SPECIAL DEVELOPMENT CONTROL
COMMITTEE

14 NOVEMBER 2018

OFFICER REPORT UPDATES




REPORT UPDATE

Application no: Y/44/17/0QUT

Page no: )
Location: Land at Stakers Farm North End Road Yapton
Description: Outline Planning Application for 70 No. residential dwellings including 30%

affordable, public open space & associated landscaping. All matters to be
reserved apart from Access . This application is a Departure from the
Development plan. This application affects the character & appearance of
Main Road/Church Road Yapton Conservation Area & the setting of Listed
Buildings

UPDATE DETAILS

Reason for Update/Changes:
UPDATE ON THE SECTION 106-

The Section 106 is yet to be signed but our solicitor has advised that the Agreement has been
agreed by all parties and will be signed today by both Arun DC and the applicants. It will then be
sent to West Sussex County Council for them to sign and return. All being well, it will be fully
signed and formally completed on Friday. The recommendation before you is to approve subject
to competition of the Section 106 Agreement after the Meeting.

REPORT CHANGES-

(1) The first page of this report refers to the text having been amended to reflect representations
received since the April Committee Meeting including the withdrawal of the Yapton Parish Council
objection. This should instead say the "conditional withdrawal of the Yapton Parish Council
objection".

(2) The section of the report which responds to the Consultation Responses, in particular that of
Southern Water refers to a new Infrastructure Charging Regime coming into force on the 1st of
April 2018. This is now in force and as such Southern Water are unable to now refuse
connections to the foul system and will receive a per plot payment from the applicant to fund
network improvements.

FURTHER OBJECTIONS-
One late letter of objection from an interested third party which raises the following concerns:

- The report was not published 5 working days before the Meeting;

- It is not clear whether the report's inclusion within the agenda is in accordance with the Council's
constitution;

- The report's late appearance is prejudicial to the interests of interested parties and the
Committee members themselves;

- The report misrepresents the further response of Yapton Parish Council as it is clear that none of
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the conditions to which their withdrawal was subject to can or will be met;

- The report is contrary to the law in terms of Section 38 (6) and the Planning services Code of
Conduct as it recommends approval when there are clear conflicts with relevant development plan
policies;

- The suggested Section 106 is unlawful and the suggested pre-commencement conditions are
also unenforceable & unlawful;

- Any decision by the Committee would be unlawful and may lead to a Judicial Review

- The application is already 14 months old so a further delay should not be an issue:

OTHER MATTERS-

Members may wish to note that a new outline planning application was submitted on Monday 12th
November concerning the adjacent land to the north of the Yapton C of E Primary School which
forms part of the neighbourhood plan residential allocation.

Officers Comment:

In response to the objections of the interested third party, the report was published on the website
on Wednesday 7th November i.e. one week ago. Members should also note that this application
has previously been before the Committee in April 2018 at which time there were full public
speaking rights. In accordance with the Councils Constitution, there are no public speaking rights
on applications that are being reconsidered. There are no other comments in respect of the points
raised above and as such , there are no proposed changes to the recommendation, conditions or
reasons.
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REPORT UPDATE

Application no: A/51/18/PL

Page no: et |
Location: Pound Place Roundstone Lane Angmering
Description: Demolition of existing dwelling & erection of a 64 bedroom care home (C2

Residential Institution) with car park, landscaped gardens & access from
Roundstone Lane. This application is a Departure from the Development
Plan.

UPDATE DETAILS

Reason for Update/Changes:
Reason for Refusal no 3 has been amended to refer to policy AH SP2 .
The Landscape Officer's and Tree Officer's comments have been received and state:

No Objection: There would be no requirement for play or play area contribution. However greening
to soften the development would be required. The Supplementary Planning Guidance states that
for developments aimed at non-family dwellings, there will be the requirement for other forms of
open space more appropriate to the needs of the residents. These areas need to be attractive,
accessible and appropriately designed.

Whilst there has been a landscape plan produced Landscape Proposals Dwg no 101G is an
indicative layout which we would require to be submitted in detailed plan form listing species
choice with specific quantities of each, with planting densities and size at time of planting.
Planting beds and specimen shrubs have been indicated which will give an element of greening,
these will need to be confirmed in order for the full picture to be seen and screening trees to be
incorporated as appropriate in consideration of the surrounding properties. The communal
courtyard patio should be stimulating and attractive particularly important for residents who may
potentially be confined to these areas, the stimulation of what's outside should not be
underestimated in providing a valuable and pleasant place to live. The indicative scheme appears
suitable for use and location and should be conditioned. A detailed plan will be required to take
account of the existing preserved trees on the site and their replacement.

The comments of the Council's Affordable Housing Manager have been received and state:

Objection - The Council aims to ensure that 30% affordable housing is achieved on all new
residential developments in the District where more than 11 units are proposed such as on this
site. The applicants are not proposing any dwellings for affordable housing which does not meet
this specific policy requirement. The Policy requires a tenure split of 75% rented and 25%
intermediate housing.

Housing Need.

There is high demand for affordable housing throughout the Arun District for both rent and low cost
home ownership. As at November 2018 there were 890 households in housing need on the
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Council's housing register.

All of the necessary affordable housing requirements would need to be included in S106 planning
obligation not secured by planning condition.

To meet the requirements of the council's Affordable Housing policy the applicants will need to
either provide;

a) 30% (19 units) of affordable housing on-site as part of the development with the tenure as
above;

b) Provide 19 units for affordable housing elsewhere in the district as part of a bespoke
application;

c) Agree a Planning Obligation set out in the S106 Agreement to pay a commuted sum of
£1,520,000 (19 x £80,000) on commencement of the development in lieu of providing on-site
affordable housing.

A Councillor Briefing Note has been received from the agent advising that the application is for a
very high-quality care home and is supported by the Parish Council and neighbours.
Benefits of the proposals:

- A community-centred, inclusive nursing and dementia facility.

- Award winning, care-focussed owner/operator.

- Providing choice for local elderly people and their families.

- High quality architecture, materials, and build.

- Outstanding landscaping and gardens.

- New native tree and shrub planting.

- Appropriate removal of non-native, invasive Leylandii.

- Many job opportunities at all levels.

- Boost to the local economy with direct and indirect job creation and local spend.

- On site facilities, which can benefit the local community.

- The site is near the village centre and on a bus route.

The following comment was made to the planning officer from Angmering Parish Council
"Angmering Parish Council support application A/51/18/PL as per the revised plans submitted.
The development is considered a good use of the land in question with the building form
appropriate to the environment which along with provision of employment is in accordance with the
Angmering Neighbourhood Plan"

Addressing the issues:

A public consultation event and feedback from the Parish Council flagged up some concerns on
the original application. The revised plans address all the concerns and now have the full backing
of the parish council, who state that the revised plans accord with their Neighbourhood Plan.

The revised plans represent the following:

- A reduction in height, bulk, and scale.

- A reduction in number of bedrooms.

- Ability for residents to consult Doctors on site.

- No reduction in onsite facilities.
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- Increased amount high quality on-site open space for the care home residents.

- A visually attractive and acceptable design.

- A positive impact on the street screen.

- Removal of non-native Leylandii, where appropriate.

- Extensive new landscaping.

- A discretely located building with ample parking.

- Acceptable relationships with neighbouring residential gardens and houses.

- A safe, secure, and caring home and gardens for the most vulnerable in our society.

Viability: The viability report was submitted to the Council in April 2018. The planning department
sent the viability report to the District Valuer in September 2018. Due to this delay, and through no
fault of the applicant, there has been insufficient time for proper discussions. Therefore, we
respectfully request that should you be minded to grant permission, agreement on the viability and
Section 106 should be conditioned, or delegate approval to allow discussions to be completed.

The Agents have also submitted a Commentary on the Development Control Committee Report
which states:

Introduction - A number of issues are raised in the planning officer's report. These confirm that the
scheme is acceptable in respect of a number of issues whilst also highlighting a small number of
objections. This note sets out why the scheme is acceptable in respect of the points raised in the
officer's report.

Principle of Development - The planning officer's report acknowledges that the site lies within the
defined built up area within which the principle of residential development is accepted. It is also
noted that outline planning permission for 18 residential properties has also been granted on the
site. This proposes residential development across the entire length of the site including up to the
eastern boundary.

Visual Amenity and Design - The officers confirm that the mainly 2 storey care home with an upper
second floor contained within the roof is similar to neighbouring buildings and is considered
acceptable in terms of height. It is also accepted that the appearance of the elevations in detail
design terms is appropriate. Moreover, the officers note that the use of different materials helps in
visually splitting the building into sections. Accordingly, the proposed height and design of the care
home is acceptable.

Residential Amenity - The officers confirm that the proposal by reason of the sensitive location of
the care home and its positioning of windows ensures that sufficient distance between the
development and site boundaries has been achieved to prevent any material adverse overbearing
effects or overlooking to neighbouring properties. Accordingly, the officers confirm that the
proposal is acceptable in respect of residential amenity considerations.

Impact on the Character of the Area - Roundstone Lane

The site is characterised by strong landscape containment. This includes along Roundstone Lane
which in part contributes to its soft landscaped character. There should be no objection to the
building being set back from the lane with the successful retention of existing frontage trees. The
officers accept that "the retained and proposed vegetation on the western boundary will maintain
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and enhance the existing tree lined and vegetated nature of Roundstone Lane". In this regard
there should be no objection to the car park at the front. This will not be clearly seen from
Roundstone lane. Furthermore the car parking area will be split by a belt of new planting with an
area for landscaping to the front to soften its appearance. The suggestion that the car park will
provide a hard site frontage is therefore misleading. In light of this and given there are no
objections to the height and detailed design of the building there should be no reason why the
proposal is not therefore acceptable in respect of the character of the area with an open frontage
to Roundstone lane.

Development at the Eastern end of the site - The officers object to the proposal extending beyond
the eastern limit of developments that lie to the north and south. Three points arise in this matter.

Existing Site plan - Firstly, with reference to the existing ordinance survey plan above, the existing
house on the site lies beyond the eastern limit of development to the north.

Proposed site Layout Plan - Secondly, with reference to the proposed site layout plan above, the
proposal extends a similar distance to the east by comparison to development in Brougham Grove
to the south.

Approved 18 unit application site layout plan - Thirdly, with reference to the approved outline
layout plan, condition 3 to this permission suggests that the development should be carried out in
accordance with this plan. It is clear that this approval shows the location of houses close to the
eastern boundary and beyond that proposed in this application and beyond developments to the
north and south. Accordingly, there should be no objection to the proposed location of the care
home in the centre/rear part of the site.

Furthermore, the existing private house and its associated private garden together with the most
recent planning approval on the site clearly establishes the principle of development at the rear of
the site and the abandonment of an area of larger open space on the eastern half of this site. That
said, the proposal does include open-space proposals at the eastern end of the site which,
spatially, relate to the areas of open space to the north, east and south. This will be an
improvement by comparison to the approved 18 unit residential scheme which included a terrace
of four properties and a detached unit at the far eastern end of the site where open space is now
proposed as part of the care home scheme.

The proposal has acceptable relationships to residential properties to the north and south, and the
building will also sit in a wider area of open space to the north, east and south east. In this regard
the proposal, which the officers confirm is acceptable in height and design terms, should not give
rise to any harm to the character of the surrounding area.

Pedestrian and Vehicular Links - The site represents a standalone plot which with existing strong
landscape boundaries has no visual or physical connection to the neighbouring estate
development to the north, south and east. The existing pedestrian and vehicular links around the
site provide convenient access is to the north and south as well as east-west routes. As a resulit,
there is now no need for additional pedestrian/vehicular links through the application site. These
would only duplicate existing routes.

Density - In respect of density considerations, it is misleading to compare a 64 bedroom care
home proposal where each bedroom is compared with a house on the neighbouring residential
estate development. Furthermore, if the proposal is acceptable in respect of height, design,
relationships with neighbouring residential properties, trees, drainage/flooding, ecology
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/biodiversity and car parking provision, then there should be no issue with the resulting numerical
density calculation. Furthermore, the level and nature of open space provided within the scheme is
designed to meet the particular needs of the elderly residents. This too is different to the open
space requirements associated with more conventional residential estate development.

On-Site Amenity Space - In respect of on-site open space, Halimark, the applicant, prides itself
with bespoke, high quality landscaped open spaces that meet the needs of the residents as well
as providing attractive immediate settings to the care home. The level, location and form of open
spaces around the proposed care home are sufficient to meet the needs of the elderly residents
and are indeed generous compared to many other care home proposals, as evidenced by
Hallmark's own density comparisons submitted as part of the application.

Viability Considerations - The applicant submitted a viability assessment on 23rd April 2018. The
applicant has been open to discuss and agree the findings of this assessment for the last 5
months. The assessment establishes the levels of appropriate contributions. In these terms, and
subject to the completion of viability negotiations, the proposal is consistent with policy INF SP1 in
respect of affordable housing provision, infrastructure and additional healthcare facility
contributions. It is premature for the officer's report to refer to an absence of a s106 agreement
when the applicant remains open to discuss the findings of the viability assessment. To date there
have been no approaches to the applicant's viability consultant to engage in any such
negotiations. The Council sent the Viability Statement to their appointed surveyor on the 20th
September 2018.

Benefits /Conclusions

The application provides a care home facility that not only meets important needs but provides an
important local community facility for the local populous as well as a genuine employment
generating use. Collectively, the proposal delivers a significant number of benefits to the local area
without any harm to any planning consideration.

To conclude, the proposal has many benefits, as recognised by officers, and for the reasons set
out above does not result in any unacceptable harm to the visual amenity of the locality by reason
of the proposed layout of the site, the footprint and site coverage of the care home and its
associated car park and onsite open space.

The proposal, as accepted by officers, retains and enhances the landscape setting to Roundstone
Lane, does not result in any unacceptable relationships with the adjoining open space to the rear,
comparing favourably with previous approved schemes, whilst the lack of any linkages with
developments to the north and south of the site does not give rise to any harm owing to existing
linkages already now provided.

For all these reasons the application scheme has significant merits and should be approved

Officer comment

It is acknowledged that the existing dwelling is set back from the site frontage, but the area in front
of it is landscaped and it is not dominated by car parking.

There is a need for the scheme to be integrated with other surrounding developments and
permeable by using linked footpaths through the development to the adjoining developments and
the open space in line with the agreed Masterplan.

The density calculations have been used to demonstrate that the proposal is high density and an
over development of the site. The proposal should incorporate sufficient space around the
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development to ensure it is in keeping with its setting. The amount of external space not used for
car parking is limited and indicative of an overdevelopment of the site.

The findings of the viability assessment are set out below. The lack of contributions is only one of
a number of recommended reasons for refusal. At the time of making the decision there is no
Agreement relating to contributions. If an Agreement is subsequently provided this reason for
refusal would then be withdrawn and not defended at appeal.

Viability - The Viability Report from Dixon Searle has been received. This provides an
independent check of, and opinion on, the planning applicant's viability information. It is noted that
since the original application was submitted and the Financial Viability Statement was carried out,
the applicant has amended the application and reduced the number of bed spaces from 71 to 64.
No updated financial viability statement, or updated costings regarding construction of the
scheme, have been provided therefore they assessed the FVS as submitted, on the basis of a 71
bed space care home. It is unlikely that the recent changes would lead to improved viability.

Dixon Searle were broadly in agreement with the methodology and the assumptions used by the
agent in their viability statement. The conclusion in the agent's viability statement was that the
development is only able to sustain a planning obligation payment of £12,350.

Dixon Searle agreed that the scheme will not support a policy compliant level of affordable
housing. This is in line with their experience deriving from analysis of similar schemes and from
CIL viability assessment work, which is that development genuinely falling within Use Class C2
usually has a different viability profile to that associated with C3, owing primarily to the increased
development costs overall, and those not being balanced out sufficiently by the values side in
many cases. The main point of contention is the use of an Alternative Use Value to arrive at the
Benchmark Land Value, which is based on a previous outline permission issued in 2015 for a
residential development in the garden of the existing house, and retaining the existing house. The
applicant has used a general figure for land value. Using a different methodology Dixon Searle
considered that the Council should be able to seek an additional £128,300 in financial contribution
- thus a total of £140,650.

Given this identified scheme viability, which is less than the total of the contributions identified for
infrastructure, NHS and affordable housing, discussions will need to take place at a later stage to
determine how financial contributions would be divided.

The Council has sought Counsel's opinion on paragraph 64 of the National Planning Policy
Framework with regard to contributions towards affordable housing.

Paragraph 64 states:

Where major development involving the provision of housing is proposed, planning policies and
decisions should expect at least 10% of the homes to be available for affordable home
ownership29, unless this would exceed the level of affordable housing required in the area, or
significantly prejudice the ability to meet the identified affordable housing needs of specific groups.
Exemptions to this 10% requirement should also be made where the site or proposed
development:

a) provides solely for Build to Rent homes;

b) provides specialist accommodation for a group of people with specific needs (such as purpose-
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built accommodation for the elderly or students);
c) is proposed to be developed by people who wish to build or commission their own homes; or
d) is exclusively for affordable housing, an entry-level exception site or a rural exception site

A recent legal blog suggests that para 64 only refers to the 10% which should otherwise be a form
of home ownership rather than the affordable element as a whole.

These exemptions largely relate to housing models or sectors of the market where allowing people
to buy or acquire their homes at a discounted or reduced rate would make no sense - such as
Build to Rent or Student Accommodation schemes, where the whole point is that the entire
scheme is operated on a rental model.

Counsel's view is that NPPF 64 clearly relates only to the expectation that 10% of homes within
major developments should be available for affordable home ownership. It does not relate to the
general requirement for an Affordable Housing Contribution to be made. Therefore, the reasons
for refusal from the affordable housing officer remain.

The changes to recommendation, conditions and/or reasons are attached on the amended
replacement recommendation sheet.
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ANGMERING A/51/18/PL

Demolition of existing dwelling & erection of a 64 Pound Place
bedroom care home (C2 Residential Institution) with car Roundstone Lane
park, landscaped gardens & access from Roundstone Angmering

Lane. This application is a Departure from the

Development Plan.

RECOMMENDATION

R - Refuse

1 The layout, excessive scale, footprint and site coverage and consequent lack of open space result in
an unacceptable overdevelopment of the site which is harmful to the visual amenities of the locality
and detracts from the character of the area in conflict with policies D SP1 and D DM1 of the Arun
Local Plan and policies HD5, HD6 and HD7 of the Angmering Neighbourhood Plan.

2 By virtue of its siting on the site with the significant set back from the Roundstone Lane frontage,
excessive site coverage, unacceptable relationship with the adjoining open space and lack of
linkages with development to the north and south of the site, the proposal is not in keeping with the
character and appearance of the area. The proposals will significantly detract from the character of
the area in conflict with policies D SP1, D DM1, T DM1, T SP1 and ENV DMS5 of Arun Local Plan and
TM1 of Angmering Neighbourhood Plan.

3 The proposed development fails to make an adequate contribution towards affordable housing
provision, infrastructure and additional health care facilities and would therefore be contrary to
policies AH SP2 and INF SP1 of the Arun Local Plan.

4 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 identifying matters of concern with the proposal and
discussing those with the Applicant. However, the issues are so fundamental to the proposal that it
has not been possible to negotiate a satisfactory way forward and due to the harm which has been
clearly identified within the reasons for the refusal, approval has not been possible.
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REPORT UPDATE

Application no: A/99/17/0UT

Page no: ¢SS
Location: Land South of Water Lane Angmering
Description: Outline application with some matters reserved (Access only) for development

up to 175 No. residential dwellings, public open space, play areas with
associated infrastructure including roads, drainage & landscaping. This
application affects the character & appearance of Angmering Conservation
Area & the setting of Listed Buildings.

UPDATE DETAILS

Reason for Update/Changes:

Proposed amendments to the Section 106 Table attached to the Committee report:

"Green Infrastructure" - the applicant claims that there are health and safety reasons for the
provision that the Green Infrastructure space should be laid out "prior to the occupation of the 50th
dwelling" rather than the 150th dwelling.

"Sport and Leisure" - the applicant wishes to vary the triggers from 25 dwellings to 50 dwellings for
the Palmer Road contributions for the 3G pitch surface and base layer and to improve the quality
of the existing sports pitches, to be consistent with the triggers for the MUGA, BMX, Skateboard
contributions and open space contributions.

Officers Comment:

The applicant's request to vary the triggers for Green Infrastructure and the Palmer Road

contributions to the 50th dwelling is acceptable as it would ensure consistency in delivery of green
infrastructure and the sports pitches. The draft S106 Agreement has been amended accordingly.

In terms of affordable housing, the applicant has requested the split of 75% rented and 25%
intermediate housing to be changed to 50% rented and 50% intermediate housing.

Officer's Comment:

The ADC Housing Officer has agreed that the proposed 50:50 tenure split for rented and

intermediate housing is acceptable and for the draft S106 Agreement to be amended accordingly.

WSCC, acting as the Lead Local Flood Authority, has submitted a letter requesting a developer
contribution of £13,650 towards the Angmering Flood Risk Management Project to deliver
sustainable water management for the Black Ditch catchment through Angmering.

Officer's Comment:
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The LPA considers the request from WSCC, acting as the Lead Local Flood Authority, for a
developer contribution towards the Angmering Flood Risk Management Project to be CIL
compliant as it complies with the tests in Regulation 122 of the CIL regulations. The applicant has
agreed with this request and asked for the project to be added to the draft Section 106 Agreement.
The draft S106 Agreement has been amended accordingly.

Concerns have been raised about the existing safe routes to school in Angmering; and about
access to the site by the emergency services via the emergency accesses on Weavers Hill and
High Street.

Officer's Comment:

The LPA, working with the Local Highway Authority, has reviewed the safe routes to school in
Angmering and assessed potential new routes. It is not considered necessary for the applicant to
provide any further safe routes to school as part of this proposed development. North of the
application site, there is a requirement in the draft Section 106 Agreement for the applicant to
provide a 3.0 metre wide shared use footway/cycleway onto Water Lane, once the land North of
Water Lane site has commenced. Provision to the east along Water Lane and West via a
proposed development access would be secured through the delivery of outline planning
application (A/40/18/0OUT) - Land North of Water Lane. West of the application site, the site
provides crossing facilities at Weavers Hill to enable pedestrians to cross into Cumberland Drive.
Highfield Close has a footway on the northern side of the carriageway and steps provided into the
private road of Hillside Crescent. Hillside Crescent has low vehicle flows and as the road is
private, even if it were deemed a necessity, it would not be possible to request that the applicant
upgrades it. Honey Lane has low vehicle flows and again it is a private road but with an existing
pavement. South of the application site, improvements to High Street are proposed as part of the
Manor Nursery outline planning permission; until such a time the development is commenced,
vehicle flows along this section of the High Street would not require the provision of a formal
pedestrian provision. Pedestrian provision is provided the length of Roundstone Lane, Cow Lane
and the internal network of the Roundstone Lane developments (i.e. Swanbourne Park and
Cresswell Park) also provide alternative southbound provision. It is acknowledged that pedestrians
would be required to cross into Weavers Ring to utilise the footpath to avoid walking in
Roundstone Lane for a short section, however, this is an existing constraint and would be
addressed by the implementation of residential development on the Manor Nursery site, or as
advised above alternative routes are available.

The LPA is recommending an additional condition regarding the emergency accesses to the site
from Weavers Hill and High Street. The condition is set out below:

"Emergency Access

No part of the development shall be first occupied until the emergency vehicular accesses onto
Weavers Hill and High Street have been constructed in accordance with the approved plans. The
accesses onto Weavers Hill and High Street once constructed shall thereafter be used by
emergency vehicles, pedestrians, and cyclists only.

Reason: To ensure that the emergency accesses are suitable for their intended purpose, in
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accordance with Policy T SP1 of the Arun Local Plan."

A late letter has been received from a local resident raising concerns about the increased risk of
flooding.

Officer's Comment:

The issue of flooding has been addressed in the Committee report.

Note: The amended Section 106 Agreement Table is appended to this update sheet.
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REPORT UPDATE

Application no: BR/93/18/PL

Page no: 142
Location: Clubhouse & Grounds Hampshire Avenue Bognor Regis
Description: Single storey pitch roof side extension, flat roof rear extension with

replacement of existing garage with 2 No. metal storage containers on a
concrete slab with access ramps.

UPDATE DETAILS

Reason for Update/Changes:
Officers Comment:

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

Since the Committee report was compiled the Council's Tree and Landscape Officer has
commented on this application. In the event of insufficient information they would have to object to
this application as there are significant trees both on and off the site which may be adversely
affected by the proposals. However they consider that this development proposal is achievable but
further work is required to come up with a plan and method statement that ensures adequate
protection and respect for trees of significant value. They also consider that:

There are significant trees both on and off this site which may be adversely affected by the
proposals, yet there is no arboricultural information submitted with the application - a requirement
of BS5837:2012. As such, were this application to now proceed, we will not have sufficient
information to guarantee such trees would be adequately respected and protected.

There is a cluster of trees at the site entrance which have important screening value and visual
amenity. Although none are of special merit as individuals, they are a cohesive group with some
landscape value and should be protected throughout any development of the site. This should be
easy to achieve as much of their RPA is under established hard-standing which would remain
undisturbed and remaining aspects given over to grass verge can easily be 'fenced off without
complicating any site work. Some facilitation pruning of overhanging branches may be required to
allow uninhibited delivery of materials to site and this should also be specified in a formal report.

and they recommend that:

The applicants will need to employ the services of an Arboricultural Consultant to carry out a tree
survey exercise and then prepare an Arboricultural Implications Assessment (AlA) which must be
inclusive of; a 'Tree Survey Schedule', a 'Root Protection Area (RPA) Schedule' and a 'Tree

Protection Plan’ - with the trees accurately plotted on same.

In the event that a RPA of any tree which is proposed for retention overlaps the development then

;29



BS5837:2012 requires that the Detailed Planning Application is accompanied by an Arboricultural
Method Statement (AMS) to describe and illustrate the mitigation measures which are to be
employed to ensure that the trees survive without detriment to their vigour and vitality and are
given adequate protection both above and below ground.

Officers consider, as the Council's Landscape and Tree Officers states that the proposal is
achievable following further work, the imposition of an appropriate condition recommending the
aforementioned further details be provided prior to the commencement of works is appropriate.

Previous condition nhumber 3 has been replaced:
Previous Condition:

Tree protection must be in place during construction for any trees whose root protection areas fall
within the construction zone. This should be in accordance with BS 5837:20012 'Trees in relation
to construction' Any tree works/removal must be in consultation with Arun District Councils Tree
Officer.'

Reason: In order to ensure the protection of nearby trees in accordance with policy ENV DM4 of
the Arun Local Plan.

Current Condition:

Prior to the commencement of works, relating to the extensions to the clubhouse hereby granted,
the applicant is required to carry out a tree survey exercise and then prepare an Arboricultural
Implications Assesment which must be inclusive of a Tree Survey Schedule, a Root Protection
Area (RPA) Schedule and a Tree Protection Plan, which shall be submitted to and agreed in
writing by the Local Planning Authority

In the event that a RPA of any tree which is proposed for retention overlaps the development an
Arboricultural Method Statement (AMS) is carried out in accordance with BS5837:2012, prior to

the commencement of works relating to the extensions to the clubhouse hereby granted, which

shall be submitted to and agreed in writing by the Local Planning Authority.
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REPORT UPDATE

Application no: BR/141/18/PL

Page no: 150

Location: 26 Nyewood Lane Bognor Regis

Description: Change of use from dwelling (C3 Dwelling House) to 8 bed HMO (Sui
Generis).

UPDATE DETAILS

Reason for Update/Changes:

One additional letter of representation from a local resident commenting that:

- There is a mountain of cardboard in the skip outside and this suggests that refurbishment
progress is well underway;

- The applicant knows the scheme will be approved or holds nothing but contempt for Arun's
planning process as the committee has yet to formally decide on the proposal; and

- Is there a way of finding out if the applicant has orchestrated the result?

Officers Comment:

Planning permission is not required for internal works and in this case, provided that the change of
use does not actually occur without there being a planning permission in place, there will be no

breach of development control.

There are no changes to the recommendation, conditions or reasons.
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REPORT UPDATE

Application no:  CM/16/18/PL

Page no: 161
Location: Land to the rear of Bairds Farm Shop Crookthorne Lane Climping
Description: Development of a 64-bed Specialist Dementia Care Centre together with

access, parking & landscaping (Use Class C2). This application is a
Departure from the Development Plan & affects the setting of a Listed
Building.

UPDATE DETAILS

Reason for Update/Changes:
Comment in relation to reason for refusal no. 4. The applicants contend that this reason for refusal
should not refer to the need to provide an affordable housing contribution.

The Council has sought Counsel's opinion on paragraph 64 of the National Planning Policy
Framework with regard to contributions towards affordable housing.

Paragraph 64 states:

Where major development involving the provision of housing is proposed, planning policies and
decisions should expect at least 10% of the homes to be available for affordable home
ownership29, unless this would exceed the level of affordable housing required in the area, or
significantly prejudice the ability to meet the identified affordable housing needs of specific groups.
Exemptions to this 10% requirement should also be made where the site or proposed
development:

a) provides solely for Build to Rent homes;

b) provides specialist accommodation for a group of people with specific needs (such as purpose-
built accommodation for the elderly or students);

c) is proposed to be developed by people who wish to build or commission their own homes; or
d) is exclusively for affordable housing, an entry-level exception site or a rural exception site

A recent legal blog suggests that para 64 only refers to the 10% which should otherwise be a form
of home ownership rather than the affordable element as a whole.

These exemptions largely relate to housing models or sectors of the market where allowing people
to buy or acquire their homes at a discounted or reduced rate would make no sense - such as
Build to Rent or Student Accommodation schemes, where the whole point is that the entire
scheme is operated on a rental model.

Therefore, the reasons for refusal from the affordable housing officer remain. Counsel have
advised that NPPF 64 clearly relates only to the expectation that 10% of homes within major
developments should be available for affordable home ownership. It does not relate to the general
requirement for an Affordable Housing Contribution to be made.

Officers Comment:
Reason for refusal number 4 remains as recommended.
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