
 

 

 

REPORT UPDATE

Application No: A/74/18/OUT
Reason for the Update / Changes
Reason for Update/Changes:
The requested reptile survey has not been completed. Due to the high temperatures in July/August
consultants were only able to undertake limited surveys. However a reptile activity report has been
submitted which details the findings so far, including a justification and brief description of the mitigation
in the unlikely event that a small population of reptiles is found in the remaining visits.

Officers Comment:
The Council's Ecologist has been consulted on this updated information and has confirmed that on the
basis that the application is in outline form and some survey work has been carried out which has not
identified the presence of any reptiles a condition can be imposed relating to completion of further
surveys and possible mitigation.

Note: The changes to conditions are attached on the amended replacement recommendation sheet.

Notes: Changes to recommendations, conditions and  / or reasons for refusal will
always be reflected in the recommendation section of the attached Officer's Report.

Recommendation Report for Outline Consent

REF NO: A/74/18/OUT
.

LOCATION: The Laurels
Dappers Lane
Angmering
BN16 4EN

PROPOSAL: Outline Planning Permission with all matters reserved, except access, for the
demolition of existing outbuildings and the erection of 9No. two storey dwellings
consisting of 2No. two bedroom dwellings, 3No. three bedroom dwellings and 4No.
four bedroom dwellings. Departure from the Development Plan.

SITE AND SURROUNDINGS

DESCRIPTION OF APPLICATION Outline application for the demolition of outbuildings on site
and the erection of 9 detached dwellings. The application only
relates to access and reserves appearance, landscaping,
scale and layout to be considered as part of a further
application. The indicative details indicate nine new dwellings
consisting of 2 no. two bedroom, 3 no. three bedroom
properties and 4 no. four bedroom properties. The properties
are predominantly detached dwellings with a pair of semi-
detached properties fronting Dappers Lane.
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The layout of the proposal has been designed around the
existing access into the site, with a turning head located at the
south eastern part of the site. Plots 3-9 are positioned to the
rear of the site and are arranged around a north/south access
road.

Pedestrian access is available directly from the site to the
footpath on the opposite side of Dappers Lane at Merryfield
Crescent which provides access to the heart of the village.

SITE AREA 0.58 hectares.
R E S I D E N T I A L  D E V E L O P M E N T
DENSITY

15.5 dwellings per hectare.

TOPOGRAPHY Predominantly flat.
TREES None affected by the proposed development.
BOUNDARY TREATMENT The northern and southern boundaries to the neighbouring

properties consist of trees, hedges and other vegetation. On
the western extent of the site, shrubs, and trees screen the
site from Dapper's Lane.

SITE CHARACTERISTICS The site is currently part of a plot attached to a residential
dwelling and comprises outbuildings previously used for
horticultural production. The site is L shaped and the area to
the far east of the site is presently populated by a variety of
small trees and shrubs.

A series of hedges enclose a garden which relates closely to
the existing house to the west of the site. Some of these
hedges extend to and line the boundaries along with a variety
of taller mature trees of varying quality.

CHARACTER OF LOCALITY Semi rural with some former nursery sites in commercial use
and detached residential dwellings. The site is bounded by
residential development on the north, south and western sides
of the site. The land immediately to the north of the site is
made up of  light industrial units, with a collection of small
single storey buildings.

RELEVANT SITE HISTORY

A/54/49 Horticultural Nursery Approve
19-01-50

A/15/05/ Single storey rear extension ApproveConditionally
16-03-05

A recent outline planning application for a nearby site to the North of the The Laurels (Merry England
Nursery) was granted permission for 18 residential units, in a mix of  2, 3 and 4 bedroom units (ref
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A/142/16/OUT). This was followed by approval of A/178/17/OUT for 6 no. 3 and 4 bedroom residential
units which granted permission at 'Crete Nurseries', also to the north of The Laurels.

REPRESENTATIONS

REPRESENTATIONS RECEIVED:

Angmering Parish Council
Objection - The site is outside the built up area boundary.

COMMENTS ON REPRESENTATIONS RECEIVED:
Following the adoption of the new Arun Local Plan in July 2018 the Angmering built up area boundary
was revised and the site now lies within it. However, the site is outside the built up area boundary as
depicted by the Angmering Parish Neighbourhood Plan.

CONSULTATIONS

WSCC Strategic Planning
Environmental Health
Engineering Services Manager
Engineers (Drainage)
Engineers (structural)
Ecology Advisor
Parks and Landscapes
Arboriculturist

CONSULTATION RESPONSES RECEIVED:
Arboricultural Officer - No Objection.

Environmental Health - No Objection. Conditions requested.

County Highways - No Objection.There have been a number of small scale residential developments
similar to the one proposed along Dappers Lane in recent years, all of which the Local Highway Authority
have commented on and not raised objection. This proposal is acceptable in terms of access safety,
indicative turning spaces and car parking.

Ecology Officer - Lighting should take account of bats. A reptile survey should be submitted with the
application. Site clearance should avoid nesting time.

Drainage Engineer - No Objection. Request that standard conditions are imposed.

Landscape Officer - No Objection subject to a landscaping condition.  As this is a small development
there would be no requirement for on-site play however it would trigger an offsite contribution for play
provision. This would be at a rate of £1,600/unit which would be a requirement of £14,400 for these 9
dwellings, location and project to be agreed.
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COMMENTS ON CONSULTATION RESPONSES:
Comments noted. The request for financial contributions towards off site play provision has is not justified
in the light of the NPPG (Paragraph: 031 Reference ID: 23b-031-20161116) and Written Ministerial
Statement of 28 November 2014 which states that tariff style contributions should not be sought from
developments of 10 units or less.

POLICY CONTEXT

Designation applicable to site:
Within Built Up Area Boundary - Arun Local Plan 2011-2031.
Outside Built Up Area Boundary - Angmering Neighbourhood Development Plan.
DEVELOPMENT PLAN POLICES

DDM1 D DM1 Aspects of form and design quality
DDM2 D DM2 Internal space standards
DSP1 D SP1 Design
SDSP1 SD SP1 Sustainable Development
SDSP2 SD SP2 Built-up Area Boundary
WDM3 W DM3 Sustainable Urban Drainage Systems
WDM1 W DM1 Water supply and quality
ENVDM5 ENV DM5 Development and biodiversity
ENVSP1 ENV SP1 Natural Environment
TSP1 T SP1 Transport and Development
QEDM4 QE DM4 Contaminated Land
QEDM1 QE DM1 Noise Pollution
QEDM2 QE DM2 Light pollution

Angmering Neighbourhood Plan 2014 POLICY HD1 Built-up Area Boundary
Angmering Neighbourhood Plan 2014 POLICY HD3 Housing Mix
Angmering Neighbourhood Plan 2014 POLICY HD4 Materials
Angmering Neighbourhood Plan 2014 POLICY HD5 Built Form
Angmering Neighbourhood Plan 2014 POLICY HD6 Housing Layout & Design
Angmering Neighbourhood Plan 2014 POLICY HD7 Housing Density
Angmering Neighbourhood Plan 2014 POLICY HD8 Parking for New Developments
Angmering Neighbourhood Plan 2014 POLICY TM1 Local Highways

PLANNING POLICY GUIDANCE:

NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

POLICY COMMENTARY

The Development Plan consists of the Arun District Local Plan 2011 - 2031, West Sussex County
Council's Waste and Minerals Plans and Made Neighbourhood Development Plans.
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The Neighbourhood Development Plan

Where applicable, Neighbourhood Development Plan's (more commonly known as a neighbourhood plan
or NDP), once made by Arun District Council,  will form part of the statutory local development plan for
the relevant designated neighbourhood area.

Made Plans in Arun District Council's Local Planning Authority Area are: Aldingbourne; Angmering;
Arundel; Barnham & Eastergate; Bersted; Bognor Regis; Clymping; East Preston; Felpham; Ferring;
Kingston; Littlehampton; Rustington; Walberton; Yapton.

The relevant policies in the Angmering Neighbourhood Plan have been taken into account.

DEVELOPMENT PLAN AND/OR LEGISLATIVE BACKGROUND

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states:-

"If regard is to be had to the development plan for the purpose of any determination to be made under
the planning Acts the determination must be made in accordance with the plan unless material
considerations indicate otherwise."

The proposal complies with the Development Plan in that it proposes residential development within the
built up area boundary as it applies to the Arun Local Plan and would not adversely impact on either
visual or residential amenity or the character of the area.

However it conflicts with the Development Plan in relation to Angmering Neighbourhood Plan where it
lies outside the built up area boundary and is therefore contrary to the policy requirement that
development of Angmering village is focused within the built up area boundary.

Section 38(5) of the Planning and Compulsory Purchase Act 2004 requires that, in instances where there
is a conflict between two elements of the development plan, the conflict must be resolved in favour of the
policy which is contained in the last document to become part of the development plan. Therefore, the
built up area boundaries in the Local Plan are the determinant boundaries.

OTHER MATERIAL CONSIDERATIONS

The evidence underpinning the Arun Local Plan has been recently found sound by the Inspectorate and
post dates that used to prepare the Angmering Neighbourhood Development Plan policy HD1.

There are other material considerations that warrant a decision other than in accordance with the
development plan namely:

- The acceptable impact of the proposal on the character of the area.
- Other approved similar development on adjoining sites which would warrant approval of the application.
- The built up area for Angmering as defined by the Arun Local Plan is based on evidence that post dates
that used to formulate the Angmering Neighbourhood Development Plan and its built up area boundary.

CONCLUSIONS

PRINCIPLE
The site lies within the built up area boundary of the Local Plan where the principle of residential
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redevelopment is acceptable. Policy SD SP2 of the Arun Local Plan states that development should be
focused within the Built Up Area Boundaries and will be permitted, subject to consideration against other
policies of the Local Plan.

Policy HD1 of the Angmering Neighbourhood Plan states that "the Neighbourhood Plan allocates
sufficient land to deliver at least the minimum housing requirement in the Arun Local Plan and that ,
without a Built Up Area Boundary significant further development would encroach into open countryside."
The site is not within the Built Up Area Boundary as defined in the Neighbourhood Plan, but it is within
the more recently adopted and up to date Arun Local Plan.

As stated above, the Local Plan BUAB's essentially supersede those in the NP and the principle of
development is therefore acceptable as the application site was within the defined BUAB in the more
recently adopted part of the development plan.

Arun Local Plan 2011-2031.

In this case the key other Arun Local Plan policy considerations are deemed to be D SP1 (Design),
DDM1 (Aspects of Form and Design Quality),  D DM2 (Internal Space Standards) and T SP1 (Transport
and Development) of the Arun Local Plan 2011-2031. These policies seek to ensure that development:

- Reflects or improves the character of the site and the surrounding area.
- Minimises the impact on neighbouring land/residents.
- Provides appropriately sized internal space standards.
- Provides safe access on to the highway network and incorporates appropriate levels of parking in line
with West Sussex County Council guidance on parking provision.

Angmering Parish Neighbourhood Plan (ANP)

Policy HD3 seeks to provide, where the development is for more than 6 residential units, the right type of
dwellings in terms of room sizes. As the application reserves layout for a further application if this one is
approved, it is not necessary at this stage to justify any given number of rooms/dwelling.

Policies HD4 (Materials), HD5 (Built Form), HD6 (Housing Layout and Design) and HD7 (Housing
Density)  seeks to ensure that development by way of materials used, appearance and design are
appropriate to their location.

It is also material to this application that outline planning permission for residential development has
been granted at sites to the north of the site and  Given the density of the area and of those recent
permissions to the north of The Laurels with a smaller site area, it is considered that the provision of nine
residential dwellings on the site is appropriate.

Policies HD8 (Parking for New Developments) and TM1 (Local Highways) aim to ensure that
development provided the right amount of parking and maintains highway safety.

CHARACTER & VISUAL AMENITY
The site is bounded by residential development to the north, south and western sides. The land
immediately to the north of the site is made up of  light industrial units, with a collection of small single
storey buildings, many of which also have flat roofs making for a low profile. The surrounding area is
characterised by largely two storey residential development with some limited bungalow development.
The design of residential development to the west is largely uniform in style with two storey dwellings
facing the street. The character of the area is thus considered to be suburban and semi-rural in character
typified by large detached and semi-detached properties. Existing trees and vegetation contribute to the
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character of the area.

Residential development on the eastern side of Dappers Lane consists of a mixture of front facing and
flank facing development. Plots 1 and 2 are indicated to front onto Dappers Lane reflecting the
development of both properties to the north and south of the site. A substantial set back is proposed
reflecting the nature of development on the eastern side of Dappers Lane. The retained vegetation and
proposed increased planting on the western boundary will maintain and enhance the existing tree lined
and vegetated nature of Dappers Lane. Whilst the proposal will be visible from Dappers Lane, the
existing and proposed boundary treatment will largely screen the development from view. The units are
proposed to be set back within the site to reduce any perceived impact.

The east of Dappers Lane features sporadic residential development of various designs and styles with
some commercial development to the north and south of the site. This commercial development is less
developed than the established residential development to the west of the site but is nevertheless
considered relevant when considering the character of the area. A recent planning approval has been
granted (A/27/16/PL) for the construction of 53 care apartments approximately 200m to the south of the
proposed site (to the east of Dappers Lane) and A/142/16/OUT for 18 dwellings to the north abutting the
site and A/178/17/OUT for 6 dwellings at Crete Nursery.

The proposal is considered to be in keeping with the character of the surrounding area and consists of
detached and semi-detached, two storey properties as characterised by the existing development along
Dappers Lane as well as the proposed developments surrounding the site.

Further, the NPPF generally seeks to promoting effective use of all land (para 117) and gives weight to
proposals that develop under-utilised land (para 118(d)).

The approved development to the north (A/142/16/OUT) has a density of approximately 15.9 dwellings
per hectare (dph) with the existing residential development to the west of that site having a density of
approximately 25dph. The density of  A/178//17/OUT, if the existing dwelling is included Is 20.5dph. The
development density proposed at 15.5 dph is acceptable given the established and approved density of
development on nearby sites. The proposal therefore accords with policy HD7 of the Angmering
Neighbourhood Plan which requires development to be of a density appropriate for and in keeping with
the setting of the immediate surrounding area.

The detailed design, layout, scale, external appearance and landscaping of the 9 new dwellings will be a
reserved matter when the choice of materials used together with the design, siting, scale, layout and
orientation of the proposed dwellings will be carefully assessed.

RESIDENTIAL AMENITY
Layout is not included as part of this application. At a later stage if this application is approved and layout
comes up for consideration, the impact that the proposed dwellings have on each other in terms of their
residential amenity will be carefully examined. However, the submitted indicative plans indicate that in
terms of the impact of the development upon the residential amenity of existing neighbouring properties
there will be no unacceptable adverse impacts on properties to the north, south and east of the site.
Within the site where the rear of properties face each other the distances exceed 20m which is
considered acceptable to prevent adverse overlooking.

The indicative layout plan demonstrates that acceptable rear garden sizes and depths greater than 10m
can be achieved to each plot.

The level of accordance of the proposal with the Nationally Described Space Standards will be
considered further in the reserved matters application.
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To the south and north of the site are consented Class B1 uses (Business & Light Industrial). It is
considered that such an approved use will not give rise to unacceptably adverse impacts upon residential
amenity of the dwellings. The B1 uses by their nature/definition are deemed appropriate within a
residential area.

The proposed development will not give rise to any unacceptably adverse impacts to residential amenity
and as such will accord with policy DDM1 (3).

HIGHWAY CONSIDERATIONS
The Local Highways Authority (LHA) has assessed the Road Safety Audit submitted by the applicants
and are satisfied that the development proposed will not give rise to severe or unacceptable impacts to
the operation of the highways network subject to inclusion of relevant conditions.

The indicated proposed parking provision has been considered by the LHA who have acknowledged that
it meets the requirements of the West Sussex County Council (WSCC) Parking Demand Calculator.
Therefore, it has been satisfactorily demonstrated that adequate parking provision is achievable in
accordance with policy TSP1 of the Arun District Local Plan and policy HD8 of the Angmering
Neighbourhood Plan.

DRAINAGE/FLOODING
The application site is situated within Flood Zone 1 an area of land with low probability of flooding where
all land uses are appropriate. WSCC Flood Risk Management Team have identified the site as being at
low risk from surface water flooding and of negligible risk of ground water flooding.

The applicants have identified that the proposal will be served by the provision of septic tanks, but the
specific foul water drainage strategy could be secured through conditions.

Arun District Council drainage engineers have also been consulted in relation to this application and
have raised no objections with suitable conditions having been proposed. These conditions relating to
the provision of Sustainable Urban Drainage Systems have been included in this recommendation. The
proposal would therefore comply with Policy WDM3 of the Local Plan.

ECOLOGY/BIODIVERSITY
A Preliminary Protected Species and Bat Roost Assessment Survey accompanied the application. No
objection from the Council's ecology consultant has been raised in relation to bats and a relevant
condition has been proposed and included in this recommendation report. The lighting scheme for the
site will also need to take into consideration the presence of bats and this is included as an Informative.
A further reptile survey is awaited in accordance with the advise of the Ecologist. A report update will be
prepared to advice on the outcome of the final advice by the ecologist following consideration of the
submitted survey.

SUMMARY
Whilst the proposal do not accord with all development plan policies, in accordance with section 38(5) of
the Planning and Compulsory Purchase Act 2004, the principle of the proposals would accord with the
development plan.

The proposed development is in outline form and based on the indicative details submitted it is not
considered to result in any unacceptable adverse impacts on the area by way of appearance, design,
neighbouring residential amenity and local highway terms and is therefore in accordance with relevant
development plan policies  DSP1, DDM1, DDM2 & TSP1  of the Arun District Local Plan, policies HD3
(Housing Mix), HD4 (Materials), HD5 (Built Form), HD7  (Housing Density), HD8 (Parking for New
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Development) and TM1 (Local Highways) of the Angmering Neighbourhood Plan and is recommended
for approval subject to the following conditions.

HUMAN RIGHTS ACT

The Council in making a decision should be aware of and take into account any implications that may
arise from the Human Rights Act 1998. Under the Act, it is unlawful for a public authority such as Arun
District Council to act in a manner, which is incompatible with the European Convention on Human
Rights.

Consideration has been specifically given to Article 8 (right to respect private and family life) and Article 1
of the First Protocol (protection of property). It is not considered that the recommendation for approval of
the grant of permission in this case interferes unreasonably with any local residents' right to respect for
their private and family life and home, except insofar as it is necessary to protect the rights and freedoms
of others (in this case, the rights of the applicant). The Council is also permitted to control the use of
property in accordance with the general interest and the recommendation for approval is considered to
be a proportionate response to the submitted application based on the considerations set out in this
report.

DUTY UNDER THE EQUALITIES ACT 2010

Duty under the Equalities Act 2010

In assessing this proposal the following impacts have been identified upon those people with the
following protected characteristics (age, disability, gender reassignment, marriage and civil partnership,
pregnancy and maternity, race, religion or belief, sex or sexual orientation).

The proposal would have a neutral impact on the protected characteristics.

RECOMMENDATION

APPROVE CONDITIONALLY
1 The permission hereby granted is an outline permission under s92 of the Town and Country

Planning Act 1990 (as amended) and an application for the approval of the Local Planning
Authority to the following matters must be made not later than the expiration of 3 years
beginning with the date of this permission:-

(a) Layout;
(b) Scale;
(c) Appearance;
(d) Landscaping.

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 (as amended).

2 The development hereby permitted shall be begun either before the expiration of 5 years from
the date of this permission, or before expiration of 2 years from the date of approval of the last
of the reserved matters to be approved, whichever is the later.

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 (as amended).

3 The development hereby approved shall be carried out in accordance with the following
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approved plans:

Location 0242-P002 revA
Block Plan 0242-P001 rev B.

Reason: For the avoidance of doubt and in the interests of amenity and the environment in
accordance with policy DDM1 of the Arun Local Plan.

4 Following approval of this application and before the reserved matters applications are
determined, the applicant shall submit an acoustic report to demonstrate that the internal and
external noise levels of the proposed residential units bordering these sites, including access
thereto/from, will conform to the indoor ambient noise levels for dwellings and external noise
levels for amenity spaces ie. gardens, as specified within BS8233:2014, Guidance on Sound
Insulation and Noise Reduction for Buildings and World Health Organisation:2009. The
applicant should also demonstrate application of guiding principles from ProPG: Planning &
Noise May 2017 as well as from the Planning Noise Advice Document, Sussex, July 2015.
Any mitigation measures which may prove necessary are to be specified and such a scheme
to be approved in writing by the Local Planning Authority. Any works specified in the approved
scheme shall then be carried out in accordance with the approved details prior to occupation
of the premises and retained thereafter. Post construction validation testing to be carried out
within 8 weeks of completion of those residential units closest to the noise sources to
demonstrate to the satisfaction of the Local Planning Authority that the above standards are
met.
The details agreed shall be adhered to at all times thereafter.

Reason:  To protect the amenities of occupiers of adjoining properties in accordance with Arun
Local Plan policies QEDM1 and QESP1.

5 Prior to occupation of the dwellings details of any external lighting for the site shall be
submitted to and approved by the Local Planning Authority and should take into consideration
the presence of bats in the local area and the scheme should minimise potential impacts to
any bats using the trees, hedgerows and buildings by avoiding unnecessary artificial light spill
through the use of directional light sources and shielding. The development shall proceed in
accordance with the approved details and any further external lighting shall be subject to the
prior permission of the Local Planning Authority. External lighting in association with this
development shall comply with the institute of Lighting Engineers Guidance Notes for the
Reduction of Obtrusive Light, Obtrusive Light Limitations for Exterior Lighting Installations for
Zone E2 - Rural.

Reason: In the interests of protected species in the locality in accordance with policies ENV
DM5 & QE DM2 of Arun Local Plan.

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

. An indicative programme for carrying out the works.
· The anticipated number, frequency and types of vehicles used during construction.
· The method of access and routing of vehicles during construction.
· The parking of vehicles by site operatives and visitors.
· The loading and unloading of plant, materials and waste.
· The storage of plant and materials used in construction of the development.
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· The erection and maintenance of security hoarding.
· The provision of wheel washing facilities and other works required to mitigate the impact of
construction upon the public highway (including the provision of temporary Traffic Regulation
Orders).
· Details of public engagement both prior to and during construction works.
. Measures to minimise the noise (including vibration) generated by the construction process
to include hours of work, proposed method since foundation piling is likely to occur, the careful
selection of plant and machinery and use of noise mitigation barriers.
. Detail of any flood lighting, including location, height, type and direction,
. Measures to control the emission of dust and dirt during construction.
. Proposed construction days/hours.

Reason: In the interests of highway safety and the amenities of the area in accordance with
policies TSP1, QEDM1 and QEDM2 of the Arun Local Plan. It is considered necessary for this
to be a pre-commencement condition because any works on the site could result in
congestion or impede access onto a road which could compromise highway safety in
accordance with the National Planning Policy Framework.

7 Prior to the commencement of development approved by this planning permission (or such
other date or stage in development as may be agreed in writing with the Local Planning
Authority), the following components of a scheme to deal with the risks associated with
contamination of the site shall each be submitted to and approved, in writing, by the Local
Planning Authority:

1. A preliminary risk assessment which has identified:
- All previous uses.
- Potential contaminants associated with those uses.
- A conceptual model of the site indicating sources, pathways and receptors.
- Potentially unacceptable risks arising from contamination at the site.
2. A site investigation scheme, based on (1) to provide information for a detailed assessment
of the risk to all receptors that may be affected, including those off site.
3. The site investigation results and the detailed risk assessment (2) 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.
4. A verification plan providing details of the data that will be collected in order to demonstrate
that the works set out in (3) are complete and identifying any requirements for longer-term
monitoring of pollutant linkages, maintenance and arrangements for contingency action.

Any changes to these components require the express consent of the Local Planning
Authority. The scheme shall be implemented as approved.

Where demolition is required 1. and 2. above should be submitted prior to demolition. Parts 3.
and 4. can take place post demolition if necessary.

Reason: To ensure that the development complies with approved details in the interests of
protection of the environment and prevention of harm to human health in accordance with
Arun Local Plan policy QEDM4. This is required to be a pre-commencement condition
because these details have to be agreed and in place before any work commences.

8 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 the developer has submitted, and obtained written approval
from the Local Planning Authority for, an amendment to the remediation strategy detailing how
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this unsuspected contamination shall be dealt with.

Reason: To ensure that the development complies with approved details in the interests of
protection of the environment and prevention of harm to human health in accordance with
Arun Local Plan policy QE DM4.

9 Prior to occupation of any part of the permitted development, a verification report
demonstrating completion of the 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. It shall also include any plan (a "long-term monitoring and maintenance plan")
for longer-term monitoring of pollutant linkages, maintenance and arrangements for
contingency action, as identified in the verification plan, and for the reporting of this to the local
planning authority.

Reason:  To protect the environment and prevent harm to human health by ensuring that the
remediated site has been reclaimed in an appropriate standard in accordance with Arun Local
Plan policy QE DM4.

10 No part of the development shall be first occupied until visibility splays of 2.4 metres by 43
metres have been provided at the proposed site vehicular access onto Dappers Lane 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 at all times or as otherwise agreed.

Reason: In the interests of road safety in accordance with policy TSP1 of Arun Local Plan .
11 No development shall commence until the vehicular access serving the proposed use has

been constructed in accordance with the details indicated on drawing 0242-P001 rev B.

Reason:  In the interests of road safety in accordance with policy TSP1 of Arun Local Plan.
12 The hedgerows on site are used by bats for commuting and foraging and will need to be

retained and enhanced for bat movements. Details of such retention and enhancement shall
be submitted to and approved by the Local Planning Authority prior to commencement of
development. These details should include provision of a buffer strip around the hedgerows,
fencing during construction to ensure this area is undisturbed and filling of any gaps  with
native hedge species to improve connectivity. Where any hedge is to be removed as detailed
within the survey, new hedgerow should be planted. The details agreed shall be adhered to at
all times.

Reason: To safeguard the ecology of the area, and in the interests of bats/birds to ensure that
a habitat remains for them during and after development in accordance with policy ENV DM5
of Arun Local Plan.

13 The current plans show that the main house and garage are being retained. Due to the high
potential for bats within these buildings if plans change and any works are required to these
buildings then further details of a bat scheme shall be submitted to and approved by the Local
Planning Authority prior to commencement of any works to the building(s). The details agreed
shall be adhered to at all times.

Reason: To safeguard the ecology of the area, and in the interests of bats/birds to ensure that
a habitat remains for them during and after development in accordance with policy ENV DM5
of Arun Local Plan.
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14 Development shall not commence, other than works of site survey and investigation, until full
details of the proposed surface water drainage scheme have been submitted to and approved
in writing by the Local Planning Authority.  The design should 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.  Winter groundwater monitoring to establish highest annual
ground water levels and Percolation testing to BRE 365, or similar approved, will be required
to support the design of any Infiltration drainage.  No building shall be occupied until the
complete surface water drainage system serving the property has been implemented in
accordance with the agreed details and the details so agreed shall be adhered to and
maintained in good working order in perpetuity.

Reason : To ensure that the proposed development is satisfactory drained in accordance with
polices WSP1, WDM1, WDM2 and WDM3 of the Arun Local Plan.  It is considered necessary
for this to be a pre-commencement condition to ensure that the surface water disposal
scheme is agreed before construction commences.

15 The development shall not proceed until formal consent has been approved in writing from the
Lead Local Flood Authority (WSCC) or its agent (ADC) for the discharge of any flows to
watercourses, or the culverting, diversion, infilling or obstruction of any watercourse on the
site.

Any discharge to a watercourse must be at a rate no greater than the pre-development run off
values.

Reason : To ensure that the proposed development is satisfactorily drained in accordance
with policies WSP1, WDM1, WDM2 and WDM3 of the Arun Local Plan.This is required to be a
pre-commencement condition because it is necessary to implement the surface water
drainage system prior to commencing any building works.

16 Development shall not commence until full details of the maintenance and management of the
SuDS system is set out in a site-specific maintenance manual and submitted to, and approved
in writing, by the Local Planning Authority. The manual is to include (a) details of financial
management of the site including arrangements made in the event that the management
company (or any subsequent management company) is no longer able to fulfil its duties; and
(b) arrangements for the replacement of major components at the end of the manufacturers
recommended design life.

Reason: To ensure the efficient maintenance and on-going operation of the SuDS system and
to ensure the best practice in line with guidance set out in 'The SuDS Manual' CIRIA
publication ref: C753 Chapter 32. This is required to be a pre-commencement condition
because it is necessary to implement the surface water drainage system prior to commencing
any building works in accordance with policies WSP1, WDM1, WDM2 and WDM3 of Arun
Local Plan.

17 Upon completed construction of the SuDS System but prior to occupation of any part of the
scheme, the owner or management company shall either provide the local planning authority
with an updated copy of the management manual incorporating any changes as a result of
construction/implementation or confirm in writing that no changes are required to the manual.

No further changes shall be made to the approved SuDS Maintenance & Management
Plan/Regime including the management company responsible or the financial arrangements
between the owners of the dwellings & the management company other than with the written
consent of the Local Planning Authority.
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The owner or management company shall thereafter strictly adhere to and implement the
recommendations contained within the manual to ensure that the system is maintained in
perpetuity.

Reason: To ensure the efficient maintenance and on-going operation of the SuDS system and
to ensure the best practice in line with guidance set out in 'The SuDS Manual' CIRIA
publication ref: C753 Chapter 32.

18 The development layout shall not be agreed until such time that arrangements for the future
access and maintenance of any watercourse or culvert (piped watercourse) crossing or
abutting the site has been submitted and approved in writing by the Local Planning Authority.
The details thereby agreed shall be adhered to at all times thereafter.

No construction is permitted, which will restrict current and future land owners from
undertaking their riparian maintenance responsibilities of any watercourse on or adjacent to
the site.

Reason: To ensure that the duties and responsibilities, as required under the Land Drainage
Act 1991, and amended by the Flood and Water Management Act 2010, can be fulfilled
without additional impediment following the development completion and in accordance with
policy WDM1 of the Arun Local Plan.

19 Prior to commencement of development an updated reptile activity survey shall be completed
and submitted to the Local Planning Authority for approval.  If reptiles are found then a
mitigation strategy will also need to be submitted with the survey and approved in writing by
the Local Planning Authority. The details thereby agreed in the mitigation report shall be
adhered to at all times thereafter.

Reason: To safeguard the ecology of the area, and in the interests of reptiles to ensure that a
habitat remains for them during and after development in accordance with policy ENV DM5  of
Arun Local Plan. It is necessary for this to be a pre-commencement condition to ensure
protection of reptiles.

20 INFORMATIVE: The applicant should note that under Part 1 of the Wildlife and Countryside
Act 1981, with only a few exceptions, it is an offence for any person to intentionally take,
damage or destroy the nest of any wild birds while the nest is in use or being built. Birds nest
between March and September and therefore removal of dense bushes, ivy or trees or parts
of trees etc. during this period could lead to an offence under the act.

21 INFORMATIVE: The applicant is advised to enter into a legal agreement with West Sussex
County Council, as Highway Authority, to cover the off-site highway works. The applicant is
requested to contact The Implementation Team Leader (01243 642105) to commence this
process.  The applicant is advised that it is an offence to undertake any works within the
highway prior to the agreement being in place.

22 INFORMATIVE: The use of a sewage treatment plant/septic tank for the disposal of foul
sewerage will need to be agreed with the Environment Agency.

23 INFORMATIVE:The following ecological enhancements should be considered for inclusion in
any details submitted:·
. Any trees removed should be replace at a ratio of 2:1.
· Filling any gaps in tree lines or hedgerows with native species.
· Bat and bird boxes installed on the site.
· Grassland areas managed to benefit reptiles.
· Log piles on site.
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24 INFORMATIVE: You are advised that Environmental Health now has a requirement that each
home should have an Electric Vehicle charge point. A suitable number of vehicle charging
points must be installed in  any reserved matters application. Petrol and diesel cars and vans
will not be sold beyond 2040, to mitigate against any potential adverse impact of the
development on local air quality.

25 INFORMATIVE:  Statement pursuant to Article 35 of the Town and Country Planning
(Development Management Procedure)(England) Order 2015.  The Local Planning Authority
has acted positively and proactively in determining this application by assessing the proposal
against all material considerations, including planning policies and any representations that
may have been received and subsequently determining to grant planning permission in
accordance with the presumption in favour of sustainable development, as set out within the
National Planning Policy Framework.
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