WEST SUSSEX COUNTY COUNCIL



DATE:  19th September 2011 
FROM:
Local Development Division
TO:
Worthing Borough Council 






 
FAO:    James Appleton 

SUBJECT:
WB/10/00852  - Outline application for the demolition of existing buildings and erection of a mixed-use development comprising multi-screen cinema, restaurants and cafes, foodstore, hotel, health and fitness centre, offices, multi-function conference and exhibition centre, two residential towers containing 229 apartments together with 19 apartments on a new residential frontage to Teville Road and 12 apartments on a new residential frontage to Broadwater Road, 967 car parking spaces together with a new partially covered pedestrian arcade, landscaping and urban realm and access arrangements – CONSULTATION RESPONSE NO. 2.
Address of Development: 

Teville Gate, Worthing, West Sussex.

CONSULTATION DATE:  ORIGINAL CONSULTATION: 19th October 2010 (date issued to Lead Officer 28th October 2010).  THIS CONSULTATION: August/September 2011.
RECOMMENDATION:


Advice



Modification



More Information


Objection



No Objection



Refusal



TAD contribution:  N/A

Comments and recommendations cover County Council interests relevant to this application and include Highways and Transport, Education, Fire and Rescue, Libraries, Waste Management, Landscaping and Ecology.

Highways and Transport – summary position. 

The proposed development will impact on the highways and transport network.  However, proximity to Worthing, and the range of facilities it provides, should enable movement by non-car modes to be encouraged and hence the impact on the highway network to be reduced.  County officers believe that the location of the proposed development could provide the opportunity to encourage a high proportion of non-car trips.  However, to achieve this, appropriate design of the scheme including provision of satisfactory levels of car and cycle parking
, a travel plan (and measures to be agreed within) must be secured.  In addition to this, improvements to the bus, cycle and pedestrian networks are required to support the development proposals.  

The proposed access arrangements for the site are, subject to final detailed design, agreed.  A summary of the points requiring more work are set out elsewhere in this report.  The development is expected to contribute towards a number of infrastructure improvements on the surrounding road network.  

Traffic impact of development.

A detailed assessment of the existing network of roads surrounding the site has been undertaken by consultants working on behalf of the developer.  They have had access to the Worthing and Adur Strategic Transport Model (WASTM) in order to ensure that key locations on the highway network are included in the assessment process and to ensure that future traffic growth levels are factored into the assessment.  Previous uses on the site (and what might reasonably be brought back into use) have also been provided by the applicant and considered by the County Council.  Based on that originally submitted with the application, the County Council raised concerns over levels of traffic in association with the design of the road system to serve the site.  

Since then, further design options have been submitted. Of these, Option’s 11, 12 and 13 have been considered in terms of road safety, traffic impact and accessibility.  From scrutiny of the plans and supporting traffic and safety reports, Option’s 11 and 12 indicate significant levels of congestion and longer queues on all parts of the surrounding road network and long pedestrian waiting times, all of which would not be acceptable to the Highway Authority.  Option 13 indicates that the highway network close to the site – namely Broadwater Road, Chapel Road, Newlands Road and part of Teville Road - should operate satisfactorily although this would be still be subject to further design work being undertaken and a number of points of detail being resolved post planning permission.  However, traffic impact on the nearby junction of Teville Road, Tarring Road and South Farm Road, west of the site, still shows congestion.

The consultant’s findings indicate that a number of junctions in the analysis will experience further congestion and hence delay to journey times because of the traffic impact of the development.  However, any large-scale redevelopment of the former Teville Gate site will result in additional traffic activity on the surrounding road network.  Analysis of the proposed traffic signals reveals that the scheme arrived at - namely that as generally shown on Scheme Option 13 (and now on Drawing No. WTD/SA/95/0024 Rev. ‘A01’) – would be the preferred one in terms of highway safety although delay to traffic would still occur at certain peak times on certain parts of the road network – namely Teville Road between the site and South Farm Road.  

Looking at the detail of Option 13, in terms of numbers/queue lengths, the future year (2016) without development indicates a queue on Teville Road of 44 vehicles in the weekday PM peak hour of 17:00 to 18:00.  With development this figure increases to 117 vehicles. It is not possible to increase the traffic capacity of the South Farm Road junction within available highway land, due to the presence of existing buildings tight to all sides of the junction.

The applicant’s Highway Consultant was asked to consider the impact at South Farm Road further.  It was considered that a change of junction control to traffic signals would further reduce capacity at this location.  This is because the complexities of the existing layout would make it difficult to design for signal control.  Therefore, this option was rejected. The consultant produced some alternative scenarios, based on extrapolation of the traffic results, assuming a simple linear relationship between changes in traffic flow and changes in queuing, but did not undertake any junction sensitivity tests on the available junction models.  

The main alternative scenario considered was to restrict traffic movements at the proposed Teville Road development access for the food store car park – i.e. to control where exiting traffic could go when it left the site. The junction as proposed in the planning application, would operate with both left and right turns available to drivers, but not straight across movements to Hertford Road.  The alternative scenario included a ban on right turns out of this proposed access which, in turn, showed a slightly reduced impact and consequent queue towards South Farm Road.  In terms of numbers, the PM peak hour queue reduces from 117 to 75 (approx) vehicles in the 2016 future year appraisal.  However, this does assume a 15% reduction in development generated traffic brought about by Travel Plan measures.
  Without the 15% the figure rises to 80.
The reality of the situation is that drivers faced with longer queues and, in turn, longer wait times, are likely to look for alternative routes away from the key areas of congestion.  In practice drivers will not tolerate delays of this length on a daily basis and will alter travel behaviour in one or more of the following ways such as re-routing and re-timing of journeys, 
change of travel mode for all or part of journey, change of destination, reducing frequency of journey.  An example for trips to a destination within walking distance of the congested junction could be to park prior to the junction 
and walk through the congested area to the final destination.  Re-timing of car journeys can be expected to result in some "peak spreading".

Although the consultant has produced some information on this alternative scenario, the applicant has clearly stated that the proposed supermarket operator would not be prepared to accept restricted traffic movements for commercial reasons.

West Sussex Transport Assessment (TA) Guidance.

WSCC TA guidance recommends that the impact of development on surrounding highway networks should result in nil detriment.  The Worthing Gateway proposal (Option 13) with suitable mitigation at key parts of the network, largely demonstrates this, save for South Farm Road. The investigations at South Farm Road show that it is not possible to produce a nil-detriment solution for this junction within constraints of available land for development of the intensity of traffic generation proposed, save for area-wide traffic reduction and management, which does not appear to be within the applicant’s gift and could potentially have wider implications.

Vehicular Access to the development.

Changes to the road network (including access points) are now generally as shown on Drawing No.’s WTD/SA/95/0024 Rev. ‘A01’ and W/SA/06/FIGURE 8 Rev. ‘A02’.  However, further design issues are required to be resolved at the detailed design stage and reference to the main areas requiring further work are set out elsewhere in this report.  The applicant accepts and has agreed to making further changes as deemed necessary by the Highway Authority.

As witnessed from looking at the highway layouts, two main vehicular access points are proposed to serve the development.  One is provided directly off Teville Road opposite the junction of Hertford Road utilising traffic signal control with the others (the car park and servicing entrances are separate) being off Railway Approach/Oxford Road.  In addition, the existing roundabouts at the junctions of Chapel Road with Teville Road and Broadwater Road with Newlands Road are shown removed and replaced with traffic signal control.  The highway works have been subject to design checking and independent road safety audit.     

Both main vehicular access points serve car parking areas – the one off Teville Road will serve the proposed supermarket with 400 spaces provided whilst the public one off Railway Approach serving the other uses as generally set out in the application particulars summarised in Blue Sky Planning’s letter of 24th September 2010 will amount to 567 spaces, split between private (residential), public long-stay parking and the remainder to serve the other on-site uses proposed.  As documented elsewhere in this report, servicing will take place using bespoke entrances – also shown on the planning drawings.  

Other access considerations.

Hertford Road – For road safety reasons, the proposal shows access at the northern end of Hertford Road altered to provide only a left-turn in off Teville Road.  Right turns in, out and left turns out are proposed to be banned by way of a combination of engineering changes at the junction with Teville Road and Traffic Regulation Orders (TRO’s).  The remainder of Hertford Road will remain open for two-way traffic.  Turning provision for cars will be made at the northern end of Hertford Road, similar to that available in Oxford Road (although final details are yet to be agreed).
Stanhope Road – Again, for road safety reasons, it is proposed to ban right turns in and out of Stanhope Road.  A narrow strip of raised kerbing will separate east-west lanes on Teville Road.  In addition, a TRO will be required to further enforce this.

Bunce Hardware - Access to Bunce Hardware is shown un-altered.  Consideration of this access and delivery arrangements for the Bunce store has been included in paragraph’s 40-44 of Briefing Note 9 provided by the applicant’s highway consultant.  In Paragraph 42, the designer suggests that consideration should be given to getting agreement from Bunce’s to ‘left in’ and ‘left out’ movements only although no response has been made by Bunce Hardware to this.  Paragraph 43 suggests that the signals will create controlled breaks in the traffic flow due to the signal timings.  They conclude by saying that this should allow a delivery vehicle (transit or similar style and type have been observed) to undertake a manoeuvre when the driver has more certainty of priority when entering and leaving which they consider should improve safety at the access point.  This is accepted by the Highway Authority.  Arrangements appear to allow for vehicles to enter and leave the site in forward gear and on-site turning also appears to be available adjacent to the loading bay adjacent to the Bunce’s building.  The access also appears to provide service access for several other existing properties fronting Chapel Road.  

On-street car parking – TRO revisions, necessary to accommodate changes to the road network, will result in some on-street car parking being removed and where identified, additional waiting restrictions being implemented.  For the most part this will affect Teville Road but an alteration to the northern section of Hertford Road to accommodate the turning of vehicles may mean that alterations to existing parking bays on this road might be necessary.  Final details are to be resolved at the detailed design stage.  

ALL TRO works will be subject to public consultation and will require approval by the appropriate County Local Committee prior to any works starting, both on and off-site. 

Traffic Signals Assessment – Option 13.

Option 13 – Design G Pedestrians every cycle

Drawing 008 issue A04 was considered at the time of assessment.  Drawing No. WTD/SA/95/0024 Rev. ‘A01’ now incorporates a number of the changes set out in the Signal Engineer’s comments.  His comments are as follows (Comments in bold set out where comments have been addressed):

1) This is the best solution and shows that the junctions are working to an acceptable standard.  The main concern were links 21, Chapel Road Northbound and link 41, Chapel Road pedestrian crossing, which shows that the queue lengths are in excess of the link lengths.  However, this condition is currently witnessed with the two roundabouts and therefore is acceptable.

2) The centre island between Newland Road and Teville Road has been removed (now shown on WTD/SA/95/0024 Rev. ‘A01’).  

3) The centre lane southbound on Broadwater Road is shown as a straight ahead; this needs to be a right turn lane to accommodate the potential queues (now shown on WTD/SA/95/0024 Rev. ‘A01’).

4) On Option 12 the existing Puffin crossing on Chapel Road is being converted to a Toucan, why is this not the case on Option 13?  Suggest that confirmation of requirement is obtained from the cycle team (now shown on WTD/SA/95/0024 Rev. ‘A01’).

5) The concept is acceptable however further technical assessments will be required once the detailed design has been completed.

6) Weekend flow data confirms that the operation of Option 13 is acceptable.

Access on foot and by bicycle.

Access on foot and cycle is proposed via all the main access roads to the site.  However, although shown largely complete there are a number of detailed design considerations that need to be attended to further post planning consent at the detailed design stage.  It is important to note that that shown on Drawing’s No. WTD/SA/95/0024 Rev. ‘A01’ and W/SA/06/FIGURE 8 Rev. ‘A02’ are not the final details of the highway scheme – further work is required to certain elements of the scheme.  The main ones are:

●Cycle connections and cycle routes;

●Turning area on northern end of Hertford Road;

●Underpass pedestrian and cycle provision;

(Turning area, crossing point and materials on Railway Approach.

●Final positions of traffic signal equipment (poles, heads etc.).

In an earlier version of the scheme, the existing pedestrian underpass (subway) running underneath Broadwater Bridge connecting the site with the newly re-furbished Morrisons store was shown severed at the site side.  The underpass is well-used (as demonstrated from observation and recently obtained footfall surveys), provides a direct traffic-free link between the railway station and Newlands Road and as such, is to remain open for use and be incorporated into the development proposals on the Worthing Gateway site.  With suitable design (such as level access for all users etc.) this will provide further opportunities for use by travel modes other than the private car.  

Use of planting around the boundaries of the site (predominantly Teville Road, Broadwater Road and Chapel Road) is proposed instead of pedestrian guardrail.  This is proposed to improve the public realm of the location by making the site appear as accessible as possible and to avoid sign and street furniture clutter.  Subject to final design, this approach is accepted by the Highway Authority.  However, the pedestrian crossing islands will still require guard rail to a suitable design. 

Internal layout.

The internal layout is still subject to detailed discussions with the developer and his agents but is intended to provide a clear route between the railway station area – through the site - and through to the town centre and sea front.  It is also still subject to assessment by WSCC including Fire and Rescue Service amongst others.  As stated earlier, it is not known how the shared cycle/pedestrian route will be designed nor how rights of access will be maintained in perpetuity 

(being what WSCC as Highway Authority require).  The applicant will also need to demonstrate how servicing for the residential component of the development (removals, deliveries etc.) will be accommodated prior to development commencing. 

To date, it is not known whether the developer intends to offer any of the pedestrian and cycle routes (either whole or in-part) for adoption under Section 38 of the Highways Act 1980
.  This needs to be made known at the earliest opportunity in advance of works commencing.  As such, the developer should submit to the Highway Authority a clear plan showing what they intend to offer for adoption under Section 38 and/or S278 of the Highways Act.  In addition, a surface materials plan should be submitted to the Highway Authority for checking and comment.  Furthermore, the applicant’s position relating to specifications, drainage, checking and inspections etc. for both adoptable and non-adoptable areas will need to be made known prior to works commencing.  It will be expected the S106 Agreement contain appropriate clauses to cover access, maintenance requirements and adoption.  

Records indicate that part of the site is highway land maintained at public expense.  As such, the developer will need to formally apply for this land to be stopped up via the appropriate legal procedure.  Any approval will need to be obtained prior to any works commencing on-site.  

Finally, a street lighting strategy will need to be submitted to the Highway Authority for the site and surrounding roads at the detailed design stage.

Parking – car and cycle.

Car parking amounts to 967 spaces, split between 400 spaces in a basement car park to be accessed directly off Teville Road (intended for use by supermarket customers) with the remainder (567 spaces) being accessed off Railway Approach.  These latter car parking spaces will be provided in a decked multi-storey car parking above the development and will largely cater for all remaining uses other than the supermarket.  

With regard to residential parking provision, WSCC guidance has recently been revised.  The new approach to parking assessment now looks to base findings on census data from specific wards within designated areas close to and in the area where the development is proposed.  This gives a far more accurate and realistic appraisal of the situation, specifically towards car ownership rates in those wards.  The guidance also takes into account more detail of the types of dwellings proposed, basing calculations on tenure and number of habitable rooms in each dwelling – as opposed to a ‘one size fits all’ scenario.  

For the Worthing Gateway development, an assessment of the residential component of the development indicates that approximately 180 spaces should be provided.  
This has been allowed for in the overall scheme although final details of management and allocation of these spaces has yet to be finalised.

In addition to provision of sufficient numbers of parking spaces, parking should also be well designed to encourage use.  As such, careful attention must be given to the design and location of the parking by the developer and his agents.  Parking is laid out purely as spaces with no garages.  

A package of highway-related improvements to mitigate the impact of the development is necessary and will have to be agreed and secured through a S106 agreement and/or conditions. 

Cycle parking provision is proposed to be 400 spaces with an additional 150 spaces for the public realm and foodstore.  Details of storage and distributions/allocation are yet to be agreed.

Bus service access and improvements.

Bus services operating close to the site are provided by Stagecoach PLC, Compass Travel and Metrobus.  Services are set out in more detail in the applicant’s TA.

Whilst there is a level of services running past the site throughout the day (albeit less-so on Sunday), given the obvious attraction during evenings and weekends, improvements to evening and weekend bus services should, ideally, be secured.   

Bus stop provision is proposed on Teville Road and changes to the direction of traffic flow are proposed to Railway Approach (for safety reasons).  Two bus shelters and markings are included on the north side (site side) of Teville Road.  The existing layby on the south side of Teville Road opposite the site will remain.

In addition to any planning permission, the highway works shown on and/or affecting all surrounding roads will require County Local Committee consultation and approval before being implemented.  Such consultation will also involve, amongst others, local residents, business occupiers/users, the police and emergency services.  

Travel Plan.

Although there is a commitment to monitoring the Travel Plan in accordance with the TRICS SAM methodology, the Travel Plan does not fully accord with our draft Development Travel Plans Policy. The following points should be specifically addressed before a Travel Plan for this site can be approved (Final details to be included in S106 Agreement):

· The TRICS SAM monitoring should be secured by way of a Section 106 Agreement.

· Travel Plans at development sites in urban locations (such as Worthing) should achieve a 12-hour vehicle trip rate that is 15% lower than the predicted trip rate as stated in the Transport Assessment. This should be the main Travel Plan target and hence the 12-hour vehicle trip rate highlighted in the TA should also be stated in the TP.

· The TP (and in particular the residential element at this stage) needs to demonstrate a stronger commitment to promoting sustainable modes of travel. For example:

· Welcome packs should include a voucher to enable new residents to try using local bus or rail services, or purchase a new bicycle. It is usual with Residential Travel Plans that a voucher worth at least £100 is provided to each dwelling.

· The Travel Plan Co-ordinator should provide a Personal Journey Planning service to each member of each household as appropriate and also employees of the commercial units. This information should be included in welcome packs. The TPC should also train sales staff so that prospective occupants are aware of the Travel Plan and the sustainable travel incentives that will be available at the site.

· The TP should promote home delivery services and include information about local stores that provide such services.

· The TP should promote the benefits of home working and briefly explained how use of technology can support this.

· The TP should outline the level of secure covered motorcycle parking that is to be provided.

· It is noted that a ‘walking incentive’ map is to be produced. This should also include cycle routes and journey times/distances.

· 2 No. public electric vehicle charging points are to be provided at the site.  Wherever possible, facilities should be provided to enable charging of electric vehicles close to resident’s homes.

· Space should be reserved for possible future car-club on the site and the applicant should use his and demonstrate best endeavours to secure a suitable scheme.

· A commitment to promoting www.westsussexcarshare.com should be included. The Travel Plan Co-ordinator should promote the scheme to residents and employees of the commercial units.

· In addition to the welcome packs, the site would benefit from a community website featuring information about the travel plan and sustainable travel options. The site should include links to other websites as appropriate (e.g. public transport operators, journey planning websites etc).

· Paragraph 8.3 states, ‘Where possible, participants of a car-sharing scheme will be given a designated car-parking space at the Site, in close proximity to the entrance.’ However paragraph 9.2 states ‘It is currently not the intention to dedicate spaces to any particular use’. The applicant should clarify how employees that car share will able to take advantage of reserved parking spaces and also the number of spaces that will be provided initially. 

· It is noted that events such as National Liftshare Day will be promoted. The applicant is advised that this is now a week-long event that takes place in October.

Ecology.

No strategic ecological objection subject to a suitably worded condition to secure the proposed Green Roofs and Green Wall.  In addition, consideration should be given to the siting of sparrow terraces and swift boxes.  The Green Roofs and Green Wall with the nesting provision will make a contribution to the implementation of PPS9 paragraph’s 12 and 14, green infrastructure and S40 of the Natural Environment and Rural Communities Act 2006.

Landscape.

No strategic Landscape comments.  However, this should not be interpreted as an implication that there are no local Landscape/ Green Infrastructure issues to address in the scheme. 

It is suggested that locally appropriate tree species to be used in the scheme are selected from the attached list for the coastal plain (see end of this report).  However, such species may not be suitable for use in areas required for visibility purposes nor areas where planting may obstruct the public highway.  As such, final details are yet to be agreed.

Please see sheet attached to previous WSCC consultation response dated 2nd December 2011 showing landscaping species relevant to areas.

Archeology.

West Sussex County Council response to consultation : Archaeology comments (additional)

Further to West Sussex County Council's response to consultation of 2.12.2010 in respect of considerations (amongst other matters) of Archaeology, the County Council have received further information from the applicant's archaeological consultants, Waterman Group. 

This information comes in the form of an Addendum to Archaeological Assessment  : Teville Gate, Worthing (June 2011), sent by Waterman Group (Hannah Buck of Waterman) to the County Council and copied as an e-mail with attachment to your Council, for your attention, on 8.6.2011.

The County Council have considered this document and have the following additional comments and recommendations in respect of planning application WB/10/0852/OUT.

Summary and Recommendations

Further information has been submitted by the applicant, concerning the potential of the site to contain World War 2 structural remains and early prehistoric deposits, with proposed associated archaeological mitigation measures. This information addresses the County Council's concerns set out in previous comments on this application. 

No objection on archaeological grounds is now raised to the proposals, subject to suitable archaeological safeguards, provided for by planning condition.

Planning Conditions.

No development shall be carried out on the land until the applicant, or their agents or successor in title, has secured the implementation of a programme of archaeological works in accordance with a written specification and timetable which has been submitted to and approved in writing by the Local Planning Authority. 

Reason: The site is potentially of archaeological interest.

Policies: refer PPS 5 (Planning for the Historic Environment), esp. Policy HE12.3;

Comments on additional information received

The document Addendum to Archaeological Assessment  : Teville Gate, Worthing (June 2011), now received, satisfactorily addresses the request for further archaeological information, outlined in the County Council's earlier comments on this application of 2.12.2010. 

The proposed mitigation principles set out in para. 1.10 are broadly acceptable. Suitable safeguards to ensure appropriate archaeological investigation, recording , and reporting should be provided for, under the terms of an archaeological planning condition.

Fire and Rescue.

The West Sussex Fire and Rescue Service have no objections to the principal of the build.  It is expected that access for fire appliances and high level hydraulic platform are compliant with building regulations BS9999 Part B5.  Water supplies, feeds and provision of and location of hydrants must be attached to a network suitable for the purposes of fire fighting.  The Fire and Rescue Service recommends the installation of sprinklers.  Building designs should be complaint with the relevant building regulation for the purposes of fire prevention, detection, fire spread and Fire and Rescue Service access.  Further Information or enquires should be referred to West Sussex Fire and Rescue Service Headquarters, Northgate, Chichester, PO19 1BD.      

Education. 

Contributions will be sought towards provision of improved education resources and/or infrastructure in relation to demand placed on the Education Service by the residential component of the proposal.  Details of which will be included in a S106 Agreement.  Contributions will be based on housing types, numbers, and numbers of habitable rooms. 

Libraries.

Library Service contributions are not currently being sought in Worthing Borough.

Waste Management.

Waste management contributions are not currently being sought in Worthing Borough.

S106 Agreement.

The following package of transport measures should be secured through a S106 agreement (other non-highway S106 requirements for other WSCC services are set out elsewhere in this Report) - 

· The provision of a Travel Plan (including details therein) to be agreed with the County Council prior to works commencing on-site.

· The provision of traffic management changes to Teville Road, Chapel Road, Broadwater Road, Newlands Road and Railway Approach which will include traffic signal control including pedestrian facilities and other associated improvements as deemed necessary by the Highway Authority – all to be in accordance with County Council requirements (including maintenance provision which may in itself be tied-into the S106) – all to be in place prior to first occupation of the development (These works will be covered by way of planning condition.  However, maintenance for traffic signals must be secured in S106).

· The provision of appropriate bus service infrastructure (which may also include a financial contribution towards services).  

· Provision of Real-time Passenger Transport Information (RTPI) and associated bus stops and/or shelters, display boards and, where necessary, Variable Message Signing (VMS) Boards (some of which to replace those that may be removed as a consequence of the re-development) on Teville Road, Railway Approach and local approach roads. 

· Provision of suitable signage to direct customers (including service vehicles) to the most suitable access points to and from the development.  (Such signs may need to be of the VMS variety to maximise effectiveness).

· A financial contribution for a parking study for roads close to the development which might include Hertford Road, Stanhope Road, Oxford Road etc. to assess the impact and likely mitigating measures (and provision thereof) of the development on parking patterns in the area.  Such contribution should also include adequate funds to implement any identified changes to further manage car parking in those roads.

· Confirmation of continuity of routes through the site across areas set to remain private.

· Provision of all necessary Traffic Regulation Orders and costs associated with consultation, preparation and implementation of such orders as considered necessary.
· Provision of a Management and Maintenance Plan for all areas including footways/footpaths, cycle routes and planting/landscaped areas.
Highway conditions.

1.
Road access - Prior to development commencing (other than on-site demolition in accordance with Condition 4 below and requirements of WSCC Structures Team), the highway works including access points to the site shall be constructed in accordance with detailed plans to be submitted and approved by the Local Planning Authority after consultation with the Highway Authority.  Such plans shall include appropriate visibility splays, junction geometry, road widths, pedestrian provision, cycle provision, traffic signs and signals (including VMS provision), road markings, details of approved TRO’s and Stopping Up Order, structural analysis and recommendations contained in any approved Road Safety Audits.  Detailed design will require the submission of a Stage 2 Road Safety Audit, Designer’s Response and Design Commentary to accompany any plans.  The applicant is also required to complete S278 and/or S38 Agreements prior to works to commencing on land forming part of the adopted public highway.  No part of the site shall be brought into operation until completion of said highway works to the satisfaction of WSCC as Highway Authority.
Reason – To ensure that access points to the public highway are constructed in accordance with appropriate design and road safety considerations.

2.
Internal access layout – The internal access shall be constructed in accordance with detailed plans to be submitted to and approved by the Local Planning Authority after consultation with WSCC as Highway Authority.  Such plans should include, amongst other details, pedestrian and cycle provision through the development, parking layouts and all other recommendations contained in this consultation response and the Road Safety Audits.

Reason – To ensure appropriate design and in the interest of road safety.

3.
Reinstatement of disused crossovers - Prior to any part of the development being occupied, any existing crossover/access points to roads surrounding the site shall be permanently removed and reinstated with full height kerbing and footway in accordance with Highway Authority  specifications.  Details of method of reinstatement to be submitted by the applicant to and approved by the Local Planning Authority after consultation with the Highway Authority prior to works commencing.

Reason – To ensure that any access points not required to serve the development are permanently removed to avoid risk of inappropriate re-opening in the future and also in the interests of road safety.

4.
Construction management plan - Prior to development commencing, a Construction Management Plan shall be submitted to and be approved in writing by the Local Planning Authority after consultation with the Highway Authority.  This shall require the applicant and contractors to minimise disturbance during demolition and construction and will include details of the following information for approval: 

a) the phased programme of construction works; 

b) the means of access and road routing for all construction traffic associated with the development; 

c) a scheme of traffic management;

d) details of a scheme for the monitoring of noise, dust and vibration (including any piling) in accordance with the appropriate British Standard (BS).  The report on the assessment made under the BS shall include estimated values of LAeq and show all calculations; 

e) provision of wheel washing facilities and details of their operation and location; 

f) construction work including delivery times; 

g) details of a means of suppressing dust arising from the development; 

h) details of all proposed external lighting to be used during construction.  

i) details of how measures will be put in place to address any environmental problems arising from any of the above shall be provided.  A named person shall be appointed by the applicant to deal with complaints, shall be available on site and their availability made known to all relevant parties.  

j) detail of all materials and plant enclosures.

Reason – To ensure safe and neighbourly construction in the interests of amenity and road safety.

5.
Car parking – Prior to the occupation of the development, car parking and where applicable, turning areas, associated with the development (including visitor parking) shall be laid out and paved in accordance with plans to be submitted to and approved by the Local Planning Authority after consultation with WSCC as Highway Authority.  All car parking areas/spaces etc. shall be retained for the sole purpose of the parking of vehicles associated with the development.

Reason – To ensure that adequate levels of car parking are provided for the development.

6.
Cycle parking – Prior to the occupation of the dwellings, cycle parking associated with those dwellings (including visitor parking) shall be laid out in accordance with plans to be submitted to and approved by the Local Planning Authority after consultation with WSCC as  Highway Authority.  Final details of the type and specification of the actual private cycle storage provision to be submitted to and approved by the Local Planning Authority after consultation with the Highway Authority prior to construction commencing.

Reason – To encourage non-car modes of transport.

7.
Prevention of surface water draining on the public highway – The development, hereby approved, shall not be occupied until provision has been made within the site in accordance with details to be submitted to and approved by the Local Planning Authority after consultation with the Highway Authority to prevent surface water draining onto the public highway.

Reason – In the interests of road safety.

8.
Landscaping/planting  - Prior to development commencing, a detailed landscaping plan (including methods of planting) shall be submitted to and approved by the Local Planning Authority after consultation with the Highway Authority.

Reason – To ensure that both planting and methods of planting does not have a detrimental impact of the construction of any roads, footways etc, within and outside the development for road safety reasons.

9.
Estate road, street furniture, street lighting, access and footway materials – Prior to any development commencing, details of street furniture and materials intended to be used for the surfacing of the estate roads, main vehicular access points and pedestrian/cycle access points shall be submitted to and approved by the Local Planning Authority after consultation with the Highway Authority.

Reason – To ensure that materials and street furniture are appropriate for use and in the interest of road safety.

a) Informative to Planning Officer – Whilst the County Council will still check access/footway/cycle details etc. referred to in conditions 1 and 2 above throughout the development, where roads are not being offered for adoption the County Council will not be checking materials used nor inspecting the construction of those roads and footways concerned.  

Applications for S278 and/or S38 Agreements should be made to WSCC.  Full details are available on the WSCC website.

b) Informative to Planning Officer – For the avoidance of doubt, planning Drawings  WTD/SA/95/0024 Rev. ‘A01’ and W/SA/06/FIGURE 8 Rev. ‘A02’ show, in the main, the changes to the highway network necessary to accommodate the development.  However (and as documented elsewhere in this report) they DO NOT show final details of works such as cycle connections, underpass route etc.  Any grant of planning permission should make this clear.

c) Informative to Planning Officer – To deliver the highway works, as referred to above, will require satisfactory approval of associated Traffic Regulation Orders.  Such approvals must be in place prior to any works both on and off-site (other than site clearance and demolition) commencing.

d) Informative to Planning Officer – A formal Stopping Up Order made via an application to the Government Office for the North East Section 247 Town and Country Planning Act 1980 must be applied for and approved prior to any works - both on and off-site – commencing.

e) Informative to Planning Officer – For any works affecting structures on the highway network, appropriate approvals must be obtained from WSCC as Highway Authority prior to any works commencing.  

f) Informative to Planning Officer – Existing parking counting apparatus is currently installed on land which may form part of the development site.  This equipment is currently owned and maintained by WSCC.  Prior to any works commencing on-site, the applicant and/or his contractor should contact WSCC who will, following this request, come and decommission and remove said apparatus.  This may incur a charge which may be passed to the applicant.

The following issues should also be included in a Section 106 Agreement 

Education (Including Primary, Youth Service and Early Years) 

See Education comments contained above.

Fire Service

The will need to make a Fire Service contribution which will be calculated through the WSCC Fire Service formula.

New fire hydrants and associated infrastructure and access requirements to be provided on site including appropriate connections to any existing hydrants remaining close to the site as deemed necessary by WSCC Fire and Rescue Service.

Libraries.

Contributions are not currently sought for WSCC Library Service provision in the Worthing area.

Waste Management.

Contributions are not currently sought for WSCC Waste Management Service provision in the Worthing area.

Supported Housing.

Recommend that at least 10% of affordable housing to be constructed to ‘Life Time Homes Standard’ to be provided.

Landscape.

Whilst no strategic objections have been raised by the County Council regarding the landscape proposals, the landscaping proposals must be appropriate to the setting and be of suitable quality.  The long-term maintenance requirements of the landscape infrastructure needs to be carefully included within the S106 Agreement. 

General

Provisions for unspent contributions to be returned to the developer after an agreed period of time.  All contributions will be indexed appropriately and interest applied on late payment of that phase of contribution.

Strategic Planning
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�Providing 967 car parking spaces does not ‘encourage a high proportion of non-car trips’ it does precisely the reverse. Controlling availability of  parking is one of the most effective ways of controlling traffic levels


�117 vehicles at 5m average length required per vehicle in queue, represents a key over a third of a mile long – going from the Chapel Road junction down Teville Road, over the South Farm Road  junction  and  into Tarring Road.





This is in direct contradiction with the council’s own commitment to ensure that “the impact of development on surrounding highway networks should result in nil detriment."


�15% is extreme high end and no evidence is given to support the assertion this could be achieved.


�Given that journeys at peak times are generally commuter / school journeys there is little option to re-time. The most likely scenario is increased rat-running in residential roads.


�Park where? The roads around this area are already congested with parked cars.


�The supermarket operator’s wishes appear to be given higher priority than those of local residents. This appears to be the principal reason why no traffic movement restriction is considered.


�Potentially requires the Highways authority to maintain these routes


�260 apartments, 180 spaces suggests car ownership per dwelling of 0.69
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