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PLANNING COMMITTEE 
REPORT

TO: Planning Committee North

BY: Head of Development

DATE: 5 March 2019

DEVELOPMENT: Demolition of existing commercial vehicle garage and erection of a 
residential care home.

SITE: Vehicle Garage Dukes Square Horsham West Sussex    

WARD: Denne

APPLICATION: DC/18/2131

APPLICANT: Name: Mr P Carr   Address: Westhope Care Ltd 11 Kings Court 
Harwood Road Horsham West Sussex RH13 5UR  

REASON FOR INCLUSION ON THE AGENDA: Horsham District Council is a landowner of the 
site.  

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 The application is seeking planning permission for the demolition of existing commercial 
vehicle garage and erection of a residential care home comprising a two storey 7 bed 
supported living care home for people with physical and intellectual / cognitive disabilities.  
Bicycle and refuse storage areas are located to the east of the building enclosed by 1.6m 
high close boarded fence and three car parking spaces are proposed in total including 1 
disabled bay.

1.3 The proposed building essentially has four separate sections, comprising eastern and 
western pitched roof wings joined by a central link flat roof building with a two storey flat roof 
element to the rear. The dimensions of the new building are 34m (W) x 8.6m (D) with an 
eaves level of 5.3m and ridge height of 7.8m, the proposed building has the same footprint 
of the existing building.  

1.4 The proposed care home would be built in a mixed palate of materials primarily comprising 
brick, timber clad and tile hung elevations with an element of render to the central link section.  
A small communal garden area is proposed to the front western part of the site. 



DESCRIPTION OF THE SITE

1.5 The application site is situated within the Dukes Square Car Park off Denne Road and is 
located within the Built up Area Boundary of Horsham.   The site lies outside of the Horsham 
Conservation Area which lies immediately to the west.  The building and associated 
hardstanding area subject to the application (site area is 0.05 ha) is situated adjacent to the 
northern boundary of the car park and has vehicular access through the car park via the 
existing access road off Denne Road.  

1.6 The building subject to the application comprises a steel framed single span ‘shed’ 
measuring some 288sqm (33.53sqm (W) x 8.64sqm (L)), with an eaves level of 4.5m and 
ridge height of 5.7m.  The rear and side elevations are corrugated cement sheeting with steel 
sliding concertina doors to the south elevation.   The original purpose of the building owned 
by the Council was as a low cost enclosure for vehicle storage and maintenance, however 
the building has more recently been used by Horsham District Council for the purposes of 
storage of street furniture. 

1.7 The rear of the building is sited tight against a 2.9m high brick wall which forms the common 
northern boundary of the car park and rear of residential properties in Denne Parade.   
Numbers 6, 7, 8 and 9 Denne Parade are located north of and immediately opposite the 
application site, number 6 Denne Parade ‘Westhope Mews’ is a residential care home for 
young people with learning disabilities, the first floor windows directly overlook the roof area 
of the existing building with very limited separation and outlook.  

1.8 The wider area comprises a mix of commercial, office and light industrial uses. Lavinia 
House, occupied by Age UK, and Mill River Lodge a 70 bed care home for the elderly are 
three / four storey buildings adjacent to the application site.  Observer Court, is a three storey 
block of 20 affordable homes located to the rear of these buildings.  The buildings are brick 
built with contrasting render and brick detailing Observer Court has elements of timber 
cladding.  To the west of the application site are Drill Hall as well as the ATC single storey 
building and Miniature Rifle Range building owned by the MOD.  To the east is a single storey 
brick built business unit and beyond this is an elevated railway line. The immediate area 
comprises a hard surfaced short stay (3 hours) car park for 101 cars.  

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 7 - Strategic Policy: Economic Growth 
Policy 9 - Employment Development 
Policy 15 - Strategic Policy: Housing Provision
Policy 16 - Strategic Policy: Meeting Local Housing Needs
Policy 17 - Exceptions Housing Schemes
Policy 18 - Retirement Housing and Specialist Care
Policy 32 - Strategic Policy: The Quality of New Development 
Policy 33 - Development Principles 



Policy 36 - Strategic Policy: Appropriate Energy Use 
Policy 40 - Sustainable Transport 
Policy 41 - Parking 
Policy 42 - Strategic Policy: Inclusive Communities

2.4 RELEVANT NEIGHBOURHOOD PLAN
There is currently no made plan for the Horsham Blueprint Neighbourhood Forum.  

2.5 PLANNING HISTORY AND RELEVANT APPLICATIONS

PE/18/0061 To create a residential care home for adults with 
learning and physical disabilities

Pre-Application Advice 
Given on 25.05.2018

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 Conservation: Comment 
The proposed replacement building will not harm the setting of the adjacent conservation 
area. It will not be visible from Denne Road and so will not have a direct relationship with the 
historic buildings that reinforce the character of the conservation area.  The proposed 
materials are considered acceptable. The comments from the Horsham Society are noted 
regarding brighter roof and hanging tiles without pre-weathered finishes that would weather 
and tone down naturally. 

3.3 HDC Tree Officer: No objection

3.4 HDC Environmental Health: No Objection (subject to conditions)
There are a number of residential properties in close proximity and in order to mitigate any 
adverse environmental impacts, the applicant will need to exercise suitable controls.  
Appropriate imposition of conditions recommended.   

3.5 HDC Archaeology: Comment 
The site is within an Archaeological Notification Area covering the medieval core of Horsham, 
archaeological investigations in the vicinity have uncovered evidence of activity from the 
medieval period onwards. Historic mapping records suggest that the area was open fields 
on the fringe of the town until developed in the late 19th century.  

It is recommended that a programme of archaeological monitoring be undertaken following 
demolition of the existing garages and during any groundworks associated with the new build 
and that this should be secured through the imposition of a condition and subject to an 
approved written scheme of Investigation.

3.6 HDC Drainage:    No comment

OUTSIDE AGENCIES

3.7 WSCC Highways: No Objection (subject to conditions)
A transport statement accompanies this application which highlights there will be an overall 
reduction in trips to and from the site as a result of the change of use. The site will attract 
minimal numbers to cause any highway safety or capacity issues.

The site is located in a sustainable town centre location and supported well by pedestrian 
infrastructure and cycle routes. Cycle storage will be provided which will be secure and covered.

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


3.8 Southern Water: No Objection
  

PUBLIC CONSULTATIONS

3.9 Denne Neighbourhood Council:  No objection  

3.10 1 representation letter has been received from Horsham Society:

Commented that the proposals are low key and in a suitable location being close to existing 
care facilities.  However, the building require lifting with introduction of colour. White render 
is a source of concern and consideration should be given to using ‘off white’ or agreeing a 
maintenance regime for the white render. 

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

6.1 The main issues are the principle of the loss of the existing commercial vehicle storage unit 
and the impact and scale of the new development (care home) and the effect of the 
development on the character of the surrounding built up area and the visual amenities of 
the street scene; the amenities if the occupiers and adjoining properties; and the impact on 
existing parking and traffic conditions.   

Principle
6.2 The application site sits within the built-up area boundary of Horsham therefore under Policy 

3 of the HDPF the principle of development is considered to be acceptable, subject to all 
other material considerations as discussed below. 

Loss of Employment use
6.3 Policy 9 Employment Development advises that redevelopment outside of Key Employment 

Areas must demonstrate that the site premises is no longer needed and or viable for 
employment use.  In order to fully satisfy this policy a sequential approach must be applied 
to all development proposals requiring:
 employment based redevelopment in the first instance; 
 mixed-use or other employment creating use redevelopment in the second instance; 

and lastly
 alternative non-employment use based redevelopment.

6.4 No information has been submitted to suggest that the site has been marketed for its current 
use or indeed for any alternative employment use therefore the sequential test has not been 
satisfied. Therefore, it has not been demonstrated that the existing commercial building or 
use is no longer needed or viable for employment use as required under HDPF 9(2). 

6.5 The applicants have however set out a number of characteristics of the building which they 
consider sufficient to demonstrate that continued employment use is unsuitable/not 



appropriate.  The applicants have advised that the building appears to be painted and not 
galvanised and as such there is strong possibility of corrosion of the members, particularly 
at lower levels and below ground.  There is also concern regarding the fibre cement sheet 
elevations which the applicants consider are likely to contain asbestos.   The Design and 
Access Statement advises that the building was originally designed as an economic 
enclosure for the intended purposes which was for vehicle storage and maintenance, and 
that it is not suitable for re-use of conversion for anything other than its intended or similar 
purposes to that of its original use.   

6.6 It is not considered that these characteristics in themselves are sufficiently unusual such that 
continued employment use is not feasible. There are however other material circumstances 
which officers consider relevant in assessing whether this site should remain in commercial 
use. 

6.7 The main consideration is the proximity of residential properties to the rear/north boundary 
of the site. These buildings largely abut the boundary with the site with a number of principal 
windows, including bedroom windows, that directly overlooking the current building. A 
number of the bedroom windows serve a care home for young persons with learning 
difficulties. These rooms are therefore very susceptible to noise impacts from the use of the 
building, particularly given its lightweight finish that would not effectively absorb noise from 
within. Whilst the building is currently being used for B8 storage purposes, it has previously 
been used for B1 (light industrial) purposes. Current permitted development rights allow for 
a unit of this size to readily change between B1 and B8 use without the need for planning 
permission. Consequently there is the very real prospect that the building could be used in a 
more noise intensive manner than existing to the detriment of the amenities of these 
immediately adjacent occupiers. 

6.8 Having regard the form of the building and its close proximity to bedroom windows to a care 
home in particular, it is considered that continued use for potentially more noise generating 
commercial activities would likely result in material harm to the residents to the rear. 
Consequently in this instance there is sufficient evidence to support the redevelopment of 
the site despite the conflict with Policy 9 of the HDPF. 

Proposed care home use
6.9 The NPPF at paragraph 59 states that to support the Governments objective of significantly 

boosting the supply of homes, it is important that a sufficient and variety of land can come 
forward where it is needed, that the needs of groups with specific housing requirements are 
addressed and that land with permission is developed without unnecessary delay.  
Paragraph 91 advises that planning policies and decisions should aim to achieve healthy, 
inclusive and safe places which promote social interaction, including opportunities for 
meetings between people who might not otherwise come into contact with each other, are 
safe and accessible and enable and support healthy lifestyles.  

6.10 Policy 42 of the HDPF (Inclusive Communities), states that positive measures which help 
create socially inclusive and adaptable environments for a range of occupiers and users to 
meet their long term needs will be encouraged and supported.  Particular account will be 
taken of the need to address the requirements stemming from people with additional needs 
[point 2 refers], including the disabled or those with learning disabilities. The preamble to 
Policy 42 states that it is important that development should contribute towards meeting the 
needs of all sections of the community and help the community and help to encourage social 
cohesion. 

6.11 Policy 43 Community Facilities Leisure and Recreation advises that the provision of new or 
improved community facilities or services will be supported, particularly where they meet the 
identified needs of local communities.  Although a care home is not a community facility as 
set out in the definition within the Horsham District Planning Framework 2015, it is considered 
that a care home does help meet the needs of young people (in this case) and families within 
the community. This need is emphasised in HDPF Policy 42 above.



6.12 The applicants advise within their Design and Access Statement (revised) that there is a 
National shortage of affordable homes and for those with learning disabilities following the 
closure of many NHS facilities which require re-provision within the community and that the 
Care Quality Commission (CQC) are keen to encourage smaller units of 6 to 8 rooms 
integrated within towns and communities in order that residents can easily access amenities 
and integrate into a community in line with Government policy objectives to provide 
supported living for vulnerable people.   

6.13 The applicants statement above is reflected within various Government Policy documents – 
Laws, government statements and government consultations relating to supported housing 
as well as various evidence based reports established on more recent academic literature 
on “what works” in meeting the housing needs of adults with learning disabilities. Evidence 
suggests and policy dictates that local authorities should offer a broad range of 
accommodation and support to people with learning disabilities and that smaller scale 
residencies, based in the community which offer a higher level of choice and independence 
result in better outcomes for service users.  This shift is coupled with a continued commitment 
to a more person-centred approach to care and support, which is espoused in The Care Act 
2014. The applicants statement as above is also reflected within ‘The Government report 
‘Transforming Care’ - ‘A National Response to Winterbourne View Hospital (Department of 
Health Review: Final Report December 2012)’ which advises that there is a shift away from 
larger residential care facilities towards smaller supported facilitates that are closer to home. 
The Government’s Mandate to the NHS Commissioning Board makes clear that the 
presumption should always be that services are local and that people remain in their 
communities.  The report also advises that best practice is for children, young people and 
adults to live in small local community-based settings (para 3.7). Annex A:  ‘The Model of 
Care’ advises that Housing authorities should include a wide range of community housing 
options - shared, individual, extra care, shared lives scheme, domiciliary care, keyring, 
respite and that Social care commissioners should ensure the availability of small-scale 
residential care for those who would benefit from it (e.g. because they have profound and 
multiple disabilities).  

6.14 In view of the above and taking into account the policies within the HDPF, specifically HDPF 
42 Inclusive Communities, it is considered that the proposed care facility is in accordance 
with locally adopted policy framework and with the Government’s overarching strategy to 
provide community based housing, which according to Good Practice Guidance on 
supporting people with learning disabilities, autism and those with behaviour with challenging 
behaviour included the Mansell report (updated and revised in 2007), emphasises amongst 
other things that services and support should be provided locally where possible.  The 
principle of the development is, therefore, acceptable and in accordance with Policies 42 and 
43 of the Horsham District Planning Framework 2015 and the NPPF.  

6.15 To ensure that any future proposals to change the use of the site as permitted development 
can be properly considered by the Council, a condition is recommended to require such 
proposals to be subject to consideration through a planning application.  

 External Design/Appearance 

6.16 The proposed building is a two storey structure comprising four elements, two pitched roof 
elements and a rear two storey flat roofed element all linked by a central two storey section 
providing a focal point and communal access to the building.

6.17 The nearest residential buildings to rear of the site in Denne Parade are of domestic 
proportions with other buildings close by being three to four storeys with a mixed pallet of 
materials.  The proposed two storey building comprising the three main distinct elements 
(the east and west wing joined via a central link) sit under a clay tile pitch roof, with the two 
wings joined by the central section under a flat roof and parapet which conceals the lift shaft.  
The proposed materials to the front west elevation comprise horizontal timber weatherboard 



with facing brick and soldier course detail bands.  The proposed materials to the front east 
elevation include part facing brickwork with soldier course detail band above the window, 
and part clay tile hanging.  The central element is painted render with black brick band below 
the window and along the ground, with a raised brickwork planting bed.  The rear two storey 
element has facing brickwork to the elevation, there are no windows at first floor level and 
the ground floor doors are set behind the existing 2.9m common boundary brick wall.   

6.18 The primary living accommodation areas within the building are located at ground and first 
floor within the west wing and include sitting, living, dining and kitchen communal area 
accommodation.  The proposed ground and first floor bedrooms are located to the front of 
the building and are primarily within the east wing of the building with the exception of 
bedroom 4 which is located within the west wing.  The central link to the east and west wing 
of the building provides a ground floor communal entrance hall, a wheelchair changing area, 
shower and cloakrooms and a lift lobby to first floor accommodation which incorporates the 
laundry / utility area, staff rest room and office area, a further wheel chair changing area and 
a boiler and store room.      

6.19 There is a small garden area with a permeable surface and stone sets along with two car 
parking spaces (including 1 disabled space) contained within the site curtilage to the south 
west corner of the site and 1 car parking space and cycle / refuse storage facilities to the 
east of the site (3 car parking spaces in total). Soft landscaping is proposed to the site 
boundaries of the garden area. A painted metal garden fence 1.6m high with supporting wall 
piers of painted rendered brickwork enclose the garden.     The existing common boundary 
rear wall between the application site and the rear of dwellings in Denne Parade and service 
access is to be retained and the opening gap closed with a 1.8m metal gate.    

6.20 The proposed building to replace the existing single storey steel portal frame structure is of 
domestic proportions, and in terms of design provides articulation and interest through the 
elevation and roof profile, and along with the proposed mixed pallet of materials is considered 
acceptable.  It is considered that the proposed new building would enhance the visual 
appearance of the immediate locality and would complement the appearance of nearby 
buildings in accordance with Policy 32 and 33 of the HDPF.

Amenity 

6.21 Policy 33 of the HDPF allows for developments which do not cause unacceptable harm to 
the amenity of nearby properties and land through overlooking or noise having regard to the 
sensitivities of surrounding development. As set out above, there are a number of residential 
properties to the rear of the site, including a car home for person with learning difficulties, 
with principal windows on or very close to the site boundary. 

6.22 The nearest residential property (rear of Westhope Mews) is located approximately 1.6m 
away from the existing steel portal building, and as such there is very limited separation 
between the rear of each building. This separation gap increases to 8.7m from the rear of 
number 7 Denne Parade.  The height of the rear flat roof two storey element nearest to 
‘Westhope Mews’ is 5.58m with the overall ridge height of the main roof structure some 1.6m 
away rising to 7.72m. Overall, the ridge height of the proposed building is 1.9m higher than 
the existing building, and the rear two storey flat roof element nearest to Westhope Mews is 
1m higher than the eaves height of the existing building at this point.  The increase in height 
of the proposed building, although set further away from the highest point of the existing 
building, would result in some loss of outlook and sky view from the adjacent bedroom 
windows. Whilst this is regrettable, given the outlook from the existing bedroom windows is 
already somewhat limited by the close proximity of the rear elevation and roof of the existing 
commercial building, it is not considered that this alone would justify a reason for refusal.   

6.23 Whilst the application site shares a common boundary with the neighbouring dwellings in 
Denne Parade, there is no overlooking between properties or loss of private amenity over 
and above that which is already considered to exist by virtue of the limited separation and 



limited outlook from rear bedrooms windows within Westhope Mews.  The bedroom windows 
(room’s A B and C) identified on the comparison plan (building profile) indicates the position 
of each adjacent window which directly overlooks the roof of the existing building. This 
relationship has been assessed on site, including from within the bedrooms, and it is noted 
that some of these windows residents already have limited or no existing outlook over the 
site.  Room D on this plan is a locker room and as such there are no concerns regarding the 
relationship between the existing and new building and there is no loss of amenity.  Room E 
is an existing bedroom and whilst the roof height is higher than the existing buildings roof in 
this location, existing views from the window over the roof are very limited by the roof pitch.  

6.24 During the course of consideration of the application the plans have been revised to remove 
the roof light windows in the flat roof element nearest to the existing Care Home ‘Westhope 
Mews’, adjacent to the site and as such concerns regarding downward overlooking from 
bedroom windows that face the proposed new building have been removed.  This 
amendment has also overcome concerns regarding light spillage from the new Care Home 
and the potential impact on existing residents in Westhope Mews.  The side elevations to the 
proposed building have since been altered to include a window at each end to provide natural 
daylight to the first floor corridor.   

6.25 The proposal will facilitate indoor activity and provides sleeping accommodation for 1 full 
time member of staff and 2 part time members of staff and 7 residents, neither of which will 
harm the amenities of the surrounding residents. Whilst the proposal may alter the pattern of 
movement in an out of the site with some related comings and goings during the day (staff 
changing shifts and limited visitors including families and health professionals), taking into 
account the relationship of the previous use of the site, and the separation from the nearest 
residential properties of both the existing and proposed replacement building, it is not 
considered that the proposal will have a harmful impact on the amenities of the surrounding 
residents.

6.26 Whilst it is acknowledge that there would be some increased loss of outlook and sky view to 
some of the principal windows that overlook the site, overall it is not considered that this 
impact would be so harmful as to warrant the refusal of planning permission. The proposal, 
therefore, complies with Policy 33 of the Horsham District Planning Framework (2015).

Trees and Landscaping: 

6.27 The proposed development includes a small garden area which will be hard surfaced with 
cobble sets and includes some raised planting beds and a new Magnolia Tree to be planted.   
Narrow raised bed will be located along the front side of the half of the building (east wing) 
to provide a buffer from the road, planting will include a mixture of broom, laurel and 
blackthorn.  The proposals would enhance the appearance of the site and are considered to 
be on accordance with policy 33 of The Horsham District Planning Framework 2015.

Heritage Impacts: 

6.28 The site is located close to but outside of the Horsham Conservation Area and is not 
considered to result in any harm to the character or appearance of the Conservation Area or 
its setting in accordance with Policy 34 of the Horsham District Planning Framework 2015. 

Highways

6.29 The proposal would provide for parking to the front and side of the site on a hardstanding 
area off the public highway.  Additional visitors are able to use the immediately adjacent 
public car park if necessary therefore it is not considered that the proposed use would result 
in overspill parking to the detriment of the area. The Local Highways Authority does not 
consider that the proposal would have ‘severe’ impact on the operation of the Highway 
network, therefore is not contrary to the National Planning Policy Framework (paragraph 
109), and that there are no transport grounds to resist the proposal.  The proposals are 



considered to be on accordance with policy 41 of the Horsham District Planning Framework 
2015.

Conclusions:

6.30 In conclusion, it is noted that no marketing information has been submitted with the 
application proposals to demonstrate that the existing employment use/ building is no longer 
needed or viable. However, it is accepted that the type and form of the building structure 
would not readily lend itself to alternative commercial uses without further impact on private 
amenity arising from noise and disturbance from an alternative more intensive commercial 
operation that could potentially operate on the site. This impact, on residential properties that 
immediately abut the site, is sufficient to outweigh the absence of marketing of the premises 
and justify the redevelopment of the site as a care home. Whilst there would be some loss 
of amenity to principal windows that directly overlook the site, the extent of harm coupled 
with the benefit of providing additional specialist residential accommodation is sufficient to 
ensure no conflict with Policy 33 of the HDPF.  

6.31 Accordingly, and notwithstanding the conflict with Policy 9, the proposed demolition of the 
existing vehicular garage and erection of a 7 bed residential care home is considered to 
comply with Policies 32, 33 and 42 of the Horsham District Planning Framework 2015 and, 
subject to the imposition of conditions as set out below, is recommended for approval.     

COMMUNITY INFRASTRUCTURE LEVY (CIL)

Horsham District Council has adopted a Community Infrastructure Levy (CIL) Charging 
Schedule which took effect on 1st October 2017.

It is considered that this development constitutes CIL liable development.  

Please note that exemptions and/or reliefs may be applied for up until the commencement 
of a chargeable development.

In the event that planning permission is granted, a CIL Liability Notice will be issued 
thereafter.  CIL payments are payable on commencement of development.

7. RECOMMENDATIONS

7.1 That planning permission be granted subject to the following conditions:-

1 Plans list

2 Regulatory (Time) Condition: The development hereby permitted shall be begun 
before the expiration of three years from the date of this permission.
Reason:  To comply with Section 91 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, 
and storage of plant and materials (including any stripped topsoil) 

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

iii. Measures to minimise the noise (including vibration) generated by the 
construction process to include hours of work, proposed method of any piling 
for foundations (if so required), the careful selection of plant and machinery and 
use of noise mitigation barrier(s)



iv. Details of any floodlighting, including location, height, type and direction of 
light sources and intensity of illumination; and 

v. details of public engagement both prior to and during construction works.

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: 
i) No development shall take place until a programme of archaeological work 

has been secured in accordance with a Written Scheme of Archaeological 
Investigation which has been submitted to and approved in writing by the 
Local Planning Authority.

ii) The development hereby permitted shall not be commenced until the 
archaeological site investigation and post investigation assessment has 
been completed in accordance with the programme set out in the Written 
Scheme of Investigation approved under condition [i] and that provision for 
analysis, publication and dissemination of results and archive deposition has 
been secured and approved by the Local Planning Authority in writing.

Reason:  As this matter is fundamental as the site is of archaeological significance 
and it is important that it is recorded by excavation before it is destroyed by 
development in accordance with Policy 34 of the Horsham District Planning 
Framework (2015).

 5 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 development shall thereafter be carried out in accordance with the approved 
details.   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).

 6 Pre-Commencement (Slab Level) Condition:  No development above ground floor 
slab level of any part of the development hereby permitted shall take place until a 
schedule of materials and finishes and colours to be used for external walls, windows 
and roofs of the approved building has been submitted to and approved by the Local 
Planning Authority in writing and all materials used in the construction of the 
development hereby permitted shall conform to those approved.

Reason:  As this matter is fundamental to enable the Local Planning Authority to 
control the development in detail in the interests of amenity by endeavouring to 
achieve a building of visual quality in accordance with Policy 33 of the Horsham 
District Planning Framework (2015).

 7 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 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).

8 Pre-Occupation Condition:  No dwelling hereby permitted shall be occupied or use 
hereby permitted commenced until the car parking and bicycle spaces have been 
constructed and made available for use in accordance with approved drawing number 
[20432 -106 Rev A] received on 13 December 2018.  The car parking and bicycle 
spaces permitted shall thereafter be retained as such for their designated use. 
Reason:  To provide car-parking and bicycle space for the use in accordance with 
Policy 40 of the Horsham District Planning Framework (2015).

9 Pre-Occupation Condition:   No internally and/or externally located plant, machinery 
equipment or building services plant shall be operated until an assessment of the 
acoustic impact arising from the operation of all such equipment has been undertaken 
and has been submitted to and approved in writing by the Local Planning Authority. 
The assessment shall be undertaken in accordance with BS 4142:2014 and shall 
include a scheme of attenuation measures to mitigate any adverse impacts identified 



in the acoustic assessment and ensure the rating level of noise emitted from the 
proposed building services plant is no greater than background levels. The scheme 
as approved by the Local Planning Authority shall be fully installed prior to first 
operation of the plant and shall be retained as such thereafter. 

Reason:  To safeguard the amenities of 6, 7, 8 and 9 Denne Parade in accordance 
with Policy 33 of the Horsham District Planning Framework (2015).

10 Pre-Occupation Condition:  The building hereby permitted shall not be first 
occupied unless and until provision for the storage of refuse and recycling has been 
provided in accordance with drawing number [20432 – 106 A] received on 13 
December 2018.  These facilities shall thereafter be retained for use at all times.

Reason:  To ensure the adequate provision of recycling facilities in accordance with 
Policy 33 of the Horsham District Planning Framework (2015).

11 Regulatory Condition: No external lighting or floodlighting shall be installed other 
than with the permission of the Local Planning Authority by way of formal application.

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

12 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).

13 Regulatory Condition:  Notwithstanding the provisions of the Town and Country 
Planning (General Permitted Development) (England) Order 2015 or Orders 
amending or revoking and re-enacting the same, no windows or other openings (other 
than those shown on the plans hereby approved) shall be formed in the North 
Elevation of the development without express planning consent from the Local 
Planning Authority first being obtained. 

Reason:  To protect the amenities of adjoining residential properties from loss of 
privacy and in accordance with Policy 33 of the Horsham District Planning Framework 
(2015).

14 Regulatory Condition: Notwithstanding the provisions of the Town and Country 
Planning (General Permitted Development) (England) Order 2015 (or any order 
amending or revoking and/or re-enacting that Order), the premises hereby permitted 
shall be used for Care Home and for no other purposes whatsoever, (including those 
falling within Class C2 as defined in the Town and Country Planning (Use Classes) 
Order 1987, or in any provision equivalent to that Class in any statutory instrument 
revoking and re-enacting that Order with or without modification) without express 
planning consent from the Local Planning Authority first being obtained. 

Reason: Changes of use as permitted by the Town and Country Planning (General 
Permitted Development) Order or Use Classes Order 1987 are not considered 
appropriate in this case under Policy 33 of the Horsham District Planning Framework 
(2015). 

Background Papers: DC/18/2131


