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Proposal, Site and Surroundings

This is an outline application for development of a greenfield site, which is allocated
for housing in the recently adopted Local Plan. All matters of detail are reserved for
a future ‘Reserved Matters’ application, with only the amount of development
(approximately 90 dwellings) and means of access to be determined at this outline
stage.

The site is 3.14ha comprising a sloping field which is currently accessed from
Beeches Avenue and partly backs onto Pines Avenue. The northern boundary
comprises semi-mature double-depth hedgerow, forming the edge of the South
Downs National Park.

A small part of the field contains few single storey buildings used for a car-related
business and low-key storage at its southern end. There are hedges along part of
the southern boundary, and mature trees and hedges along the western boundary,
as seen in the photo below. These front the unmade Charmandean Lane, which is a
public right of way, separating the site from dwellings in Third and Fourth Avenues.

Site Entrances: Beeches Avenue (above) Football ground / Lyons Way (below)



To the east of the field is the Worthing Football Club ground, formed by a cutting in
the hillside, with grassed bunds around three sides and frontage to Lyons Way and
vehicular access through to the adjoining Downland Retail Park to the south (shown
in the photo above). Part of the outline application site is the car park which serves
the football club along its southern side. This is currently separated from the field by
a hedgerow. Trees which are subject of preservation orders (TPOs) are found at the
Lyons Way frontage and south of the car park.

The proposal is for 67no. houses and 23no. apartments, although the description of
the application is for a total of ‘approximately 90no’. Access would be mainly through
the existing football ground car park into Lyons Way and through the retail park to
the A27 junction. The remainder of the football ground car park would be
re-organised as part of this application. Approximately six of the dwellings would be
accessed via Beeches Avenue. Footpath connections would be formed into
Charmandean Lane and another would follow alongside the new access road south
of the football ground into Lyons Way.

An illustrative layout plan has been provided, which shows how the mixture of
houses and flats might be arranged. Associated landscape and design material has
been updated recently with further attention to the relationship of the development
with its wider context, notably the National Park. Public and consultee comments
have also been received in response to this.

Relevant Planning History

WB/04/00803/OUT Residential development proposed comprising a mix of sizes
and types of houses totaling up to 90 dwellings. Appeal Dismissed 4th April 2006

In 2023, with the adoption of the Worthing Local Plan 2020-2036, the site became
an allocated site for housing. The allocation is for an indicative, minimum of 90
dwellings. A more detailed summary of the Local Plan allocation and requirements is
given in the Planning Assessment below, under the subheading ‘ Principle’

Consultations

West Sussex County Council – Highways: No objection

In accordance with the National Planning Policy Framework (paragraph 111), the
proposal is not considered to have an unacceptable impact on highway safety or
result in ‘severe’ cumulative impacts on the operation of the highway network; there
are no transport grounds to resist the proposal.

Planning conditions should require:

- Provision of site access in accordance with submitted drawings;

- New tactile paving to the footpath at the Sainsburys service access

- Provision and maintenance of visibility splays at the access onto Lyons Way;



- A construction management plan, including routing, number and frequency of
deliveries / construction vehicles, and

- Vehicle parking and turning and cycle parking to be shown at reserved matters
stage

S106 agreement to require:

- Travel plan and monitoring fee (£3500), and

- Car club - provision of a car club space and initial period of membership.

National Highways: Recommend Conditions

Based on our review of further technical information prepared by the applicant, we
are content that the development is forecast to have limited impact on the operation
of the A27. We welcome the submission of the Framework Travel Plan, however, to
ensure that the adopted trip rates are achieved, we have recommended a condition
that a detailed travel plan is implemented prior to occupation, to be attached to any
consent granted at the site.

Additionally, we envisage the strategic road network (SRN) being a likely route for
construction traffic and we have therefore recommended a condition for a
Construction Environmental Management Plan (CEMP) also be attached.

West Sussex County Council Fire and Rescue: No objection

Recommends conditions for the submission and approval of fire hydrants to serve
the development.

West Sussex County Council Rights of Way: Informal response

The Public Rights of Way office (PROW) have informally advised that there would be
no objection to making a connection between the site and footpath FP3134 to the
north-west of the Sainsbury store, provided that this does not incur costs to the
PROW Authority.. The Planning Authority is encouraged to seek improvements to
the part of this path to the north east of Lyons Way.

West Sussex County Lead Local Flood Authority: - Comments awaited.

Environmental Health - Public Health: No objection

No objections in principle. Some traces of contamination have been picked-up in an
initial report. This should be explored in more detail and the area remediated as
necessary under a planning condition

The area is generally quiet and the risk from noise is low, but given the proximity of
the supermarket and industrial park. A noise survey should be provided by planning
condition to confirm this and to consider the football ground and any existing plant
noise, for instance at the supermarket and industrial sites, that may impact sleep.



Environmental Health - Private Sector Housing: Comment

Comments would be made when internal layouts of dwellings are provided.

Tree Officer: Comment

With adequate protection for the roots etc the proposal would be acceptable. No
TPO trees should be affected and a reasonable number of trees will be retained,
although additional planting would be required.

Waste Services

The proposed roads will need to be capable of taking the weight of our vehicles, inc
manoeuvring, we foresee no real problems for us, although access through Lyons
Farm lights, can be very time consuming. There will be 4 vehicles on the site
Refuse, Recycling green waste & Food Waste in the future. The new Beeches Ave
properties will need a turning area sufficient to allow our lorries to turn.

Council’s Drainage Consultant: Comment

This is classed as a major application and therefore West Sussex Council will
provide consultation comments.

Southern Water: No objection

The response refers to required planning conditions to protect groundwater, as the
site is within a Source Protection Zone. Conditions should require: a
Hydrogeological Risk Assessment; Details of proposed drainage, including any
proposals to discharge water to ground and protection measures; drainage
management proposals; a foundation method assessment and a construction
management plan (CEMP), to minimise risks to water quality.

Sussex Police:

As this application is submitted in outline, with only access for determination, I have
no detailed comments to make at this stage. I would direct the applicant or their
agent to our website at www.securedbydesign.com and the SBD Homes 2023
document to adopt crime prevention measures. Section 17 of the Act places a clear
duty on local authorities to have due regard to the likely effect on the prevention of
crime and disorder.

South Downs National Park: Comments

Changes made to the suggested layout are welcomed, which although minor in
nature will assist the development to better relate with the rural setting of the
National Park. The depth of the green buffer along the northern boundary has been
somewhat increased, which will assist in softening views, and a new footpath
introduced in this location which will connect with footpath 3134 to the west and the
National Park.



Although the density of development in the northern part of the site is still considered
to be high, some buildings will now present longer elevations to the rear, onto a
footpath and amenity area rather than an unused hinterland, and parked cars will be
less prominent, all of which is broadly welcomed.

At the reserved matters stage it will be helpful for the layout and design to be
demonstrably informed by a landscape strategy that sets out how views into the site
from publicly accessible locations within the SDNP have been analysed.

In terms of decision making, the Environment Act 1995 (s.62) requires neighbouring
planning authorities to have regard to National Park statutory purposes: to conserve
and enhance the natural beauty, wildlife and cultural heritage of the area.
Development within the setting of the Park should be consistent with this.

The NPPF (para 176) also now includes specific reference to the setting of National
Parks:

"Great weight should be given to conserving and enhancing landscape and
scenic beauty in National Parks…, which have the highest status of protection
in relation to these issues. The conservation and enhancement of wildlife and
cultural heritage are also important considerations in these areas, and should
be given great weight... any development within their setting should be
sensitively located and designed to avoid or minimise adverse impacts.

The National Park Authority makes no comment on the principle of development.

Representations

During the course of the application, 60 objections were received. A summary of the
responses is outlined below:

Urban Design

● Loss of green space in a Conservation Area
● Area not characterised by having flats. The proposal should be re developed

with detached and semi-detached housing which are more reflective of the
surrounding character

● Design does not complement the nearby georgian buildings
● Unclear of building heights

Impact on Neighbours

● Concerns with overlooking and loss of privacy
● Noise generation from traffic
● Light pollution harming neighbouring amenity
● Construction disruption, noise of construction, dust and traffic



● Loss of outlook from property along Princess Street
● Proposed restaurant in a residential area would be harmful to the amenity of

local residents

Highways

● Adding 90/180 cars to get access to the A27 is going to increase the traffic
problems within the area

● Local Plan should reduce traffic and not increase traffic
● No pedestrian improvement to Charmandean Lane
● High levels of traffic at Lyons Farm
● Inadequate parking for the football club
● Beeches avenue cannot accommodate HGV’s and other large construction

vehicle movements
● Concerns with vehicles bringing mud from the development site onto

Beeches Avenue
● Highways concerns from Beeches Avenue combined with the new Lidl store
● No cycle enhancements
● Traffic intensification will affect the viability of businesses within the area
● Concerns with the proposal to improve access to Charmandean Lane, poor

details of where the proposed path will go and will it result in the loss of trees
● Traffic around the existing retail park is problematic. The proposal will

intensify the problems

Environment and Biodiversity

● The proposed development results in the loss of a field which is of high
ecological value

● Has the proposal addressed implications on climate change? High levels of
carbon dioxide will be caused by the development

● New plan has fewer trees on the Main Lane which would not be in keeping
with the area

● Development on the edge of the South Down National Park. The proposed
development will impact on its setting and its ‘Dark Sky’ status

● Loss of trees and habitats
● Will the site's natural boundary treatment of hedges and trees be retained.

The loss of trees would adversely affect habitats

Other Matters

● Previous plans to develop on fields have been previously refused
● Strain on local services e.g. schools, dentists, doctors surgeries, hospitals
● Strain on resources e.g. energy, water etc



● Planning documents make reference to a ‘Phase 2’ which raises concerns as
assumed that the adjacent green spaces are being drawn up for
developments

● Council has already approved over 15000 new homes fulfilling Borough’s
housing need. adding an extra 90 will further increase impacts on
infrastructure and congestion

● Sewage problems existing and will be further exacerbated
● Surface water flooding
● Beech Avenue floods in heavy rain
● New properties are unaffordable
● Developers have not explored other suitable locations for development in

more appropriate brownfield locations
● Security concerns regarding the football site. Adequate fencing preventing the

public accessing the site. FA will only allow the site to function if fully
enclosed

● Adur & Worthing Council have previously refused applications on this land
● What happens if there is a financial crash
● Impact on the Norton Motorcycle and training ground due to the road running

through their grounds
● Loss of 10 instructors at the adjacent Motorcycle training centre
● Loss of a green open space for the borough
● Site has presence of iron age presence found through previous archeology

reports - this needs to be re-investigated
● Poor consultation of neighbouring properties

Non planning matters raised

● Impact on property prices
● Development is for profit and benefits none of the local community

A representation was also received from CBRE (Commercial Agents) in August
2023, on behalf of the freeholder of the Downlands Industrial Estate.

Objection as follows:

- Traffic and junction modelling contain discrepancies so that it is unclear whether
the application has been modelled together with the Lidl development nor the
football ground. Collision data should cover a longer historical period,

- A Stage 1 Road Safety Audit ("RSA") should be undertaken,

- In the event of planning approval, a Construction Management Plan (CEMP)
would be needed to ensure: site hoardings do not interfere with visibility; delivery
times should not impede deliveries and serving of retail park; dust and debris
should be managed,



- the Design and Access Statement should be made visible as a document
required for a valid application,

- Statutory consideration should be given to impacts upon the National Park and
its Statutory Purposes.

Relevant Planning Policies and Guidance

Worthing Local Plan 2020-2036:
DM1 Housing Mix; DM2 Density; DM3 Affordable Housing
DM5 Quality of the Built Environment; DM6 Public Realm
DM7 Open Space, Recreation and Leisure; DM8 Delivering Infrastructure
DM13 Retail & Town Centre Uses; DM15 Sustainable Transport & Active Travel
DM16 Sustainable Design: DM17 Energy: DM18 Biodiversity: DM19 Green
Infrastructure
DM20 Flood Risk and Sustainable Drainage: DM21 Sustainable Water Use &
Quality: DM22 Pollution
DM23 Strategic Approach To The Historic Environment: DM24 The Historic
Environment

Supplementary Planning Document ‘Space Standards’ (WBC 2012)
Supplementary Planning Document ‘Sustainable Economy’ (WBC 2012)
‘Infrastructure Delivery Plan’ (WBC 2010)
Design Guide ‘Extending or Altering Your Home’ (WBC)
Open Space, Recreation & Leisure Guidance, 2021

Relevant Legislation

The Committee should consider the planning application in accordance with:

Section 70 of the Town and Country Planning Act 1990 (as amended) provides that
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.

Section 73A and also Section 72 Planning (Listed Building & Conservation Areas)
Act 1990 which require the Local Planning Authority (LPA) to pay special attention to
the desirability of preserving or enhancing the appearance and settings of
Conservation Areas and Listed Buildings. S.62 of the Environment Act 1995 also
requires consideration of the purposes of the adjoining National Park and how these
may be affected by the proposed development.



Planning Assessment

Principle

The field comprising the development site, is allocated for residential development
by Site Allocation A1 of the adopted Worthing Local Plan 2020-2036. The indicative
capacity is stated as 90 dwellings, and this is stated as a minimum in the
Development Requirements notes which inform the Local Plan allocation. A delivery
period of 2026 onwards is planned for.

The provision of the main access via the football ground and Lyons Way is also in
accordance with the Development Requirements. This is based on Local Plan
findings that the Beeches Avenue junction with the A27 could not provide suitable
access for any significant number; hence the limitation to approximately 6no. to be
accessed from here with all other dwellings served via Lyons Way.

Other development requirements include:

● Improvements to Public Rights of Way (PROWS) - into the National Park:
Charmandean Lane to the west and eastward through and north of the
neighbouring business park towards Lambleys Lane,

● Air Quality - package of sustainability measures, comprising a travel plan to
improve accessibility and sustainability and live electric vehicle (EV) charging
points for all dwellings,

● National Park Setting - to be conserved and enhanced, with suitable visual
impact, lighting, landscape and ecology provisions,

● Sustainable Drainage (SuDS) - to be used, and with protection of
groundwater,

● Biodiversity Net Gain - retaining existing trees and linking new green
infrastructure into the wider network, where possible,

● High Quality Design - respecting the scale, height, massing and building
lines of its context. Providing a suitable relationship with neighbours in terms
of private amenity, overlooking and appropriate management of sunlight and
daylight.

These requirements are considered throughout this report and in the Conclusion and
Planning Balance. Other requirements are also considered such as the need (Policy
DM1) for a mix and balance of housing sizes, all of which should conform to
Accessible and Adaptable Homes (M4 (2) type and Nationally Described Space
Standards. Family Housing should achieve a minimum net density of 35
dwellings/hectare in accordance with Policy DM2. On greenfield sites a minimum of
40 percent of new homes should be affordable housing, in accordance with Policy
DM3.



The following assessment concludes that, subject to appropriate conditions and
s.106 Agreement, followed by a suitable subsequent Reserved Matters application,
the requirements can reasonably be met.

It is noted that the possibility of development for the football ground for future
residential development was also considered in the Local Plan drafting stage.
However, this would be dependent on the relocation of the Football Club and, to
date the Council is not satisfied that the Club can be suitably relocated or that the
resulting loss of a playing field could be justified. However, it is reasonable to require
that this outline application and any future Reserved Matters application should
make allowance for this possibility in terms of access and possible layouts.

If these issues can be overcome in the future the Council will consider whether an
alternative use might be appropriate here. This would be considered during any
review of the Local Plan

The landowner has promoted this site for residential development through the
Council’s Strategic Housing Land Availability Assessment. It was also proposed that
this site could form part of a more comprehensive development that would include
the football ground (adjacent to the east).

Sustainable Development - Policies

Policies of the adopted Local Plan 2023 include SP2 Climate Change and DM16
Sustainable Design. These require new build housing to be energy-efficient in
design and future energy use, achieving a minimum 20% CO2 reduction compared
with Building Regulations (Part L) 2013. At least 10% of predicted total energy
requirements should be met by renewable sources (after CO2 reductions from
energy efficiency measures). New homes should seek to achieve an A rating (with a
minimum expectation of B rating) Energy Performance Certificate. Opportunities
should be taken for both natural heating and ventilation. Efficient water use based
on an estimated water use of no more than 110 litres per person per day.

Under Policy SP2 and DM15 Sustainable Travel, proposals should reduce reliance
on the private car, prioritising active travel such as walking, cycling and public
transport. They should also include air quality assessments which reduce exposure
to air pollution, identifying and mitigating air quality impacts (Policy DM22 Pollution).

Other sustainability requirements under these policies include habitat protection,
creation and enhancement through design and on-going management, with 10% net
gain for biodiversity, Sustainable drainage and rainwater management techniques
should be used. Development should minimise, reuse, and recycle waste during the
construction phase and encourage greater levels of recycling over the lifetime of the
development.

The recent NPPF reinforces these policies, including sustainable approaches to
transport water supply and energy adapting to climate change, and the risk of
overheating from rising temperatures. The location, orientation and design of new
developments and the use and supply of renewable and low carbon energy can
help to reduce greenhouse gas emissions. The protection and enhancement of



biodiversity and high protection of protected landscapes such as the National park
and its setting are also required.

Energy

The submitted Energy and Sustainability Statement identifies the use of solar
photovoltaics panels for energy production and Air Source Heat Pumps (ASHP) for
heating. Solar water heating is not preferred due to the requirement to regulate
water usage( to 110l/person/day), which limits the amount of water for heat storage,
and consequent risk of wasted solar heat.

Energy and ventilation-efficient design is proposed as follows:

• High levels of insulation for exposed ‘solid envelope elements
• High level of air-tightness;
• Maximise passive ventilation potential;
• Double-glazed windows (as a minimum)
• Reduction of thermal bridges; and
• 100% low-energy lighting throughout.

Detailed calculations (Standard Assessment Procedure = SAP) would be
undertaken at the Reserved Matters stage. It is stated that Carbon emissions
compared to Building Regulations compliant design will likely exceed the
requirements of the existing planning policy ‘with zero or low carbon emissions’.

In consideration of these proposals, it is understood that by reason of the outline
nature of this application, in which all aspects of building layouts and design are
indicative only, that detailed calculations of energy and CO2 efficiency cannot be
given. However, the approach could be more specific in terms of target values rather
than reliance on the 2013 Building Regulations minimum, which provides little
evidence of the percentage energy and CO2 reductions which could be achieved.

Although details and calculations would be given at the reserved matters stage, it is
important that there is a firm and explicit commitment in this outline stage to meet
the required target CO2 and renewable energy values required by policies and
hopefully the degree to which these could be exceeded in this new build
development. This could be assisted by an explanation of the site characteristics
(such as orientation, sunlight values and air flows) , which would inform the use of
the chosen renewable energy methods of Solar PVs and ASHPs.

It would also be assisted by a summary of the energy and thermal efficiencies which
might be produced by building materials and glazing above the 2013 baseline, with
comments upon whether these would affect building designs and layout, for instance
thicker walls, window sizes and positioning, also the extent to which the amount and
CO2 efficiency of roof-mounted solar panels could maximise or be limited by their
location and relationship to the setting of the National Park; ASHPs too may have a
visual impact depending upon their size and appearance, examples of which can
also be included. An addendum has been requested, which can serve as a broad
framework for the reserved matters stage. A planning condition can then refer back
to this material.



Water

Mindful of the policy target of 110l/person/day, the applicant’s Sustainability
Statement states that a ‘fittings-first’ approach will be taken whereby water fittings
will be specified with flow rates which better the requirements of current Building
Regulations ( Part G ). A planning condition can refer to this rate.

The applicant confirms that a sustainable drainage system (SuDS) would be used
for surface water, including climate change allowance for rainfall (+45%). This would
include soakaways, permeable pavements, along underground tanks for attenuation
of water flow rates and soakage. This is described in the Drainage section below.

Other Sustainability Matters

In terms of transport, the Sustainability Statement refers to the location of this
allocated housing site. Whilst it is edge-of-town, it is close to bus routes in the A27
area. A travel plan to lower reliance on car-based trips, details of which are in the
Accessibility and Parking section below.

Regarding waste, provision will be made for storage of recycle bins for each
dwelling. The applicant states that waste produced throughout the building process
will be separated into recyclable and non-recyclable materials and if not re-used on
site will be taken to a registered waste transfer facility for sorting, recycling, and
reuse. This could comprise part of the Construction Management Plan (CEMP),
required by a planning condition

Air Quality and Biodiversity are also considered under separate headings in this
assessment. The applicant states that all dwellings will have individual or shared
electric vehicle charging points, exceeding the rate currently required under WSCC
Guidance, 2019.

Housing, Density, Mix and Affordable Housing

In accordance with Local Plan Policy DM2, development of the existing field by 90
dwellings excluding the football club car park & access land, gives a figure of
32/dwellings /ha, which is slightly below the minimum target of 35/ha in the policy,
for areas of family housing. However, this rises to 35/ha if the two areas of open
space are removed, in accordance with the policy, although at the minimum.

The proposed mix of new homes is shown in Table 1 below. Beneath the numbers
and percentages of homes in the proposal, the second row shows the percentage
needs identified in the Local Plan Strategic Housing Market Assessment (SHMA) in
2020.



Table 1 Dwelling Sizes Compared With Needs

1 bed 2 bed 3 bed 4 bed Total

Proposal 12
(13%)

36
(40%)

26
(29%)

16
(18%)

90

Need 5-15% 40 -45% 35 - 40% 10-20% -

Comparison In Range In Range -6% In Range -

For each of the 1,2 & 4 bed homes, the proposal is in the range of assessed needs.
The 3-bedroom homes are slightly below needs, partly due to the relatively high
proportion of 4-bedroom homes, which are close to the upper end of the needs
range. However, this reflects the need to provide homes and plots which are more
spacious in character, particularly at the site edges where a transition into the wider
landscape of the National Park is a consideration; this also explains the proposed
density of approximately 35/ha, being at the low end of the policy DM2 requirement.

In accordance with Policy DM1, confirmation has been sought that all dwellings
would be designed to achieve M4(2) sizes and designs for Accessible and
Adaptable dwellings and Nationally described space standards. Furthermore, that
these sizes are represented in the Illustrative Plan.

Affordable Homes

The proposal would include 40 percent of affordable homes, in accordance with the
requirements of Policy DM3 for greenfield developments An earlier suggestion in the
application that a lesser amount (35 percent) might be justified given the presence of
the small area of commercial use on the site (brownfield sites attract a lower
percentage under), was rejected by officers.

In accordance with Policy DM3, this should be provided on site with a tenure split of
75% social/affordable rent and 25% intermediate/shared ownership. It is anticipated
that the mix of sizes would be broadly in proportion to the size mix of the
development, as summarised in Table 1. Subject to the securing of this proportion of
affordable housing via a s.106 Agreement, the proposal is considered to meet the
requirement of Policies DM2 & DM3.

Policy DM3 also requires that a minimum of 3% of affordable homes are wheelchair
accessible homes M4(3). Whether a higher proportion would be required will depend
upon up to date information about need at the reserved matters stage. The applicant
would be encouraged to undertake pre-application discussions to ascertain this
before submission.



Character, Appearance and Layout

As this is an outline application in which only the amount of development and access
to it are to be determined, the following section considers the importance of
providing a design framework as part of a planning approval. Within this framework
details of layout, landscaping, building scales and appearance would be drawn up
for a Reserved Matters application.

This section describes the assessment made of the site and its context at the
urban/rural edge, including views between the National Park and between
neighbouring areas including Beeches Avenue, Pines Avenue, and more limited
views from Charmandean Lane and Fourth Avenue. The assessment leads to a
series of Design Principles and Design Elements, which in turn inform a framework
of Parameter Plans and a Design Guide. An Illustrative Plan (Figure 7) is one
example of how a detailed design based on this framework might appear.

Assessment

In this process accordance with the Environment Act 1995 (s.62) and the NPPF
Para 176, great weight attached to the purposes of the National Park i.e. To
conserve and enhance the natural beauty, wildlife and cultural heritage of the
National Parks and To promote opportunities for the public understanding and
enjoyment of the special qualities of the Parks.

This requires careful consideration of the relationship between the site and the
National Park, how proposed development might affect its setting and therefore what
design characteristics should be employed in the development in order to conserve
and enhance its setting, including biodiversity. Furthermore, the development should
promote suitable access for public enjoyment of the park both in terms of physical
routes into it but also in terms of visual connection, with views into and out of the
Park.

Accordingly the applicant has provided a summary of the analysis made of the
relationship between the site, the National Park, its landscape and the existing urban
edge and neighbours. The submitted summary document describes how this
translates into design requirements for the development. Two extracts are appended
to this report.

The document identifies views of the site from the National Park, with particular note
of the public views from higher ground in the east/north east including Lambleys
Lane. From here the site is seen partly among boundary vegetation and the
backdrop of trees to the west; to the south is the roofscape of Worthing. The vista
from Beeches Avenue towards the dense semi-mature double-hedgerow at the
northern, National Park edge of the site is also identified and more limited sight from
Pines Avenue. Views from Charmandean Lane and Third & Fourth Avenue are more
limited due to dense vegetation. Views are greater during winter.



Assessment Outcomes

It is acknowledged that development will change the appearance of the site and the
urban/rural edge but some important design considerations emerge in achieving a
successful transition between urban and rural, including the importance of:

- boundary vegetation in framing and the site to the north and west and the need
for new planting along the eastern boundary

- retaining a sufficient vista between Beeches Avenue and the northern
boundary and views from public spaces in the development towards the Park

- the new roofscape should be broken-up and varied, avoiding long rooflines,
and repetition

- the use of building and roof shapes which avoid repetition but with careful
occasional height accents in the overall group

- lower building heights towards upper slopes, use cutting-in ground levels and
lower ridges and eaves

- a softer, less densely developed form of development to the east/north east
and the location of open space here

- avoiding rear gardens facing east/north east

- materials and colours which blend with and are sympathetic to the landscape.

Appeal 2006 These outcomes echo comments made by the appeal Inspector in
2006. Although this predates the allocation of the site for housing by several years
and formal designation of the National Park, her reference to the importance of
views from the (now) National Park remains relevant. A hard urban edge would need
to be avoided. The appeal observed the large expanse of roofs formed by the
nearby business and retail parks and the importance of avoiding this in the proposed
development. This underpins the need for variation and space within the new built
form and screening and filtering by vegetation

The summary document and the recently amended illustrative plan (Figure 7) have
been welcomed by the National Park Authority, who reiterate the importance of
green boundaries avoiding excessively built up northern part of the site and visibility
of parked cars as far as possible.

Officers note that the summary document underlines the fundamental importance of
green infrastructure both in terms of landscape and amenity and in terms of
biodiversity, (see the Biodiversity section later in this report). From the document,
existing trees and hedges should be substantially retained and strengthened but
avoiding excessively linear forms of new planting. The eastern boundary vegetation
in particular requires considerable strengthening; the location of the open space
here should use key cluster planting, including positions close to the new roadside,
to break up and filter the façade effect of new buildings and their roofs.



Officers also note that the eastern open space also allows for a more
comprehensive, larger open space to be formed in the future if there is development
of the football ground. In that scenario it would be desirable to locate a footpath
through this space to take pedestrians more directly towards the PROW footpath
(FP3134) at the north east of Lyons Way. In the longer term this would provide a
route of greater amenity and recreational value than the roadside footway which is
necessarily proposed to the south of the football ground in the current application.

All of these considerations are directed towards the creation of a form of
development which is spaced and fragmented, particularly towards its eastern and
northern parts, with filtered views through and among vegetation. This would provide
a suitable transition between the urban area and National Park edge, avoiding a
congealed and solid overall appearance.

The appendix contains extracts of the summary document which expresses these
considerations as a series of Design Principles and Design Elements ranging from
the approximate location of the two areas of open space to more detailed matters
such as using tapered roof forms, avoiding prominent gable ends in key views (other
than if these add occasional interest) and use of chimneys and appropriate fencing –
estate fencing, rails and picket-types.

These Principles and Elements have been used to inform a series of Parameter
Plans, Character Areas and a Design Guide. These are components of a Design
Framework for the layout, scale, appearance and landscaping of the Reserved
Matters stage in the event of planning approval. Each of these is considered below
along with the Illustrative Plan which is an example of how these might be executed.
Also of importance, these describe relationships between the development and
existing neighbours.

Development Framework: (Parameter Plans, Illustrative Plan & Design Guide)

1) Parameter Plan - Green Infrastructure

The proposed Green Infrastructure Parameter Plan indicates new and existing
vegetation around the perimeters with enhanced planting. An expanded note can be
added to ensure that new planting at the eastern includes informal clusters, the
effect of which will filter and punctuate the view of buildings and roofs to the west of
the space. A note is to be added to ensure that the hedgerow at the western
boundary is also retained, as part of the relationship to Charmandean Lane and
neighbours in Fourth Avenue.

Protected trees at the football club frontage and its southern boundary are retained
and planning conditions would manage construction methods to safeguard these.

The two open spaces are broadly located on this plan. Their views into the National
Park are indicated; another eastward view can be added. It is important to quantify
these spaces in the Parameter Plan to ensure that they are adequately sized in the
future Reserved Matters layout.



The Illustrative Plan at Figure 7 indicates that all houses would be provided with
gardens; areas of soft landscaping would surround the blocks of flats.

Figure 1: Green Infrastructure

2) Parameter Plans - Density and Character Areas (5no.)

The application site is divided into five broad character areas as shown in the
Parameter Plan below. Each of these has a particular density, the site wide density
equates to 35 dwellings/ha, subject to checking the size of the open spaces, which
may increase this figure.

These character areas comprise:

● the ‘Entrance Avenue’ through the football ground car park;
● the ‘Rural Edge’ character area to the north and east;
● two ‘Courts and Side Streets’ character areas to the south and west and
● the ‘Gateway & Main Streets’ character area to the centre.
● A ‘Beeches Avenue ’ cul-de-sac area is to the south.

One observation is that an adjustment is needed to the Character Area Parameter
Plan in order to incorporate open space areas of the Green Infrastructure Plan. A
similar change is needed to the Density and Height Parameter plans, which appear
at the end of this section.



Figure 2: Character Areas

The ‘Rural Edge’ Character Area at the National Park northern edge, and in Park
views from the east, is characterised by having a lower residential density with
approximately 30 dwellings/ha. To the north of this the semi-mature double
hedgerow would be retained and enhanced.

The proposed dwelling types would be 1.5 to 2 storey detached houses with hipped
pitched roofs typically laid out within an irregular pattern so as to ensure an organic
arrangement with interspersed vegetation and trees.

This produces a spacious and varied arrangement. Details which are described
include materials, roofs with areas of low eaves and window sizes, in order to blend
with the rural edge. The image below, which accompanies the Height Parameter
Plan shows cutting-in of levels within the slope to assist with massing.



The ‘Gateway and Main Streets’ Character Area is located in the centre of the site
comprising the built core of the development, following towards (but not reaching)
the north west corner. Houses are two-storey semi-detached and detached as
indicated in the image below with a density of around 45/ha. However, importantly
the eastern-most central point may include taller flatted development (2.5 -3 storeys)
at the apex corner and possibly on the southern side of the street at a higher
density, approx 70/ha. This would produce a strong built frontage and distinctive
design, which would face the access road from the football ground.

This arrangement is important in creating a distinctive gateway focal-arrival point. It
would help to counterbalance the visually weaker character of the entrance avenue
(shown further below) where only landscaping and fencing, such as estate fencing,
can help to alleviate the view of the re-planned football club car park and club
building. Great care would be needed to ensure that the mass and design of the
gateway building (s) do not create a canyon appearance, nor adversely affect the
softer, spacious character of the adjoining rural edge.

The Eastern Avenue Character Area is illustrated below. As mentioned above, this
includes new landscaping and fencing, also a range of surfacings. It is also hoped to
provide unified signage, so far as can be achieved under and highway adoption
requirements of the County Highway Authority, if the road is offered for adoption by
the developer.



Two ‘Courts and Side Streets’ Character Areas are shown as medium and some
density areas 35/ha and 45/ha. These are more intimately spaced streets as shown
below. They are generally characterised by mixes of semi-detached, terraced and
detached two storey dwellings, although the southern-most of these areas may
contain some flats. Car parking would be in courtyard areas.

The western of these two areas also contains /verges on the western green space,
which provides a linear vista towards the National Park from Beeches Avenue. The
rear boundary with Charmandean Lane will need to retain substantial vegetation as
part of the rural footpath character and a visual filter to Third & Fourth Avenue
residents.

The ‘Beeches Avenue Cul-de-Sac’ Character area (below) is also of medium density
35/ha, containing approximately six dwellings. In terms of scale, new dwellings
would include areas of 1.5 storey roof heights towards the southern boundary. This



is in order to achieve a sensitive transition to the character of Beeches Avenue and
outlook of neighbours, where the closest existing homes are bungalows.

A substantial visual gap would maintain the National Park vista, a footpath is
indicated through this gap. At the southern boundary an informal footpath link is
shown, replacing a narrow earthen route through vegetation into the unmade
Charmandean Lane Public Footpath, leading to the National Park network. Detailed
positioning of this connecting path will be important in striking a balance between
accessibility and the privacy of the existing neighbour, it may necessitate planting to
contribute to this.

3) Parameter Plan - Heights

The general topography of the site results in land levels increasing northwards within
the site. Land levels naturally increase by 12m from south to north.

Figure 3: Heights



The Height Parameter Plan (Figure 3) indicates that site levels will be reduced by
approximately 1.5m along the northern buffer strip but ensuring that this does not
impinge on the double-hedgerow.

4) Parameter Plan - Density

The density plan below shows the arrangement of low densities at the south and
east/north-east and medium- higher densities in the core, which will inform the
location of dwelling types and plot sizes, with flats being in the highest density area
verging into lower density to the south.

Figure 4: Densities

In the anticipated revision of these Parameter Plans to accommodate open spaces,
it is probable that the average net density will increase when open spaces are
deducted from the developable areas. Policy DM2, which states a minimum 35/ha
net density, is sufficiently flexible as to allow for this.

It is also important that confirmation is provided that the resulting change in density
can still deliver a layout of buildings, spaces and masses which broadly accord with
the illustrative plan. This is necessary in ensuring that the landscape and
neighbouring relationships are realistic and can be delivered at the Reserved
Matters stage.



Illustrative Plan

The illustrative plan (Figure 7 below) shows a possible layout of 90 dwellings
comprising 67no. houses and 23no. apartments. The apartments are clustered in
the gateway and southern court area. In this layout two storey apartments in the
southern court area are 11m from the boundary with bungalows in Pines Avenue,
giving an overall separation of 19m between buildings. Whilst some ground lowering
and buffer planting is indicated, the distance is less than desirable and the
relationship should be carefully planned at the reserved matters stage.

The central gateway building is weak in terms of form, positioning/alignment and in
the location of its rear parking area, which creates a gap in the road frontage to the
main route behind it. A bespoke approach would be needed, using a building with a
strong and distinctive corner presence and a frontage which returns westward along
the main route. By concentrating higher density here and a greater number of units,
it may lessen the pressure on space to the rear of Pines Avenue. It would be
recommended that buildsigns to the south of the apex, (on the south side of the
road) would need to be co-designed with the apex building, to create a unified and
distinctive gateway.

Buildings facing the eastern green are well spaced, although there is a risk that
variation will be limited to the use of a range of different standard house types and
material variations, rather than a series of designs and orientation which give a
sense of design unity with plots that create a distinctive streetscene at this rural
edge. Numerous spaces shown along the edge of the eastern open space are out of
step with the aim to conceal parking at the site edge and are not encouraged.

Gardens sizes and separations between buildings are good in many cases,
providing 21m between rears and notably at the western boundary, 12m gardens
and the western hedgerow retained beyond this in a 4-5m buffer. This gives a good
overall distance to Fourth Avenue and Longlands Spinney properties.

It is important that the reserved matters layout provides physical space for adequate
maintenance access for this buffer and along the northern boundary, and
management arrangements are put in place which prevent slow decline and
fragmentation.

Some gardens and separations elsewhere are less than desired, for instance 17m
rear to rear separations instead of 20-21m in parts of the main streets area. One
solution may be to reduce the overall number of buildings by using a greater
proportion of apartments in the development mix. This also indicates that it may be
difficult to achieve a higher number of dwellings than the 90.no shown here without
placing greater pressure on areas such as open space and upon the question of
parking provision.

At Beeches Avenue, buildings are well spaced and show a balance of green space
(front gardens) with in-curtilage parking. Although there is a greater presence of
parking than in the existing street, the gap between buildings which maintains the
vista to the National Park edge, is well spaced. At the reserved Matters stage, care
will be needed to ensure that its value is not eroded.



Figure 7: Illustrative Plan



As already mentioned, care will also be needed in the placing of the footpath link to
Charmandean lane, and its associated landscaping, in order to balance the
accessibility benefits with the amenities of the existing neighbour.

Window positions in buildings nearest to existing neighbours, will require particularly
careful consideration at the Reserved Matters stage, in order to minimise risk of
overlooking.

In the eastern green, a detailed landscaping plan would be needed to ensure the
provision moof new vegetation as an important component of landscape integration
and in filtering views of buildings and roofs. Management arrangements, which it is
recommended should be required by s..106 agreement, should include a
requirement to link this space to any additional space in the event of development of
the football ground, and to accommodate footpath changes which will give a more
direct route the Public Right of Way FP3134 in Lyons Way.

Design Guide

Another comoment of the Design Framework is the recently compiled Design Guide.
Its stated purpose is to provide a benchmark for quality and co-ordination for the
development. It is said to augment the previously submitted Design and Access
Statement. However, the Guide is more recent and more focused in its design
content, it also repeats the Parameter Plans and Character Areas.

As such it is considered that any planning approval should refer to this document,
the parameter plans and illustrative plan only, and not to the wide ranging, older and
more general Design and Access Statement.

The document contains many overarching and detailed matters, ranging from the
need to ensure that the roofscape is broken up rather than continuous; the
importance of vegetation in providing a visual filter & outward views to the Park and
visual concealment of car parking and use of sensitive lighting, down to the range of
materials (see above); positioning of dormers and integration of utility boxes, to
avoid later ‘bolting on’ or surface mounted pipework (some illustrations below)



The combined Design Framework documents are considered to provide a good
basis for a reserved matters application in the future. Some changes and
refinements to its component parts, the Parameter Plans, the Character Areas and
Design Guide are needed, including points described in this section. Officers are still
reviewing finer points of detail in these documents and other refinements may also
be needed. In the event of a resolution to approve this outline application, these
could be obtained before the issuing of approval.

Management

Management of existing and proposed vegetation and open spaces will be needed
for visual and biodiversity benefit. The detailed layout will need to provide a physical
relationship between development and vegetation, such as the existing boundaries
and new spaces such that each of these can be physically maintained as an entity,
not fragmented nor neglected.

A management plan and arrangements for its ongoing management by a
management entity. This should also make provision for appropriate changes and
transitions which would be needed in the event of a future development of the
football club site, to create a comprehensive arrangement of these spaces and
vegetation and coherent access to and within them. This can be made subject of a
s.106 obligation.

Lighting

The Design Guide recognises the vital need to minimise impact on the adjacent
South Downs International Dark Skies Reserve. Accordingly external street lighting
to be designed to avoid light spill into the National Park and also neighbouring
residential properties.High efficiency LED lamps with a ‘zero degrees tilt from the



horizontal’ would be used to minimise risk of unwanted light-spill and low level
bollard lighting will be used if light is needed at site edges. A planning condition can
require a detailed submission for approval in liaison with the National Park Authority.

Heritage.

The site is not considered to be close to any listed buildings or Conservation Area;
the nearest are 750m to the south in Upper Brighton Road. These are separated
physically and visually by intervening buildings, including the buildings at Downlands
Retail Park, and the A27. Neither are there any non-designated heritage assets
within the setting of the site but it adjoins an archaeological notification area. As
such, subject to an archaeological investigation under planning condition, it is not
considered that development would have any evident impact on heritage.

Accessibility and Parking

The main access for the site would be via the existing football ground gateway in
Lyons Way, as shown by the solid red line and circle on the right of the Access &
Movement Plan in Figure 8 below. This would serve all except approximately 6
dwellings, which would be served via the short extension to Beeches Avenue. These
access points and short sections of the road leading from the main access are the
only layout details to be fixed by this outline application.

Figure 8: Access & Movement

Within the site the indicative routes are shown by dotted lines (red = primary, orange
= secondary and yellow = tertiary). Roadside footways would run alongside the
primary and tertiary roads. Tertiary side streets and courtyards would include shared
surfaces and parking courtyards.



Pedestrian only routes are shown in green. The dotted lines in the bottom left-hand
corner of the Movement Plan reflects the proposal to formalise the existing informal
link here to the Public Right of Way (PROW) in Charmandean Lane. This would link
to Lyons Way through new footways across the application site. The other PROW
(FP3134) at the northern end of Lyons Way, can be reached via these new
pedestrian routes.

Another, indicative pedestrian route is shown connecting to Charmandean Lane to
the top left ( north), which, if achieved, could link to another indicative footpath along
the northern edge of the site, which is indicated in the illustrative plan but not shown
in Figure 8.

Traffic

Predicted traffic generation for the development gives 405 traffic vehicle movements
per day. This includes 45 movements during each of the morning and evening peak
hours, two thirds of these leaving the site in the morning and two thirds returning in
the evening; the remaining third moving in the opposite direction.

Pro-rata, this means that approximately 42no. additional vehicles would use Lyons
Way during the peak hours. In Beeches Avenue it would be approximately 3no,
which compares with 2-7no. existing, as surveyed there. Both the Highway Authority
and National Highways are satisfied with these predictions. A planning condition
would be required to ensure that there is no vehicular connection between these two
access points within the site.

Modelling and Impact

In terms of impacts on junctions, further modelling has been undertaken during
recent months as a requirement of National Highways and County Highways. This
examines the flow of this additional traffic and its impact on junction capacity up to
the year 2036 at the Lyons Way/A27 traffic light junction.

Modelling takes into account traffic from the recently approved Lidl store to the east
of the Lyons Way mini roundabout within the retail park. It examines the number of
vehicles using Lyons Way during peak hours. The section of Lyons Way between the
roundabout and A27 comprises one inward-(north)-bound lane and three
out-ward-(south)-bound, one of which splits at its southern end filtering eastward
onto the A27. Two lanes filter westwards and one is straight ahead towards Upper
Brighton Road and Sompting (see Aerial View below).

The results for each lane are shown in Table 2 below. These show that the greatest
number of vehicles are those heading eastwards via the easternmost filter, but the
proposal makes almost negligible differences in either morning or afternoon peaks,
with even a slight reduction in the morning peak (341no becomes 340no.); this
change being due to an increasing of green-phase traffic lights on some arms of the
junction by National Highways in the future year .

The impact of the lane towards Upper Brighton Road is also negligible, with evening
peaks unchanged at 114 vehicles.



Aerial View of Lyons Way. The Direction towards Application Site is shown by red
arrow, the approved Lidl store is also shown.

Table 2: Comparative Predicted Peak Flows at Lyons Way/A27 Junction 2036

Without
Development

With
Development

AM PM AM PM

Lyons Way to A27 W - RH Lane 130 146 130 162

Lyons Way to A27 W - LH Lane 61 145 129 161

Lyons Way to Upper Brighton Road 68 114 63 114

Lyons Way to A27 E 341 309 340 315

The greatest differences are for the two west-bound filter lanes with traffic in the left
hand of these lanes more than doubling from 61no. to 129no. in the morning peak,
although the evening peak is only 11% greater (rising from 145no. to 161no.), and a
similar amount of increase in the right hand lane in the evening.



National Highways are satisfied with these results and conclude that it will have
limited impact on the operation of the A27. The County Highway Authority also
notes that this is the main traffic impact, and that other junctions within the retail
park, whilst nearing full capacity, are not increased by a substantial margin.

It is noted that these results assume that the efficiency of the Lyons Way/A27
junction will have been optimised by increasing green phase traffic lights on some
arms. This would ultimately be up to National Highways to decide whether and when
appropriate to implement this.

Within the retail park, the contribution for £75,000 which was secured as part of the
recent planning permission for the new Lidl store has been provided towards
junction and pedestrian improvements (extra southbound lane on Lyons Way and/or
zebra crossing over Sainsburys access or Lyons Way). These are intended to
improve vehicle flow and ease movements on foot between retail outlets, with some
consequent reduction of internal traffic movements.

The County Highway Authority (CHA) therefore comments that this is likely to
increase capacity within filter lanes and at internal junctions beyond the worst-case
scenario used in recent modelling.

A recent Road Safety Audit has been undertaken and agreed by CHA. This
identified two issues: the need to cut back overgrown vegetation in Lyons Way, also
the need for a larger area of tactile paving across the new access. These can be
required by planning condition.

Site Access

In consideration of the site access, which would be shared with the football ground,
the CHA comments that, although limited information has been provided regarding
existing on vehicle trips associated with the football ground, the times at which it is
used are unlikely to overlap with morning peak hour traffic generated by the
proposed development. In the evening peak regular training sessions/evening
matches may overlap with new residential traffic adding 15 vehicles to the new
residential peak hour total.

The CHA is satisfied that this is within the design capacity of the access. It also
observes that, due to the cul-de-sac nature of this part of Lyons Way, any queuing
here would be into the site rather than onto Lyons Way. For the same reason, and
due to the small number of other premises served by this part of the road traffic
exiting onto Lyons Way would rarely be required to give way to large numbers of
traffic from the employment park and agricultural land to the north.

Visibility splays at the site access are clear of the adjoining TPO preserved
Lombardy poplar trees. Detailed design of the access has been amended by a
revised plan, which has been tested (‘tracked’) for accessibility by service and
emergency vehicles and is agreed by the Highway Authority.

Finally, it is also noted that the existing gate across this northern part of Lyons Way,
which was installed in response to anti-social behaviour (ASB), such as fly tipping,



would be removed to enable the proposed development. The applicant’s transport
assessment refers to alternative future management which would address this ASB
risk. Details of this management have been sought from the CHA, which is
responsible for this road. A traffic road order (Section 278) order is needed.

In Beeches Avenue, as already mentioned, the traffic impact of approximately 6 new
dwellings is slight and a planning condition would be required to ensure that
vehicular access is limited to these homes and that there can be no vehicular
through route to Lyons Way. This can also be achieved by a site layout at the
reserved matters stage.

Sustainable Transport

In accordance with Policy DM15, and the NPPF (paras 110-113) and as required by
both National Highways and CHA, measures to reduce reliance on private car use
and ownership would be required. The proposals include the following:

Travel Plan: The application includes a recently revised Travel Plan Framework.
This has been updated to include a residents pack with public transport timetables,
walking and cycling routes and reference to the WSCC car sharing website. Also
sustainable travel vouchers of up to £200, which may be used for public transport
season tickets, cycle purchase & training).

It also includes targets to reduce single vehicle occupancy and actual trip reduction,
which would be monitored in liaison with the CHA over a 5-year period. If targets are
not met additional travel vouchers, travel awareness campaigns, and personalised
travel planning meetings and events such as walk to school day may be promoted.
A Travel Plan would be required as part of a planning approval, including a
monitoring fee of £3500 via s.106 agreement.

Car Club: An on-site car club space would be provided. Car Club membership
would be paid for a period of 12 months, although it is recommended that this be
increased to 2 years, in step with other recent planning permissions for major
developments, and a £50 drive time incentive added for each household,
Clarification has been sought as to whether this is part of or separate from the Travel
Plan voucher provision.

Footway: A 2m wide pedestrian footway would be constructed between the site
access junction (at the Football ground entrance), running along the northern side of
the new access road past the football ground and its retained car park area. This
would link to the existing footway southwards along Lyons Way. At the point where
this crosses the Sainsbury’s delivery/servicing access , an area of overgrown
vegetation would be cleared back and tactile paving added.

It is noted that this route, whilst an essential requirement for pedestrians, is also
somewhat indirect for new residents who might wish to access local shopping
facilities in the retail park. A shorter, more direct route could be achieved by the
creation of a short section of path at the south-eastern corner of the main part of the
application site. This could link to the existing Public Right of Way (Footpath 3134),
which runs around the western and northern perimeter of the Sainsbury’s store and
car park, southwards to the A27.



The County Rights of Way (PROW) officer has expressed support for this addition,
although funds would need to be provided by the applicant in agreement with the
landowner of the Sainsbury’s site.

The applicant has contacted Sainsburys on more than one occasion to engage in
discussion. Currently this is yet to progress further. However, the applicant notes
that the likely physical works to achieve the connection are modest and their
consultant advises that this could be covered by a sum of around £2000 with a
further non-returnable sum of £3000 towards administrative costs of dealing with
Rights of Way and Landowner approvals.

This offer is a helpful step towards the provision of a link and the applicant is
continuing to seek agreement with the landowner. The financial contributions could
be secured by s.106 obligation, however, greater confidence could be afforded to
this sustainable trout connection if there is an indication of willingness from the
landowner. An update will be given.

To the east, the applicant is also willing to contribute to improvements to the PROW
footpath 3134, which leads from Lyons Way to Lambleys Lane. As yet no specific
improvement works have been identified, although it is acknowledged that the
footway routes through the site, will assist in connectivity between this footpath and
the PROW Charmandean Lane.This will be strengthened by use of a s.106
obligation to allow for replanning of a route through the proposed eastern open
space in the event of development of the football ground, thereby creating a more
direct and greener route.

Construction

The applicant envisages a 2-3 year build period for this development. A Construction
Environment Management Plan (CEMP) would be required by planning condition as
set out in the list of conditions at the end of this report. This would require
management of matters such as routing of development traffic as required by
National Highways; storage areas, wheel washing, noise and other matters such as
dust and air quality, which are mentioned in other sections of this report.

Parking

The application states that the number of parking spaces for both the residential and
leisure sections of the site will be confirmed at the reserved matters stage but will be
in accordance with prevailing standards. The Illustrative plan states 175 residential
spaces and 56 for the football club.

Residential: In consideration of the applicant’s proposal, the current West Sussex
Parking Guidance identifies the site as within Parking Behaviour Zone no.2 (PBZ2).
The Guidance identifies parking demand in this zone according to a series of rates,
ranging from 1.4 spaces/dwelling for a 1 bed home and 2.7/dwelling for 4 beds.
Applying these rates to the proposed mix of dwelling size gives a total of 182 spaces
(rounded up), as shown in Table 3 below..



Table 3: Parking Demand based on Dwelling Sizes

1 bed 2 bed 3 bed 4 bed Total

Proposal 12 36 26 16 90

PBZ2 Rates 1.4 1.7 2.1 2.7 -

Spaces 22.4 61.2 54.6 43.2 181.4

It is noted that the difference between the Illustrative layout and Parking Demand is
a slight shortfall of 5 or 6 spaces. It may be possible to deal with this at the
Reserved Matters stage, for instance by using a proportion of unassigned spaces,
shared between apartments and/or small dwellings. It also points to the spatial
implications of the proposed mix of development; parking on the eastern open space
is less than ideal in terms of landscape and use of the space, a further increase may
add to this pressure.

Part of a balanced approach may be to increase the proportion of apartments at the
Reserved Matters stage and slightly reduce houses. This may reduce parking
demand and provide a greater degree of space to accommodate it away from open
spaces and without over-dominance in other areas than is shown in the Illustrative
Plan.

In terms of parking locations, the application states that these will be either
in-curtilage, with Electric Vehicle (EV) charging in each case, or in parking courts
with shared EV charging points. Care is needed to avoid overdominance of garden
frontages by parking.

In the more sensitive north-eastern part of the site the Design Guide states that the
majority of allocated parking should be concealed from external views and located
along the side flanks of buildings. In other places landscaping would also be used to
screen and soften spaces, in some cases using reduced levels to conceal it. In all
cases, care is needed regarding the impact on areas within views from the National
Park.

The provision of EV charging would be, in excess of the 41% - 45% required by
County Guidance for permissions issued in 2023/24.

Cycle parking would comply with County Guidance with private cycle parking in a
secure, covered and lockable location and visitor cycle parking in cycle stands within
overlooked public realm areas (this is likely to be applicable in apartment areas,
open space and the football club car park.
.
Football Club: The application identifies that existing parking for the Football Club
currently operates across unmarked hardstanding areas. Part of this will be used for
the proposed site access.

The illustrative masterplan shows a new layout, which comprises 52 spaces in the
retained and re-organised hardstanding area to the north of the access road. Four



roadside spaces bring the total to 56no. spaces are shown as roadside parking to
the access road. Whilst no existing parking capacity or survey/count information is
evident it is stated that this is a slight increase of the number of vehicles which can
be parked compared with the existing situation.

The County Highway Authority raises no object to this arrangement.

Noise

Due to its location the site is largely regarded as at low risk from noise and other
than during the construction phase, it is unlikely to have noise impacts on its
surrounding more so than would be normal in a residential area.

The Environmental Health officer has agreed that a noise assessment can be
undertaken at the Reserved Matters stage. This should include data for any plant
and equipment associated with the nearby business and retail units and the football
ground. The results will inform detailed layout considerations and acoustic insulation
where needed, including glazing and ventilation. A planning condition can require
this information as part of the Reserved Matters application.

Residential Amenity - proposed dwellings

Given the outline nature of the application there is a limited amount of information
which would enable a full assessment of the residential amenity for the proposed
dwellings. It is required that the interior of all dwellings should accord with the
Nationally Described Space Standards

The Worthing Borough Council Space Standards SPD 2012 provides minimum
space standards for rear gardens for houses. To provide for residential amenity it
would be expected that each dwelling would achieve reasonably sized private
gardens. Two and Three bedroomed terraced dwellings are expected to achieve a
minimum garden size of 50 and 65 SQM respectively and Small Semis or Small
Detached dwellings should measure at least 85 SQM, with 100 SQM for larger semi
or detached dwellings

With regards to flatted blocks, 20 SQM of outdoor space should be provided per flat
within communal areas. The guidance states that in larger and taller blocks, there is
an increasing desire for private outdoor amenity space. The standard requires that
balconies should be of a sufficient size to accommodate a small table and sufficient
chairs for each occupant. Balconies should measure at least 3 SQM for a 1-2
person, with more space in the case of larger units. A minimum depth of 1.5m is
recomended. Whether or how these are used will be a Reserved Matter
consideration, with care to consider any impact on neighbouring privacy.

Open Space Contribution

In accordance with the Council’s Open Space, Recreation & Leisure Guidance,
2021, a Reserved Matters application should be accompanied by an open space
assessment, which will identify types of open space and recreation needs (such as



allotments and pitches) which would need to be provided by means of a s.106
contribution.

Residential Amenity - neighbouring properties

Policy DM5 of the Worthing Local Plan states that amongst other things
developments should not have an unacceptable impact on the occupiers of adjacent
neighbours, particularly residential dwellings including unacceptable loss of privacy,
daylight/sunlight, outlook or an unacceptable increase in noise giving rise in
significant adverse impacts or the loss of an important public open space of public
value. The following considers these relationships.

Nos 48 & 49 Beeches Avenue

The short extension of Beeches Avenue would serve approximately six properties.
on rising ground levels than these neighbours in Beeches Avenue. According to the
Design Guide and Illustrative Plan, these would be spaced away from the boundary
and have areas of 1.5m towards the neighbours , which would assist in terms of
bulk, massing and minimising any impact on light. The positioning of windows would
require care at the Reserved Matter stage, to minimise risk of overlooking; primary
are expect to be east/west facing.

As stated earlier, care would need to be taken in the location and layout of the
footpath and associated planting, to balance neighbouring privacy with public access
to Charmandean Lane.

Nos 41, 43, 45, 44 and 42 Pines Avenue

As described in the Illustrative plan section of this report a two storey apartment
block is indicated 11m from the boundary with bungalows in Pines Avenue, giving an
overall separation of approx. 19m between buildings. The building may have a
pitched–hipped roof, which assists with mass and bulk as seen from existing
neighbours. However, ideally a Reserved Matters application should use a greater
overall distance between buildings to assist with size and privacy, combined with
lowering of ground levels to account for the upslope nature of any new building.

The proposed development seeks to retain and increase vegetation along the
southern boundary of the site. These neighbours all share their rear boundaries with
the development site. Care would be needed to provide a visual filter without
necessarily creating a green wall effect.

32, 36 and 36A Third & Fourth Avenue

Third Avenue runs to the west of the site merging into Fourth Avenue.. With regards
to neighbouring amenity Nos 32, 36 and 36A the proposal is considered to have an
acceptable impact. Whilst the proposed development would affect the outlook from
rear windows, indicative distances (approx. 25 -40m) and separation by
Charmandean Lane are considered sufficient such as not to impact daylight, sunlight
or privacy. The intervening boundary vegetation would need to be largely retained in
the Reserved Matters application.



Longlands Spinney

The application site shares its rear boundary with No.9 Longlands Spinney. This
neighbour is set over 40 metres away from the indicative rear elevations of the
proposed development. It would also be separated by Charmandean Lane. Given
the proposed scale and mass and separation distances of the proposed
development is not considered to be harmful

Drainage

The site is in an area of low flood risk and the proposal is satisfactory in flood risk
terms. In respect of other drainage Policy DM20 requires the use of sustainable
methods (SuDS), whereby the rate of surface flow off of the development site, is no
greater than its current greenfield rate.

The proposal is for a series of deep-bore soakaways in the southern part of the site;
grassed swales along the edge of open spaces and shallow semi damp areas of
lowered ground which would receive swale water and convey it to underground
storage tanks, some of which would flow into the deep-bore soakaways.

Care would be needed in the design of this system to minimise risk of pollutants,
such as oils, entering the system, for instance by use of oil-interceptor gullies and a
regular maintenance arrangements, as recommended by Southern Water under
conditions and s.106 Agreement.Where above ground features such as swales and
shallows are used, these should be designed to be consistent with use of open
space (not steep sided, nor over-engineered).These details would be required as
part of a Reserved Matters application. Comments of the drainage consultant are
awaited and an update will be given.

Foul drainage would be to the public sewer, Southern Water has confirmed no
objection to this.

Contaminated Land

The applicant’s ground conditions report identifies only localised contamination risks
from the existing ground. These are likely to be associated with the commercial use
of a small part of the site. The Environmental Health officer has agreed that standard
conditions would be used to require further investigation and agreement of a
remediation strategy for any areas where this is needed.

Southern water has asked for a condition to deal with any risks associated with
ground boring, such as is proposed for drainage and may be needed for
foundations. In accordance with Policy 22 this would safeguard groundwater from
any residual risks associated with contaminated land.



Biodiversity

Policy DM18, the Environment Act 2021 and NPPF, 2023 and require at least 10%
biodiversity gain. The policy encourages 20% where achievable. In accordance with
policies, an Ecological Assessment has been submitted.

The Assessment the nearest statutory and non-statutory biodiversity sites of Nature
Conservation Importance, the closest being the Local Nature Reserve at Barn Golf
Course 0.4km to the north. It concludes that the development is unlikely to affect
these. The site is largely ‘neutral grassland’, with fringes of scrub and hedgerow
vegetation. It is of local importance for reptiles, invertebrates, hedgehogs and low
importance for foraging bats.

The application involves the retention of most areas of hedgerows and the provision
of new shrub, tree and mixed grassland areas in the new open spaces. This is an
improvement upon the existing measured habitat value of 25.45 units, although the
amount of improvement is not quantified and has been sought to ensure accordance
with the policy percentage.

Up to nine scattered small trees, including lawson cypress and some varieties of
polar would be removed, but approximately 102 new native and ornamental trees
would compensate for these and TPO trees are retained. Other elements of the
Ecological Strategy would include insect hibernacula in open spaces; bat and bird
boxes, a lighting strategy; working methods to protect reptiles and hedgehogs and
to relocate reptiles to a translocation site.

A 30 year management plan would also be put in place (by s.106 Agreement), to
ensure ongoing management via a Landscape Environmental Management Plan
LEMP). Details would be required by a planning condition, including protection
during development.

Air Quality

The A27 and Lyons Way are part of an Air Quality Management Area (AQMA). An
air quality assessment indicates that background pollutant concentrations across the
development site is likely to be well below UK Air Quality standard requirements
(which is a positive outcome).

Modelling of the likely impact on the AQMA arising from the development, using
predicted traffic data indicates that operation of the proposed development is
unlikely to make a significant impact on air quality: results for Nitrogen gases and
particulate matter (PM10 & PM2.5) are both negligible. In accordance with the
Sussex Mitigation Assessment method, a sum of £30,157 is identified. The
Environmental Health officer is satisfied with this assessment.

The applicant proposes that physical mitigation could take the form of a greater
amount of electric vehicle charging, which would be provided that the 41% - 45%
required under current County Parking Guidance, 2019, for developments approved
in 2023/24. Furthermore the proposed use of ASHP heating and sustainable



transport/travel plan measures, described in the Sustainable Transport section of
this report.

Given that since 2019, current Building Regulations have increased EV charging
requirements as a baseline for many residential developments, notably for flats, it is
recommended that a cautious approach be taken regarding the extent to which this
can be regarded as mitigation. Likewise, alternative heating (not reliant on gas), is
also increasing due to regulatory change. A planning condition to require the
submission of a more detailed mitigation plan at the Reserved Matters stage would
allow for consideration of this or other mitigation and whether this mitigation
payment, or any part of it, should be paid.

During construction works, a Construction Management Plan would require
measures to minimise dust fumes from the site, by measures such as managing
spoil heaps and dust-generation, such as damping-down in warm, dry conditions,
also wheel washing and management of plant, such as minimising idling engines.

Infrastructure & s.106

Local Plan Policy DM9 requires that development should make provision for
infrastructure required as a consequence of development. The following table sets
out requirements for matters such as open space, footpaths and sustainable
transport measures (travel plan and car club). Other requirements are for affordable
housing and site management, as described in this report.

In Worthing Borough education contributions, where required, are normally derived
as part of the Community Infrastructure Levy (CIL).

Table 4: s.106 Obligations

Obligation Terms

1 Affordable
Housing

● 40% to be provided

● Affordable Housing Plan, showing the location,
sizes and tenure of affordable housing (guideline
75% Social/Affordable Rented and 25%
Intermediate), and the staging of provision to be
submitted

● Nomination Agreement to be included.

2 Pedestrian and
Connectivity

● To provide a footpath connection between the
development and the existing Charmandean
Lane public right of way, so as to be made
available for use by the public prior to the first



occupation of any dwelling forming part of the
development.

3 Comprehensive
Open Space and
footpath

● Reasonable endeavours with any adjoining
owner to ensure comprehensive (unfragmented)
open space in the event of future residential
development that may take place on the existing
football ground land to the east of the Beeches
Avenue land, including the provision of
pedestrian route through it towards footpath
FP3134 in Lyons Way to the north east.

4. Offsite
Pedestrian
enhancements

● Reasonable endeavours, to provide a footpath
link for public use between the site and adjoining
retail park.

● Prior to the commencement of the development,
to pay to the Council (or WSCC if more
appropriate) a contribution of £ [ x ] (an amount
calculated to cover the construction cost of a
footpath link between the development and public
right of way passing to the west and north of the
Sainsbury’s store), together with a contribution of
£ [ x ] towards the reasonable administrative
costs to be incurred by the Council or the County
Council in securing any necessary rights to
enable the provision of the footpath link.

● The construction element of the contribution to be
repaid in the event that it is not spent for its
intended purpose within 10 years of the grant of
the planning permission.

5 Public Right of
Way
enhancements

● Contribution of £ [ x ] towards the enhancement
of public rights of way in the vicinity of the
development forming part of or giving access to,
the network of public rights of way within the
South Downs National Park.

6. Travel Plan ● Appointment of Travel plan coordinator for five
years

● Monitoring and liaison with County Council

● £1,500 towards Travel Plan statement auditing



7 Lyons Way -
Removal of gate
& future
management

● S.278 Agreement with Highway Authority,
including removal of gate any related future
management of Lyons Way to minimise risk of
anti-social behaviour

8. Car club ● Paid membership per household for 2 years

● £50 drive time per household

● Reasonable endeavours to enter into a contract
with a Car Club Operator to provide one or more
car club space within the development for a
minimum of five years from the date of first
Occupation of any part of the Development.

9. Open Space
Contribution

● To pay to the Council the Open Space
Contribution. Such sum to be calculated in
accordance with the Council’s Open Space
Commuted Sum Calculator current at the date of
the grant of Reserved Matters Approval

10. Air Quality ● Payment of Air Quality Contribution £30,157,
unless on site mitigation is agreed equivalent to
part or all of this figure.

11. Site
Management

● All common and publicly accessible areas to be
maintained, including watering and pruning;

● Secure cycle stores to be maintained

● Bin stores and litter bins, including no use of bin
collection area outside 24 hours of collections.

● Implementation of Travel Plan

● Sustainable drainage, including arrangements for
maintenance and end-of-life replacement.

● Nature Conservation - and 30 year Landscape,
Ecology Management Plan LEMP, (including
management during construction phase)



12. Local
Procurement and
Skills

● Employment & Skills Plan to be agreed
pre-commencement

● To include provisions for working with local
learning, skills and employment group (s) and/or
colleges and/or training establishments, in order
to procure local labour and arrange
apprenticeship(s) and skills training during the
construction phase.

● Implementation in liaison with Council’s Economy
& Skills Officer

Conclusions and Planning Balance

As this outline application is for an allocated site for housing as part of the adopted
Local Plan strategy for new homes, there is firm in-principle policy support for the
application and the number of dwellings, approximately 90 dwellings, as allocated,
including 40 percent affordable homes.

Aside from the quantum of development, the only other detail to be approved at this
outline stage is access. The dual arrangement for vehicular access, using Lyons
Way and to a very limited extent Beeches Avenue is acceptable to the Highway
Authority subject to planning conditions to manage quantum and to ensure no
connection between the two.

Space for service & emergency vehicles at the Lyons Way access has been tested
and the Highway Authority confirmation is anticipated and minor off-site footway
works and future management in Lyons Way can be required by a combination of
planning conditions and 106 obligation.

The A27 impact is accepted by National Highways, with only one of the two west
bound filter lanes showing a notable increase in vehicles, limited to the morning
peak hour, and other filters with very low change values. The assumed traffic signal
optimisation in the future is a matter for National Highways (NH) to implement and in
terms of air quality impact, the assessed impact shows no significant change.
Mitigation can be provided by either a payment (under s.106) or on-site mitigation, or
a mixture of these.

National Highways and Environmental Health officers have taken account of the
sustainable transport package of travel plan and car club, your Officers recommend
a minimum of 2 years paid membership for the latter of these. Furthermore the
package could be strengthened by a firmer commitment to a direct footpath link
between the site and retail park. This is supported by the Rights of Way Officer and
although the offer of some financial provision is welcomed this matter would require
further exploration in the drawing up of a s.106 agreement.



The proposed Development Framework, comprising the Design Guide and
Parameter Plans, has been devised and refined as a consequence of landscape
review, with particular regard and input from the National Park Authority and
consideration of relationship with neighbours. It provides confidence that an
appropriate form of development could be produced at Reserved Matters stage,
once further minor refinements have been made and notably, the size and broad
location of open spaces have been reflected in each plan.

Open space is a key layout component, providing a landscaped edge to the east,
with scope for a more comprehensive development if the football ground were
available in future, and future provision of a more direct amenity footpath through it
(subject to a s106 obligation to engage in this eventuality). The western space is an
important visual connection between Beeches Avenue and the National Park edge.
A financial contribution to off site open space would be required by s,106 obligation,
the details and amount would be calculated at Reserved Matters.

The illustrative layout indicates how these open spaces might be arranged and how
the spacious layout at the site edges might work, mindful of landscape and
neighbour impacts, including building sizes. It also reveals some potential pressure
points in terms of the closeness of the flatted block to Pines Avenue; some of the
distances / garden sizes between homes particularly in the centre of the site and a
slight underprovision of parking combined with parking spaces on the open space
edge.

One Reserved Matters approach may be a small shift in the proportion of home
sizes to include more apartments. There is scope for this within the range of housing
mix needs in Table 1 of this report. This may alleviate pressure on space and
parking, increasing distance between dwellings and neighbours. In design terms it
provides opportunity for stronger built forms at the ‘arrival’ point at the illustrative
eastern gateway area.

Great care will be needed to blend this strong gateway with the space and softer
edge also needed immediately to the north, and the use of standard and modular
designs is less likely to be successful along this edge and gateway, than a bespoke
design approach.

There is a firm policy basis to anticipate good sustainability credentials at the
reserved matters stage. The requested energy addendum will provide an enhanced
critique of the site opportunities and achievable energy & CO2 efficiency targets,
this will provide a more confident basis for the Reserved Matters stage in action to
the stated commitment to solar and heat pump renewable energy use. Sustainable
drainage appears workable and, subject to the drainage consultant’s response, can
be a matter for detailed planning conditions including water quality protection
requirements required by Southern Water.

The Ecology Assessment also describes suitable measures to enhance biodiversity
value by comparison with the existing neutral grassland condition, retaining and
augmenting native trees and hedgerows, which more than compensates for the
small number of tree losses. The amount of biodiversity net gain (BNG) will be



quantified now so that this can also be used to inform and measure a suitable
Reserved Matters scheme.

In summary, subject to the Development Framework changes to more clearly define
the open spaces, the proposal is considered to fulfil the requirements of the Local
Plan allocation. If approved, it is anticipated that development would take place
around 2025-2028, which falls within the delivery period of the Local Plan. The
further information requested regarding energy, biodiversity net gain will ensure that
an outline permission provides a firm and measurable basis for a successful future
Reserved Matters application.

Accordingly the planning balance is considered to fall well in support of the
application. Approval is recommended subject to the above remaining points and
pending response from the drainage consultee and from the County Highway
Authority regarding localised future management of the northern part of Lyons Way.

[Postscript: As this report was finalised, three amended Parameter Plans have
been received. These are included below as SUPP 1. - SUPP 3, immediately
following the Appendix. Officers are reviewing these and have added some
explanatory text alongside each of them. Any further comments will be given as an
update]

Recommendation: APPROVE - to delegate to the Head of Planning and
Development to grant planning permission subject to completion of a
satisfactory section 106 Agreement, Revised Development Framework
Documents and responses from the drainage consultee.

Subject to Conditions:-

1. The development hereby permitted shall be carried out in accordance with
the following approved plans unless specified otherwise in a subsequent
condition imposed on this decision notice.

Title Drawing Number

Site Location Plan 1968-P-001

Lyons Way Access Drawing 14047-06 D

Reason: For the avoidance of doubt and in the interests of proper
planning.

Time

2. Application for the approval of Reserved Matters for the development
hereby approved shall be made to the Local Planning Authority no later
than 3 years from the date of this Permission. The development hereby



permitted shall not begin later than two years from the date of approval of
the last of the Reserved Matters to be approved.

Reason: To enable the Local Planning Authority to control the
development in detail and to comply with section 92 of the Town and
Country Planning Act 1990.

Reserved Matters

3. Details of the scale, appearance, layout (including internal roads, routes,
turning and manoeuvring and parking areas and open spaces within the
site) and landscaping, (hereinafter called "the Reserved Matters") of the
development shall be submitted to and approved in writing by the Local
Planning Authority before any development takes place. The
development shall be carried out as approved.

Reason: To enable the Local Planning Authority to control the
development in detail and to comply with section 92 of the Town and
Country Planning Act 1990.

Development Framework

4. The Reserved Matters' details to be submitted shall be in broad
conformity with the Development Framework comprising the following:

i) Design Guide - Morgan Carn Architects, October 2023
ii) Access & Movement Parameter Plan 1978-P-015A
iii) Character Area Parameter Plan 1978-P-019 [Revision Number]
iv) Density Parameter Plan 1978-P-017 [Revision Number]
v) Green Infrastructure Parameter Plan 1978-P-016 [Revision Number]
vi) Height Parameter Plan 1978-P-018 [Revision Number]

Reason: For the avoidance of doubt, to accord with the submitted
application and to ensure a well-designed, good quality environment well
related to its context, landscape, neighbouring amenities, site
opportunities and constraints.

Separate Vehicular Accesses

5. Vehicular access from Beeches Avenue shall not at any time serve more
than 6 dwellings and no vehicular road link shall be formed between
Beeches Avenue and Lyons Way or any other part of the application site
whatsoever.

Reason: In the interests of clarity, highway safety and neighbouring
amenities and to ensure that the vehicular access from Beeches Avenue
is not intensively used.



Sustainability

6. As part of the Reserved Matters details to be submitted pursuant to this
Permission, a Sustainability Plan shall also be submitted to the Local
Planning Authority for approval. It shall describe measures within the
development to achieve sustainable living, including but not limited to the
following:

i) a) Efficient building fabric to reduce energy demand & carbon
emissions, and
b) Measures for the provision of sustainable energy and low CO2,
(including predicted energy demand and target CO2 values) and
and the percentage of energy to be provided from renewable
sources,

ii) Building orientation and layout to maximise internal daylighting,
passive solar gain and natural ventilation,

iii) Ventilation and any heat management / Building Energy
Management Systems

iv) Water efficient usage and water saving,
v) Provision of Accessible and Adaptable dwellings and a proportion of

Wheelchair User dwellings, including accessible outdoor spaces and
in the public realm,

vi) Consideration of life cycle environmental impacts as part of
materials selection.

The Sustainability Plan thereby approved shall be implemented and fully
adhered to in carrying out the development.

Reason: To ensure sustainable construction and renewable energy
provision and the provision of accessible, adaptable and wheelchair
homes and accessible spaces to meet local needs.

Safe Environment

7. As part of the Reserved Matters details to be submitted pursuant to this
Permission, a Safe Environments Plan shall also be submitted to Local
Planning Authority for approval. It shall describe measures within the
layout and detailed design of the development and buildings, to minimise
the risk and fear of crime and to promote safety, including within pathways
and areas of public realm. The Safe Environments Plan thereby approved
shall be implemented and fully adhered to in carrying out the
development.

Reason: To ensure a well-designed, good quality and safe environment.

Biodiversity and Trees

8. As part of the Reserved Matters details to be submitted pursuant to this
Permission, the following details and timetable shall be submitted to and
approved in writing by the Local Planning Authority:



i) Details of any tree works or removal, to minimise the felling of trees,
ii) Details of tree protection measures, to be undertaken and

maintained during development works in accordance with BS
5837-2012 “Trees in Relation to Construction”,

iii) Details of site management measures (A ‘Landscape and Ecological
Management Plan or LEMP’) to minimise and manage any impact
on protected species, including reptiles, as outlined in section 5 of
the Tyler Grange Ecological Impact Assessment Report submitted
with the application (TG Report No. 13938_R03_JW)

iv) Within the LEMP at iii) above, a Strategy for the management and
enhancement of biodiversity value of the site, as outlined in section
6 of the Tyler Grange Ecological Impact Assessment Report
submitted with the application (TG Report No. 13938_R03_JW)

The development, including any demolition works, shall only be
undertaken in accordance with the details and timetable thereby approved
and the Strategy at iv) above shall be used in the design of the layout and
landscaping details in the Reserved Matters at condition 3 of this
permission.

Reason: To safeguard and enhance the biodiversity value of the site.

Boundaries

9. As part of the Reserved Matters details to be submitted pursuant to this
Permission details of the positions, design, materials and types of
boundary treatments to be used or erected throughout the site. The
boundary treatments for individual building curtilages shall be completed
prior to occupation of each respective building and retained thereafter.

Reason: In the interests of visual amenity.

Lighting

10. Prior to any above ground construction works, a detailed external lighting
plan shall be submitted to and approved in writing by the Local Planning
Authority. This shall include provisions for street lighting and lighting of the
public realm, including measures to minimise impacts on the South
Downs International Dark Skies Reserve, and risk of crime, light pollution
and impacts on wildlife as appropriate. The lighting thereby approved
shall be implemented in accordance with these details and thereafter
retained.

Reason: To assist in the provision of a well-designed, good quality and
safe environment, and to ensure well-designed lighting which minimises
light pollution and any impacts on wildlife and the character and setting of
the adjacent South Downs National Park and South Downs International
Dark Skies Reserve, in consultation with the South Downs National Park
Authority.



Levels

11. As part of the Reserved Matters details to be submitted pursuant to this
Permission a survey and plan of existing and proposed site and slab
levels, including reduced ground levels to minimise building mass and
landscape impacts and to provide access for people with disabilities, has
been submitted to and approved in writing by the Local Planning
Authority. The development shall be carried out in accordance with the
approved details and thereafter no other raising of levels shall be carried
without the prior written approval of the Local Planning Authority.

Reason: In the interests of clarity, to ensure access for people with
disabilities and because changes in levels may materially affect the
appearance and impact of the development on the landscape and
neighbouring amenities.

Access and Highways

12. i) No part of the development which is to be served by vehicular access
from Lyons Way shall be first occupied until such time as the vehicular
access from Lyons Way has been constructed in accordance with the
details shown on the approved Lyons Way Access Drawing (drawing No
14047-06 D) and further detailed plans which are to be submitted to and
approved in writing by the Local Planning Authority as part of the
Reserved Matters application, or suitable alternative detailed plans if first
submitted to and agreed in writing with the Local Planning Authority.

ii) No part of the development, which is to be served by vehicular access
from Beeches Avenue (serving up to a maximum of six dwellings), shall
be first occupied until such time as the vehicular access from Beeches
Avenue has been constructed in accordance with detailed plans which
are to be submitted to and approved in writing by the Local Planning
Authority as part of the Reserved Matters application, or suitable
alternative detailed plans if first submitted to and agreed in writing with the
Local Planning Authority

Reason: To secure satisfactory standards of access and detailed plans
for each vehicular access for the proposed development.

Visibility

13. No part of the development which is to be served by vehicular access from
Lyons Way shall be first occupied until such time as visibility splays of 2.4
metres by 43 metres have been provided at the proposed site vehicular access
onto Lyons Way in accordance with the approved planning drawings. Once
provided the splays shall thereafter be maintained and kept free of all
obstructions over a height of 0.6 metre above adjoining carriageway level or as
otherwise agreed.



Reason: In the interests of road safety.

Access & Parking

14. No dwelling within the development shall be first occupied until the
road(s), footways, and parking areas serving that dwelling have been
constructed, surfaced, and drained in accordance with plans and details
to be first submitted to and approved by the Local Planning Authority,
these shall include engineering specifications to ensure that all streets
and vehicular access areas are suitable for use by service, refuse
collection and emergency vehicles.

Reason: To secure satisfactory standards of roads, paths and parking
for the development.

Off-Site FootWay Improvement

15. No part of the development which is to be served by vehicular and pedestrian
access from Lyons Way shall be first occupied until such time as dropped
kerb/tactile paving works shall have been constructed as shown on the
approved Lyons Way Access Drawing (drawing No 14047-06D), and at the
existing Sainsburys servicing access in the position shown on DTA Drawing No
14047-09 dated 28/07/2023, in accordance with details which shall first be
submitted to and approved in writing by the Planning Authority.

Reason: To secure satisfactory standards of roads, paths and parking
for the development.

Parking

16. As part of the Reserved Matters details to be submitted pursuant to this
Permission full details of car parking provision be submitted to and
approved in writing by the Local Planning Authority, including:

i) the extent of allocated, unallocated and visitor parking spaces
showing the dwelling/building to which each space is allocated or
related, and

ii) construction specifications, including drainage and means of
marking-out/identification.

No dwelling shall be occupied until the car parking space(s) serving the
respective dwelling (including associated visitor/unallocated or other
parking) has been constructed and provided in accordance with the
approved details. Once provided, the spaces shall thereafter be
permanently retained at all times for their designated purpose.

Reason: To ensure the provision of well-located car-parking facilities
and sustainable parking to serve the development.



Electric Vehicle Charging

17. No part of the development shall be first occupied until Electric Vehicle
Charging spaces ('EV spaces') and operational charging apparatus, for
that part, have been provided in accordance with plans and details,
(including details and charging rates for charging apparatus and on-going
maintenance for active EV spaces, and details of ducting/cabling for
passive EV spaces), have been submitted to and approved by the Local
Planning Authority. The EV spaces and associated charging apparatus,
ducting and cabling shall be permanently maintained in effective working
order thereafter.

Reason: To ensure the provision of well-located Electric Vehicle
Charging spaces to serve the development.

Cycle Parking

18. No dwelling shall be first occupied until secure cycle parking facilities and
appropriate visitor cycle parking facilities, where appropriate to serve the
respective dwelling (s) have been provided in accordance with plans and
details to be submitted to and approved by the Local Planning Authority.

Reason: To provide alternative travel options to the use of the private
car.

Travel Plan

19. The development hereby permitted shall not be occupied unless and until
a comprehensive Travel Plan has been submitted to and approved in
writing by the Local Planning Authority (in consultation with the Highway
Authority for the A27). The Travel Plan shall be generally in accordance
with Framework Travel Plan 14047-06a submitted with the application
and prepared in line with prevailing policy and best practice and shall
include as a minimum:

● the identification of targets for trip reduction and modal shift;

● the measures to be implemented to meet these targets including an
accessibility strategy to specifically address the needs of residents with
limited mobility requirements;

● the timetable/ phasing of the implementation of the Travel Plan measures
shall be alongside occupation of the development and its operation
thereafter;

● the mechanisms for monitoring and review;

● the mechanisms for reporting;

● the remedial measures to be applied in the event that targets are not met;



● the mechanisms to secure variations to the Travel Plan following
monitoring and reviews

The development shall only be occupied in accordance with the approved
Travel Plan which shall remain in place for 5 years unless otherwise amended
in accordance with a review to be agreed in writing by the Local Planning
Authority in conjunction with the Highway Authority

Reason: In order to minimise the use of the private car and promote the use
of sustainable modes of transport in accordance with the National Planning
Policy Framework (September 2023) and paragraph 40 DfTCircular 01/2022

Drainage - Details

20. Development shall not commence, other than works of site survey and
investigation, until details of the proposed means of:

i. foul drainage disposal, and
ii. surface water drainage disposal,
and
iii. A hydrogeological assessment identifying any risks to groundwater,

have been submitted to,and approved in writing by, the Local Planning
Authority. The design of surface water drainage shall follow the hierarchy
of preference for different types of surface water drainage disposal
systems as set out in Approved Document H of the Building Regulations,
and the recommendations of the SuDS Manual produced by CIRIA and
shall maintain existing surface water flow paths across the site, including
mitigation measures for any areas of high risk. Winter groundwater
monitoring to establish highest annual ground water levels and winter
infiltration testing to BRE DG365, or similar approved, will be required to
support the design of any Infiltration drainage as well as measures to
prevent pollution to groundwater and the water environment.

No part of the development shall be occupied until the complete surface
water drainage system and foul drainage serving that part has been
implemented in accordance with the agreed details and the details so
agreed shall be maintained in good working order in perpetuity.

Reason: To ensure adequate foul and surface water drainage, including
sustainable drainage in consultation with Southern Water and to ensure
that drainage is adequate for the design lifetime and does not increase
flood risk elsewhere and minimises the risk of pollution.

Drainage - Management

21. No construction of any relevant part of the development shall commence
until full details of the maintenance and management of the surface water
drainage system for that part, including pollution prevention and



management measures, is set out in a site-specific maintenance manual
and submitted to and approved in writing by the Local Planning Authority.
The manual shall include details of financial management and
arrangements for the replacement of major components at the end of the
manufacturer's recommended design life. Upon completed construction of
the surface water drainage system for that phase, the owner or
management company shall strictly adhere to and implement the
recommendations contained within the manual.

Reason: To ensure adequate foul and surface water drainage, including
sustainable drainage and control of risks of pollution in consultation with
Southern Water, and to ensure that drainage is adequate for the design
lifetime and does not increase flood risk elsewhere.

Drainage - As Built Details

22. Immediately following implementation of the approved surface water
drainage system for the relevant part of the development, and prior to
occupation of that part, the developer/applicant shall provide the Local
Planning Authority with as-built drawings of the implemented drainage
scheme together with a completion report prepared by an independent
engineer that confirms that the scheme was built in accordance with the
approved drawing/s and is fit for purpose. The scheme shall thereafter be
maintained to ensure its continued effectiveness.

Reason: To ensure adequate foul and surface water drainage, including
sustainable drainage and pollution risk control and to ensure that
drainage is adequate for the design lifetime and does not increase flood
risk elsewhere.

Drainage - Infiltration and Groundwater

23. No drainage systems for the infiltration of surface water to the ground are
permitted other than with the written consent of the Local Planning
Authority. Any proposals for such systems must be supported by an
assessment of the risks to groundwater and controlled waters. The
development shall be carried out in accordance with the approved details.

Reason: To minimise and manage risks associated with existing site
contamination to prevent harm to human health and to protect the water
environment including groundwater.

Piling and Groundwater

24. Piling and the use of penetrative construction methods shall not be
carried out unless a full piling risk assessment and method statement,
including consideration of contaminants, groundwater and aquifers and
methods to minimise risk of contamination, has been submitted to and
approved in writing by the Local Planning Authority. Piling and penetrative



methods shall only be carried out in accordance with the details thereby
approved details.

Reason: To minimise and manage risks associated with existing site
contamination, to prevent harm to human health and to protect the water
environment including groundwater.

Ground Remediation - method

25. No development including any demolition, shall commence until a
remediation strategy to deal with the risks associated with contamination
of the site in respect of the development hereby permitted, has been
submitted to, and approved in writing by the Local Planning Authority.
This strategy will include the following components:

i). A preliminary risk assessment which has identified:
a. all previous uses;
b. potential contaminants associated with those uses;
c. a conceptual model of the site indicating sources, pathways and

receptors; and
d. potentially unacceptable risks arising from contamination at the site.
e. provision for further investigations following demolition of the buildings on

the site,

ii). A site investigation scheme, based on (i) to provide information for a
detailed assessment of the risk to all receptors that may be affected,
including those off-site.

iii). The results of the site investigation and the detailed risk assessment
referred to in (ii) and, based on these, an options appraisal and
remediation strategy giving full details of the remediation measures
required and how they are to be undertaken.

iv). A verification plan providing details of the data that will be collected in
order to demonstrate that the works set out in the remediation strategy in
(iii) are complete and identifying any requirements for longer-term
monitoring of pollutant linkages, maintenance and arrangements for
contingency action.

The scheme shall be implemented in accordance with the remediation strategy
thereby approved unless the Local Planning Authority gives prior written
approval for any variation.

Reason: To minimise and manage risks associated with existing site
contamination to prevent harm to human health and to protect the water
environment including groundwater.



Ground Remediation - verification

26. Prior to any dwelling being occupied, a verification report demonstrating the
completion of works set out in the approved remediation strategy and the
effectiveness of the remediation shall be submitted to, and approved in writing,
by the Local Planning Authority. The report shall include results of sampling
and monitoring carried out in accordance with the approved verification plan to
demonstrate that the site remediation criteria have been met.

Reason: To minimise and manage risks associated with existing site
contamination to prevent harm to human health and to protect the water
environment including groundwater in accordance with paras 170, 178 - 180 of
the National Planning Policy Framework 2019 and Saved Policy RES9 of the
Worthing Local Plan 2003.

Ground Remediation - precaution

27. If, during development, contamination not previously identified is found to
be present at the site then no further development (unless otherwise
agreed in writing with the Local Planning Authority) shall be carried out
until a remediation strategy detailing how this contamination will be dealt
with has been submitted to, and approved in writing by, the Local
Planning Authority. The remediation strategy shall be implemented as
thereby approved.

Reason: To minimise and manage risks associated with existing site
contamination, to prevent harm to human health and to protect the water
environment including groundwater.

Fire Hydrants & Water Supply

28. Prior to the commencement of the development, details of fire hydrants or
stored water supply required to serve the development (including location,
water pressure and volume), shall be submitted to and approved in writing
by the Local Planning Authority. The hydrants or water supply serving the
relevant part of the development shall be installed as approved and made
available for use prior to occupation of and dwelling in that relevant part of
the development.

Reason: To ensure the provision of adequate fire-fighting facilities for
the development.

Noise

29. As part of the Reserved Matters details to be submitted pursuant to this
Permission a survey of existing noise and assessment of noise exposure
and risks affecting the development shall be submitted to and approved in
writing by the Local Planning Authority. This shall detail any noise
mitigation measures to be included within the development. The



development shall only be carried out, occupied and maintained in
accordance with the details thereby approved.

Reason: In order to minimise risks of noise and vibration to residents of
the development hereby approved.

Construction Management Plan

30. No development, including any works of demolition, shall commence until
a Construction Environmental Management Plan (CEMP) 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 for the development. The Plan
shall provide details as appropriate, including of the following matters:-

a) the anticipated number, frequency and types of vehicles used during
construction;

b) the method of access and routing of vehicles during construction,
with no construction traffic access to the site via Beeches Avenue;

c) safety and timetabling provisions to minimise risks from
development traffic during school drop-off and collection times;

d) the parking of vehicles by site operatives and visitors;
e) the loading and unloading of plant, materials and waste;
f) the location of any site compound and site office, including details of

any external lighting;
g) the storage of plant and materials used in construction of the

development;
h) the erection and maintenance of security hoarding and gate (s),
i) a commitment to no burning on site,
j) a Dust Management Plan incorporating measures to control dust

arising from the works;
k) measures in place to deal with minimise risk of and respond to any

accidental spillages including containment and clear-up;
l) the provision of wheel washing facilities and other works required to

mitigate the impact of construction upon the public highway;
m) efficient construction waste management, re-use and recycling;
n) details of public engagement, including with neighbouring and

nearby residents, both prior to and during construction works;
o) details of any onsite lighting required during development works;
p) ecological protection measures
q) details of communications to be used to keep neighbouring residents

and businesses informed of the nature and duration of development
works and contact details for site management,

The Construction Environment Management Plan shall include
arrangements for monitoring and effective enforcement and shall contain
a construction method statement which be implemented and adhered to
throughout development works.



Reason: In the interests of highway safety, to ensure in consultation
with National Highways and the County Highway Authority that the A27
Trunk Road and other roads continue to be an effective part of the
national system of routes for through traffic in accordance with section 10
of the Highways Act 1980 and DfT Circular 01/2022. and to satisfy the
reasonable requirements of road safety and to manage noise and
pollution and ecological protection during the construction phase.

Working Hours

31. Works of construction or demolition, including the use of plant and
machinery, necessary for implementation of this consent shall be limited
to the following times:

Monday - Friday 07:30 - 18:00 Hours
Saturday 08:00 - 13:00 Hours
On Sundays and Bank Holidays no work is permitted.

Any temporary exception to these working hours shall be agreed in writing
by the Local Planning Authority, at least five days in advance of works
commencing. The contractor shall notify the local residents in writing at
least three days before any such works.

Reason: To safeguard the amenity of neighbouring occupiers during the
period of development works.

Archaeology

32. i) No development or demolition works shall commence until a Written
Scheme of Investigation (below-ground archaeological investigation and
recording), including provision for on-site field survey and recording and
the analysis reporting publishing and archiving of the results has been
submitted to and approved by the Local Planning Authority.

ii) The Written Scheme of Investigation approved under i) above shall be
implemented and fully adhered to during the course of development,
(including any below ground works), and shall fulfil all steps of recording,
analysis, reporting, publishing and archiving of the results contained
within it.

Reason: In order to ensure that heritage assets of archaeological
interest will be adequately recorded before development and
subsequently will be adequately reported.
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Postscript (AWDM/0693/23)

As this report was being finalised for the agenda and amended the following
amended three Parameter Plans have been received as supplements to the
Committee report.

The first of these (below) is based on the Illustrative Plan at Figure 7 of the report. It
shows that when the amount of illustrative open spaces are deducted from the site
area, the site-wide density becomes 42 dwellings/ha. This is in accordance with
Policy DM2.

SUPP. 1 Illustrative Density Calculation (above)



The density parameter plan below, has added in indicative locations of open space
at the east and west of the site. This is helpful, although it could be interpreted at the
Reserved Matters stage as allowing for built forms within the broad locations where
these spaces are to be located. It could be strengthened by a visible annotation
which stress the importance of locating the open spaces in these locations.

SUPP. 2 Density Parameter Plan (above)



The two segments of the amended Green Infrastructure Parameter Plan below
include additional annotations to make more explicit the proposal for additional
planting as part of landscaping to the north and east and buffers to the south and
west. It would be important at the Reserved Matters stage, that they are accessible
for maintenance.

SUPP. 3 a & b Green Infrastructure Parameter Plan
(above and below)




