
 

 

Town & Country Planning Act 1990 (as amended)
Town and Country Planning (Development Management Procedure) (England) Order
2015

Application for Planning Permission

DECISION NOTICE

Application Ref: WA/62/20/PL
1 To Addressee

John Hall Consulting Ltd
113 Limmer Lane
Felpham
West Sussex
PO22 7LR

______________________________________________________________________________________

2 Site Address

Lower Farm
Yapton Lane
Walberton
BN18 0AS

______________________________________________________________________________________

3 Description of Development

Construction of 5 hectares of glasshouses, a service area & a reservoir on agricultural land. This site is
in CIL Zone 3 (Zero Rated) as other development.

______________________________________________________________________________________

4 In pursuance of their powers under this Act and related Orders and Regulations the Council PERMIT
this development to be carried out in accordance with the application and plans and subject to the
following conditions.

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:
Location Plan PA21 revP01
Block Plan PA22 revP01
Triple Bay Elevations and Lagoon Bund Profile PA32 revP01
Elevations PA31 revP01

Reason: For the avoidance of doubt and in the interests of amenity and the environment in
accordance with policy D DM1  of the Arun Local Plan.

3 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
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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, 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.

4 The development shall not proceed until details have been submitted to and approved in writing
by the Local Planning Authority for any proposals: to discharge flows to watercourses; or for the
culverting, diversion, infilling or obstruction of any watercourse on or adjacent to the site. Any
discharge to a watercourse must be at a rate no greater than the pre-development run-off values.
No construction is permitted, which will restrict current and future land owners from undertaking
their riparian maintenance responsibilities in respect to any watercourse or culvert on or adjacent
to the site.

Reason: To ensure that the proposed development is satisfactorily drained in accordance with
policies W DM1, W DM2 and W DM3 of the Arun Local Plan. And 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. It is considered necessary for this to be a pre-commencement condition
to protect existing watercourses prior to the construction commencing.

5 Development shall not commence until full details of the maintenance and management of the
surface water drainage 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 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, the owner or management company shall strictly adhere to and implement the
recommendations contained within the manual.

Reason: To ensure that the proposed development is satisfactorily drained in accordance with
polices W DM1, W DM2 and W DM3 of the Arun Local Plan. It is considered necessary for this to
be a pre-commencement condition to ensure that the future maintenance and funding
arrangements for the surface water disposal scheme are agreed before construction commences.

6 No development above damp proof course (DPC) level shall take place until there has been
submitted to, and approved by, the Local Planning Authority, a landscaping scheme including
details of hard and soft landscaping and details of existing trees and hedgerows to be retained,
together with measures for their protection during the course of the development and shall
incorporate the biodiversity enhancements recommended within the submitted Preliminary
Ecological Assessment (Nov 2020).  The approved details of the landscaping shall be carried out
in the first planting and seeding season, following the occupation of the buildings or the
completion of the development, whichever is the sooner, and any trees or plants which, within a
period of five years from the completion of development, die, are removed or become seriously
damaged or diseased, shall be replaced in the next planting season with others of similar size and
species, unless the Local Planning Authority gives written consent to any variation.

Reason: In the interests of amenity and of the environment of the development in accordance with
policy D DM1 of the Arun Local Plan.
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7 No development shall commence 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,

- the anticipated number, frequency and types of vehicles used during construction,
- the method of access and routing of vehicles during construction,
- the parking of vehicles by site operatives and visitors,
- the loading and unloading of plant, materials and waste,
- the storage of plant and materials used in construction of the development,
- the erection and maintenance of security hoarding,
- 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.

Reason:  In the interests of highway safety and the amenities of the area in accordance with
policy TSP1 of the Arun Local Plan.

8 Prior to the use commencing ecological enhancements shall be made to the scheme in
accordance with details to be submitted to and approved by the Local Planning Authority, which
shall include the following :
- provision of a 5m buffer strip around the hedgerows used by bats and during construction
fencing should be used to ensure this area is undisturbed
-  Any trees removed should be replace at a ratio of 2:1
-  Wildflower meadow planting used
-  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 onsite
-  Hedgehog nesting box

Reason: To protect and enhance native flora and fauna in accordance with policies ENV DM3 and
ENV DM5 of Arun Local Plan .

9 Lighting levels from the site shall not exceed 10 lux/1000 lumens.

Reason:  To control the residential amenities of the local environment in accordance with Arun
Local Plan policies QE SP1, QE DM2 and D DM1.

10 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.
11 Upon the first occupation/commencement of use, the Applicant shall implement the measures

incorporated within the approved travel plan statement. The Applicant shall thereafter monitor,
report and subsequently revise the travel plan as specified within the approved document.

Reason: To encourage and promote sustainable transport.
12 No part of the development shall be first occupied until covered and secure cycle parking spaces

have been provided in accordance with plans and details submitted to and approved by the Local
Planning Authority.
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Reason: To provide alternative travel options to the use of the car in accordance with current
sustainable transport policies.

13 No development shall take place until the applicant has secured the implementation of a
programme of archaeological work in accordance with a written scheme of investigation which
has been submitted by the applicant and approved by the Planning Authority.

Reason: To identify deposits meriting preservation through further investigation, recording and
dissemination of the results, and evaluation.

14 No demolition/construction activities shall take place other than from 08:00 hours until 18:00 hours
(Monday to Friday) and from 08:00 hours until 13:00 hours (Saturday) with no noisy work on
Sunday or Bank/Public Holidays.

Reason: To protect the amenity of local residents in accordance with Policy QE SP1 of  Arun
Local Plan.

15 The development shall proceed in accordance with the reptile mitigation outlined in the submitted
Preliminary Ecological Assessment (Nov 2020).

Reason: To protect and enhance native flora and fauna in accordance with policies ENV DM3 and
ENV DM5 of Arun Local Plan .

16 Prior to the commencement of development 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 policies QE SP1 and QE DM4. This is required to be a pre-commencement condition
because these details have to be agreed and in place before any work commences.

17 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 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
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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 policies QE SP1 and QE DM4.This is required to be a pre-commencement condition
because these details have to be agreed and in place before any work commences.

INFORMATIVE: Under Section 23 of the Land Drainage Act 1991 Land Drainage Consent must be sought
from the Lead Local Flood Authority (West Sussex County Council), or its agent (Arun District Council
land.drainage@arun.gov.uk), prior to starting any works (temporary or permanent) that affect the flow of
water in an ordinary watercourse.  Such works may include culverting, channel diversion, discharge of flows,
connections, headwalls and the installation of trash screens.
The development layout must take account of any existing watercourses (open or culverted) to ensure that
future access for maintenance is not restricted. No development is permitted within 3m of the bank of an
ordinary watercourse, or 3m of a culverted ordinary watercourse.
.
INFORMATIVE:The applicant is required to obtain all appropriate consents from West Sussex County
Council, as Highway Authority, to cover the off-site highway works (give way lining of existing access). The
applicant is requested to contact the Area Highway Manager (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.
INFORMATIVE: Given the proximity to the railway line you are  advised to contact Network Rail strongly
recommends the developer contacts AssetProtectionLondonSouthEast@networkrail.co.uk prior to any works
commencing on site, and also to agree an Asset Protection Agreement with us to enable approval of detailed
works. More information can also be obtained from our website https://www.networkrail.co.uk/running-
therailway/
looking-after-the-railway/asset-protection-and-optimisation/.
As well as contacting the Asset Protection Team the developer must ensure that their proposal, both during
construction and after completion of works on site, does not:
· encroach onto Network Rail land
· affect the safety, operation or integrity of the company's railway and its infrastructure
· undermine its support zone
· damage the company's infrastructure
· place additional load on cuttings
· adversely affect any railway land or structure
· over-sail or encroach upon the air-space of any Network Rail land
· cause to obstruct or interfere with any works or proposed works or Network Rail development both now and
in the future

Drainage
Run-off from the proposed polytunnels must not be discharged onto Network Rail's property or into Network
Rail's culverts or drains except by agreement with Network Rail. Suitable drainage or other works must be
provided and maintained by the Developer to prevent surface water flows or run-off onto Network Rail's
property. Proper provision must be made to accept and continue drainage discharging from Network Rail's
property; full details to be submitted for approval to the Network Rail Asset Protection Engineer. Suitable foul
drainage must be provided separate from Network Rail's existing drainage. Soakaways, as a means of
storm/surface water disposal must not be constructed near/within 10 - 20 metres of Network Rail's boundary
or at any point which could adversely affect the stability of Network Rail's property. After the completion and
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occupation of the development, any new or exacerbated problems attributable to the new development shall
be investigated and remedied at the applicants' expense.

Future maintenance
The development must ensure any future maintenance can be conducted solely on the applicant's land. The
applicant must ensure that any construction and any subsequent maintenance can be carried out to any
proposed buildings or structures without adversely affecting the safety of, or encroaching upon Network
Rail's adjacent land and air-space, and therefore all/any building should be situated at least 2 metres (3m for
overhead lines and third rail) from Network Rail's boundary. The reason for the 2m (3m for overhead lines
and third rail) stand off requirement is to allow for construction and future maintenance of a building and
without requirement for access to the operational railway environment which may not necessarily be granted
or if granted subject to railway site safety requirements and special provisions with all associated railway
costs charged to the applicant. Any less than 2m (3m for overhead lines and third rail) and there is a strong
possibility that the applicant (and any future resident) will need to utilise Network Rail land and air-space to
facilitate works. The applicant / resident would need to receive approval for such works from the Network Rail
Asset Protection Engineer,
the applicant / resident would need to submit the request at least 20 weeks before any works were due to
commence
on site and they would be liable for all costs (e.g. all possession costs, all site safety costs, all asset
protection
presence costs). However, Network Rail is not required to grant permission for any third party access to its
land. No
structure/building should be built hard-against Network Rail's boundary as in this case there is an even
higher probability of access to Network Rail land being required to undertake any construction / maintenance
works.
Equally any structure/building erected hard against the boundary with Network Rail will impact adversely
upon our maintenance teams' ability to maintain our boundary fencing and boundary treatments.
INFORMATIVE:  Prior to start on site a badger survey should be undertaken to ensure badgers are not using
the site. If a badger sett is found onsite, Natural England should be consulted and a mitigation strategy
produced.
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.
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.

Neil Crowther
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IT IS IMPORTANT THAT YOU READ THE NOTES ATTACHED TO THIS DOCUMENT

Group Head of Planning

Case Officer:

Decision Issued:

Mrs A Gardner

29th January 2021

Arun District Council
The Arun Civic Centre
Maltravers Road
Littlehampton
West Sussex  BN17 5LF
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APPEALS TO THE SECRETARY OF STATE
 
If you are aggrieved by the decision of your local planning authority to refuse permission for the proposed
development or to grant it subject to conditions, then you can appeal to the Secretary of State under section
78 of the Town and Country Planning Act 1990.
 
If this is a decision on a planning application relating to the same or substantially the same land and
development as is already the subject of an enforcement notice, and you want to appeal against this planning
application decision, then you must do so within 28 days of the date of this notice.
 
If an enforcement notice is served relating to the same or substantially the same land and development as in
your application and you want to appeal against this planning application decision, then you must do so within
28 days of the date of service of the enforcement notice, or within 6 months of the date of this notice,
whichever period expires earlier.
 
Otherwise, if you want to appeal against this decision then you must do so within 6 months of the date of this
notice.
 
Appeals must be  using a form which you can get from the Secretary of State at Temple Quay House, 2 The
S q u a r e ,  T e m p l e  Q u a y ,  B r i s t o l  B S 1  6 P N  ( T e l :  0 3 0 3  4 4 4  5 0 0 0 )  o r  o n l i n e  a t
http://acp.planninginspectorate.gov.uk
 
The Secretary of State can allow a longer period for giving notice of an appeal but will not normally be
prepared to use this power unless there are special circumstances which excuse the delay in giving notice of
appeal.
 
The Secretary of State need not consider an appeal if it seems to the Secretary of State that the local
planning authority could not have granted planning permission for the proposed development or could not
have granted it without the conditions they imposed, having regard to the statutory requirements, to the
provisions of any development order and to any directions given under a development order.
 
If you intend to submit an appeal that you would like examined by inquiry then you must send notice to the
Local Planning Authority and Planning Inspectorate(inquiryappeals@planninginspectorate.gov.uk) at least 10
days before submitting the appeal. Further details can be found at  www.GOV.uk 
 
PURCHASE NOTICES
 
If either the local planning authority or the Secretary of State refused permission to develop land or grants it
subject to conditions, the owner may claim that he can neither put the land to a reasonably beneficial use in
its existing state nor render the land capable of a reasonably beneficial use by the carrying out of any
development which has been or would be permitted.
 
In these circumstances, the owner may serve a purchase notice on the Council (that is, where the land is
situated in a National Park, the National Park authority for the Park, or in any other case the district council in
whose area the land is situated).  This notice will require the Council to purchase the owner's interest in the
land in accordance with the provisions of Chapter 1 of Part VI of the Town & Country Planning Act 1990.
 
Please note that this decision notice only relates to matters under the Planning Acts and does not give
consent under any other legislation that may apply to the development.  You will need to carry out your own
checks to determine whether any other consents or permissions are required.  For example, the Building
Regulations are likely to apply to most developments, and a Highways Licence may be required from West
Sussex County Council for any development within the public highway (including the placing of skips on
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highway land).
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