‘This is an important and prominent site but the proposal is unduly large
and over assertive and fails to reflect important local character in this Conservation
Area. It is unacceptable in design terms.’ remains valid in respect of the proposal
even as amended. It is considered that the viability position was taken fully into
account when this conclusion was reached previously and Officers have again been
mindful that a refusal of this application could result in the site remaining
undeveloped with the existing building remaining in situ. An acceptable
redevelopment scheme would almost certainly enhance the Conservation Area.

Notwithstanding the above, though, consent was given earlier this year for the
temporary change of use of existing building to 37-bedroom short-stay
accommodation for local single homeless persons on first and second floors and
1no. three-bedroom flat and offices for use by Worthing Churches Homeless Project
on the ground floor. The permission is valid until 2023 and is a use that is
acceptable in itself. This at least means there is not a pressing need in itself to
redevelop the application site particularly given its location within the Conservation
Area where an inappropriate development could give rise to visual harm.

Conclusion

This application is considered to be finely balanced. The applicant has made
changes to the scheme and elements of the proposal are not without merit. The
National Planning Policy Framework requires acceptable development in
sustainable locations to be supported by local planning authorities. It is recognised
that any significant changes to the scheme are likely to render the scheme unviable
(it is already at a much reduced profit margin) and this is a material planning
consideration.

However, the Council still has a duty to preserve and enhance the character of the
Conservation Area and the concerns expressed in detail in the last appended report
remain. The bulk and massing of the proposal is still considered to be of an extent
that would cause harm to the Conservation Area, a view maintained by the
Worthing Society in its comments on the revised scheme. On balance, therefore, it
is considered that the application should be resisted.



Recommendation

On balance, to REFUSE planning permission for the following reason (as set out in
the previous Committee report)

1. The proposal would by reason of a combination of its siting, height, massing,
footprint and form and prominence of the site appear unduly large and
over-dominant in the street scene, particularly in relation to the corner and
crossroads and Victorian villas in Farncombe Road. The detailing, additionally,
unsympathetically relates fail to the character and appearance of the Victorian
villas in Farncombe Road. As such, the proposal fails to achieve the quality of
design expected on such an important and sensitive site and would harm the
appearance and character of the Conservation Area as a heritage asset and
wider townscape, contrary to Core Strategy Policy 16 and National Planning
Policy Framework and Planning Practice Guidance.

25" July 2018



APPENDIX A — March Committee Report
Application Number: AWDM/1518/17 Recommendation — Refuse
Site: 22 Lyndhurst Road Worthing West Sussex

Proposal: Demolition of existing building and erection of three to
four-storey block of 30 flats comprising 4no. one-bedroom,
25n0. two-bedroom and 1no. three-bedroom units all with
balconies with provision of bin and cycle storage and under
croft access to car parking area, new vehicular access onto
Lyndhurst Road and removal of trees and associated

landscaping.
Applicant: Roffey Homes Ward: Selden
Case Peter Devonport

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

Site and Surroundings

This 0.25 site is situated on the SE corner of Lyndhurst Road and Farncombe Road,
quite close to the town centre and diagonally opposite Worthing Hospital.

Directly opposite (north) are mainly, short terraces of turn of the twentieth century
(two storey) houses mostly faced in render (but with some flint), some converted to
flats and a few shops, with more inner suburban housing behind. They are set back
from the road.

To the east at No 21 is a modern two storey (with accommodation in mansard style
roof) small block of flats in Victorian style (faced in render, classical porch, canted
bays and cornice) and set forward. Parking is behind and separated partly by its
vehicular access and an electricity sub-station. The boundary is marked by tall
walls and fence, and, for much of the length, tall shrubs. Beyond this, fronting
Lyndhurst Rd is an attractive Victorian pub and short parade of shops.

To the south, fronting Farncombe Road, is Horton Court, a group of four buildings
comprising nurses’ HMO accommodation and some NHS offices, set in landscaped
grounds. The closest is an original two storey Victorian detached villa (22
Lyndhurst Rd), characteristic of the villas that prevail to the south in Farncombe
Road, designed in Classical style, with shallow hipped slated roof, stucco walls,
canted bays, eaves cornice, string courses, sash windows and porch and set back
from the road. It is used as meeting room/offices on the ground floor with HMO
above but is notable for being arranged at an angle, with a large tree in its front
garden. Originally two other villas stood to the south and the southern-most
survived until 1991 when a later extension to No. 22 was demolished and the
broader site was redeveloped to provide three, larger, blocks designed in simplified
period style as villas with three floors of accommodation. These sit to the south and
east of No. 22. The Victorian villa (22 Lyndhurst Road), and the reproduction
building to the east (block A) are very close to the boundary with the application site
which is formed by a medium height fence. Their northern windows face the site.

To the west, across Farncombe Road and angled to face the crossroads, is the two
and three storey St Johns Ambulance centre (No. 25), a notable, turn of the
twentieth century detached building in gothic style with turret, gales and banded
brickwork. It is set back from the corner in a spacious plot. Sandwiched between
this and an incongruous, five storey block of 1970s offices to the south (No. 21), is
an early Victorian flint cottage (No. 23).

The general character of Farncombe Road is notable for the set-back building line
and broad verges, generous spacing between the villas, low street boundary walls
and large street trees.

The Hospital begins just to the west of Homefield Road at the crossroads with
Lyndhurst Road and Farncombe Road. The closest building is a large two storey
building, well set back from the road and featuring several large trees close to the
street boundaries.



To the SE in Selden Road is a newly converted and extended three storey block of
flats and its rear car park which is bounded at this point by a tall wall.

The application site comprises a three storey, centrally sited 1970s long block, with
extensive landscaping on both road frontages and large rear and part side, 30
space car park. Prior to the construction of the block, the plot was open land. The
landscaping features a number of mature trees, including a very distinguished
Monterrey Cypress on the eastern frontage which is the subject of a Tree
Preservation Order. The road frontage boundary is an attractive low flint wall
supplemented by a hedge along the Farncombe Road frontage and there are
several street trees. Access to the car park is from Farncombe Road close to the
southern boundary. There is an additional pedestrian access from Lyndhurst Road.

The existing block has a pitched roof and is faced in brick with weatherboard
panelling. lIts principal windows face north and south; high level flank windows only
serve bathrooms. The building was constructed as purpose built accommodation
for Worthing Hospital staff in 1971 as Crown development. It comprised some 41
bedsits arranged around communal kitchens, bathrooms and lounges in nine “flats”,
together with a collective laundry. The “flats” were effectively small HMOs, nurses
sharing all living facilities. The ground floor was converted to NHS offices in late
2009 following grant of temporary five year permission personal to the Hospital
Trust at the expense of 10 bedsits (3 “flats”).

The whole of the property was vacated at the beginning of 2015 after having been
declared surplus by the NHS and sold off but is being fitted out to provide short term
accommodation for the homeless following granting of temporary five year
permission in January under AWDM/1612/17. Works on the implementation of the
permission have begun.

The site is flat and slightly irregular in shape due to the substation eating in to its
eastern corner and the sharp configuration of the Lyndhurst and Farncombe Roads
corner.

The property is in The Farncombe Road Conservation Area who’s eastern and
northern boundaries follow that of the application site but the Conservation Area
includes the whole of Farncombe Road. There are no statutorily listed building
closeby. The site is also in a Controlled Parking Zone. There are parking bays
along the Lyndhurst Road frontage and part of the Farncombe Road frontage
beyond the double yellow lines of the road junction. Double yellow lines run along
the north side of Lyndhurst Road. Street trees feature prominently along
Farncombe Road, including outside the site.

Planning History

627/71 - Construction of 3 storey building to provide residential accommodation for
Worthing Hospital Circular 100. No objections.

09/0881/FULL - Change of use of ground floor from residential accommodation to
new office space to facilitate the decant for an Endoscopy Department enlargement.
STATUS: CCN 8th December 2009.



AWDM/0170/15 - Certificate of Lawfulness for proposed use of Worthing Hospital
staff accommodation building for private residential purposes (9no. self-contained
flats).

STATUS: APPRET.

AWDM/1612/17 - Temporary change of use of existing building for a period of up to
5 years from former NHS offices and nurses' accommodation to 37-bedroom
short-stay accommodation for local single homeless persons on first and second
floors and 1no. three bedroom flat and offices for use by Worthing Churches
Homeless Project on the ground floor. Replacement and new windows and doors,
blocking up of covered walkways on north and south elevations and part shiplap
cladding to all elevations Approved January 2018

Proposal

The proposal is to demolish the existing building and construct a new mainly four
storey, single block of 30 market flats whose occupation is to be restricted to the
over 55s.

The proposal was submitted in parallel with the now approved application
(AWDM/1612/17) by Worthing Churches Homeless Project and Roffey Homes to
use the existing building as a temporary accommodation for the single homeless for
a temporary period of five years. The intention remains that the implementation of
any such redevelopment permission would follow the conclusion of the temporary
hostel project. Accordingly, a permission which would allow lawful commencement
of the redevelopment for a period of up to five years, rather than the standard three,
is sought.

The proposal has been the subject of pre-application and post submission
discussions.

The block plan for the scheme is shown below.
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The scheme has an L shaped footprint and is substantially larger than the existing
building, nearly doubling its footprint and trebling its gross internal floorspace from
1,050 to over 3,000 sq ms. The eastern part of the scheme sits more or less on the
footprint of the existing block, recessed from Lyndhurst Road and No. 21 to the east
by some 12 ms. However, the western part is stepped forward and is substantially
closer than the existing block to both Lyndhurst and Farncombe Roads and the
apex of their corner, as it follows the distinctive configuration of the site and corner.
It is also much deeper and as close as 6.9 ms from the nearest building at Horton
Court to the south. The protruding balconies on all elevations apart from on the
eastern elevation adjacent to No. 21 project forward still further.

The new block is four storeys apart from a short section adjacent to No. 21 which is
three storeys. At 11.7ms, its fourth storey is slightly taller (300mms) than the ridge
of the existing block and the raised corner element is taller by 600mms. The fourth
storey is set back by between some 800 mms and 1.5ms on the Lyndhurst Road
frontage; and on the Farncombe Road frontage, between 800mms next to the NW
corner; and 3.2 to 4.2 ms along the rest of the western elevation. On its southern
elevation it is set back some two metres and 5.8ms on the east frontage.

The ground floor layout is shown below.
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Vehicular access is switched to Lyndhurst Road and the current access is to be
extinguished .This new access is located just east of the centre of the site, where
the building becomes recessed. Around two parking bays would be lost here but
replaced in Farncombe Road. The access serves firstly, a small forecourt car
parking area (seven spaces) here. It runs through the block in the form of an
undercroft to connect to the main parking area (fourteen spaces) and a turning
head. Three of the 21 car parking spaces are wheelchair disabled accessible.

Pedestrian access is from Lyndhurst and Farncombe Roads.



The principal cycle store, which also houses the residents’ buggies, is sited in the
SE corner of the main part of the block. The principal bin store is situated in a
detached enclosure just to south, abutting the boundary with Horton Court.

A secondary cycle parking is proposed on the eastern boundary behind the
substation in a detached outbuilding. Bins are collected from the street.

Each of the flats is served by either a balcony or patio and, in the case of the fourth
storey flats, by a roof terrace created by the recess and a build out above the lower
balconies in Farncombe Road.

There is soft landscaping on the Lyndhurst and Farncombe Road frontages and
corner and also adjacent to parts of the southern edge of the block. The TPO
Cedar tree in the NE corner is retained but most of the other smaller trees and the
Holly tree also covered by a Tree Preservation Order on the northern frontage and
the Lime tree on the NW frontage are removed, albeit replacement ornamental
native tree planting is proposed on the Lyndhurst Road frontage and shrubs on the
Farncombe Road frontage. The boundary flint wall is retained.

The proposal incorporates sustainable design principles and includes solar panels
on the southern part of the four storey element’s roof.

The accommodation comprises 4 x one bed; 25 x two bed; and 1 x three bed flats.
There is no affordable housing provided due to reported unviability which is
addressed later in the report.

The architectural style is contemporary. The principal elevation and perspectives
are shown in the Design and Access Statement Addendum submitted with the
December revisions and reproduced below. The building is faced in, with zinc
cladding to the fourth storey and grey aluminium window frames with white reveals.
The balconies are glazed. A grey metal canopy marks the entrance.

The application is supported by Planning & Heritage Statement; Design & Access
Statement; Statement of Community Involvement; Viability Assessment (not
available to the public); Landscape Strategy; Contaminated Land Study; Flood Risk
Assessment & Foul and Surface Drainage Strategy; Sustainability/Energy Strategy;
Ecology Report/Bats Survey; Transport Statement and Road Safety Audit;
Arboricultural Impact Assessment and Tree Protection Plan.

A transport submission to address the Highway Authority’s concerns has,
additionally, been made.

Supporting Statements
The following extracts are most relevant.

Planning and Heritage Statement

6.2. Principle of Development



6.2.1. It is the clear intention of the Spatial Strategy and Policy 13 of the Worthing
Core Strategy to direct development to within the built up areas of the Borough. The
site is located within the Built-up Area of Worthing and is therefore fully compliant in
this regard.

6.2.2. The site is previously developed land and the proposals seek to make the
best use of the site conforming fully with the requirements of the Framework and the
Spatial Strategy / Policy 13 of the Worthing Core Strategy.

6.2.3. The proposal for residential use in this part of Worthing is considered
appropriate given neighbouring residential uses, the nature of its previous use
(residential) and by virtue of its sustainable location. There are no local policy
allocations restricting redevelopment of the site for such a use. The provision of
residential apartments located within a highly sustainable location will make an
important contribution to meeting locally generated housing need.

6.2.4. The loss of the existing use as temporary office and ‘nurses’ accommodation
is considered to be acceptable since the building is surplus to NHS requirements
and is no longer in such use. Furthermore the site is positively considered within the
Worthing Borough Council’'s SHLAA 2016 update which identifies the site as being
suitable, achievable and deliverable for residential development and concludes that
the site should be taken forward as a potential development site (refer to SHLAA ID
WB08168).

6.2.5. There are no other constraints restraining the redevelopment of the site in
principle. Furthermore the Council’s pre application response accepted the principle
of residential development on the site (refer to Appendix A). Furthermore, Local
Planning Authorities are required to plan for a mix of housing including housing for
older people (as set out within paragraph 50 of the Framework) and further
emphasis has been placed on housing for older people within the Housing White
Paper.

6.2.6. In summary the principle of residential development on this site is considered
fo be acceptable.

6.3. Design, Form and Appearance

6.3.1. Design, form and appearance has been fully considered within the
accompanying Design and Access Statement and within the Heritage Statement
(which follows the Conclusion of this Planning Statement). It is considered that the
proposal is appropriate given the existing context and will enhance the character of
the area replacing a poor quality and non-descript three storey building.

6.4. Housing Land Supply

6.4.1. In the latest Annual Monitoring Report (2016), Worthing Borough Council,
concede that they cannot demonstrate a five year housing land supply (i.e. only 2.4
years of housing land). Subsequently, housing policies within the Worthing Core
Strategy should be considered out of date and the presumption in favour of
sustainable development applies. This must be given great weight when
determining the planning application.



6.4.2. However, this is on the basis of a locally objectively assessed housing need
calculation. The recent ‘Planning for the right homes in the right places’ consultation
puts forward a standardised methodology for calculating housing need and places
further pressure on Worthing Borough Council. Applying the new methodology
would represent an uplift in housing need from a figure of 636 new homes per
annum to a new OAN of 865 new homes per annum — a 25% increase in housing
need.

6.4.3. In summary, this housing need must carry great weight in the determination
of this application. It is considered that the significant size of the housing land
supply shortfall is a material consideration which, having regard to the provisions of
paragraph 47 of the Framework should be afforded significant weight. In the context
of paragraph 49 of the Framework, this significant land supply shortfall renders the
development plan policies for the supply of housing out of date and engages the
titled balance set out in paragraph 14 of the Framework.

6.4.4. Section 6.13 below sets out how the proposed development would generate
economic, social and environmental benefits. This section illustrates that there are
no adverse impacts that would significantly and demonstrably outweigh these
benefits. The delivery of 30 new dwellings in a highly sustainable location must
weigh heavily in the favour of the proposal.

6.5. Heritage Impact / Conservation Area

6.5.1. This is considered in greater detail within the Heritage Statement chapter of
this Planning and Heritage Statement. In summary, it has been noted that the
proposed development is considered to result in a positive impact to the setting and
character of the Conservation Area. As set out in the Heritage Statement, it is
clearly demonstrable that proposals have drawn on all available and relevant
guidance throughout the whole of the design process. Of significance is the harmful
effect that the existing development has upon the Conservation Area.

6.5.2. With regard to relevant guidance contained within the NPPF (re: paragraph
126), proposals have taken account of the desirability of both sustaining and
enhancing the significance of the heritage asset. That new development would
make a positive contribution toward local character and distinctiveness is clear
through a considered and appropriately contemporary design (re: paragraph 131).

6.6. Viability

6.6.1. Policy 10 of the Worthing Core Strategy 2011 (which forms the basis of both
SPD’s), states that ‘A mix of affordable housing, including social rent and
intermediate housing will be sought to meet local needs on all but the smallest sites’
(e.g. 6 dwellings or more). The proportion of on-site or offsite provision sought from
such developments is based upon the quantum of development proposed.

6.6.2. This policy states that development proposals comprising 15 dwellings or
more should provide 30% affordable housing.



6.6.3. Affordable Housing is however subject to both need and the economics of
providing such provision, the extent to which the provision of Affordable Housing
would prejudice other planning objectives being met, and the mix of units necessary
to meet local needs and achieve sustainable development.

6.6.4. A Viability Report has been prepared by Roffey Homes Ltd in support of this
application. The assessment concludes that due to the scheme’s poor viability
position, the development proposal cannot support the delivery of affordable
housing (either onsite or as an offsite contribution).*

* The viability appraisal documentation discloses detailed financial statements
relating to the redevelopment and contains commercially sensitive information, the
disclosure of which would be severely prejudicial to the applicant’s (Roffey Homes
Itd) commercial interests in relation to Section 43 (2) of the Freedom of Information
Act 2000 and therefore must not be made available to third parties.

6.6.5. The viability assessment notes that, in the absence of an affordable housing
contribution, the calculated developer profit on this scheme would be just 14%
rather than the 20% which would normally be expected. The accompanying note on
the viability assessment states:

In terms of developer profit, levels of 20% of GDV are the standard for small, single
phase development schemes of this nature and an expectation of banks for funding
purposes. However, the development appraisal results in an out-turn Developer
profit of just 14%. Roffey Homes are however prepared to move forward at this level
as the earliest they shall commence the re-development would be in 3 years’ time.
Roffey Homes consider that sales values are likely to have improved relative to
build costs in this area of East Worthing, with much of this down to the
redevelopment of the old Aquarena development being projected to beneficially lift
sales values in the surrounding area.

In this regard, as Roffey Homes are requesting a 5-year consent*, they are
prepared to provide an open-book appraisal at the end of the project with any profits
over 20% of GDV being put towards affordable housing contributions. Such
contributions would however need to be capped at an agreed figure, taking full
account of the reduced sum available, subject to the application of Vacant Building
Credit (VBC).

6.7. Residential Amenity

6.7.1. The residential amenity of the neighbouring properties has been fully
considered throughout the design of the proposals. The surrounding properties on
Farncombe and Lyndhurst Roads to the east and south are the closest
neighbouring properties.

6.7.2. To the east, 24 Lyndhurst Road will be largely unaffected by the proposal. In
this respect, the built form would not extend any meaningful distance further
eastwards (or, for that matter, southwards on the eastern element of the proposal).
As with the existing block, small windows would be included on the eastern flank
however these do not pose any concern with regards to neighbouring residential
amenity.



https://maps.google.com/?q=24+Lyndhurst+Road&entry=gmail&source=g

6.7.3. A roof terrace is included for flat 30 on the third floor. However this terrace
has been so designed to restrict access to the edge of the building therefore limiting
any concern with regards to overlooking of neighbouring properties.

6.7.4. To the north and west, it is considered that the significant separation
distances involved will result in no harmful impact on nearby residents. The
proposal steps northwards from the existing footprint position on the corner /
western most element before returning south on the eastern wing. This western
step northwards will place development closer to existing properties on the northern
side of Lyndhurst Road but is considered to be acceptable in residential amenity
terms being located some 29m south of existing development (separated by
Lyndhurst Road — refer to Figure 14).

6.7.5. To the south, Block 3 Horton Court is considered to be the most potentially
impacted neighbouring property. The proposal seeks to place parking to the rear of
the property, adjacent to Block 4 Horton Court replicating the existing adjacency of
car parking to this residential property.

6.7.6. The nearest new built form to Block 3 would be located circa 15m away (from
the corner of Block 3 to the south east corner of the proposal) and a full 19m away
from the eastern element of the proposal. These distances are considered to be
acceptable in residential amenity terms.

6.7.7. The nearest neighbouring property to the proposal is Block 4 Horton Court to
the south. As illustrated within Figure 14, the proposal would sit some 6.9 — 8m
distance from Block 4. These distances are representative of the existing separation
distances of development found throughout the area (refer to Figure 13).

6.7.8. Notwithstanding this point, the proposal has been orientated to ensure that
primary aspects would face east and west. The few windows that are proposed to
face south are predominantly small secondary windows and are proposed to be
opaque to protect neighbouring amenity. The north facing windows of Horton Court
Block 4 are secondary windows and subsequently this relationship is considered to
be appropriate in residential amenity terms.

6.8. Access and Parking

6.8.1. The proposal seeks to provide a new access via Lyndhurst Road. This has
been fully assessed through a Road Safety Audit which accompanies this
application and which found the new entrance to be a suitable means of accessing
the development.

6.8.2. The proposal seeks to deliver cycle parking and mobility scooter provision.
The accompanying Transport Note identifies a requirement of 16 cycle spaces
alongside 21 car parking spaces.

6.8.3. In terms of car parking spaces, the proposal is policy compliant with 21
spaces provided onsite including three disabled spaces. The Transport Note
acknowledges that there would be no displacement of parking as a result of the
development (since it is vacant). The proposal allows for 30 cycle spaces. The



Transport Note states that the require ment for such a development would be 16
spaces. In addition, 10 spaces for mobility scooters is included as shown on the
layout plan.

6.8.4. The proposal is considered to be located within an inherently sustainable
location reducing the needs for private car use (and by implication, ownership).

6.8.5. It is considered that by virtue of the inherently sustainable location, the policy
compliant level of car parking, the age restricted nature of the development, and the
safe proposed access to the site that the development is acceptable from a
highways point of view.

6.9. Ecology / Arboriculture

6.9.1. With regards to arboriculture, the proposal will necessitate the removal of
nine poor quality category C trees as detailed within the accompanying
Arboricultural Impact Assessment, Tree Retention and Protection Plan, Tree
Constraints Plan and Existing Tree Schedule.

6.9.2. As discussed within the Arboricultural Impact Assessment, the proposal
necessitates the removal of trees as follows:

...due to the small scale of the site and requirements for demolition and
construction access, it has been deemed unfeasible to attempt to preserve these
trees, which are generally of low quality and value. 1 no. tree is protected by Tree
Preservation Order 03:2015. The loss of these trees would be mitigated through the
planting of new, better-condition trees to the site boundary.

Replacement trees would preferably be either native or of ecological value, to result
in an overall increase in both visual and ecological amenity on the site.

6.9.3. Furthermore, the AIA notes that:

The trees provide minor amenity to the site, softening the view of the existing
building and providing a resource for birds within the urban surroundings.

6.9.4. Since the scheme seeks to replace trees and shrubs with higher quality
specimens it is our view that the proposal will provide for an improvement over the
existing conditions (both in visual and ecological terms). Whilst the loss of a limited
number of mature trees cannot be fully mitigated in the short term, the provision of
replacement trees will, in the longer term, remedy any short term impacts,
enhancing the character and visual amenity of the locality.

6.9.5. With regards to ecology, a Preliminary Ecological Assessment and Bat Roost
Survey accompanies the application. The reports note the following:

The existing building on site was assessed for its bat roost potential. The building
on site is considered to offer ‘negligible’ bat roost potential due to the location and
construction method of the building. No evidence of bat usage was noted anywhere
on site. Mature trees so the site boundaries and lining the adjacent street have
some ecological value, mainly for nesting birds.



The lighting scheme should be designed sensitively so as to minimise disturbance
to these trees. The site currently provides a limited patch of habitat for birds within
the urban area of Worthing; habitat enhancements could see this habitat improved.

The site is considered to be of ‘low ecological value’ with large areas dominated by
hard / bare ground, amenity grassland and existing building. All plant species
identified on site were typical of the habitat type with no rare or unusual species
noted. No potentially suitable habitat for protected species which will be affected by
the development was noted on site. No further surveys are recommended for this
site area.

6.9.6. The report notes recommendations for ecological enhancements within the
scheme as set out within section 7 of the report. The proposal will seek to include
suitable enhancement measures as set out within the report.

6.10. Landscape

6.10.1. The application is accompanied by a fully considered Landscape Plan and
Landscape Strategy which seeks to address some of the ecological enhancement
suggestions identified within the Ecological Appraisal as well as addressing the loss
of trees on the northern section of the site.

6.10.2. In this respect, the northern side of the site will accommodate new tree,
shrub and feature planting to enhance the character of the area. The Landscape
Plan notes:

Street frontage to be enhanced with the planting of native trees, flowering
ornamental trees, and flowering ornamental specimen shrubs to the northern site
boundary, providing year-round interest (spring bloom, autumn colour), connectivity
to the existing trees located to Farncombe Road, softening views of the northern
building elevation and to and from the development site.

The proposed building edges would be planted with feature planting areas of
flowering shrub and accent planting, providing a range of colours, textures and
forms.

6.10.3. The street entrance on Farncombe Road would be enhanced with the
planting of low level ornamental hedgerows, flowering ornamental specimen shrubs
and feature planting areas to the building edges and pedestrian walkways.

6.10.4. In relation to hard landscaping, the proposal seeks to provide for
sympathetic materials and colours to complement the paving material on
Farncombe Road (refer to the Landscape Strategy & Outline Plant Specification
document).

6.10.5. In summary a well-considered hard and soft landscape scheme supports the
planning application and is considered to sensitively address the site given its
prominent location within the street scene.

6.14. Other Matters



6.14.1. We would request that this application is given a five year consent if
approved as the applicant wishes to pursue (simultaneously) utilisation of the site
for emergency sheltered accommodation in partnership with the Worthing Churches
Homeless Project.

6.14.2. It is considered that this temporary use would be of significant benefit to
both the charity and to the Worthing Borough as a considerable social benefit of the
proposed scheme to meet a significant locally identified need and we hope that
Worthing Borough Council will allow for such an extension of time.

7. Conclusions

7.1. This Planning and Heritage Statement has been prepared on behalf of Roffey
Homes Ltd, in support of a full application at 22 Lyndhurst Road, Worthing, for the
following development:

Demolition of existing two storey building and erection of a three / four storey block
of 30 apartments comprising of four no. one bedroom, 24 no. two bedroom and two
no. three bedroom units, provision of under croft access to car park to the rear, a
new access on Farncombe Road, removal of trees and associated landscaping.

7.2. The site is located in a highly sustainable location with excellent access to
Worthing Town Centre and various sustainable transport options. It is within the
built-up area boundary of the Borough, is previously developed land and the
proposals seek to make the best use of the site conforming fully with the
requirements of the Framework as well as the Spatial Strategy and Policy 13 of the
Worthing Core Strategy.

7.3. The proposal for residential use in this part of Worthing is considered
appropriate given neighbouring residential uses and by virtue of its highly
sustainable location. This has been accepted by the Council in both their pre
application response and the assessment within the SHLAA 2016.

7.5. The proposal seeks to positively address the corner of Farncombe Road and
Lyndhurst Road, rectifying the existing situation. In addition, the proposal will
assume a contemporary finish, clearly emphasising the evolution of the site.
Appearing in close-range views into the conservation area, proposals both improve
the setting via replacement of what is an obviously degraded structure of little
inherent quality and/or value, whilst creating an element of streetscape that is vivid
and fresh and which positively responds to its context. The new location of
structures also ensures that intrusive or detracting elements such as car parking are
predominantly screened in views along the street, especially along Farncombe
Road.

7.6. It is our view that there is no unacceptable impact in relation to the residential
amenity of neighbouring residents.

7.7. The proposed development of the site for 30 new residential units is considered
to be highly beneficial given the significant objectively assessed housing need
encountered within the Worthing Borough. The housing provision of the scheme on



previously developed land should be given great weight in the determination of this
application.

7.8. It is considered that the proposed scheme provides economic, social and
environmental benefits which demonstrably outweigh any negative effects of the
proposed development. Having regard to section 38(6) of the Planning and
Compulsory Purchase Act 2004 and paragraph 14 of the National Planning Policy
Framework we strongly contend that planning permission should be granted.

7.9. The Council is therefore respectfully requested to grant outline planning
permission with all matters except for access, reserved for later determination.

Heritage Statement

4. Conclusion

4.1. In summary, the proposed development has been designed with full
consideration to the surrounding Conservation Area within which the site sits and
occupies a prominent position.

4.2. The proposal will assume a contemporary finish, clearly emphasising the
evolution of the site. Appearing in close-range views into the conservation area,
proposals both improve the setting via replacement of what is an obviously
degraded structure of little inherent quality and/or value, whilst creating an element
of streetscape that is vivid and fresh and which positively responds to its context.
The new location of structures also ensures that intrusive or detracting elements
such as car parking are predominantly screened in views along the street,
especially along Farncombe Road.

4.3. The proposed development is therefore considered to result in a positive impact
to the setting and character of the Conservation Area. Taking the above into
account it is clearly demonstrable that proposals have drawn on all available and
relevant guidance throughout the whole of the design process. With regard to
relevant guidance contained within the NPPF (re: paragraph 126), proposals have
taken account of the desirability of both sustaining and enhancing the significance
of the heritage asset. That new development would make a positive contribution
toward local character and distinctiveness is clear in a considered and appropriately
contemporary design (re: paragraph 131).

4.4. Overall it is considered that the proposal represents a significant enhancement
to the Conservation Area and is considered therefore to be an acceptable form of
development on this site.

Design and Access Statement

Addendum submitted with December revisions

1.0 Introduction

This addendum to the Design & Access Statement supports design changes made
subsequent to a meeting with the LPA on 5th December and confirmed by Peter
Devonport, case officer, in an e-mail of 11th December where he states his concern



over the assertive corner feature and overall mass of the scheme. This was then
broken down into three constituent parts:

» The massing of the Farncombe Road frontage
 The assertive corner element and
» The massing of the Lyndhurst Rd frontage

2.0 General - overall mass

It is generally accepted that the existing building does not befit the Conservation
Area, which begs the question why it’s within the Area. We would suggest it is
because the site is important as a transition from the change in the topology of the
architecture and the atmosphere of the streets from a main road link to Worthing
Centre, serving such facilities as Worthing Hospital, into a quiet leafy road in a
conservation area. This means the architecture should also make the transition,
using its pivotal position to seamlessly move from one urban grain to another.

In addition, in Farncombe Road it is not fitting into a set piece of streetscape of
identical villas on either side but a much more diverse range of buildings and
spaces between them. In Lyndhurst Road there is also the predominance of more
terraced arrangements and a variety of building lines. The massing and height
should not only be considered in terms of the elevation but also the distance back
from the road. The charm of the consistency of building line and the landscaping at
the front — the trees, the green strip, the boundary walls - in Farncombe Road is in
complete contrast to frontages on Lyndhurst Road where the building line is
constantly changing. In developing the design we have celebrated those differences
and put them into a building that reflects its unique position and context within the
Conservation Area.

The proposed building extends further west than the current building to ensure that
its form respects the building line of Farncombe Road and addresses both the
corner and the unusual geometry of the road junction with Lyndhurst Road
sympathetically. Ironically this addresses the corner more convincingly than the
historical and interestingly designed St John’s Ambulance HQ which “sits” in the
middle of a car park devoid of trees.

3.0 Farncombe Road Frontage

The LPA felt the proposed building was too close to Horton Court to the South and
anomalous to the Conservation Area. We would agree that the current building and
the current distance from Horton Court is anomalous to the Conservation Area, but
we believe we are enhancing this part of the Conservation Area by reducing the
distance to Horton Court to what is typical to the area, turning the corner with the
building (as opposed to a near blank gable end of the existing with a set-back that
does not respect the urban grain), and creating a modern interpretation of the
Victorian architecture of the

area.

Height was also raised as an issue when also considered with the narrowing of the
distance between the proposed building with its neighbour. Height per se cannot be
seen as an issue, with an increase of 700 mm at eaves/parapet height and 900mm



at ridge height, which h are negligible in streetscape terms. In terms of the
configuration of these elements (the flat roofed top floor and set back), we feel there
may be some advantage in setting back the south-west corner and the south
elevation at the top level, as per illustrations below.

Farncomibe Road

4.0 Lyndhurst Road Frontage

Mass is defined in terms of length and form. The length is less than 30% larger than
the existing building and is only 300mm higher. The form is substantially more
sophisticated than the existing, in terms of its fagade and the articulated detail. We
use the respective building lines to break up the Lyndhurst Road elevation into two:
the Farncombe Road building line (it’s relationship to the pavement) is brought
round into Lyndhurst Road, assisting the transition, already described, before



setting back to accommodate the listed Monterey Cyprus whilst fitting in to the
pattern of variable setbacks that exists in Lyndhurst Road. This divides the fagade
into two elements, reducing the overall scale, and in reflecting the plan behind the
face, the elevational treatment of the two sections creates variety across the fagade
as a whole.

In context, the set back frontage behind the TPO tree is less than the combined
width of the two adjacent properties to the east which sit side by side with a minimal
gap between them. The other part of the fagade to the west is again not as long as
the two adjacent properties to the east.

The western section of this elevation is well articulated by the projecting bays and
the change in geometry as it goes around the corner. The eastern part of the
elevation has less features and we have amended it to create more “tension” in the
design, grouping windows to create a more varied pattern of solid and void.
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5.0 Farncombe Road Study

Further photographic investigation as to the overall rythum of spaces between
buildings along Farncombe Road has been carried out following our discussions
with WBC. This further enforces our belief that the spacing of our proposal to Horton
Court at the north end of Farncombe Road is congruent with the rest of the street.
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6.0 Corner Element

This is a subjective issue. We accept the term assertive, which we believe to be
appropriate to the context, but it is not in our opinion, over-assertive. We felt that
corner would benefit from such a feature, especially when seen from the west
looking along Lyndhurst Road, with the gap in streetscape caused by the car park
and set back of St John’s Ambulance HQ. Nevertheless, we have simplified the
design of the corner feature and lowered it in height.
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Comparisan

We have considered fully the comments raised in the meeting, which have resulted
in the following changes to the scheme;

* Removed top most lantern to reduce height at the corner of Lyndhurst
Road/Farncombe Road.

» Further lowered the overall height of the corner projection at Lyndhurst
Road/Farncombe Road.

* Moved the third floor setback northwards on Farncombe Road to greater respect
the neighbouring 22 Horton Court.

» Altered the proportions of the eastern section of Lyndhurst Road elevation to
respond to the comments made by Worthing Borough Council.

These changes in our view result in an enhanced development, however the broad
parameters of scale, mass and form remain unchanged as we strongly consider the
proposal to have significant architectural merit, which will result in a development



which will preserve and indeed enhance this key entrance site to the Farncombe
Road Conservation Area.

Appearance

Design Principles

The scheme is located within the Farncombe Road Conservation Area. Careful
consideration, reference and inspiration has been taken from the Victorian Housing
stock in forming the principle design moves that have influenced the proposed
development.

In this respect the two main elevations that front onto Farncombe and Lyndhurst
Roads and the acute angled corner formed between them at the north west
boundary, have been driven both in terms of principle moves, details and materials
by their surrounding context. The elevations have been developed to reflect the
design principles of the surrounding buildings in a contemporary ‘language’ that is
both subtle in terms of the detailing and materials and sympathetic to the local area
and will enhance the northern entrance to the conservation area.

The principles that the scheme has taken reference from can be split into three
areas: Form, Detail and Materials.

Form:

* The Villas are typically two storey and occasionally three. This approximately
equates to a three storey modern apartment block.

» Proportionally the villas have a mix of single and double fronted bay elevations,
with canted bays projecting from them. The scheme has looked to reference
these fagade moves on both the principle elevations.

» The roofs are a mixture of shallow-pitched hipped roofs in natural slate and later
nineteenth & early twentieth century houses with steeper pitched roofs and
gables. The scheme has interpreted the villas pitched roofs as an additional floor
that is set back to diminish it presence.

» Classically inspired doorways, with columns, pilasters and consoles. Here the
scheme has used a modern interpretation to signify the entrance points.

Detail:

* A large base string course up to ground floor level; a string course that divides
the ground and first floors and decorative eaves cornice.

» Window reveals that are typically set of the main fagade and are a number of
different materials.

» Vermiculated white stucco to the entrance porches. Each of these details has
been subtly reinterpreted on the proposed scheme.

Materials:

* Yellow brick or white stucco elevations

» Natural slate and clay tile roofs

» String courses typically set proud of the fagade, in white stucco or coloured brick
or stone.

Again the scheme looks to use some of these principal material and colour matches

to evoke the character of the area.



Appearance at the Corner

Tower

Taking reference to 25 Farncombe Road and its use of a feature element to the
corner of Farncombe Road and Lyndhurst Road, the building has been developed
to respond positively to its own corner condition, rotating on the corner axis and
in-setting to give equal prominence to the corner.

Farncombe Road fagcade again steps forward, before turning to form part of the
corner tower. Between these key vertical features, sits the entrance, taking
reference from the techniques of embellishment used to accentuate the main
entrances, such as the vermiculated patterning at No. 12 Farncombe Road.

A brickwork pattern, which is seen as band that runs down the front of three lower
storeys in line with the entrance and is finished with a simple metal rain canopy
above the entrance door is a modern interpretation to emphasise and locate the
entrance point using both relief and texture.

Lyndhurst Road

1. The main massing of Lyndhurst Road is defined. The eastern end of the fagade
follows the line of the original building foot print and maintains the existing tree
protection zone to the large Moneterey cypress tree. The central section of the
elevation then steps forward and finally the corner block at the western end of the
elevation steps forward again at an angle to the rest of the fagade establishing the
point at which the building begins to turn the corner.

2. A new vehicle access point is added onto Lyndhurst Road with an underpass
connecting parking on the north and south sides of the building. An entrance point is
also defined onto Lyndhurst Road adjacent to the underpass. The central section of
the elevation is pulled forward to create a large bay, which in turn creates a step
back in the fagade before the change to the angled corner block, helping to
accentuate this point of transition.

3. Two smaller bays are defined along the central section of the fagade that
corresponds to the smaller canted bays on the terraced housing across the road. A
canopy and patterned brick work are again used to define the main pedestrian
entrance point onto Lyndhurst Road.

4. A landscape zone raps along the front of Lyndhurst Road, with new planting and
trees working with the new building line, which is set back from that of its immediate
neighbour to the east. The landscape zone widens out as the building approaches
the northwest corner.

5. At the roof level, the 3rd floor is set back particularly at the eastern end to allow
for a more comfortable relationship with the adjacent building which is a floor lower,
before stepping up to four stories at the stair and lift core location.

The Lyndhurst Road elevation is broken into three distinct sections. The eastern
end sits back, respecting the tree root protection zone of the existing mature
Monterey cypress and allowing a new vehicle access and parking in the north and


https://maps.google.com/?q=25+Farncombe+Road&entry=gmail&source=g
https://maps.google.com/?q=No.+12+Farncombe+Road&entry=gmail&source=g

south sides of the building via an archway. A second entrance point is also created
using the same detailing techniques as has been previously described for
Farncombe Road. The Central section of the elevation then steps forward with two
small square bays that reflect the smaller canted bay windows on the terraced
houses opposite. The western section then sets back in before the buildings
geometry turns to reflect the corner condition and proposed northwest tower

Materials
The conservation area is characterised through its early development by render and
brickwork walls with shallow hipped roofs in natural slate.

Buildings

from the late nineteenth century introduced the red brick and clay tile to the area.
This development will revert to the yellow brick with the top level set back
constructed in a contrasting light-weight material, grey aluminium, to tonally match
the surrounding slate roofs.

The elevations have been developed to reflect the detailing of the surrounding
buildings in a contemporary ‘language”. Modern construction details require a
simpler and visually more subtle response. For instance we are proposing
horizontal string courses dividing floors in an all-brick facade, transposing the
Victorian rendered band into a soldier course of matching brickwork. There are
several conditions that are encountered around the building’s facade, illustrated
below, when the string meets the varying features of the building.

Scale

The developments’ scale, mass and form has been fully informed visually by the
surrounding built-form and practically by the considerations of overlooking, all as
per the earlier analysis. The facades are three storeys, approximately equivalent in
height to the typical 2 storey Victorian villa in the area, with a setback additional
floor equating to the villa’s pitched roof. The corner is reinforced by a higher balcony
feature that is 1m higher than the rest of the building.

Layout

The main principle behind the layout is to establish and define a street corner on the
north-west of the site, at the junction of Lyndhurst Road and Farncombe Road,
whist giving “space” to the feature Cypress tree further east on Lyndhurst Road.
Careful consideration has been given to the proximity to neighbours.

The residential apartments are planned over three main floors with the top floor
set-back at roof level, forming an “L” shaped building that picks up the acute angle
formed by the two roads on the north and west boundaries. The building can be
approached on foot from both street frontages, leading to two separate vertical
circulation cores.

Vehicular access is from Lyndhurst Road, serving a small car park at the front and a
larger one at the rear accessed via an archway under the building. There are
entrances to both cores from the rear car park. The sizes of all flats are designed to
significantly exceed the Nationally Described Space Standard.



The building will use an extremely well insulated fagade, fabric air tightness, high
performance double glazed windows and supplementary energy for power that will
enable the development to be highly -sustainable and will have a low energy usage.
The energy supply will be achieved with a combination of high efficiency
combination gas boilers to each flat and a photovoltaic array on the roof of the
apartment block that will provide underfloor heating, hot water and power to each
flat. Excess energy can be sold back to the national grid.

The new apartment block is well placed within Worthing, being a 15 minute walk to
the town centre and mainline railway station, 8 minutes to the seafront and has a
main bus route running past the development on Lyndhurst Road.

There is limited parking (21 car parking spaces), with three for disabled badge
holders. There is also a mobility scooter and bicycle store at the ground floor level.

Landscaping

The landscape strategy has been prepared by Lizard Landscape. From the
prepared landscape strategy, the development scheme proposals aim to:

* Enhance the existing street frontage with the planting of native trees, flowering
ornamental trees, and flowering ornamental specimen shrubs, providing vertical
year-round interest (spring bloom, autumn colour), connectivity to the existing
mature trees located adjacent to the western boundary, and softening views of the
proposed building elevations;

* Provide gardens, shared space and private residential patio areas planted with
flowering shrub and accent planting, providing visual amenity with a range of
colours, textures and forms;

* Retain and protect the existing mature Monterey Cypress tree to the north eastern
corner of the site and mature Turkey Oak and Lime trees to Farncombe Road. The
trees are to be retained and protected in accordance with BS 5837:2012 ‘Trees in
Relation to Design, Demolition and Construction -Recommendations’.

Supplementary Transport Note in response to WSCC objection

We have received a copy of your response dated 8 January 2018 as the Highway
Authority in relation to the Planning Application AWDM/1518/17 for the above site
and respond as follows.

The Transport Note and its accompanying Road Safety Audit and Designer’s
Response submitted as part of the Planning Application have addressed the points
raised in your response however we provide further clarification and evidence below
which we trust will allow you to remove your current objection to the Planning
Application.

Development Proposal

As stated at Section 9 of the Transport Note the development is for Over 55’s only.
It has been previously established and accepted by West Sussex County Council
on the Heene Road scheme in Worthing, Planning reference AWDM/0124/15, that
developments for Over 55’s have less reliance on the use of cars with fewer trips



during peak hours and requires fewer parking spaces than a standard residential
development.

Trip Generation

Trip rate calculations have been undertaken using the TRICS Database. The
advisors at TRICS were consulted on the suitability of the sample sites to ensure
the most robust sample data available at the time was incorporated into the
analysis. Details of these sample sites and calculations are attached to this
response.

The existing site comprised of 6 flats over two floors providing 29 bedrooms for
nurses as well as 350m2 of offices at ground floor level used by hospital
administration staff. Assuming single occupancy for each bedroom a total of 29
residents is assumed for the calculations.

The proposed site will be comprised of 30 residential retirement flats with off street
parking.

The proposed new development will provide residential units only. The comparison
table on the following page shows the difference in trips generated from current use
to proposed use.

From the table it can be noted that there is a net reduction in trips generated by the
proposed development compared to the former use of the site.

In highway capacity terms the proposed development will result in no impact that
would otherwise be considered severe under Paragraph 32 of the National Planning
Policy Framework.

On Street Parking

We understand from your comments and our recent conversation that the main
issue relates to the perceived loss of parking spaces along Lyndhurst Road. The
proposed layout as shown in Drawing 5 within the Transport Note and copy
attached to this response indicates the proposed changes to the existing markings
and parking bays. The proposal is to transfer a similar arrangement as existing on
Farncombe Road to Lyndhurst Road with a reduced parking width on either side of
the new access.

The changes will involve shifting the same extent of parking spaces as currently
available from Lyndhurst Road onto Farncombe Road and does not constitute a
reduction in available parking spaces in the immediate area. The accompanying
Drawings 103B and 104B show the proposed gap width of approximately 13m for
the new access. The existing access gap on Farncombe Road is approximately 8m.
The controlled parking area along Lyndhurst Road can be extended towards
Farncombe Road to provide one additional space. The proposal will result in no net
loss of parking spaces.

We further note your comments regarding the changes to the Traffic Regulation
Order (TRQO). The parking bays along Lyndhurst Road are Permit Holders



designated only. We also note that you indicated in your response dated 9
November 2017 the proposal to alter parking provisions under the TRO was
deemed acceptable. We note that consultation with the Controlled Parking Zone /
Traffic Regulation Order team is a requirement and this is currently in progress.
Your response further noted that this could be controlled by a suitable Planning
Condition.

Onsite Parking

The proposed onsite parking provision is in accordance with West Sussex Parking
Calculator and meets Policy requirements as stated in the Transport Note.

West Sussex County Council has previously noted and accepted the findings of Dr
Allan James Burns’ Report on Transport Impact and Parking Provision which
supports the Heene Road development (under Planning Reference
AWDM/0124/15). Under that report it was established that ‘a significant proportion
of residents moving into the retirement homes give up on car ownership at the time
of moving into those types of accommodation’. Other factors contributing to the
reduction in car ownership relates to the percentage of women occupying these
types of development and the low occupancy per unit. Section 4 of that report
further notes that the anticipated car ownership per apartment is around 0.46 which
for this development site would result in only 14 spaces required.

A copy of the West Sussex County Council Parking Calculator, which does not take
into account the age restriction for this development, is attached showing 26 parking
spaces are required. The proposed development will incorporate 26 parking spaces
including disabled parking, which whilst it accords with West Sussex Parking
Calculator exceeds the anticipated requirement for this type of development.

The site is located within the Worthing Control Parking Zone. Should the
development result in overflow parking demands there are existing measures in
place to prevent either residents or visitors to park in an unsafe or obstructive
manner.

Road Safety and Visibility

We refer to the comment relating to the road traffic 