BE/43/20/PL

Recommendation Report for Planning Permission

REF NO: BE/43/20/PL
LOCATION: 47 South Way
Bersted
PO21 5EY
PROPOSAL.: Demolition of single bungalow & construction of 2 No. semi-detached bungalows &

detached single garage.

SITE AND SURROUNDINGS

DESCRIPTION OF APPLICATION

SITE AREA

Replacement of a detached bungalow with two 3 bed semi-
detached bungalows and detached single garage to the rear of
bungalow A. 5 parking spaces proposed, 3 for dwelling A and
2 for dwelling B.

810 square metres

RESIDENTIAL DEVELOPMENT 25 dwellings per hectare

DENSITY (NET)
TOPOGRAPHY

TREES

BOUNDARY TREATMENT

SITE CHARACTERISTICS

CHARACTER OF LOCALITY

Noted.

Predominantly flat.
None affected by the development.

Dwarf brick wall with hedge behind to the front and aluminium
fence to the sides and to the rear.

The site is situated in the end of South Way on its east side
and consists of a detached bungalow with flat roofed garage
attached to its southern site. The bungalow abuts north-east
boundary with parking to the south west and a spacious
garden to the rear.

Predominantly residential with detached bungalows in the end
of the road and a mix of semi-detached and detached two
storey properties of a similar appearance further along South
Way. New residential development is situated to the south-
east of the proposal site and Arena Skill Centre to the south-
west.

REPRESENTATIONS

No objection.

No letters of objections received.

COMMENTS ON REPRESENTATIONS RECEIVED:

Noted.
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CONSULTATIONS

CONSULTATION RESPONSES RECEIVED:

WSCC HIGHWAYS - Proposal would not have 'severe' impact on operation of Highway network and is
not contrary to NPPF (para 109), no transport grounds to resist the proposal subject to conditions.

DRAINAGE ENGINEERS - No objection, subject to condition and informative.

ADC ENVIRONMENTAL HEALTH - Condition suggested relating to contamination risk.

COMMENTS ON CONSULTATION RESPONSES:
Comments noted.

POLICY CONTEXT

Designation applicable to site:

Within Built Up Area Boundary
Pagham Harbour Buffer Zone

DEVELOPMENT PLAN POLICIES
Arun Local Plan 2011 - 2031:

DDM1 D DM1 Aspects of form and design quality
DDM2 D DM2 Internal space standards
DSP1 D SP1 Design
ECCDM1 ECC DM1 Renewable Energy
ECCSP2 ECC SP2 Energy and climate change mitagation
ENVDM2 ENV DM2 Pagham Harbour
ENVSP1 ENV SP1 Natural Environment
SDSP1 SD SP1 Sustainable Development
SDSP2 SD SP2 Built-up Area Boundary
TSP1 T SP1 Transport and Development
WDM1 W DM1 Water supply and quality
WDM3 W DM3 Sustainable Urban Drainage Systems
WMDM1 WM DM1 Waste Management
Bersted Neighbourhood Plan 2014 Policy ES1 Design of new development

Bersted Neighbourhood Plan 2014 Policy ES2 Surface water management
Bersted Neighbourhood Plan 2014 Policy HDQ2 Integration of new housing
Bersted Neighbourhood Plan 2014 Policy HDQ6 Outdoor space

Bersted Neighbourhood Plan 2014 Policy HDQ7 Attention to detail

Bersted Neighbourhood Plan 2014 Policy HDQS8 Car parking



https://www.arun.gov.uk/adopted-local-plan
http://www.arun.gov.uk/neighbourhood-planning
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PLANNING POLICY GUIDANCE:

NPPF National Planning Policy Framework

NPPG National Planning Practice Guidance
SUPPLEMENTARY POLICY GUIDANCE:

SPD11 Arun Parking Standards 2020

POLICY COMMENTARY

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

The policies are published under Regulations 19 and 35 of the Town and Country Planning (Local
Planning) (England) Regulations 2012.

The relevant policies of the Bersted Neighbourhood Development Plan have been taken into account in
determining this application: ES1, ES2, HDQ2, HDQ6, HDQ7 and HDQ8.

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 is considered to comply with relevant Development Plan policies in that it would have no
materially adverse effect on the visual amenities of the locality or the residential amenities of the
adjoining properties, nor would it have an adverse impact upon the established character of the
surrounding area. A contribution has been agreed to assist in the protection of Pagham Harbour and as
such it is not considered to be detrimentally affected in terms of impact on biodiversity by this application.

OTHER MATERIAL CONSIDERATIONS

It is considered that there are no other material considerations to be weighed in the balance with the
Development Plan.

CONCLUSIONS

PRINCIPLE:

The site is in the built up area boundary where development is acceptable in principle in accordance with
policy SD SP2 of the Arun Local Plan and provided it accords with other policies of the Local Plan
covering such issues as the visual/residential amenity, highway safety and parking.

Regard should be had to policy SD SP1 of the Arun Local Plan which states: "When considering
development proposals the Council will take a positive approach that reflects the presumption in favour
of sustainable development contained in the National Planning Policy Framework." The site is in a
sustainable location in easy walking & cycling distance of a range of shops, facilities and services
including bus stops.




BE/43/20/PL

Para 118 (d) of the NPPF states "Planning policies and decisions should: promote and support the
development of under-utilised land and buildings ...".

Para 123 states where there is an existing or anticipated shortage of land for meeting identified housing
needs, it is especially important that planning decisions avoid homes being built at low densities, and
ensure that developments make optimal use of the potential of each site. In particular, higher densities
will be encouraged for city/town centres and other locations that are well served by public transport. The
Council cannot demonstrate an NPPF compliant 5 year supply of housing land and it is important to
boost housing numbers in the district.

The proposal accords with policies SD SP1 and SD SP2 of the Arun Local Plan.

DESIGN AND VISUAL AMENITY:

Policy D DM1 of the Arun Local Plan requires the Council seek to make the best possible use of the
available land by reflecting or improving upon the character of the site and the surrounding area.

ALP policy D SP1 "Design" requires development to make efficient use of land and reflect local
character.

Arun Design Guide Supplementary Planning Document (SPD), a material consideration in the
determination of applications, was published under consultation until 21 February 2020. Part P.O1 deals
with infill development and requires development to respond positively to the character, appearance and
layout of surrounding buildings to provide high quality development which enhances amenity for
surrounding and new residents.

Policy ES1 of Bersted Neighbourhood Development Plan stresses that proposals must respond to the
specific character of the site and its local surroundings and policy HDQ7 is reminding an attention to
detail.

The site comprises a detached bungalow with a garage and the application proposes to replace the
structures with two semi-detached bungalows and one detached garage (dwelling A). The bungalows
would be narrow but deep (approximately 17m) and are approachable via an existing access. Two small
roof-lights would be inserted to the north east and south-west roof plane. The hedge with dwarf wall to
the front would be retained. There are two mature trees to the rear of both plots and due to their position
they would be unlikely affected by the development. The dwellings share a 7.15m high pitched roof
marginally higher than that of the existing bungalow.

Both dwellings are well set back from the road. Bungalow A would be set in from the shared boundary
with No 45 South Way by 4.2m. The dwellings provide 3 bedrooms to the front and living/dining/kitchen
area to the rear. The main entrance to both dwellings would be from the side.

The plans show marginally higher structures of a significantly larger footprint than existing. However it is
of a similar appearance to those of along the road, therefore the development would not adversely
affecting the street scene since the features such as the shape of the roofs and gables to the front of
properties in the area are replicated in a design responding to local pattern of development. The proposal
complies with ALP policies D DM1 and D SP1.

The dwelling accords with policies D SP1 and D DM1 of the Arun Local Plan, policies ES1, ES5 and
HDQ2 of the Bersted Neighbourhood Development Plan and with the relevant requirements of Arun
Design Guide .
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NEIGHBOUR AMENITY

The Arun Local Plan policy D DM1 requires the Council have regard to certain aspects when considering
development including having minimal impact to users and occupiers of nearby property and land. Policy
QE SP1 states: "The Council requires that all development contributes positively to the quality of the
environment and will ensure that development does not have a significantly negative impact upon
residential amenity". Para 127 of the NPPF which states that developments should provide a high
standard of residential amenity for existing and future users.

The development is not considered to have unacceptable impacts on the residential amenity of any
neighbouring properties due to the reasonable separation distance of bungalow A from No 45 South Way
to the north-east and proposed roof design and two storey semidetached property to the south-west
facing to the site of bungalow B with a windowless flank wall. The residential development to the rear is
in a sufficient separation distance(approx 25m) to be affected by the dvelopment

As such the application is considered to be acceptable in terms of impact on neighbour amenity therefore
will comply with policy QE SP1 of the Arun Local Plan.

SPACE STANDARDS:

Policy D DM2 states: "The planning authority will require internal spaces to be of an appropriate size to
meet the requirements of all occupants and their changing needs. Nationally Described Space Standards
will provide guidance". It is necessary to assess the proposal against internal space standards set out in
the Governments Technical Housing Standards (Nationally Described Space Standard) to determine if
the building is suitable for residential use. The proposal relates to gross internal floor spaces of
approximately 100square metres which is above the requirement for a 3 bed dwelling size what is
74square metres for 3 bed/4 persons. It was noted that bedroom 3 would not reach the required 7.5squre
metres providing 7.11square metres only, however considering proposed built in wardrobe, it is
acceptable.

Policy D DM1 refers to the need for compliance with the Arun Design Guide. This replaces policy D DM3
"External Space Standards" which was deleted at the request of the Local Plan Inspector. The Arun
Design Guide stresses the design of new homes should provide clear delineation of public and private
spaces; incorporating a 'public front' and private 'back’ to the rear of the site, providing private gardens.
Section H.04 deals with Residential Outdoor Amenity:' Amenity spaces should be of an appropriate size
and shape to be usable and enjoyable. Private rear gardens should have a minimum depth of 10.5
metres. Regard should be had to para 127 of the NPPF which requires development has a high standard
of amenity for existing and future users.

The proposal provides a rear garden spaces with a depth of 12.5m which would satisfy the requirement
of Arun Design Guide and complies with policies D DM1 & D DM2, HDQ6 of the Bersted Neighbourhood
Development Plan and with the guidance in the NPPF (para. 127)

PARKING AND HIGHWAY SAFETY:

Policy T SP1 in criterion f.(iv) sets out that the Council will support transport and development which
explains how the development has been designed to incorporate facilities for charging electric and plug-
in hybrid vehicles (where charging facilities are to be omitted from the development, evidence of market
demand and viability must be provided).
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Arun District Council's Parking Standards Supplementary Planning Document (January 2020)

outlines the approach to parking at new developments. 5 parking spaces are shown on the site layout
with which satisfy the requirement of the above document for two 3 bed dwellings situated in Parking
Behaviour Zone 2, what is 2 parking spaces per dwelling.

Since no charging facilities are proposed, a condition requiring provision such facilities will be attached to
the decision.

Bin and recycling storage together with cycle storage has been shown on the proposed plan but no
elevations has been provided. As such it is appropriate to impose a condition requiring details of bin and
cycle storage to be provided.

The Local Highway Authority do not consider that the proposal has an unacceptable impact on highway
safety or result in 'severe' cumulative impact on the operation of the highway network, therefore it is not
contrary to the NPPF para 109, and there are no transport grounds to resist the proposal subject to
condition. The development complies with policy TP1 of the Arun Local Plan and Arun District Council's
Parking Standards Supplementary Planning Document (January 2020) and policy HDQ7 and HDQS8 of
the Bersted Neighbourhood Development Plan.

IMPACT ON THE PAGHAM HARBOUR SPECIAL PROTECTION AREA:

ALP policy ENV DM2 requires that new residential developments within a 400m to 5km distance ('Zone
B') of Pagham Harbour make a financial contribution towards the provision of accessible natural open
green spaces to serve the area. A contribution of £1,275 per new residential unit was agreed by the
Councils Cabinet on 20 July 2015. The Councils Cabinet subsequently approved a reduction in the tariff
from £1,275 to £871 as of the 10th April 2017.

The application site lies within the designated Zone B and accordingly it was necessary to apply this
requirement. The applicant has agreed to the £871 contribution. The Planning Obligation by the way of
Unilateral Undertaking has been signed by applicant on 26/06/2020.

CONCLUSION:

It is considered that the development would satisfy the requirements of the relevant policies of the Arun
Local Plan and the Bersted Neighbourhood Development Plan as well as relevant paragraphs of the
NPPF and therefore recommended for approval subject to the following conditions and informatives.

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
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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.

SECTION 106 DETAILS

Unilateral undertaking for payment of Pagham Harbour conservancy contribution to be paid on
commencement of development of £871.

CIL DETAILS

The Council has recently adopted a new Community Infrastructure Levy on 1st April 2020.

Details of the charging schedule can be found here:
https://www.arun.gov.uk/download.cfm?doc=docm93ijijm4n14676.pdf&ver=15027

This proposal is for a demolition of 1 dwelling and erection of 2 new bungalows in CIL zone 4; therefore
the proposed is CIL liable.

RECOMMENDATION

APPROVE CONDITIONALLY SUBJECT TO A SECTION 106 AGREEMENT

1 The development hereby permitted shall be begun before the expiration of 3 years from the
date of this permission.

Reason: To comply with Section 91 of the Town and Country Planning Act 1990 (as
amended).

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

Dwg No P01 'Location, Site & Block Plan'

Dwg No P02 'Proposed Floor And Roof Plan and Plan of Garage'
Dwg No P03 'Proposed Elevations

Dwg No P04 'Street Scene'

Reason: For the avoidance of doubt and in the interests of amenity and the environment in
accordance with policy D DM1of the Arun Local Plan.

3 No development above damp proof course (DPC) level shall take place unless and until a
schedule of materials and finishes and samples of such materials and finishes to be used for
external walls and roofs of the buildings have been submitted to and approved by the Local
Planning Authority and the materials so approved shall be used in the construction of the
buildings.
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Reason: To enable the Local Planning Authority to control the development in detail in the
interests of amenity/setting of the Listed Building/ by endeavouring to achieve a building of
visual quality in accordance with policy D DM1 of the Arun Local Plan.

No development above damp proof course (DPC) level shall take place until details of screen
walls and fences have been submitted to and approved by the Local Planning Authority and
no dwelling shall be occupied until such screen walls and fences associated with them have
been erected.

Reason: In the interests of amenity in accordance with policy D DM1 of the Arun Local Plan.

Before the buildings permitted are occupied details of dustbin storage shall be provided as
part of the development in accordance with detailed drawings to be submitted to and approved
in writing by the Local Planning Authority, such drawings to show the siting and design thereof.
The storage as approved shall be made available prior to occupation and retained in
perpetuity.

Reason: To safeguard the appearance of the property and the amenities of the area in
accordance with policies D DM1 of the Arun District Local Plan.

No part of the development shall be first occupied until the car parking has been constructed
in accordance with the approved site plan. These spaces shall thereafter be retained at all
times for their designated purpose.

Reason: To provide car-parking space for the use and in accordance with policy T DM1 of
the Arun Local Plan.

No part of the development shall be first occupied until the plans and details of covered and
secure cycle parking spaces have been submitted to and approved by the Local Planning
Authority. The facilities so approved shall be retained in perpetuity.

Reason: To provide alternative travel options to the use of the car in accordance with policies
T SP1 of the Arun Local Plan.

Construction/demolition activities shall take place, other than between 08:00 to 18:00 hours
(Monday to Friday) and 08:00 to 13:00 hours (Saturday) with no works taking place on Sunday
or Bank Holidays unless they are not audible outside of the application site.

Reason: To protect the amenity of local residents in accordance with policies QE SP1 and QE
DM1 of the Arun Local Plan

No development shall be commenced until such time as plans and details have been
submitted to and approved in writing by the Local Planning Authority showing the site set up
during construction. This shall include details for all temporary contractors buildings, plant and
stacks of materials, provision for the temporary parking of contractors vehicles and the loading
and unloading of vehicles associated with the implementation of this development. Such
provision once approved and implemented shall be retained throughout the period of
construction.

Reason: To avoid undue congestion of the site and consequent obstruction to access in
accordance with policy T SP1 of the Arun Local Plan.

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
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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 winter Percolation testing to BRE 365, or similar approved, will be required to
support the design of any Infiltration drainage. No building / No part of the extended 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
maintained in good working order in perpetuity.

Reason: To ensure that the proposed development is satisfactorily drained in accordance with
policies W SP1, W DM1, W DM2 and W DM3 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.

Prior to commencement of the development hereby approved (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 (historical) uses; potential
contaminants associated with those uses; a conceptual model of the site indicating sources,
pathways and receptors; and potentially unacceptable risks arising from contamination at the
site.

2. A 'Site Investigation Scheme’', based on (1) above to provide information for a detailed
assessment of the risk to all receptors that may be affected, including those off site.

3. Based on the 'Site Investigation Scheme' and the detailed risk assessment (2), an options
appraisal and remediation strategy giving full details of the remediation measures required
and how they are to be undertaken.

4. A 'Verification Report' 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.

Note: Any changes to these components, (1) to (4) require the express written consent of the
Local Planning

Authority.

The scheme shall be implemented as approved above and, prior to commencement of any
construction work (or such other date or stage in development as may be agreed in writing
with the Local Planning Authority), a Verification Report demonstrating completion of the
works set out in the approved remediation strategy and the effectiveness of that 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 protect the amenity of local residents in accordance with Policy QE DM4 of the
Arun Local Plan 2011 - 2031.

Prior to the occupation of the dwellings, a scheme for the provision of facilities to enable the
charging of electric vehicles to serve the approved dwellings shall be submitted to the local
planning authority for approval and thereafter implemented in accordance with the approved
details and the charge points shall thereafter be permanently retained and maintained in good
working condition.

Reason: New petrol, diesel and hybrid cars/vans will not be sold beyond 2035, and to mitigate
against any potential adverse impact of the development on local air quality, in accordance
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with policy QE DM3 (c) of the Arun Local Plan, the Arun Parking Standards SPD and the
National Planning Policy Framework.

At least 10% of the energy supply of the development shall be secured from decentralised and
renewable or low carbon energy sources (as described in the glossary at Annex 2 of the
NPPF) unless it can be demonstrated that a fabric-first approach would achieve an equivalent
energy saving. Details and a timetable of how this is to be achieved, including details of
physical works on site, shall be submitted to and approved in writing by the Local Planning
Authority before any development above damp proof course (DPC) level begins. The
development shall be implemented in accordance with the approved details and timetable and
retained as operational thereafter, unless otherwise agreed in writing by the Local Planning
Authority.

Reason: In order to secure on site renewable energy in accordance with national planning
policy, and in accordance with Policy ECC SP2 of the Arun Local Plan.

Notwithstanding the provisions of Part 1 of Schedule 2 of the Town and Country Planning
(General Permitted Development) (England) Order, 2015 (or any Order revoking or re-
enacting this Order) no extensions (including porches or dormer windows) to the dwelling
houses shall be constructed or buildings shall be erected within the curtilage unless
permission is granted by the Local Planning Authority on an application in that behalf.

Reason: To safeguard the privacy and amenity of adjoining occupiers, maintain adequate
amenity space and safeguard the cohesive appearance of the development in accordance
with policy D DM1 of the Arun Local Plan.

INFORMATIVE: Infiltration rates for soakage structures are to be based on percolation tests
undertaken in the winter period and at the location and depth of the proposed structures. The
percolation tests must be carried out in accordance with BRE365, CIRIA R156 or a similar
approved method and cater for the 1 in 10 year storm between the invert of the entry pipe to
the soakaway, and the base of the structure. It must also have provision to ensure that there is
capacity in the system to contain below ground level the 1 in 100 year event plus 40% on
stored volumes, as an allowance for climate change. Adequate freeboard must be provided
between the base of the soakaway structure and the highest recorded annual groundwater
level identified in that location. Any SuDS or soakaway design must include adequate
groundwater monitoring data to determine the highest winter groundwater table in support of
the design. The applicant is advised to discuss the extent of groundwater monitoring with the
Council's Engineers.

Supplementary guidance notes regarding surface water drainage are located here
https://www.arun.gov.uk/surfacewater on Arun District Councils website. A surface water
drainage checklist is available here https://www.arun.gov.uk/drainagechecklist on Arun District
Councils website, this should be submitted with a Discharge of Conditions Application.

INFORMATIVE: This decision has been granted in conjunction with a Section 106 legal
agreement relating to Pagham Harbour.

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.



