
 
REF NO: AB/8/24/HH
LOCATION: 54 Torton Hill Road

Arundel
PROPOSAL: Raised terrace to rear of property.

SITE VISIT:

This application was deferred at the 20 March meeting to allow Members to undertake a site visit to
consider the application. At the request of the Committee, this was attended by the Council's Principal
Drainage Engineer, Paul Cann to advise on drainage issues.

The site visit was undertaken on 26 March and was attended by the following Members:

Cllr Hamilton
Cllr Kelly
Cllr Lury
Cllr McDougall
Cllr Wallsgrove

Members carried out a full inspection of the site and this included the rear of the garden. It was
concluded that water was coming out of the ground in the site and slowly flowing down the hill towards
nos. 56 & 58.

Members raised/highlighted the following concerns:

- Drainage/Flooding; and
- Overlooking of the neighbouring gardens (56/58) from the proposed terrace.

Members unanimously requested the applicant amend the plans to (1) extend the balcony screen at a
right angle along the long edge of the terrace (adjacent to  56) until it is line with the edge of the existing
double door (a distance of around 1.7m); and (2) accept a standard pre-commencement drainage
condition.

The applicant has been requested to agree to the amendment and the condition. The outcome of these
discussions will be reported to Committee by way of a report update.

OTHER MATTERS

Following the conclusion of the site visit, the case officer and drainage engineer visited the neighbour's
property, and the engineer undertook further investigations in the office. From this it is clear that there
are two issues, which are contributing to a waterlogged garden at nos. 56/58:

(1) Groundwater springs exist along the rear boundary fence between 54 and 16 Steward Rise. Flowing
water was observed in natural and formalised channels and flows downhill towards no.56/58 and others.
No doubt the springs emanate from further up the hill but become visible at this location. Historic maps
indicate the possible presence of a small pond (and possible ditches) at this location, confirming that
groundwater and potentially pluvial run-off was evident here. This is an historical issue, and little can be
done about it. There is no evidence that this is affected by the extensions or would be affected by the
proposed terrace.
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(2) The objector stipulated the upper section of their garden, in the vicinity of the new soakaway
becomes waterlogged when it rains, and this issue started following the installation of the surface water
drainage for the extension. This could suggest the soakaway design could be the issue, or it has not
constructed in accordance with the plans. The soakaway agreed with Building Control was a shallow
crate design comprising of 34 crates in a single layer with a capacity of 6.8 cubic metres. Under Building
Regulations, it only needed to accommodate a 1 in 10-year storm. It would be this issue that the
drainage condition would seek to resolve.

PLANNING APPLICATION REPORT

REF NO: AB/8/24/HH
.

LOCATION: 54 Torton Hill Road
Arundel
BN18 9HH

PROPOSAL: Raised terrace to rear of property.

SITE AND SURROUNDINGS

DESCRIPTION OF APPLICATION The terrace will span the width of the rear of the house but due
to the topography (the garden slopes from the north-west to
the south-east) and the inclusion of a stepped height, the
terrace height ranges from around 0.22m to 2.3m. The area of
the terrace is not a uniform shape but at it's extremes is
around 18.6m wide by 3.8m deep.

A small garden store is proposed under the south-eastern end
of the terrace and the terrace itself will be enclosed by a 1.2m
high metal balustrade with a timber handrail and tension wire
guarding. Steps will be provided down to the garden and also
between the two sections of terrace. A new raised planted bed
will be provided between part of the terrace and the lawn. The
applicant has also agreed to the principle of a 1.8m high
privacy screen along the south-eastern side of the terrace,
which could be secured via an appropriately-worded planning
condition.

The application is to be determined at Planning Committee as
it is submitted by a senior staff member.

RELEVANT SITE HISTORY

AB/23/20/HH First floor side/rear extension, porch and canopy to front,
single storey rear extension, two storey side/rear
extension, external refurbishment to all principle
elevations & new permeable paving to drive

ApproveConditionally
22-06-20
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(resubmission of AB/117/19/HH).

AB/117/19/HH First floor side, porch and canopy to front, single storey
rear extension, two storey side extension, external
refurbishment to all principle elevations & new permeable
paving to drive.

ApproveConditionally
20-12-19

AB/4/04/ Renewal of unimplemented Permission AB/53/99 for first
floor extension over existing garage

ApproveConditionally
15-03-04

REPRESENTATIONS

Arundel Town Council - no objection.

Five letters have been received, from the occupiers of nos. 56 and 58 Torton Hill Road raising the
following issues:

- The recently approved extensions have brought the house closer to, and well above the ground level of,
neighbouring properties.
- An existing soakaway is sited close to the boundary with no. 58 and when it rains, surface water runs
off the site down the slope into 58's garden. As a result, 58's garden is saturated and this may be
worsened as a result of the terrace.
- The property as extended is already out of character with the area; and
- Overlooking, loss of privacy and loss of light to no. 58 (both the house and garden).

CONSULTATION RESPONSES RECEIVED:
None requested.
DEVELOPMENT PLAN POLICIES
Arun Local Plan 2011 - 2031:

DDM1 D DM1 Aspects of form and design quality
DDM4 D DM4 Extensions&alter to exist builds(res and non-res)
ENVDM5 ENV DM5 Development and biodiversity
QESP1 QE SP1 Quality of the Environment

Arundel Neighbourhood Plan 2018-2031 AR1 Arundel Built Up Area Boundary

PLANNING POLICY GUIDANCE:

NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

SUPPLEMENTARY POLICY GUIDANCE:
SPD13 Arun District Design Guide (SPD) January 2021
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CONCLUSIONS

PLANNING HISTORY:

It is material that the planning permission granted under AB/23/20/HH (which has been implemented),
also included a rear terrace. The terrace was to be approximately 18.2m by 1.1m and around 1.1m high.
Therefore, it was a similar width to that now proposed. However, the new terrace the subject of the
current planning application will be wider/deeper and higher.

DESIGN AND VISUAL AMENITY:

ALP policy D DM1 sets out design aspects for which applications should be assessed including
character, appearance, impact, layout, and scale. Policy D DM4 sets out criteria for which applications
relating to extensions and alterations of existing buildings must be assessed against. These generally
seek to minimise the impact of the proposal on the character of the host dwelling, its neighbours, and the
locality. Policy QE SP1 states development should not have a significantly negative impact on residential
amenity.

The Arun Design Guide (ADG) is an important material consideration, however, it contains no specific
guidance on new terraces. Generally, the ADG states extensions should be visually subservient to the
host dwelling. Rear extensions are stated to generally be acceptable from a design standpoint as they
are less visible in the streetscene, but the emphasis should instead be on maintaining the amenities of
neighbours.

The proposed terrace will be built in matching materials to the house and will clearly complement it is as
a structure. Currently, the house without its rear terrace (noting one has been approved but not
implemented) appears unfinished. Whilst the height at the south-eastern end is significant, it should be
noted that there is currently a significant drop between the ground floor windows and the ground level
which is due to the topography. The rear terrace will not be visible in the street scene and there is no
conflict with the relevant policies or guidance in visual terms.

RESIDENTIAL AMENITY:

The raised terrace is almost at ground level on the north-western side and there is a hedge here which
will help to prevent adverse overlooking of no. 52's windows and garden. However, due to the
topography, the height of the terrace at the opposite end will be around 2.3m and will allow elevated
views of land to the south-east and south including the house and garden of no. 56 and the rear garden
of no. 58 (which wraps around the rear of 56 and adjoins the garden of the application site). It may also
be possible to view the windows of no. 58 when looking over/through 56's plot, but this would be at a
distance of around 28m, which is significant and even exceeds the council's 21m standard for back-to-
back interfaces.

The addition of a 1.8m high screen on the south-eastern edge of the terrace will prevent any overlooking
to the immediate south-east and therefore preserve the amenities of neighbouring properties. The set
back of the terrace from the shared boundary (4m), coupled with its height will prevent any material
overshadowing from taking place.

Even with the proposed side screen in place, it will still be possible to look in a southerly direction
towards the part of no. 58's rear garden that lies directly behind no. 56. There is a garden studio and play
building in this part of the garden and the council's site visit photos demonstrate that it is already possible
to look over the boundary hedge from this higher elevation into this space. This is unfortunate, but the

AB/8/24/HH



 

 

studio is not stated to be in a residential use and views over the rears of gardens from two storey
neighbouring properties is commonplace. The studio is also at least 30m from the edge of the proposed
terrace and therefore meets the council's distance guidance on facing windows.

Although the terrace will allow the occupiers to view neighbouring land from not just through their
windows, the views are at a significant distance and a side screen will protect the amenities of land
immediately adjacent. There is no conflict with the relevant policies or guidance. It is also material that a
terrace has already been agreed, albeit the previously approved deck would have been lower and not so
deep.

OTHER MATTERS:

Policy ENV DM5 requires all developments contribute to biodiversity net gain. The proposal will hard
surface over an area of lawn but proposes a substantial raised planting bed and this is likely to result in a
net gain compared to the loss of the lawn.

The site is on a profound slope, and it is understood that the underlying geology has an initial clay layer
and a deeper layer of boulder clay. Therefore, water does not infiltrate into the ground easily and is likely
to run off the site through the soil to land at a lower level. The objector has claimed their issues only
started when the house was extended, and the soakaway was installed but it is not possible to re-assess
a previous permission, particularly not one where drainage was covered by Building Regulations. It is
also noted that no concerns have been raised by the occupier of no. 56. It would not be appropriate to
impose a pre-commencement drainage condition and this would not meet the NPPF condition tests of
necessity, reasonableness, or relevance to the development to be permitted.

SUMMARY:

The proposal is in accordance with the relevant development plan polices and there are no material
considerations of such weight to justify taking a different decision. As such, it is recommended for
approval subject to the following conditions and informative.

HUMAN RIGHTS ACT

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

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

DUTY UNDER THE EQUALITIES ACT 2010

Duty under the Equalities Act 2010

In assessing this proposal the following impacts have been identified upon those people with the
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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.

CIL DETAILS

This application is not CIL liable.

RECOMMENDATION

APPROVE CONDITIONALLY
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:

- Block Plan & Location Plan P02 Rev B; and
- Proposed Plan and Elevations P01 Rev B.

Reason: For the avoidance of doubt and in the interests of amenity and the environment in
accordance with Arun Local Plan policies D DM1, D DM4 and QE SP1.

3 No development shall commence unless and until full details of a 1.8m high screen along the
full extent of the south-eastern side of the terrace has been submitted to and approved in
writing by the Local Planning Authority. The approved screen shall be implemented in
accordance with the approved details prior to the terrace being brought into beneficial use and
shall, thereafter, remain in place for the lifetime of the terrace.

Reason: To protect the amenities and privacy of the adjacent properties to the south-east in
accordance with Arun Local Plan policies D DM1, and QE SP1. This is required to be a pre-
commencement condition because it is not possible to have the requirement to submit details
trigger with any other stage of the development.

4 Development shall not commence, other than works of site survey and investigation, until full
details of the proposed surface water drainage scheme have been submitted to and approved
in writing by the Local Planning Authority. The design should follow the hierarchy of preference
for different types of surface water drainage disposal systems as set out in Approved
Document H of the Building Regulations, and the recommendations of the SuDS Manual
produced by CIRIA. Design considerations must take full account of the 'Supplementary
Requirements for Surface Water Drainage Proposals' produced by Arun District Council and
are an overriding factor in terms of requirements. 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 part of the
terrace structure shall be first used until the complete surface water drainage system 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
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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.

5 The materials and finishes of the external walls forming the base of the terrace hereby
permitted shall match in colour and texture with those of the existing house.

Reason: In the interests of amenity in accordance with Arun Local Plan policies D DM1 and D
DM4.

6 INFORMATIVE: Statement pursuant to Article 35 of the Town and Country Planning
(Development Management Procedure) (England) Order 2015 (as amended). The Local
Planning Authority has acted positively and proactively in determining this application by
identifying matters of concern within the application (as originally submitted) and negotiating,
with the Applicant, acceptable amendments to the proposal to address those concerns. As a
result, the Local Planning Authority has been able to grant planning permission for an
acceptable proposal, in accordance with the presumption in favour of sustainable
development, as set out within the National Planning Policy Framework.

7 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
infiltration tests must be carried out in accordance with BRE365, CIRIA R156 or a similar
approved method. All design storms must include a climate change allowance, as per
https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances, on stored
volumes or rainfall intensity. Infiltration structures must cater for the critical 1 in 10-year storm
event, (plus40%) between the invert of the entry pipe to the soakaway and the base of the
structure. All surface water drainage designs must also have provision to ensure there is
capacity in the system to contain the critical 1 in 100-year storm event (plus 45%).

Freeboard is to be provided between the base of the infiltration structure and the highest
recorded groundwater level identified in that location. Ideally this should be 1 metre where
possible, as stated in the CIRIA Suds Manual  guidance. However, on the coastal plain in
particular, where geology dictates and where shallow perched/tidally influenced water tables
are often present, this is unlikely to be achievable irrespective of this, infiltration must still be
fully considered. Therefore, to maximise this potential and avoid utilising other less favourable
methods of surface water disposal, the bases of infiltration structures are permitted to be
immediately above the peak recorded groundwater levels where it is deemed necessary.

In areas where an aquifer is to be protected (subject to guidance from the Environment
Agency) then a minimum 1 metre freeboard must be provided. Suitable water treatment is
required upstream to the point of discharge in all circumstances to minimise any groundwater
pollution risk or detriment to the drainage network. Any SuDS or soakaway design must
include adequate groundwater monitoring data to determine the highest groundwater table in
support of the design. The applicant is advised to discuss the extend of ground water
monitoring with the council's engineers.

Supplementary guidance notes regarding surface water drainage are located at
https://www.arun.gov.uk/drainage-planning-consultations on Arun District Council's website. A
surface water drainage checklist is available on Arun District Council's website, this should be
submitted with a Discharge of Conditions Application. Reference should also be made to the
'West Sussex LLFA Policy for the Management of Surface Water'.

BACKGROUND PAPERS
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The documents relating to this application can be viewed on the Arun District Council website  by going
to  https://www.arun.gov.uk/weekly-lists and entering the application reference or directly by clicking on
this link.
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AB/8/24/HH - Indicative Location Plan  (Do not Scale or Copy)
(All plans face north unless otherwise indicated with a north point)

 

 
Based on the Ordnance Survey mapping with permission of the Controller of Her Majesty's Stationery Office © Crown Copyright.
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