
ADDENDUM REPORT
Application
Number:

AWDM/0693/23 Recommendation - APPROVE: 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.

Site: Land North of Beeches Avenue, Worthing

Proposal: Outline planning application for residential development of
approximately 90 dwellings, associated car parking, open
spaces and landscaping, with primary access from Lyons Way
and approximately six of these dwellings accessed via Beeches
Avenue and improved pedestrian footpath link to Charmandean
Lane; also rationalisation of car parking provision at the
existing football ground

Applicant: | Hargreaves Residential Developments Ltd Ward: Offington
Agent: Rob Huntley Planning Consultants
Case Officer: Stephen Cantwell

Amended Plans and Additional Supporting Information

The Planning Agent has responded to the report and additional representations and
comments as follows:

‘Traffic

Table 2 of the Committee Report unfortunately, and inadvertently, presents data that
does not correctly summarise traffic movements associated with the proposed
development. Although the data presented in Table 2 have been extracted from the
agreed traffic model, the values laid out are not as the table heading suggests the
“Comparative Predicted Peak Flows at Lyons Way/A27 Junction 2036”. They are a
partial set of one of the traffic model statistics used within the model to forecast
junction operation. The numbers listed in Table 2 cannot be used in a comparative
measurable sense.

The applicants Transport Consultants, DTA, have prepared a replacement for Table 2
of the Committee Report, and this is attached below. Its content has been agreed by
the Highway Authority who have confirmed:

“The LHA are satisfied that the table clearly shows the impact on Lyons Way to
A27 in 2036 in the scenarios of both with and without this proposed
development and that the total percentage traffic flows increase on Lyons Way
of 13% in the AM and 2% in the PM is not considered to be ‘severe’ and
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therefore the proposals accord with para. 111 of the National Planning Policy
Framework.”

The right-hand column of the table shows the forecast percentage change in traffic
levels heading in differing directions from Lyons Way at the A27 junction in 2036
based on the agreed model data. Base traffic levels are predictably higher in the
evening peak – when traffic from the retail park is higher. The forecast increase in
traffic leaving Lyons Way from the proposed residential development is 15 vehicles
(one every 4 minutes) and represents about a 2% increase. In the morning peak,
retail flows are lower, proposed residential flows are higher (43 vehicles) and the
overall increase is around 13%.

The forecast modelling agreed with the highway authorities shows that the impact on
the ground in both peaks is very limited.

Coach manoeuvring

In response to a suggestion that the proposed development could make
manoeuvring more difficult for coaches attending at the Worthing United Football
Club ground, further coach swept path analyses have been run by the applicant’s
transport consultants. These confirm that coaches can reverse into an aisle, allowing
drop off within the improved car park layout proposed, and then to exit in forward
gear.

In this regard, the local highway authority has confirmed that;

“This demonstrates that a coach could drop off within the site if required, though as
per my previous comments these matters could be refined at the reserved matters
stage.”

Noise

A representation made on behalf of the freehold owner of the Downlands Business
Park suggests that the proposed development could suffer from undue noise impact.

The distance from the nearest part of the application site where dwellings would be
constructed is around 130 metres from the closest part of the Downlands Business
Park. The reference to 30 metres in the representation is misleading as this
represents the distance to the junction of the proposed access road with Lyons Way
rather than the location of any proposed dwellings. Existing dwellings in Pines
Avenue lie significantly closer to the Business Park than any dwellings that would be
constructed on the application, and it does not appear that these experience undue
noise impact. The prevailing noise climate of the application site is relatively quiet.

The Council’s Environmental Health service has confirmed that there is a low risk of
dwellings at the site being subject to adverse noise impact. In such circumstances
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the NPPF does not advise that a formal noise survey is an essential requirement
prior to a grant of planning permission.

Compliance with the thermal insulation and air-tightness requirements of the
mandatory Building Regulations will also ensure high standards of acoustic
performance of proposed buildings at the site. Proposed condition 29 included in the
report’s recommendation would, in any event, further ensure that no adverse noise
impact would be experienced at the proposed development.

Parameter plans etc

The application seeks outline planning permission, with all matters except the details
of the access from Lyons Way being reserved for subsequent approval. A substantial
level of design detail has, nevertheless, been provided in support of the application.
This includes a series of parameter plans, revised and updated versions of which
have been prepared following extensive discussions with your officers. These are
included in the Postscript at the end of the report.

Recommended condition 4 provides that the detailed proposals to be submitted at
reserved matters stage should conform broadly with the submitted parameter plans
and design guide. This will ensure that, at the reserved matters stage, a high-quality
development would be able to be delivered, meeting the requirements of the adopted
local plan.”

REPLACEMENT FOR TABLE 2 INCLUDED ON PAGE 30 OF THE REPORT

Comparative Predicted Peak Traffic Flows
Leaving Lyons Way at the A27 Junction in 2036

Base Traffic
(2036) incl Lidl
traffic

Proposed
Application
Residential
Development
Traffic

Base Traffic
incl Lidl
Plus
Proposed
Application
Traffic
(2036)

% Traffic
Change With
Residential
Development

AM PM AM PM AM PM AM PM

Lyons Way
to A27W

144 324 31 11 175 335 22% 3%
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Lyons Way

to
Upper
Brighton
Road

30 76 0 0 30 76 0% 0%

Lyons Way
to A27E

151 207 12 4 163 211 8% 2%

Lyons Way
Combined

325 607 43 15 368 622 13% 2%

An addendum to the Energy Statement has been submitted stating that the site
would substantially exceed the requirements of the Local Plan in terms of onsite
renewable and carbon emissions reductions. This would be achieved by exploiting
the south facing orientation of the site enabling the use of highly efficient solar
energy and meeting current Building Regulations which significantly exceed the
Local Plan requirements for reducing carbon emissions. In addition the applicant
states that,

‘The new Regulations envisage electric systems, combined with renewable energy
capture, being the principal enablers of the enhanced performance in energy and
carbon emissions terms that they require. The use of air source heat pumps,
together with high levels of thermal insulation and airtightness, would be a prime
feature of the detailed design of development at the site pursuant to the outline
planning permission.

The new Regulations also address more expressly any potential for overheating from
excess thermal gain. The detailed design of south-facing facades within the
development will therefore be required explicitly to address the potentially conflicting
aspects of maximising renewable solar energy usage and managing unwanted solar
heating.’

Additional Representations

A further letter of objection has been received from CBRE acting on behalf of the
freehold owner of the Downlands Industrial Estate raising the following points:

● At its nearest point the site is only 30 metres away from the Industrial Estate
where noise is generated from various occupiers operating on shift patterns
through the night and weekends.

● Noise from these activities as well as heavy goods movements loading and
unloading operations and the activity of Sainsburys has the potential to have a
negative acoustic impact on residential development at the site.

● NPPF and the Council's own validation requirements seek noise assessments
to be submitted with applications if close to existing sources of noise. It is not
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considered that submitting these assessments at the Reserved Matters stage
is acceptable and would be contrary to national guidance.

● The additional Transport Technical Note is welcomed and addresses a
number of the technical concerns (it is strongly suggested that conditions
should be imposed requiring a Travel Plan and Construction Management
Plan).

● It is noted that the comments of the Local Lead Flood Authority (LLFA) are
also awaited and given the scale of the development these comments should
be received ahead of reaching any decision on the application.

A representation has also been received on behalf of Worthing United Football
Club commenting that the ground is used for matches and training nights including
the floodlights until 10.30 pm. Parking is often full with overspill parking taking place
at Sainsburys and B&Q. However on matchdays the club expects 100 plus cars and
1/2 coaches and for training and 20 - 49 cars for training sessions. It is submitted
that current parking is inadequate and the development leaves the club with less
spaces. It is also submitted that one of our sponsors also uses the facility for the
training of motorcycle riders generally 7 days per week during daylight hours.

A local Ward Councillor has submitted photographs of recent flooding into adjoining
gardens from the site and suggesting that the application should not be determined
until the comments of WSCC as the Local Lead Flood Authority (the photographs are
attached to this addendum).

Additional Consultation Responses

Environmental Health: raises no objection to the findings of the air quality report
and states that the proposals for EV charge points for all residential dwellings and
the use of ASHP's over gas fired boilers is welcomed.

WSCC Highways has reviewed the comments from the Football Club and state that,

‘In regard to the weekday movements from the football club, the below confirms that
these are outside of the traditional highway network peak hours of 08:00-09:00 and
17:00-18:00. Whilst it may be useful to know the hours of other ad-hoc movements
such as the motorcycle training, it is presumed these will also be spread throughout
daylight hours and not concentrated to the traditional peak hours.

I note the comment re match days: 100+ cars and 1 or 2 coaches from visiting
teams. Where will the coaches stop to drop off/pick up? This doesn’t appear to be
catered for within the site without potentially impacting movements from the
residential development. Ideally the layby/pullover area within the site could address
this.

Whilst there is car parking space for approx.. half the estimated cars on match day
what will the arrangements be for the other cars? I note the comment re
Sainsbury/B&Q car park being used as overspill but vehicles may still attempt to
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enter the site and turn around before realising no parking is available. Whilst I
appreciate this may be more of an operational issue for the football club and is an
existing situation, with the proposed residential development now included there
could be impact. I would not anticipate a severe highway safety impact however you
might want to consider the potential of vehicles backing up and turning around within
the site on residential amenity.’

WSCC Legal response to the lockable gate across Lyons Way:

‘The yellow gate is there to enforce the existing traffic regulation order (TRO)
prohibiting driving along the northern length of Lyons Way. When that TRO was
proposed, an objection was received and only withdrawn following the completion of
an agreement between the relevant parties. The agreement stated that the Council
would, once written notice that a planning application had been made was received
from the owner, “give full and proper consideration to appropriate methods of
enforcement of the traffic regulation orders such consideration to include alternative
traffic orders and revocation of the traffic regulation order…”.

I have made some enquiries, and confirmed that such a letter was received and
responded to. The Council’s Traffic Order Officer wrote back to confirm that it is
standard practice to review any local TROs as part of the planning process, and
inviting them to contact the Highway Manager if they have any queries in the
meantime.

I should point out however, that whilst the application may state that the gate is being
removed (and this does seem the most obvious answer), a decision has not yet been
made as to the way forward to comply with the terms of the Agreement. Furthermore,
any amendment, revocation or new TRO will need to go through a democratic
process whereby it is advertised and objections considered, before it can be
implemented. Having said that, I am hopeful that my colleagues will be able to put
forward a solution which will be agreeable to all, in due course.’

Planning Assessment Update

The late representations received have prompted appropriate responses from the
applicant and Consultees and these seek to address the additional comments
received as set out above.

The additional concerns raised about parking and the impact on the local highway
network has not changed the views of the Highway authorities that this development
is acceptable and will not have a severe impact. These matters were tested at the
Local Plan stage and similar conclusions were reached hence the site was allocated
for development. The applicant has corrected the transport table in the report and
has highlighted the National Highways conclusion that traffic movements generated
by the development would not have a material increase in traffic and congestion at
peak hours. There is one further correction in the report in that the monitoring fee
should be £3,500 rather than the £1,500 stated.
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The applicant has been keen to engage with Sainsburys to provide a footpath link
and they are in discussions with Sainsburys to secure this off site improvement and
this would be covered by the s106 agreement.

Regarding noise the Council's Environmental Health Officer does not consider that
noise sources are close to the proposed housing and therefore is content with
conditions requiring noise surveys and assessments to be undertaken at the
Reserved Matters stage. The proposed housing is not much closer than existing
housing at Pines Avenue and therefore your Officers accept the Agents view that a
proportionate approach has to be taken to the need for detailed noise surveys at this
outline stage of the application.

The one missing consultation response has been from WSCC as the Local Lead
Flood Authority. This is disappointing as the application has been with the Council
since May. Nevertheless, the site was allocated on the basis that there was no
adverse flood risk identified in the Strategic Flood Risk Assessment and the applicant
is committed to delivering a sustainable urban drainage system(SUDs) for the site.
The photographs submitted do highlight some of the existing surface water issues
even as a green field at periods of high rainfall and run off across the sloping site.
However, the proposed developments and implementation of a SUD’s would help to
address some of these existing issues and a detailed drainage solution would be
required by way of planning conditions. The LLFA has been encouraged to respond
during the delegation period and any adverse comments would require the
application to be reported back to Committee for reconsideration.

As stated in the report the applicant has worked hard with Officers and the National
Park to amend the indicative layout to minimise any harm to the setting of the
National Park. The amended Parameter Plans appended to the original report will
ensure that this outline permission provides some key guiding principles for
subsequent Reserved Matters applications.

Revised Recommendation

As per the main report.
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Photographs of Flooding
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