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1.4 This Planning Statement is praparad on behalf of Mr and Mrs Halls who are the owners of Decoy
Cottage in Poling in support of a full Planning Application for the following development.

Conversion of stables and bams o form a dwelling with associated works
The planning appication is supported by the following documents and plans:

Table 1 -~ Planning Application Documents
mﬁ
Hanning Statemen
Dasign and Agcess Statement
Bat Survey Heport
Letter from Structural Survevor
Planning Summary
Application forms
Bindivarsily Checkiist
Ownership Certificate
;m&ﬁ :w
DBAEGIR Existing Site Plan
DRAEG2E Existing Ground Floor Plan
DBAEG3B Existing Roof Plan
DRAEQ4AA Exigting South Elevation
DRAEGBA | Existing East Elevation
DRAEGBA Exiating North Elevation
DBAEQTA Existing West Elevation
1443028 | Proposed Sits Plan
1443030 Proposed Ground Flooy
1443044 Proposed Roof Plan
144305 Proposad South Eevation
144300 Proposed East Elevation
144307 Proposed North Elevation
144308 Proposed Wast Elevation
144308 Proposad Sagtion

1.2 This Planning Slatement includes a discussion of the following matlers:-
= Site deseripiion

Planning hislory

Details of the proposed development

Policy context

Appraisal

& & & &

Pags 1
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2.4 The application siie is situatad at the end of Decoy Lane in Poling, opposite Decoy Cottage.

2.2 The application site extends 1o G187 hectares and consists of stabling arranged around a small
vard with a redundant bam to the rear.

2.3 The details of the individual bulldings are as follows:

Table 2 ~ Datalls of Bulldings

1 [ dm x Q.2m 36.8sqm Garaging

2 3.6m x 10.4m with Am x 3.7m roof | 36.3sgm Stabiing
ovarhiang on westarn side

3 B4m ¥ 3.9m 31.58s0m Stahting

4 5.5m x B.4Am 44 5hsam Storags

2.4 The grrangement of bulldings is shown on the Site Plan attached at Appendix A

)
[0

The stable builldings have in the past accommodated up 1o § horses. Howsver demand for stabling
i1 this location has dwindled and today lust one horse is Kept at the siables. The only bridisways in
the area arg locatad to the north on the far side of the AZT regquiring hovses 1o cross four lanes of
fast flowing traffic 10 be exercised. The increase in tratfic on the A27 now makes this very difficult
and there have been a number of incidents involving cars and horses. The ons horsea that is kept at
the stables is old and infirm and does not requirs the usual level of exerciss.

2.6 Buiiding 1 1s conslructed from a masonry wall with g concrele fioor and corrugated roof. The bullding
is thoughi to he around 200 years old and features some interesting butlressing.

2.7 Building 2 is a timber framed and clad building.

2.5 Building 3 is a timber framead and clad building comprising loogss boxas with a corrugated roof,
2.8 Buliding 4 is lonated 1o the rear of the other buildings and features masonry walls and g sorrugated

roof. This budlding is thought 1o be al least 200 years old.

240 Asmall building measuring approximately 18sam is located 1o the west of the buildings close to the
[=1 o [
wastern boundary.

2.11  Decoy Cottage s located apposiie the application site. Degoy Coltage is a Grads H listed rasidential
buliding which has been occupied by the applicants since 1993, Alse owned by the appiicanis s
the land o east which has been laid o grass. To the wast of the sife is a pubiic footpath and
agricuitural land and 1o the north is Tarmiand and further paddocks.

2.12  Decoy Lane s a single-rack road which Hnks the site to the AZ7. There are a number of husingsses
served by Decoy Lane close to its junclion with the AZY.

2.3 The site is located within Poling approxdimately one mile away from Angmsring and seven miles from
Arundel which provide a range of sarvices and facilities.

ARUN DISTRICT COUNCIL A/17/18/PL



214 The distance from the site to these facilitias is shown below.

Tabls 3 - Distance of site to facliites

1 Supermarkeat miles
i Conveniance Store 1.5 miles
2 Fost Office 1.5 milas

5 Primary Sghool 1 mile
Secondary School 2.2 miles
— e

o s o,

7 Recraation and sports flelds 1 mile
Leisure Centire 4.7 miles

o Bus stops (.2 miles
16 Train Station 2.3 miles

ARUN DISTRICT COUNCIL A/17/18/PL
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3.4 The application sife has not been the sublect of any previcus applications.

3.2 Apre-application submission was made 1o Arun District Counell seehing advice on a similar proposal
involving the conversion of the buildings 1o form a residential dwelling.

The advice received is atlached at Appendix B and is discussed within Section 4 of this report

(W
w
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4.1 The existing buildings are now largely redundant and an allernative use Tor them is sought.
4.2 A residantial use is the preferrad use for the following reasons:

s The buildings are in relatively ciose proximily 1o Dacoy Cottage wheare commeraial uses and
associatad traffic would not ba desivabla.

s The cost of converting the bulidings t© a commaercial reuse would be unilikely 1o be financially
viabile.

= The buildings have no visibility from the main read making them an unatiractive option for many
commercial uses.

=
)

The advice of & structural surveyor hias been sought 1o consider the suilability of the buildings for
conversion, The advice received is that the buildings are structurally sound and could support a
rasidential reuse, aithough some modifications would be advisable o ensure an optimum end
resytt.

4.4 A vasidantial convarsion is therefore proposead.

4.5 The huiidings ars in good condilion, as confirmed by the structurat survey. They are currently
datached from one another, However, this is not readily apparent as the overhanging roof of the
stables touch and the gap between the two stables is narrow. The barn is wel shisided to the rear
of the property and at its closest point is only 80cm away from the stables. Small extansions 1o
Buiidings 2 and 3 are therefore proposed totalling 18.2sqm. The wastern wall of Buillding 2 would
ba extended outwairds to meet the egves of Buliding 3 which would also be extended outwards into
the courtyard 1o improve the ving space and the barn would be extendad in the direction of the
stables {o attach. A link totalling 8.5sgm would conneet Bullding 3 to Building 4 to the raar.

4.6 These are not significant additions and represent a 26.7sam increase in floorspace on the sile.
Thay enable an efficient use of all buildings withoul significantly altering the characler or
appearance of the site when viewead from public vantage poinis.

4.7 it considerad necassary however, the small buliding on the western boundary measuring 18som
gould be removed as part of the proposal 1o reduce the increass i bl form on the site,

4.5 New openings for windows arg kept to a minimum on the outward Tacing elevations, sutficient to
enabia the bulldings 1o function as a dwelling without affecting the character of the buildings. Glazed
doors are proposed o the southern elevation of Bullding 3 to maximise solar gain and natural
davlight, This elevation faces into the courtyard and is not readily visible,

4.9 in refation 1o the roof, this is in good condition and could he reused. However, there is an awkward
arrangement whare differing pitches join. it is also relatively lightweight and additional trussed
aslements would nesd to be incorporated to support insulation and a hegvier cladding than the
gxisting. The planning application therafore proposes g raplacament roof &t a8 consistent piteh
acroess all four bulldings.

Page b
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4.40

4,11

4.12

4.1

[

4.14
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Existing roof lights on Building 4 will be replaced with conservation roof lights.

Parking is proposed 1o the north of the buildings on an ares currently ussd for parking in connsction

with the stables. This location is soreened from view from the public foolpath o the west

Car parking for Decoy Cottage would be retainad o the side (north) of that property.

The proposad dwelling would provide L77sgm of accommodation.

The proposed development would sit within an already well-defined curtilage measuring 1L.87

hactares in fotal which would provide approximately 1650sam of garden and amenily land.

Pre-Application Response

As mentioned previously, & pre-apphication submission was mads to Arun District Councit in June
2047 and the response is attached at Appendix C. Table 4 below summarises the comments

raceived and explaing how sach has bheen addressed,

Table 4 ~ Pre-appiication responss

The proposal would not acoord with Local
Plan policies GENZ and GENG by reason ¢f
being located in the couniryside,

These policies are largely time axpired and
given the 2.00 vear Housing Land Supphly
pesition that exists in the Arun Distriet Bmited
weight can he attached to them (this approach
is currently accepted by Arun District Council)

The proposal would not aocord  with
Neighbourhood Plan policiss Policy HDL
and HDZ by reason of being located outside
the Built Up Area Boundary and not forming
part of a housing aliocation.

By reason of the 2.08 vear Housing Land
Supply position that sxists in the Arun Distriot
and the age of the Neighbourhood Plan,
limited weight can be attached to it

The proposal may de acceptable undsy
Policy DEVZ of the Arun Local Plan.

Agread

A Tull siructural survey and a conversion
statement should he submitled o show the
huilding is structurally sound and capable
of  conversion  without  rebuliding  or
significant alteration or exiension.

This has been prepared by Graves Jenking and
iz submiltied with the planning application.
confirms the huildings are structurally sound
and capable of conversion without significant
work being raguired.

The curtilage is excessive and should he
reduced.

The curtilage shown in the pre-application
submission measured 0.382 hectares. This
has now been reduced 1o 0187 heotares,

The size of the dweiling at 198sgm will
accord with the Nationally Dascribed Spacs
Standards, and the schems provides more
than adequats private outdosr amenity
apacs.

Agread




The proposal would accord with policy | Agreed
GENT being of single storey construction
which avoids adverse overlooking, and a
gonversion ytilising the exisiing struciure.

The site s distant from servicas, atthough
within an acceplable walling distance to a | rural buildings which by thelr nature will be
bus stop and is considered to conflict with | more remotsly located. The benefits of pulting
paragraph 7 of the NPPF. largely redundant hulldings hack intoe effective
reuyse  are  considered o outweigh  this
concarn. it is also important to note that Policy
DEVZ does not contain locational criteria and
sinilar schemes i comparable locgtions
alsewhere have been considered accaptable
when considered against Policy DEVZ and the
NPPE,

The proposal will generate a amall | Agreed

economic banstil through the employment
during conversion and additional council
tax receipts.

The provision of 8 new dwelling will be of | The addition of one family sized dwelling to
minimal social benefit, Arun’s housing stock, whilst small, is still of
benelil particularly when considered against
the significant housing shorifall that exists in
the district.

Page 7
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5.4 Flanning applications are requirsd to be delermined in accordance with the Development Plan
unieass material considerations indicats otherwise.

o The relevant Development Plan for the siie comprises the saved policies of the Arun Local Plan
{2003) and the Angmering Neighbourhood Plan (2014

[oy]

93
{03

The National Planning Policy Framework (NPPF) is also a material consideration.

5.4 A new Arun Local Plan is currently being prepared which once adopted will replace the 2003 Local
Plan.

Saved Policies of the Arun Locs! Plan (2003)

5.5 The Local Plan Proposals Map identifies the site as lying outside a built up area boundary (BUAB)
but is unaffected by any statutory designations.

5.6 Policy GEN2 states that development will not be permitted outside the built-up area boundary
(BUAB) unless it is consistent with other policies.

5.7 Policy GEN3 outlines how the plan will protect the countryside, stating that development outside of
BUAB will not be permitted unless it meets the needs of agriculture, forestry, mineral extraction or
the deposit of waste.

5.8 Policies GEN2 and GEN3 were prepared as part of a plan that was adopted in 2003 and which
caters for the district’'s development needs up to 2011 only. The plan was also written prior to the
NPPF. Various appeal inspectors have determined that policies GEN2 and GEN3 can only be
attributed limited weight due to the lack of a 5 year housing land supply within the Arun District.

5.9 Policy GEN7 sets out the need for high quality design and layout.

5.10 Policy GEN22 states that permission for development will not be permitted where alterations or
extensions would adversely affect the setting of a building of historic interest.

5.11 Policy DEV2 outlines the criteria for the conversion of rural buildings. It states attempts must have
been made to market and use the premises for business purposes; the building is structurally
sound; the resultant building and use will not have an adverse effect on the rural character; there
is no effect on historic or architecturally important buildings and their setting; and, the traffic

generated can be safely accommodate by the site and proposed access route.

5.12 Policy DEV2 is arguably inconsistent with the NPPFs approach to rural building conversions, being
based on advice contained within the old PPS7 which has since been superseded by the NPPF. The
NPPF provides the most up to date guidance and does not preclude a residential re-use of rural
buildings.

ARUN DISTRICT COUNCIL A/17/18/PL



Angmering Neighbourhood Plan (2014)

543 Polioy HDL of the Angmering Neighbourhood Plan shows the application site as ving outside ¢f the
BUAR.

544 Polioy HDE outlines the desive for local materials 1o be used in extensions and alterations.

5.45 Policy HDES states that new devalopmaeant should demuonstrate how they have eonsiderad the existing
butlt form of the area.

546 Polioy HDB supports the WSCO parking standards and encourages all deveiopment o foliow them,

5.47 The Nsighbourhood Plan does not contaln any policles relating o the conversion of existing
buildings to alternative uses.

National Planning Policy Framework (2012}

5.18  Paragraph 17 of the NPPF states ong of the core planning principles is o support the transition 1o
a low carbon future. As part of this the reuss of resouress is ancouraged inciuding the conversion
of bulldings.

519 Paragraph 34 explains development that generates significant movement are locatad where the
nead to travel is minimised, However, the policy goes on 10 state the need 10 consider other policies

aspacially in rural gress,

520 Paragraph 49 of the NPPF states the presumption in favour of sustainable development should be
considersd where a local planning authorily cannot demonstrate a five-year supply of housing land.
5.21 Paragraph 55 ssaks 1o promote sustainabils development in rural areas by siting housing where it
wiil enhance of maintain the vitality of rural communities. Planning suthorities should avoid new

isolated homes in the countryside uniess therg are special circumstances, such as:

Whare the development would re-use redundani or disused builldings and lad o an
enhancemeant ip the immediate sefling

- Where such development would represant the oplimal viabie use of 8 hevitage asset

Emerging Arun Local Plan (October 2044)

i
M
fob

In Gotober 2044 Arun District Council publishaed the emerging local plan for consultation. As the
plan has not been adopted yat imited weight can be given 10 the policias within the plan, Howevsr,
they do provide an indication of the future direction of planning policy in the district

5,23 Poligy 50 SP2, sutlines the Bulll Up Area Boundary (BUAR), mueh ike the other two plans the
proposed site falls outside of the boundary. Development will not be considered outside the
boundary uniess consistent with other pelicies,

5,24 Polioy © SP1, siates that the areas culside of the BUAR are 1o be considersd as countryside. The
countryside is to be safeguarded and development will only be permitted for spacific uses,

ARUN DISTRICT COUNCIL A/17/18/PL



o
R
{03

Policy LAN DM1 concerns protection of landscape. Devalopment will be permittad whers landscape
and historic character ars conservad or enhanced. Views into and out of South Downs National Park
also need protecting,

526 Policy D 5P1 states that all roposals should be of good quality and high standard of design.

5.27  Policy D DMA, cutlines that when the councll are considsring planning applications they will take
into account the following: character, appearancs/attractiveneass, impaast, innovation, adaptability,
crime pravention, trees and woodland, solar gain, public realm, movement, legibility, public ar,
dansity and scale,

5.25  Policy & DM2 sxplains all new developments are raguired to mest national standards for internal
space.

5.29  Poliey D DM3 cutlines the extermal space standards required within new development, for a 3 bed
detached dwelling 85sam of garden is required.

5,30 Polioy D DM4 states that extension or alterations must be sympathsatic to thelr location, not over-
nearing and not encreach 1o within one metrs of neighbouring properties.
5,31  Policy HER DM explains proposals affecting lsted buildings will only b accspted if they protect or

enhance the ssiting of the building.
5.3%  Poligy HERSFL stales that the councll will grant planning permission for development proposals

that conserve or enhance the historic environment. Specifically in regards to listed huildings
davelopment proposals must preserve s setlings and any features.

ARUN DISTRICT COUNCIL A/17/18/PL
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8.1 The main issues in the consideration of this application are considered 10 be:

-~ The principle of the proposed use
- Design
- AcGess
- Amenity
- Bipdiversity
- Utiiities
Bin storage
Parking

8.2 Each of thesa points is discussed halow.
Principle of the proposed use

£.3 The proposed site is currently used for aguestrian purposas. The popularity of the site has declined
due 10 3 tack of bridleways leading south from the site, meaning horses are having to oross 4 lanes
of traffic on the A27 10 gat to Angmering Park. This ingdisates there is no longterm sustainability
with the aite under its clrrent use.

&.4 Poltoy DEV2 of the saved Arun Local Plan (2003) states that before conversion 1o residential use
the huilding must be considered Tor business use firsh, The requirement Tor the buildings to be
markated for business purposas is raflactive of the oid PPSY which has since been superseded by
the NPPF. The NPPF provides the most up 1o dale guidance and does not preciude a residential re-
use of rural buildings.

o
o

Further, whilst it is acknowledged that the site is located within a rural location, neither Policy DEVZ
or the NPPF preclude residential development in such a location, Rural buildings, to which Policy
DEVZ relates, will by their nature be located outside of urban areas and in most ¢asss will be
ramotely locatad. There are comparable examples of rural bullding conversions shmilarly located
within the Avun District which have been considered acceptable despiie thelr rural location (for
example planning permission ref AB/81/16/PL - Arundel Equing Stables),

6.0 Further, whilst the NPPF states that isclated new homss in the countryside should be avoided it
does set out circumstancas whare new housing can be appropriaie such as:

Where the development would re-use redundant or disused hudidings and lead to an enhancement
to the immediate sefting (para 55)

=
r-..!

The NPPF aiso offers support for the re-use of huildings which arg of historio interest and where the
proposed use represants thelr optimal viable use. Whilst the buildings are neither nationaily or
fcaily listed they are hisiorically interesting and worthy of preservation. A residential reuss would
gnable the conversion 1o be funded and ensure the duildings” ongoing mainienaneea.

6.8 in refation to the remaining oriteria of Policy DEVZ:

- The submitied structural report shows that the buildings are capable of conversion without
significant re-butiding or extension.

Pags 11
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The resullant buiiding would not have an adverse effect on the rural character of the area and
the rasidential curtilage proposad would be contained within axisting definad boundariss.

- The exigting access arrangements are considerad suitable for domestic traflic,

- Amodest sized curtilags is provided around the propearty which provides adequate space for cay
parking and sufficient amenity land to comply with the relavant standards.

- Abat and owl survey has confirmead the lack of species present within the buildings.

6.9 The proposal is tharefore consistent with policy DEVE where I s consistent with the pringiples of
the NPPE.

6.10  In addition, the propesal meets the sustainability aspirations of the NPPF by mesting the economig,
social and environmental roles. in relation to the sconomic role, the devalopment would provids
construction jobs, introduce additional demand for local trades peopls and generats additional
Couneii Tax receipts.

6.11  inrelation o the social role, the proposal will provide new family housing in a district where there is
a signtficant housing shortfall.

8.1¢  The proposal aiso fulfile the environmaental role by utilising an existing buliding for 8 use compatible
with the neighbouring Decoy Coltage.

.43 The principle of the propossd development is therefore considersd to comply with the NPPF and
Policy DEVZ of the Arun Local Plan.

Design
£.14  The proposal has been designed to retain the rural character of the axisting bulidings.

6.15  The huildings are well sereened from the public Toolpath to the south by an established tree line.
Further, the converted buiidings will be visually very similar {o the exisling buildings, with the main
zarden area 1o the rear. The small extensions and the link would not be visibie from the public
footpath and would retain a comparable appearance to existing from Decoy Lana,

§.16  Gar parking will be provided 1o the side of the bulidings where existing parking oocurs,

6.17  Thersfore, thers will be no significant alteration to the appearance of the buildings that would have
a tangible affect on the area, including the sstling of the Grade 1l listad Decoy Cottage,

Agcess

£.18  The existing access on 1o Decoy Lane girsady serves Decoy Coltage and s sullable for sewving
residential uses. The amount of traffic generatad by one dwelling will be minimal, and iegs than the
stabies have gensrated in the past. The cessation of all horse-reigted traffic visiting the stables will
aiso be 1o the benefit of road safetly.

Page 12

ARUN DISTRICT COUNCIL A/17/18/PL



Amenity

5.49  The proposed residential use will not impact on the amaenilies of the neighbouring residential
oocupiers (who are the applicants). There is g distance of at ieast 18 metres between the two
Bulidings and with new planting there would be no divect ling of sight betwean them.

Biodiversity

8.20 A bat survey of the bulldings was undertaken by a qualified Ecologist on 28 August 2047 . Twyg of
the buildings (Buildings 1 and 4) were found to support features with potential to support roosting
bats. A further hat emergsncs survey was therefore underlaken to determing prasence or Hkely
ahaencs of bat roosts within thess bulldings and to determine any subssgusent raguiremants for
mitigation, compensation and / or licencas to facilitats the proposed development,

.21 No bhats were observed emerging from the bhuldings during the emergence survay and as such the
budldings are considered to be Hkely absent of roosting hats. Roosting bats arg thereforg not
considered an ecological constraint 10 the proposed developmeant,

o
>
X

Howsevar, the site does support sultable foraging and commuting habitat for bats and moderata
fevels of bat acthity were recorded during the survey. Therefore the Ecologist has recommended
that 3 sensitive lighting strategy is implemeantad during the consiruction phase and operational

phase of the proposed developmaent.
Utdlities
8.23  There is currently a water supply serving the buiidings.

6.24  Groundwater heat pumps will be used 1o provide heating.

&
P
it

Sewaerage will be provided by a Klargester lncated to the waest of the buildings.
Bin Storage & Collsction
6.2¢  Thers is ample space within the garden for the storage or regyeling and refuse bing. Refuse lorries

alraady visit Decoy Cottage and sufficiant space is availabls to enabls a refuse vehicls to enter and
tfeave both properties in forward gear,

Parking

§.27  Parking for at lgast 3 cars will be provided 16 the east of ths buildin
place.

gs whare parking currantly takes

B

£.25  There is ample space within the curtilage for secure cvels storage to b provided,
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The application relates 1o the conversion of stabling and a barn to form 2 residential dwelling.

7.8 The conversion is consistent with the NPPF's intentions for development in the countryside which
is to provide more homes in existing budldings whilst ensuring that the character of the countryside
is maintained.

o
v

i.3 The proposal fulflis the three rolas of sustainability through the provision of 3 dwelling within a
gistrict with significant housing need, the provision of economic benefits, and the effective reuss of
a redundant buiiding.

_"--1
I

The application is therefors considersd 10 accord with the Local Plan and NPPF.

Page 14
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Ralevant Policies - the following policles are conaidesed relovant 1o youlr proposal;

Srury Thatned Locsl Plare GENZ Buit-up Area Boundary
HENG Profechon of the Doundryside

iF The Fom of New Development

5

: ansd a&emi\m\ o Exaling Buldings {reaidentiad

Alt

N
R i Sres Bmm*im‘

Buit-up Arss Boundary

Pansh Housng &locshon

Mationa! Planning Policy Frarewark
National Planrang Prackes Gadance

Principle

The appheshon stz falls withn the paneh of Angmening and as such the developm '"1 plan i the
deternunation of fus spphiosbon will compeise of the Arun Dist sai a_uwi Plan {2003 Anpmenng
v

Neighbourhood Plan § "{} 5% and the i‘éai\;maz Planning :‘:\% oy

SRUNLOCAL PLA
The key polioy ronsde s‘:aﬁss‘ssm it the delermninalion of s applioaiion e covesiderad o be GENG,
QENA and DEVY of the Rwun Local Plan {8LF) i

The application sile v sdualed oudside of the il op ares boundany (BUAB) as spenified by policy
GENS. Poley GENT «ifl not pesrmwt dev e&pmeri stuated outside of the BUSE unlese # s
consistent with other ALP g}ms‘e& Folicy GENI of the ALP seeks o ;mted the eoutnesuds for e
wwn sake and as such exers stict control over dex %:aiug}a end sfuated outside of the BUAE Due e
thiz sifes beeaborr ondssls of \he 3§ AR dewslopment v Hus location would be o conflied ¥
poitcies GEND ard GEWD of the Snw Distact Local Plas,

%4

ANGMERING NEGHBOURHOGOD PLAN
The e’%m:; vy Neghbouwrhood Plan (ANP) was made on the Hith Maeh 3G an m: basts of the
saved policies 5 ihe ALP and the draf policies of the emerging Arun Local Plan 2014 {eAl PL

The kay polioy considerchions within the ANE are desmed to be HDY and HDZ Peboy HUY
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View looking sastwards lowards Bulidings Land 4
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View of Bullding £ looking north-wast
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