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PLANNING COMMITTEE 
REPORT

TO: Planning Committee North

BY: Head of Development

DATE: 05 March 2019

DEVELOPMENT:
Outline application for the demolition of the existing detached dwellings 
and the erection of a building that will accommodate eight two bedroom 
flats with associated parking and landscaping, with all matters reserved.

SITE: Okash & Weston Worthing Road Southwater Horsham West Sussex 
RH13 9HA  

WARD: Southwater

APPLICATION: DC/18/2699

APPLICANT: Name: Mr and Mrs Godfrey   Address: c/o agent       

REASON FOR INCLUSION ON THE AGENDA: More than 8 letters of representation have been 
received within the consultation period which 
have raised material considerations contrary to 
the recommendation of the Head of 
Development.

Southwater Parish Council have requested to 
speak at the Planning Committee 

RECOMMENDATION: To approve planning permission subject to appropriate conditions.

1. THE PURPOSE OF THIS REPORT

1.1 To consider the planning application.

DESCRIPTION OF THE APPLICATION

1.2 Outline planning permission is sought for the demolition of two dwellings and their 
replacement with a two storey building comprising 8 x 2 bedroom dwellings. All matters are 
reserved (layout, access, appearance, scale and landscaping) for later consideration.

1.3 The application was originally submitted with an indicative layout showing the apartment 
building orientated along the northern boundary of the site with a communal area to the rear 
of the building and car parking to the front and side elevation for 10 vehicles.

1.4 Following a need to accommodate additional car parking on site and in light of Officer 
comments, the Applicant has submitted a revised layout for consideration. This revised 
indicative layout has reoriented the building so that it sits across the width of site. The building 
is pushed back in the plot away from the Worthing Road, with communal open space and 



cycle storage to the rear of the building. Car parking for 16 vehicles is now proposed to the 
front of the building with access obtained from the Worthing Road. Indicative soft landscaping 
is shown to the front and rear of the building. Indicative hard landscaping is also shown to 
the car parking area and access in addition to a pathway running around the perimeter of the 
building.

DESCRIPTION OF THE SITE

1.5 The application site comprises 2 detached dwellings (Okash and Weston) within the built-up 
area of Southwater and accessed from Worthing Road. Okash is a single-storey bungalow 
and Weston is a two storey house. The dwellings are set back from the Worthing Road by 
approximately 34m. Each dwelling has its own individual access point with car parking and 
a generous amount of amenity space to the front. These dwellings and their associated 
outbuildings are proposed to be demolished to accommodate the new development.

1.6 The site is adjoined to the north by a Texaco petrol station. The petrol station previously had 
a car showroom / garage to the rear of the site (Godfreys) however, this has now closed and 
a planning application has been submitted under DC/18/2355 seeking its conversion to a 
convenience retail unit. 

1.7 The eastern rear boundary of the site immediately abuts the car parking area for the 
Southwater Junior Academy with the main school building beyond. Access to the Academy 
from Worthing Road runs along the site’s southern boundary. To the south of the site beyond 
this accessway is Southwater Children and Family Centre with a children’s play space to the 
rear of this building.

1.8 Across the Worthing Road, to the west of the site, works are ongoing to implement planning 
permission DC/14/0590 which allowed the development of up to 540 dwellings, 54 retirement 
living apartments and associated infrastructure.  The access point for this strategic site has 
been created on the western side of the Worthing Road, immediately opposite the north 
western boundary of this Application site.  

1.9 There are two pedestrian crossing points across the Worthing Road in close proximity to the 
site. One to the north of the site beyond the petrol station and one to the south of the site 
opposite the Southwater Children and Family Centre. Lintot Square is located approximately 
300m to the south. 

2. INTRODUCTION

STATUTORY BACKGROUND

2.1 The Town and Country Planning Act 1990.

RELEVANT PLANNING POLICIES

The following Policies are considered to be relevant to the assessment of this application:

2.2 National Planning Policy Framework

2.3 Horsham District Planning Framework (HDPF 2015)
Policy 1 - Strategic Policy: Sustainable Development 
Policy 2 - Strategic Policy: Strategic Development 
Policy 3 - Strategic Policy: Development Hierarchy
Policy 4 - Strategic Policy: Settlement Expansion 
Policy 15 - Strategic Policy: Housing Provision
Policy 16 - Strategic Policy: Meeting Local Housing Needs



Policy 24 - Strategic Policy: Environmental Protection 
Policy 25 - Strategic Policy: The Natural Environment and Landscape Character 
Policy 31 - Green Infrastructure and Biodiversity 
Policy 32 - Strategic Policy: The Quality of New Development 
Policy 33 - Development Principles 
Policy 35 - Strategic Policy: Climate Change 
Policy 36 - Strategic Policy: Appropriate Energy Use 
Policy 37 - Sustainable Construction 
Policy 38 - Strategic Policy: Flooding 
Policy 39 - Strategic Policy: Infrastructure Provision 
Policy 40 - Sustainable Transport 
Policy 41 - Parking 

2.4 Supplementary Guidance:
Southwater Parish Design Statement, 2011

2.5 RELEVANT NEIGHBOURHOOD PLAN: 

Southwater Neighbourhood Plan: Consultation on the Regulation 14 draft plan concluded 
on the 25th  November 2018.  The Steering Group is now considering all representations and 
addressing any further technical issues before progressing the Plan to Regulation 16 stage. 
Whilst the Draft Neighbourhood Plan is a material consideration at this time, given the early 
stages of its preparation it can only be afforded very limited weight in decision making. The 
following draft Policies are noted by the Officer when considering this Application:

SNP10 – Residential Space Standards
 All new residential units must meet or exceed the ‘Technical Housing Standards – 

Nationally Described Space Standard as set by central government
 In additional all new residential units must have access to adequate private or shared 

private outdoor space / garden to meet the needs of future occupant. This is likely to 
be around 20m2 per residential unit’

SNP14 – Adequate Provision of Car Parking
 Residential development must include adequate off-road parking spaces
 2 parking spaces should be provided for each dwelling
 Parking should not dominate the streetscene

SNP15 – Driving in 21st Century 
 Development proposal must support the introduction of electric vehicles

SNP16 – Design
 All development must be of high quality design

SNP17 – Site Levels
 New development must utilise existing site levels wherever practically possible

SNP18 – A Treed Landscape
 All new residential development must provide one tree, on or off site.

2.6 PLANNING HISTORY AND RELEVANT APPLICATIONS

No relevant planning history.



3. OUTCOME OF CONSULTATIONS

3.1 Where consultation responses have been summarised, it should be noted that Officers 
have had consideration of the full comments received, which are available to view on the 
public file at www.horsham.gov.uk 

INTERNAL CONSULTATIONS

3.2 HDC Environmental Health: Comment.  Whilst it is noted that the application is outline 
with all matters reserved, it should be noted that there is insufficient information provided to 
be able to properly assess the application. Information would be required on the following 
matters:

 Potential contamination of the site arising from current and historic land use.
 An assessment of the acoustic environment having particular regards to the presence 

of plant & machinery. 
 Provision for residents to make green vehicle choices. 
 A Construction Environmental Management Plan to adequately assess the impact of 

this phase of the proposed development.

3.3 HDC Drainage Engineer: No objection.

OUTSIDE AGENCIES

3.4 WSCC Highways: No objection

First response: Further information required.

WSCC raise no objection in principle to the above proposal however; a review of the 
current car and cycle parking provision should be undertaken and re-submitted to the LPA 
for approval.

Access – the site is located on Worthing Road, a 30mph distributor road which runs 
through the village. There is already a dropped kerb in place and as Worthing Road has a 
straight alignment visibility is good in both directions. It is noticed the southern access 
boundary into the site is fairly close to the entrance of the Southwater Infant Academy; and 
there is some dense vegetation which may obscure pedestrian visibility splays. These 
should be cleared or reduced in height to ensure school children are visible at all times.

Footways – a pedestrian footway flanks Worthing Road along its eastern side and 
provides good links to the rest of the village and a light controlled pedestrian crossing to the 
south providing safe access across the road.

Parking – Given the location of the site, in close proximity to two schools, and petrol 
station, it is important parking is ample so residents and visitors can parking within the 
confines of the site.  The WSCC car parking calculator has been considered, and based on 
an allocation of 1 space per flat with 2 spaces for visitors this is considered to be slightly 
lower than the expected demand. The calculator suggests 8 allocated spaces should be 
provided with 6 visitor spaces. Equally the applicant may wish to consider protecting the 
parking area with gates or a private sign to ensure exclusivity for residents only. If gates 
are to be installed these have to be set back 5m from the carriageway edge.

Cycle parking – this should be incorporated into the design and based on guidance should 
allow 0.5 space per flat. These should be covered and secure.

Demolition/Construction Plan – as per the condition attached this needs to be managed 
within the confines of the site where possible. A construction management plan (CMP) 

http://www.horsham.gov.uk/


should include measures to ensure no construction traffic is operating during school drop 
off and collection times. The issue of security has also been raised and with the CMP there 
should be hoarding plans. 

Second response: No Objection.

The amended plan now shows a total of 16 car parking spaces which exceeds current 
West Sussex car parking guidance by 2 spaces.

I have considered the local comments regarding parking pressures in the local area and 
conclude that this additional 2 spaces will help to keep the development parking with the 
site. WSCC raise no objections.

Third Response (following site visit): No Objection.

This response is provided in response to a site visit conducted on Friday 8th February at 
15:00. For the access, the concern was in connection with vehicles parked in the lay-by to 
the south outside the school.  The lay-by is partly in the visibility splay of the access to the 
proposed flats.  From visiting the site, it is apparent that parked vehicles do not wholly 
obstruct northbound traffic on Worthing Road.  I also noted that the lay-by was empty or 
very nearly empty shortly after the site visit finished.  The lay-by is therefore clearly used 
mainly in association with the school.  Nevertheless, unsafe conditions would not be 
anticipated to arise as a result of this application due to vehicles parking in the lay-by.

The only other point was parking.  This has been addressed in earlier comments.  In 
summary, even though the scheme is outline with all matters reserved, the indicative site 
plan clearly demonstrates that 16 car parking spaces can be accommodated.  This 
provision exceeds the demands forecast by the WSCC Parking Demand Calculator.  The 
scheme wouldn’t be expected to result in any overflow parking on-street.

3.5 Southern Water: No Objection 

PUBLIC CONSULTATIONS

3.6 Southwater Parish Council: Objection.

Strong objection as this is considered over intensification of the site. Highways concerns over 
the entrance and exit being directly opposite a new junction which will see high usage and 
adding additional traffic by school entrance which has a traffic order put in place. Adjacent 
to a garage for which there are planning permissions being sought but not as yet confirmed, 
further details have been requested from planners on this. Inadequate parking on site.

3.7 26 written representations were received, 25 objecting to the scheme and 1 letter supporting 
the scheme. These representations raised the following points:

3.8 Objections

 It will be dangerous for school children who have to walk past the site during construction 
and once the development has been finished due to the additional traffic

 The construction traffic will cause congestion on already heavily used roads which are 
unable to cope

 This area is already busy with two schools close by. This development would bring added 
pressure

 The cumulative impact of the development with the Broadacres site would be 
unacceptable

 People will be forced to park in the layby or on roads which will make school drop off and 
pick up difficult



 Parking within the development is inadequate and will force people to park in inappropriate 
places

 The entrance to the flats would be too close to the school entrance / exit and the new Co-
op and petrol station, and the family centre and pedestrian crossing which would be 
dangerous

 To add another junction and increased traffic in this area would be a road safety issue
 There is already too much development in Southwater this will add further pressure on 

services (doctors and schools)
 There will not be enough school places for children in the village
 There is a new development site opposite this site which is not even finished yet
 Southwater is growing excessively and it needs time to readjust 
 Southwater is already overdeveloped and does not need any more development
 There is no need for more dwellings in the village
 These properties will be overlooking the academy and infant playground which is 

unacceptable
 A big structure right next to the school will be an eyesore and make the area feel even 

more claustrophic and busy
 This land should be used to extend the school grounds and provide more parking for the 

school and nursery

3.9 These letters included a letter of objection from the Southwater Infant Academy, which is 
adjacent to the site. This letter raised the following concerns / objections:

3.10 The Southwater Infant Academy 

 There is insufficient car parking proposed to meet the needs of the development. This 
would put pressure on the limited car parking surrounding the school and exacerbate car 
parking problems during school drop off and pickup times. It would also increase the 
chance of an accident.

 Information regarding the parking location of construction vehicles should be provided and 
restrictions placed on deliveries of construction materials during the day. Having a large 
lorry trying to access the site or park on Worthing Road during peak times would cause 
congestion and increase the risk of an accident.

 Details of boundary treatment need to be provided to ensure that the boundary between 
the site and the school is adequate to ensure the security of the academy during 
construction and thereafter.

 This development needs to be considered in the context of the wider cumulative 
development.  Application DC/18/2355 has been submitted on the site adjacent which 
seeks to change the use of the car showroom to a supermarket. If approved there will be 
considerably increase in the volume of traffic accessing the site from Worthing Road. 
DC/18/2302 also seeks to demolish a property and replace it with three houses. This is a 
short walk from the school and would add further traffic onto the highway. The Berkeley 
Homes development site is also a short distance from the site. These developments are 
in close proximity to each other, the school, the Children and Family centre and the zebra 
crossings and will add to traffic and traffic related issues.  Worthing Road is a busy road 
which already hazardous. Adding further traffic will increase this risk further.

 We have worked with WSCC over the past few years to create a travel plan aimed at 
reducing cars and congestion outside the academy. The potential to increase the traffic 
on the highway from this application will negate this work.



3.11 One letter of support was received which raised the following points:

 Good idea, infill rather than expansion of Southwater

4. HOW THE PROPOSED COURSE OF ACTION WILL PROMOTE HUMAN RIGHTS

4.1 Article 8 (Right to respect of a Private and Family Life) and Article 1 of the First Protocol 
(Protection of Property) of the Human Rights Act 1998 are relevant to this application, 
Consideration of Human rights forms part of the planning assessment below.

5. HOW THE PROPOSAL WILL HELP TO REDUCE CRIME AND DISORDER

5.1 It is not considered that the development would be likely to have any significant impact on 
crime and disorder.

6. PLANNING ASSESSMENTS

Principle of development

6.1 Policy 3 of the HDPF states that development will be permitted within towns and villages 
which have defined built-up areas, with any infilling and redevelopment required to 
demonstrate that it is of an appropriate nature and scale to maintain characteristics and 
functions of the settlement. Southwater is recognised in the development hierarchy as a small 
town / larger village.

6.2 Whilst objections have been received with regard to the need for the development and its 
cumulative impact, the Application site is within the Built-up Area of Southwater and as such, 
the principle of developing the site for 8 flats is acceptable in accordance with Policy 3 of the 
HDPF, subject to all other material considerations as discussed below.

Impact on Character and Appearance

6.3 Policy 32 of the HDPF requires development to be high quality, inclusive design. To provide 
an attractive, functional, accessible, safe and adaptable environment and complement locally 
distinctive character. 

6.4 Policy 33 of the HDPF requires development to make efficient use of land, ensure the scale, 
massing and appearance and layout is of a high standard, relates well to routes within and 
adjoining the site, is locally distinctive in character and presumes in favour of the retention 
landscape and natural features. 

6.5 The area is characterised by a number of different uses including commercial, community 
services, schools, individual dwellings and flatted residential development. As such there is 
no distinct character to maintain and reinforce in terms of building forms and uses. 

6.6 Objection has been raised to the scheme over its size and scale including concerns over 
whether the resulting living space for each flat is adequate. Objections have also been 
received with regard to the rear and side boundary of the site which is shares with the 
Southwater Infant Academy and the safety of this boundary if planning permission were to 
be granted.

6.7 At this outline stage elevations of the building have not been provided, however, an indicative 
layout plan has been submitted to support the Application. Whilst matters of access, 
appearance, landscaping, layout and scale are reserved for later consideration, it is 



considered that there is sufficient detail within the outline application to demonstrate that the 
site is capable of accommodating the proposed development without causing harm to the 
visual amenities of the site or its surrounding character. Consequently a suitable design and 
layout for the site is capable of being secured at Reserve Matters stage.  

6.8 The indicative layout shows the apartment building set back in the plot in accordance with 
the existing building line, to be two storey and orientated to be road fronting in conformity 
with the existing development on site and nearby residential development. The layout plan 
has been annotated to show an indicative layout of 4 apartments at ground floor level, with 
the building able to accommodate 8 apartments spread over two storeys. The Applicant’s 
planning statement suggests that these would be 2 bedroom apartments, each of which 
would have an internal space of approximately 70m2 to meet the requirements of the 
National Space Standards. Off street car parking has also been shown to the front of the 
building with landscaping retained to the front of the site and new landscaping shown 
throughout the car parking area to ensure any area of hardstanding does not dominate the 
streetscene. A communal amenity space, measuring approximately 267m2, is also shown to 
the rear of the building which Officers consider acceptable to serve the number of the 
apartments proposed. Separate bin and cycle storage is also shown to the rear of the site 
within this area of open space.

6.9 In terms of boundary treatment, Officers are mindful of the need to ensure the security of the 
boundary between the site and the school. As such, a condition has been proposed to control 
this element of the proposal which requires details of boundary treatment to be submitted to 
the Council for approval and installation prior to the occupation of the building.

6.10 It is considered therefore that an appropriate access arrangement, scale, layout, appearance 
and landscaping could come forward at Reserve Matters and that concerns over boundary 
treatment can be addressed through condition. As such, the proposal is considered to accord 
with Policies 32 and 33 of the HDPF.

Impact on Neighbouring Amenity

6.11 Policy 33 of the HDPF requires development to ensure that it is designed to avoid 
unacceptable harm to the amenity of occupiers / users of nearby property and land, for 
example through overlooking or noise, whilst having regard to the sensitivities of surrounding 
development.

6.12 Concerns have been raised with regard to the potential of the flatted development to be 
visually intrusive and compromise the privacy for the adjacent school, Southwater Infant 
Academy.

6.13 In terms of views into the school, the rear elevation of the building would primarily overlook 
the car parking area to the front of the school building. The school itself is single-storey and 
the indicative layout shows a separation distance of approximately 32.5m between the 
proposed building and school building. The indicative site layout details a separation of at 
least 13m is achievable between the rear elevation of the proposed building and the 
boundary with the Academy.  

6.14 HDC’s Design Guidance for householder extensions states that the ‘rear window to rear 
window distance between any habitable room should be no less than 21 metres in situations 
where first floor windows of separate properties face each other’. Whilst this is not a 
household application, this document does provide some guidance with regard to the 
acceptable distance between buildings to protect privacy.  Given that the school is only one 
storey and that a separation distance of 32.5m would be maintained, it is considered that 
these measures are sufficient to ensure that direct or intrusive views into the school would 
not occur.



6.15 In terms of overlooking of play space, the play areas serving the school are located to the 
south and south east of the site with another smaller playground and the playing field located 
to the north east. Officers consider that the orientation of the proposed building and distance 
from these play areas would ensure that there are no direct views of these areas from the 
rear of the building. The indicative layout plan does not show the essential need for any 
windows on the southern side elevation which would look out over the play space to the rear 
of the Children and Family Centre. Notwithstanding this, this Application is for outline 
permission only and therefore this is a matter which would need to be assessed through a 
Reserve Matters Application. Officers consider however that it would be reasonable at 
Reserve Matters stage to request that any first storey windows on the southern elevation be 
obscured and fixed shut to ensure that there was no overlooking of this area. 

6.16 In addition to this, Officers acknowledge concerns raised by objectors over the potential 
safety of the school site to be compromised by the shared southern and eastern boundaries 
between the school and the development. As set out above, Officers have recommended a 
boundary treatment condition to ensure that details are agreed by the council and installed 
prior to occupation of the development.  With regard to the potential safety implications during 
construction, Officers consider it appropriate to require that a Construction Environmental 
Management Plan is submitted to the council for approval prior to any works commencing 
on site. This shall include details of hoarding to secure to the site during construction.

6.17 In terms of noise, Officers consider that the introduction of 8 residential units into an 
established mixed use area would be unlikely to generate harmful levels of noise or 
disturbance for occupants / users of adjoining properties or land.

6.18 With regard to the amenity of future occupants of the flats, HDC’s Environmental Health 
Officer has requested that an assessment of the acoustic environment is provided to support 
this Application, principally in relation to addressing plant and machinery noise from the 
adjacent sites. It is considered that this level of detail can be brought forward via condition 
which requires noise mitigation details to be agreed and installed prior to occupation. As 
such, an appropriately worded condition has been proposed below.

6.19 For the reasons outlined above, it is considered that the indicative layout demonstrates that 
the proposed development would not lead to significant harm for occupants or users of 
adjoining properties / land. As such, there are no reasons at this outline stage to consider 
that the proposed development would result in any harmful impact to amenity, including 
security at the adjacent Academy school. The proposal is therefore considered to accord 
with Policy 33 of the HDPF.

Impact on Highways

6.20 Policy 40 of the HDPF requires development to provide safe and suitable access for all users 
including vehicles, pedestrians and cyclists. Policy 41 of the HDPF requires adequate car 
parking to be provided within developments to meet the needs of anticipated users. 
Consideration should also be given to the needs of cycle parking, motorcycle parking, low 
emission vehicles and mobility impaired.

6.21 The proposed layout would merge the existing two access points, serving Okash and 
Weston, into one single point of access and egress from the Worthing Road. The indicative 
layout, as revised, demonstrates car parking for 16 cars to serve 8x2 bedroom flats. 

6.22 A number of objections have been received over the safety of the proposed access point 
during the construction and operation of the development in the context of this mixed used 
area. In addition, concerns have been raised over the increased levels of traffic which would 
be associated with development and the cumulative impact of this development on the 
existing road network when considered in the context of the proximity of the adjacent 



junctions/accesses for the adjacent Academy school, petrol station, proposed supermarket 
and new Berkeley Homes development site.

6.23 In response to these objections, WSCC Highways Officers visited the site during peak school 
rush hour (15:00) to assess the current traffic situation. Whilst Officers are mindful of 
objections raised, following this site visit WSCC Highways Officers considered their 
consultation comments received, raising no objection to scheme, to still be relevant and 
correct. Whilst there would be a number of access points in close proximity, there is no 
indication that this arrangement is unsafe or that it would result in a ‘severe’ cumulative 
impact on the highway network. Accordingly the proposal would not conflict with paragraph  

6.24 Whilst access is reserved for latter consideration, Officers consider that the indicative access 
point would be safe for all users providing that the existing vegetation to the front of the site 
is cleared or reduced in height to ensure that school children and other road and footway 
users are visible at all times. This can be suitably controlled through condition. There is 
pedestrian access to and from the site via the existing footways on either side of the Worthing 
Road and pedestrian crossing points to allow safe crossing to the north and south of the site.

6.25 Concerns were raised over the potential for residents of the proposed development to park 
in the formalised parking lay-by off Worthing Road to the South of the school, with any 
parking in this layby likely to result in the access of the proposed development being unsafe.  
The lay-by is formalised for vehicles to park/stop in and sits south of the Academy school 
access junction. At the site visit with the WSCC Highways Officer, the lay-by was mostly 
empty shortly after the site visit concluded which suggests that the lay-by is likely used mainly 
in association with school drop-off and pick up. The WSCC Highways Officer has confirmed 
that unsafe conditions would not be anticipated to arise as a result of this application due to 
vehicles parking in the lay-by.

6.26 In terms of car parking, the indicative layout shows provision for 16 spaces. This exceeds 
the current WSCC Standards by 6 spaces. Whilst the layout of the development is reserved 
for later consideration, Officers consider that the indicative layout of the development 
demonstrates that sufficient car parking provision can be provided on the site such that there 
would be no likely overflow car parking on the street as a result of the proposal. Final details 
of the car parking arrangements to ensure suitable availability for occupiers and visitors to 
the development can be secured at Reserved Matters stage with the layout details. 

6.27 A separate cycle storage area is shown to the rear of the property within the communal 
space. It is considered that suitable details relating to this element of the proposal can be 
brought forward through condition. 

6.28 Therefore, at this Outline stage there are no reasons to consider that sufficient details could 
not be brought forward through a Reserve Matters Application to meet the requirements of 
Policies 40 and 41 of the HDPF. 

Affordable Housing

6.29 Policy 16 of the HDPF requires, on site of between 5 and 15 dwellings, 20% of dwellings to 
be affordable, or where on site provision is not achievable a financial contribution equivalent 
to the cost of providing the units on site.

6.30 Notwithstanding this, the requirements of Policy 16 have now been superseded by the new 
National Planning Policy Framework (NPPF), published in July 2018. Paragraph 63 of the 
NPPF states that ‘Provision of affordable housing should not be sought for residential 
developments that are not major developments, other than in designated rural areas’. Major 
development is classed as development for 10 or more houses or site with an area of 0.5 
hectares or more. 



6.31 The new NPPF policy and accompanying guidance within the PPG is considered to carry 
significant weight such that it outweighs the requirement of Policy 16 of the HDPF adopted 
in 2015. As such, the current proposal for 8 units is not required to provide an affordable 
housing contribution.

OTHER ISSUES

Community Infrastructure Levy

6.32 Objections have been received over the potential of the development to put pressure on 
existing infrastructure and services such as school places and doctors surgeries. Horsham 
District Council adopted the Community infrastructure Levy (CIL) in 2017 which is a charge 
placed on new development. CIL is intended to ensure that new development is supported 
by the infrastructure it requires. CIL funds are meant to help fund new, or upgrade existing 
infrastructure to support growth. Officers can confirm that this development is CIL liable and 
chargeable in accordance with Horsham’s CIL Charging Schedule.

Conclusion

6.34 In summary, this Application seeks Outline consent with all matters reserved for 8 x 2 
bedroom apartments to replace two existing dwellings (Okash and Weston) located off the 
Worthing Road. Officers consider that on the basis of the information submitted, the principle 
of the development is considered to be acceptable and the Applicant has been able to 
demonstrate that the site could successfully accommodate this level of development in 
accordance with the requirements of the HDPF. Officers therefore consider that sufficient 
detail relating to access, scale, layout, appearance and landscaping could be brought 
forward through a Reserve Matters application. Therefore, this Application is recommended 
for approval.

7. RECOMMENDATIONS

7.1 That planning permission is granted subject to the following conditions:

1.  A list of the approved plans

2. Regulatory (Time) Condition:

(a) Approval of the details of the layout of the development, the scale of each 
building, the appearance of each building, access to and within the site and the 
landscaping of the development (hereinafter called “the reserved matters”) shall 
be obtained from the Local Planning Authority in writing before any development 
is commenced.

(b) Plans and particulars of the reserved matters referred to in condition (a) above, 
relating to the layout of the development, the scale of each building, the 
appearance of each building, access to and within the site and the landscaping 
of the development, shall be submitted in writing to the Local Planning Authority 
and shall be carried out as approved.

(c) Application for approval of the reserved matters shall be made to the Local 
Planning Authority before the expiration of 3 years from the date of this 
permission.

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



Reason:  To enable the Local Planning Authority to control the development in detail and 
to comply with Section 92 of the Town and Country Planning Act 1990.

3. Pre-Commencement Condition: No development shall take place, including any works 
of demolition, until the following construction site set-up details have been submitted to, 
and approved in writing by, the Local Planning Authority. 

I. the location for the loading and unloading of plant and materials, site offices 
(including height and scale), and storage of plant and materials (including any 
stripped topsoil) 

II. the provision of wheel washing facilities (if necessary) and dust suppression 
facilities

III. Details and location of site hoarding
IV. Details of how residents and the Southwater Infant Academy will be advised of site 

management contact details and responsibilities and liaison prior to and during the 
demolition and construction works – newsletters, fliers etc.

V. Details regarding parking or site operatives and visitors, deliveries, and storage;

The approved details shall be adhered to throughout the construction period.

Reason:  As this matter is fundamental in order to consider the potential impacts on the 
amenity of nearby occupiers during construction and in accordance with Policy 33 of the 
Horsham District Planning Framework (2015).

4. Pre-Commencement Condition: No development shall commence until precise details 
of the existing and proposed finished floor levels and external ground levels of the 
development in relation to nearby datum points adjoining the application site have been 
submitted to and approved by the Local Planning Authority in writing.  The development 
shall be completed in accordance with the approved details.

Reason:  As this matter is fundamental to control the development in detail in the interests 
of amenity and visual impact and in accordance with Policy 33 of the Horsham District 
Planning Framework (2015).

5. Pre-Commencement Condition: No development shall commence until a drainage 
strategy detailing the proposed means of foul and surface water disposal has been 
submitted to and approved in writing by the Local Planning Authority.  The development 
shall be carried out in accordance with the approved scheme.

Reason:  As this matter is fundamental to ensure that the development is properly drained 
and to comply with Policy 38 of the Horsham District Planning Framework (2015).

6. Pre-Commencement Condition: No development shall commence until the following 
components of a scheme to deal with the risks associated with contamination, (including 
asbestos contamination), of the site be submitted to and approved, in writing, by the local 
planning authority:

(a) 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. 

 
The following aspects (b) – (d) shall be dependent on the outcome of the above 
preliminary risk assessment (a) and may not necessarily be required.  



(b) An intrusive site investigation scheme, based on (a) to provide information for a 
detailed risk assessment to the degree and nature of the risk posed by any contamination 
to all receptors that may be affected, including those off site.

(c) Full details of the remediation measures required and how they are to be undertaken 
based on the results of the intrusive site investigation (b) and an options appraisal.

(d) A verification plan providing details of the data that will be collected in order to 
demonstrate that the works set out in (c) are complete and identifying any requirements 
for longer-term monitoring of pollutant linkages, maintenance and arrangements for 
contingency action where required.

The scheme shall be implemented as approved.  Any changes to these components 
require the consent of the local planning authority. 

Reason:  As this matter is fundamental to ensure that no unacceptable risks are caused 
to humans, controlled waters or the wider environment during and following the 
development works and to ensure that any pollution is dealt with in accordance with 
Policies 24 and 33 of the Horsham District Planning Framework (2015).

7. Pre-Commencement Condition: No development shall commence until a scheme for 
sound attenuation against external noise has been submitted to and approved by the 
Local Planning Authority.  The scheme shall have regard to the recommendations which 
are set out in a Noise Report to be submitted to and approved by the Local Planning 
Authority. The approved sound attenuation works shall be completed before the 
dwellings are occupied and be retained thereafter.

Reason:  As this matter is fundamental in the interests of residential amenities by 
ensuring an acceptable noise level for the occupants of the development in accordance 
with Policy 33 of the Horsham District Planning Framework (2015).

8. Pre-Commencement (Slab Level) Condition: No development above ground floor slab 
level of any part of the development hereby permitted shall take place until confirmation 
has been submitted, in writing, to the Local Planning Authority that the relevant Building 
Control body will be requiring the optional standard for water usage across the 
development. The dwellings hereby permitted shall meet the optional requirement of 
building regulation G2 to limit the water usage of each dwelling to 110 litres per person 
per day. The subsequently approved water limiting measures shall thereafter be retained. 

Reason: As this matter is fundamental to limit water use in order to improve the 
sustainability of the development in accordance with Policy 37 of the Horsham District 
Planning Framework (2015).

9. Pre-Occupation Condition: Prior to the first occupation of each dwelling, the necessary 
in-building physical infrastructure and external site-wide infrastructure to enable 
superfast broadband speeds of 30 megabytes per second through full fibre broadband 
connection shall be provided to the premises.

Reason: To ensure a sustainable development that meets the needs of future occupiers 
in accordance with Policy 37 of the Horsham District Planning Framework (2015).

10. Pre-Occupation Condition: Prior to the first occupation of any part of the development 
hereby permitted, full details of all hard and soft landscaping works shall have been 
submitted to and approved, in writing, by the Local Planning Authority.  The details shall 
include plans and measures addressing the following:



 Details of all existing trees and planting to be retained
 Details of all proposed trees and planting, including  schedules specifying species, 

planting size, densities and plant numbers and tree pit details
 Details of all hard surfacing materials and finishes
 Details of all boundary treatments
 Details of all external lighting
 Details of the management arrangements for all communal open space 

The approved landscaping scheme shall be fully implemented in accordance with the 
approved details within the first planting season following the first occupation of any part 
of the development.  Unless otherwise agreed as part of the approved landscaping, no 
trees or hedges on the site shall be wilfully damaged or uprooted, felled/removed, topped 
or lopped without the previous written consent of the Local Planning Authority until 5 
years after completion of the development. Any proposed planting, which within a period 
of 5 years, dies, is removed, or becomes 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:  To ensure a satisfactory development that is sympathetic to the landscape and 
townscape character and built form of the surroundings, and in the interests of visual 
amenity in accordance with Policy 33 of the Horsham District Planning Framework 
(2015).

11. Pre-Occupation Condition: Prior to the first occupation of the building hereby permitted, 
details of the parking, turning and access facilities for that building shall have been 
submitted to and approved by the Local Planning Authority in writing.  No dwelling within 
the building shall be first occupied until the approved parking, turning and access facilities 
necessary to serve it have been fully implemented.  The parking, turning and access 
facilities shall thereafter be retained as such.  

Reason:  To ensure adequate parking, turning and access facilities are available to serve 
the development in accordance with Policy 40 of the Horsham District Planning 
Framework (2015).

12. Pre-Occupation Condition: Prior to the first occupation of any part of the development 
hereby permitted, details of secure and covered cycle parking facilities for the occupants 
of, and visitors to, the development shall have been submitted to and approved in writing 
by the Local Planning Authority.  No dwelling hereby permitted shall be occupied or use 
hereby permitted commenced until the approved cycle parking facilities associated with 
that dwelling or use have been fully implemented and made available for use. The 
provision for cycle parking shall thereafter be retained for use at all times.

Reason:  To ensure that there is adequate provision for the parking of cycles in 
accordance with Policy 40 of the Horsham District Planning Framework (2015).

13. Pre-Occupation Condition: Prior to the occupation of the dwellings hereby approved, 
a ventilation scheme to prevent odours from the adjacent petrol station from entering 
the dwellings hereby approved shall have been submitted to and approved by the Local 
Planning Authority in writing.  Thereafter, the ventilation system shall be installed, 
operated and maintained in accordance with the approved details.

Reason:  In the interests of the amenities of the residents of the development hereby 
approved and in accordance with Policy 33 of the Horsham District Planning 
Framework (2015).

14. Regulatory Condition: No works for the implementation of the development hereby 
approved shall take place outside of 08:00 hours to 18:00 hours Mondays to Fridays and 



08:00 hours to 13:00 hours on Saturdays nor at any time on Sundays, Bank or public 
Holidays

Reason:  To safeguard the amenities of adjacent occupiers in accordance with Policy 33 
of the Horsham District Planning Framework (2015).

15. Regulatory Condition: If, during development, contamination not previously identified 
is found to be present at the site then no further development shall be carried out until a 
remediation strategy has been submitted to and approved by the local planning authority 
detailing how this unsuspected contamination shall be dealt with. The remediation 
strategy shall be implemented as approved.

Reason: To ensure that no unacceptable risks are caused to humans, controlled waters 
or the wider environment during and following the development works and to ensure that 
any pollution is dealt with in accordance with Policies 24 and 33 of the Horsham District 
Planning Framework (2015).
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