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Our ref.; MW/SA/Riverside/Variation_Condition

Chartered Town Planners
30 The Causeway
Chippenham

Wiltshire

i i 15 3DB
Manning Services, SNiISs 3

Arun District Councll,
Littliehampton,

BN17 5LF

13" January 2020

Dear Sir,

Section 73 of the Town and Country Planning Act 1880

Variation of condition 2 in relation to planning permission ref;
BE/10/50/Q at Riverside Caravan Centre, Shripney Road, Bogor Regis,
POZ2 ONE

We are instructed by the applicants, the Riverside Caravan Centre {(Bognor) Lid.,
to prepare and submit this application to vary condition 2 In respect of planning
permission ref; BE/10/50/Q at the above property to allow the whole site to be
occupled for 12 months of the year. Please find enclosed in support of this
application:
s The completed application form and certificates;
A location plan numbered DWG 01;
Planning permission ref: BE/IO/50/0;
Planning permission ref; BE/33/00;
Planning permission ref; BE/12/13;
Flood Risk Assessment prepared by Herrington Consulting Ltd dated
September 2019;
= Flood Evacustion Plan prepared by Herrington Consulting Lid dated
September 2019; and
s The appropriate application fee of £234 payable to Arun District Council.

® & @ @ »

1.0 Background and discussion of planning history and permissions

1.1 As you will be aware the planning permission that is the subject of this
variation of condition application was granted planning permission for the
permanent planning consent for a caravan site on 279 April 1961 under ref;
BE/10/50/Q.

1.2 The Riverside Caravan Centre is a family run tourist business having been
created in 1952, It is a key part of the local Bognor Regls economy. The park
accommeodates approximately 650 caravans and accompanying facliities. These
facilities comprise of:

= A clubhouse which provides live entertainment and refreshments and
food;

A restaurant and a café;

A shop;

Bars and function rooms;

An arcade;

Wiktis & Company (Town Planning) Limited Registered in England No. 5848401
Registered Office: 30 The Causeway Chippenham Wiltshire 5415 3DB

& ® % B

ARUN DISTRICT COUNCIL BE/7/20/PL



g

e
P g,
Yo,

s,
Pl g,
7'
7
75
P
7.0
Yo 4
%o

o,
-
o,
it
[

HManning Services, Arun Districk Councll January 2020
Riverside Caravan Centre, Shripney Road, Bogor Regis, PO22 ONE

A Hbrary;

A laundrette;

Swimming pools; and

Chiidren’s indoor and outdoor planning areas.

® % % %

1.3 Since planning permission ref: BEFLO/S0/Q was granted two other
planning  permissions  have been granted. There have been numercus
applications on the site but thess two, in addition to ref; BEJLOS0/Q, are the
onas relevant to this application. They are:

14 Planning Permission ref: BESFIZS08 - Continuance of use without
compliance with condition n6.2 imposed under planning permission BEF1Q/50 'O
refating to the extension of permitted holiday sesson. This application relates to
an area of land to the east of the site.  This application was granted on 157 July
2008 and

1.5 Panning Permission ref SEFIZ2533 - Application for varlation of
condition 2 of planning consent BESLO/50 'Q to extend the mermitted holiday
season for a further 2 months aflowing for holiday use betwsen D1 March & 02
January each calendar year. This applicstion was granted on 13" May 2013,

1.6 In the officer's report for ref; BELI/LZ | was noted that the site is within
the bullt up area boundary where development is acceptable in principle subject
to normal development control oriteria.

1.7 Although these planning permissions were successful we consider that
they have provided the planning unit with an unnecessarily complex planning
history with effectively three different aress on the site having three different
oeoupancy conditions. To summarise these differences:
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Rivarside Caravan Centre, Shripney Road, Sogor Regls, POII ONE

1.8 The planning history of the site and the decisions that have bsen issuad
sgem to confuse matters as to what the occupancy periods actually are over the
whaole site.

1.9 Having read the planning history & is our understanding that the most
western part of the site (hatched in blug) has an geoupancy of 8 months
between 1™ March and 31% Qctober sach year; the central part of the site
{hatched i1 green) has an occupancy of 10 months betwsen 1% March and 2
January each yvear {approved under ref BEAIZ2/13): and the most sastern part
of the site (hatchad In red) has a 12 month {all year round} occcupancy
{approved under ref; BESIZ/09),

1,10 Having researched the history of the site we consider that although tharg
have been varlations of the original 1961 planning permission {ref; BE/LD/B0/Q)
this only related to specific areas of the site and that the original permission is
stilf the only permission that relates to the use of the site as a whole as a
caravan site,

111 However, when permission is issued to vary a condition it usually
supersedes the permission whose condition has been varied.

1,12 This means that the latest permission to vary the condition is ref)
BE/I2/13. The problem with this Is that there is nat a condition found within
BE/LZSL3 that limits the Hme of cccupation of the site with the anly condition
relating to ocoupancy reguiring the caravans not to be occuplad a8 a person's
sole residence and for an up-to-date register of names and home addresses of
the ocoupants being made avallable to the Local Planning Authority, This is a
condition that usually relates to 12 month cccupancy. The only reference to the
site having a Hmit on the period of occupancy is in the description which states
that the holiday use shall be between 1% March and 2™ January each calendar
YEar,

1,13 From reading the description and the conditions of approval ref; BEF13/13
one may condude that this permission does actually permit the geoupaney for 10
months of the year to the site as & whole without a specific area of the site
noted in the dedsion notice.  Howsver, when iooking at the permission and
application 88 a whole the submitted location plan shows that the 10 months
occupEncy relates to the central part of the site. The previous parmission ref;
BE/33/09 relates to the eastern part of the site.

1,14 As the applicant would like to use the whole site for a period of 12 months
and there is no process to amend a desoription we consider that, considering the
confused planning history of the site, the simplest way to achieve this is to vary
condition 2 of the original 1961 permission ref: BE/1O/50/0 which we consider is
the only permission that relates to the whaole site as adged in red on the hoation
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plan enclosed with this submission: effectively a re-submission and amendment
of planning application ref; BE/12/13 in relation to the whole site.

1.15% Condition 2 of planning permission BE/FLO/B0/Q states {a suggested
condition is found in section 3.0 of this document):

(2} No caravan stationed on the site shall be occupied before 1% March or after
21 October in each vear and all caravans shall be removed from the site or to
an approved storage area before 31% October in sach year, except that a
caravan places on an approved hard-standing may be stored on that standing.”

1.18 Of cowrse if the Council consider that permission ref;, BE/L2/13 to be the
application that is relevant then we are happy to discuss this during the
determination process,

1.17 5S¢ to be clear; currently each area of the site can have accupancy for
varying periods of the vear and this is not suitable or conducive for the simple
and successful running of the enterprise. The applicant reguires that the whole
site is to be occupied for 12 months of the vear as discussed in this statement,

1.18 Any new permission created by this application submission will then
remove the need for the other planning approvals and replace them which will
effectively provide a new single planning permission for the whole site. This
removes any ambiguity from the site and provides a single clear and concise
planning permission that is easily understood by all,

1.19 We consider that as part of the site already has the benefit of 12 months
occupancy (ref; BE/33/09) that the principle of an all vear round use has already
been established.

1.20 To be clear caravans, although not all are used over 12 months of the
year, are, in the main, found on the site all year round so if the use of the whale
site is extended all year arcund the amount of caravans found on the site over
the year wili not increase in any way,

1,21 The park currently emplovs numerous members of staff throughout the
year and this proposal will not only help to sustain the existing levels of
employment but will also allow the workforce to be expanded which can only be
of benefit to the economy of the local area and to the business.

1.22 This was an opinion shared by the Council’s Tourism Development Officer,
Margaret Murphy, when determining application ref: BEf12/13 as she stated that
she would support the extended occupation period as she “would see this as a
positive move fo extend the potential for & welcome boost fo visitor spend
during the traditional quister months of the year.” The further lengthening of
the occupation period would further boost the amount of visitors visiting the
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Planning Services, Arun District Council January 2020
Riverside Caravan Centrs, Shripney Road, Bogor Regis, PO22 9NE

area in the quieter months which will be of benefit to the local aconomy and
tourist trade.

1.23 When determining planning permission ref; BE/12/13 the Environment
Agency had no objection in principle but as the site is found within Flood Zone 3
a Flood Risk Assessment and Bvacuation Plan was reguired.

.

1.24 A report was duly submitted and the company, Herrington Consulting
Limited, who prepared the report, have updated both the Flood Risk Assessment
{(FRA} and the Evacuation Plan which were previcusly approved. These reports
are enclosed and the conclusions suggest that the variation of the condition will
be suitable from a flooding peint of view, will not be impacted by flooding nor
create a risk of flooding. The assessments will be totally adhered too as was the
case with the previously submitted applications.

1.25 We do not feel it necessary to repeat the findings of the updated FRA and
Evacuation Plan and refer the planning officer to the reports,

2.8 Relevant National and Local Policies

2.1 National Planning Policy Framework { NPPE}

ARUN DISTRICT COUNCIL BE/7/20/PL
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4.2 The Natlonal Planning Policy Framewark, February 20198 is relevant o new
proposals and encouragss local planning authorities to support sustainabls
development. The following paragraphs from the NPPF are considered o be
particularly relevant to the determination of this planning spplication.

4.3 The NPPF sncoursges local planning authoritiss to support sustainable
development, The following paragraphs from the NPPF are considered to be
particularly relevant to the determination of this planning application.

2.4 Paragraph 11 of the NPPF states at "Plans and decisions should Sopfy &
presumption in favour of sustainable devefopment™ 1t suggests that planning
parmission should be granted unless any adverse impacts would be so significant
as to oulweigh the benefits of the development, when assessed against the
policles in this Framework taken as a whole. It is considersd that the proposead
development accords with this paragraph.

45 Paragraph 80 states that “Planning policies and decisions should frelp
weate the conditions in which businesses can Invest, gxpand and sdspt,
Significant weight shouwld be placed on the need to support economic growth and
productivity, taking info sccount both focsl business nesds and  wider
epportunities for development. ™

4.5  Paragraph 81 states in point d) that policies should "be Sexible enough
o sccommodate needs not anticipated in the plan, affow for new and fexibie
warking practices (such as five-work aecormmodation), and o enable a rapid
response o changes in sconomic circumstances.”

2.7 Allowing the whole caravan park to operate for a yaar-iong ssason will
SUpport economic growth to the business and the local economy. The proposals
will benefit the local economy by nat only increasing local jobs at the caravan
park but through additional tourists spending more in the local ares especially
during the guieter, off-peak times of the year. This is a sentiment which Was
agresd by the Counclls Tourism Development Officer when they were consulted
on planning permission ref; BES12/13.

2.8 The site is only located a short distance from Bognor Regis and in closs
proximity to Chichester and through the attraction of tourists to the ares would
help to support the viebility and vitality of the local seitlements and its
associated services. Bognor Regis provides tourist atiractions itself and is found
in close proximity to numercus other tourist attractions in the ares which can be
found at : helkidsooaddy niieastanddondondvests
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2.8  Paragraph 109 suggests that development should only be refused on
highways grounds if there would be a severs and unacceptable impact on
highway safety, or the residual cumulative impacts on the road network would
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refer the planning officer. Due to the nature of the proposals the existing

drainage system will remain unaltered and will be used as it presently is. It is a
suitable and efficient system.

2.15  Adostion Arun dfecal Plan 2011-2031 Sube 20183

2.16 Policy 80 SPI - Sustainable _develooment - “When considering
development proposals the Council will take 2 positive approach that reflects the
presumption in favour of sustainable development contained in the National
Flanning Policy Framework. It will work pro-actively with applicants to jointly find
solutions which mean that proposals can be approved wherever possible and o
secure development that will contribute to  the social, economic and
gnvironmental conditions south of the National Park through to the coast and
throughout its setfiements (both coastal and indand), This presumption will not
be applicable where development reguires an Appropriate Assessment or where
consideration of the need for ane is being undertaken.”

Comment: This policy re-iterates the content of the NPPF and it is clear that the
proposal will contribute to the social and economic conditions of Bognor Regis
and surrounding area.

2.17  Policy 88 SP2 -~ Built-up Area Boundasy Buil {8 Area — This policy states
“Boundaries are defined for the main towns and vilages in the District and
shown on the Policies Maps. Development should be focused within the Builf Up
Area Boundaries and will be permitted, subject to consideration against other
policies of this Local Plan.”

Lomment: The application site is found within the built up settlement boundary

of Bognor Regis and within walking distance to local shops, attractions, facilities
and services, It therefore accords with this policy,

2.18 Policy EMP SP1 Strategic Economic Growth - This policy aims to "promote
the sustainable growth of the District’s economy to meet the varying needs of
different economic sectors”,

Comment: It is clear that by allowing the Riverside Caravan Centre to open all
year round i will support the district’s economy both directly by providing local
jobs for local people on the caravan site and indirectly by increasing the number
of tourists on the site throughout the year which will support lecal services,

shops and facilities; that Is the local sconomy.

ARUN DISTRICT COUNCIL BE/7/20/PL
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residence. The owners/operators shall maintain an up-to date register of the
names of ownersfoccuplers of individual home addresses, and their home
addresses (as suggested later in this document}. This will control the use of the
site and ensure that it is not used for a permanent residential use,

2.22 Policy T _SPI Transcort and Develooment - This policy seeks to “ensure
that growth in the Diserict strengthens Arun's economic base, reduces
congestion, works to tackle climate change and promotes healthy fifestyles; the
Council wilf ensure that development: provides safe access on to the highway
nelwork; contributes fo highway improvements and promotes sustainable
transport, including the use of low emission fuels, public transport improvements
and the cycle, pedestrian and bridieway network.”

Comment: The site s found within walking distance to numerous servicas,
facifities, attractions and shops. The occupants of the caravan park do not have
to rely on the use of private motor vehicles, Having said that as part of the
Caravan site is already used afl vear around, part for 10 months and the
remainder for 8 months of the year we do not consider that the use of the whole
site for a 12 month period {to extend the period of occupation over off-peak
periods) would significantly increase the volumes of traffic on the iocal highway
and certainly not in an severe way as stipulated in paragraph 109 of the NPPE.
We consider that the benefits that the additional tourists will bring to the ares
far outweigh the minimal amount of additional vehicles movements on the local
highways,

.23 Policy T DMI Sustainable Travel and Public Riohis of Way ~ This policy
suggests that "new development must ensure ease of movement, prioritising
safe pedestrian and cycle access to the green infrastructure network and access
to public transport and community fransport services where 3 need has been
identified. Access to alternative modes of fransport including public transport
services, the public right of way and cycle networks, must be available and
accessible to all members of the community,”

Comment: Not only is the site found within close proximity to a retail park and
numerous services, shops and attractions but, as is shown by the map extract
below, they are numerous footpaths around the application site and surrounding
area. The application site will not encourage the reliance of private vehicles with
walking and cycling routes readily available. The site is also found in close
proximity to numerous bus stops, for example, at North and South Bersted
which are all around 300 metres from the caravan park.

10
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2.24  Policy W DM2 - Fiood risk

Development in areas at risk from fivoding, identified on the latest Environment
Agency flood risk maps and the Councif's Strategic Flood Risk Assessment
{SFRA) , will anly be permitted where all of the folfowing criteria have been
satisfied:

2. The sequential test in accordance with the National Planning Policy Guidance
Hhas been met,

b. A site specific Flood Risk Assessment demonsiratas that the development
wifi be safe, including access and egress, withowt! increasing Ffood risk
efsewhers and reduce flood risk oversill,

& The sustainability benefits to the wider community are clearly identified.

d. The scheme identities adaptation and mitigation measures.

e. Appropriate flood warning and evacuation plans are in placs: and

f. New site drainage systems ave designed fo take sccount of svents which
excead the nermal design standard ie. consideration of Sood flow routing and
utifising temporary storage areas.

i1
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The reporis prepared as part of the coriferis sbove must tale into aocount
contingency alfowances, ftaking cfimate change into sccount as sef out in Fiood
Risk Assossmenisrolimate change alfowances section of the NPPS.

In focations where strategic Fflood defence or resifient and resistant
constryclion moRSUres are necessary within the sife fsalf, proposals will be
reguired fo demonstrate How measures have been incorporated as an intrinsic
part of the scheme in 8 manner whick is compatibie with the lstest Strategic
Flood Risk Assessmant,

Al development proposals must fake account of relevant Burface Water
Management Plans, Caichment Ficod Maragement Plans and refsted Flood
Defence Plans and strotegies such as the Lower Tida! Biver Srun Sirategy. The
councl may reguire financial contributions from development on sites where
messures fo address flood risk or fo improve the environmental guality of
watsroourses fave been identified by these Plans and Strategies,

Comment: With respect to these reguirements we refer the planning officer to

the Fiood Risk Assessment and Flood Evacuation Plan as prepared by Hervington
Consulting Limited,

The reports support the proposal and the reports will be adhered to. We note
that there is an existing use of the site and the application only relates to the
extansion of the period of oocupation of parts of the site; it does not involve any
buliding works or an increase in the number of caravans found on the site. The
report concludes that the development will not be at risk of flooding or create a
risk of flooding.

The FRA also suggests that “the site currently has permission for occupancy for
10 months of the year and the proposals are simply fo extend the GOCUDANCY
period to 12 months (with the same planning uss). Consequently, it is assumed
that both the Sequential and Exception Test are not applicable.”

The caravans are already in situ and will not increase the levsl of food risk.

3.1 We consider that condition 2 of planning permission could be varied to the
following condition which will allow the caravan park to operate over a twelve
month period but would also ensure that the caravans are not used permanently
for a residential use. The suggested condition, or simitar, could state:

“Afthough the caravans can be cccupied at time during & 12 months period. in
order to ensure that this is for tourist and not residentisl sccommodation the
caravans which are the subject of this application shall be socupied solely for

12
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holiday purposes only and shall not be occupied as a person’s sofe or main
place of residence. The owners/ eperators shall maintain an up-to dave register
of the names of owners/occupiers of individual home addresses, and their
fiome addresses, and shall make this information available at 38 reasonable
times to the local planning authority.

RKeazson: The use of the site for all vear round residential occupation would
conflict with SP2 and TMI of the adopted Arun District Local Plan, on the use of
caravans and on residential devefopment.”

%.8  Summary and Condlusions

AR R

4.1 We consider that the UK tourist market is ever increasing with many
caravan parks open all year round, especiglly in tourist areas such as Bognor
Regis.

4.2 Those wishing to let or even buy holiday accommaodation require as much
flexibility in occupancy as possible with some desiring to holiday during off-peak
times or outside of school holidays.  Allowing flexibility all year around
significantly enhances the desirability of the Riverside Caravan Park which
ansures that it can be as competitive, successful and viable as possible.

4.3 As the business becomes more successful it will help to further support
the local economy. Not only will the all vear around use of the site allow
additional employees to find work at the site but it will also mean that the local
businesses and attractions will be supported through the direct spending of the
tourists on local goods and services during off-peak times as well as peak times,
This is Important and was previously supported by the Councils Tourism
Development Officer.

4.4 By allowing an extended, 12 month, season/period of gccupancy on the
whole of the Riverside Caravan Centre it will not only support the business and
local economy but will also clarify, what can only be described a8, a confusing
planning history of the site and create a single simple planning permission which
relates to all parts of the caravan park.

4.5 It is clear from the encosed Flood Risk Assessment that the report
concludes that the development will not be at risk of flooding or create a risk of
flooding. A Flood Evacuation Plan was also prepared and is enclosed. Roth
reports will be adhered to.

I trust that this is satisfactory and I look forward to hearing from vou in due
course.

i3
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Yours faithfully,

Stuart Anderson BTP M& MRTPI
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