
 

 

 

 

 

Recommendation Report for Planning Permission for Works or Extension to a Dwelling

REF NO: BR/227/18/PL
.

LOCATION: 1-2 Lyon Street
Bognor Regis
PO21 1DA

PROPOSAL: Demolition & erection of storage unit with flat roof

SITE AND SURROUNDINGS

DESCRIPTION OF APPLICATION The proposal is for the removal of the existing garage and
replace this with a 2.5m (h) by 13m (d) and 7.5m (w) B8 dry
store facility. The access to the site would be retained and the
building would benefit from a roller garage door and a side
access door. The internal layout allows for the parking of a
vehicle and storage area.

SITE AREA approx. 104 Square metres.
TOPOGRAPHY Predominantly flat.
TREES There are no trees affected by the proposal.
BOUNDARY TREATMENT Retained boundary wall and fence to the rear.
SITE CHARACTERISTICS A modest double detached garage serves a portion of the site

with garage door access onto Lyon Street. The rear portion of
the site is open scrub land. The north west boundary abuts a
car park area, whilst he access to the site is directly opposite a
public car park.

CHARACTER OF LOCALITY The site located in a residential area with some areas serving
as public car parking. The residential  properties east of the
site are predominately three storey in height.

None.

REPRESENTATIONS

REPRESENTATIONS RECEIVED:

Bognor Regis Town Council
Bognor Regis Town Council raise No Objection.

COMMENTS ON REPRESENTATIONS RECEIVED:
Noted.

CONSULTATIONS

WSCC Strategic Planning
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CONSULTATION RESPONSES RECEIVED:
WSCC Highways - No objection is raised subject to advise.
The plans appear to show the existing garage being retained. If the garage and off-street parking is to be
removed from the site then the dropped kerb should be reinstated if no off-street parking is proposed.

ADC Environmental Health - No objection: "Please could you put the following condition on any
permission granted:

"No machinery shall be operated, no process shall be carried out and no deliveries shall be taken or
despatched from the site outside the following times:
7.00 - 18.00 Mondays to Fridays
7.00 - 13.00 Saturdays
Not at any time on Sundays or Public Holidays"

COMMENTS ON CONSULTATION RESPONSES:
It is not considered that the loss of parking spaces would be a material loss to warrant a refusal. The
proposed building would retain garage doors for the easy access for vehicles requiring to load and
unload at the premises. In addition the location opposite a public car park aids the parking requirement
which may be considered as loss.

POLICY CONTEXT

Designations applicable to site:

Within Built Up Area Boundary;
Class B Road; and
No Public Sewer.
DEVELOPMENT PLAN POLICES
Arun Local Plan 2011 - 2031:

DDM1 D DM1 Aspects of form and design quality
DDM4 D DM4 Extensions&alter to exist builds(res and non-res)
DSP1 D SP1 Design
SDSP2 SD SP2 Built-up Area Boundary
QEDM1 QE DM1 Noise Pollution
TSP1 T SP1 Transport and Development

Bognor Regis Neighbourhood Plan 2015 Policy 8A Design Excellence

POLICY COMMENTARY

The Development Plan consists of the Arun  Local Plan 2011-31, West Sussex County Council's Waste
and Minerals Plans and Made Neighbourhood Development Plans.

The Neighbourhood Development Plan

Where applicable, Neighbourhood Development Plan's (more commonly known as a neighbourhood plan
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or NDP), once made by Arun District Council,  will form part of the statutory local development plan for
the relevant designated neighbourhood area.

Made Plans in Arun District Council's Local Planning Authority Area are: Aldingbourne; Angmering;
Arundel; Barnham & Eastergate; Bersted; Bognor Regis; Clymping; East Preston; Felpham; Ferring;
Kingston; Littlehampton; Rustington; Walberton; Yapton.

The relevant BNDP have been considered in this report

DEVELOPMENT PLAN AND/OR LEGISLATIVE BACKGROUND

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states:-

"If regard is to be had to the development plan for the purpose of any determination to be made under
the planning Acts the determination must be made in accordance with the plan unless material
considerations indicate otherwise."

The proposal is considered to comply with relevant Development Plan policies in that it would have no
materially adverse effect on the visual amenities of the locality or the residential amenities of the
adjoining properties, nor would it have an adverse impact upon the established character of the
surrounding area.

OTHER MATERIAL CONSIDERATIONS

It is considered that there are no other material considerations to warrant a decision otherwise than in
accordance with the Development Plan and/or legislative background.

CONCLUSIONS

PRINCIPLE:

This site is located within the built-up area boundary where the principle of development is acceptable
subject to other policies within the local plan and including development control criteria such as
residential amenity and parking.

ALP policy D DM1 requires that the Council have regard to certain aspects including:

(1) Character - "Make the best possible use of the available land by reflecting or improving upon the
character of the site and the surrounding area, in terms of its scale, massing, aspect, siting, layout,
density, building materials (colour, texture), landscaping, and design features.";

(2) Appearance/attractiveness - "Demonstrate a high standard of architectural principles, use of building
materials, craftsmanship and hard and soft landscaping to reflect the local area";

(13) Density - "The density of new housing will make efficient use of land while providing a mix of
dwelling types and maintaining character and local distinctiveness. Higher densities will be more
appropriate in the most accessible locations. Proposals should take into account the density of the site
and its surroundings. The density of large sites should be varied to guard against uniformity"; and

(14) Scale - "The scale of development should keep within the general confines of the overall character
of a locality unless it can be demonstrated that the contrary would bring a substantial visual
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improvement."

Furthermore, policy D SP1 "Design" states that:

"All development proposals should seek to make efficient use of land but reflect the characteristics of the
site and local area in their layout, landscaping, density, mix, scale, massing, character, materials, finish
and architectural details .............."

Furthermore, policy QE DM1 states that:

"The Council requires that all development contributes positively to the quality of the environment and
will ensure that development does not have a significantly negative impact upon residential amenity, the
natural environment or upon leisure and recreational activities enjoyed by residents and visitors to the
District."

DESIGN & LATOUT
It is considered that the overall design by virtue of using land which is otherwise unoccupied would not
result in any harm to the street scene setting. The appearance from Lyon Street is nothing dissimilar to
the existing appearance and the low ridge height maintains a low level sympathetic extension in line with
the requirements of DDM4 of the Arun Local Plan Policy.

Resultant of this, and the general aspect of the development, the proposals are not considered to have
any significantly detrimental overshadowing or overbearing impact on occupiers of adjacent dwellings.

SITE SUITABILITY

Officers consider this site will be able to operate as a stand alone unit without adversely affecting or
disturbing the surrounding uses. The change of use from domestic garage to B8 dry storage is
acceptable in that the type of storage use would generate low movement to and from the site.

RESIDENTIAL AMENITY:

Although there are residential properties abutting the site the type of storage proposed is not dissimilar to
the storage of domestic items, therefore, the officers consider the proposed use would create a limited
amount of harm. It is considered that the storage unit by virtue of its use would not result in any harm to
residential amenity by virtue its modest nature and location. The officers have required the mixed uses
as a result of the proposal and suggest with the applicants agreement that limited access hours shall be
agreed via condition to include Sundays and Bank Holiday Mondays.

No deliveries shall be taken or despatched from the site outside the following times:

07.00 - 18.00 on Mondays to Fridays;
07.00 - 18.00 on Saturdays; and
10:00 - 16:00 Sundays and Bank Holiday Mondays.

Reason: In the interests of amenity in accordance with Arun Local Plan Policy DDM1.

As such, the proposed development is considered to be in accordance with D DM1 & DSP1 of the Arun
Local Plan (2011-2031).
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Resultant of this, and the general aspect of the development, the proposals are not considered to have
any significantly detrimental overbearing impact on occupiers of adjacent dwellings.

HIGHWAYS & PARKING:

West Sussex County Council (WSCC) were consulted on the application and offered advise from a desk
top survey.
It is not considered that the loss of parking spaces would be a material loss to warrant a refusal. The
proposed building would retain garage doors for ease of access for vehicles requiring to load and unload
goods at the premises from within the internal garage space. In addition the location opposite a public
car park aids the parking requirement which may be considered as a loss as a result of the proposal
therefore there is sufficient car parking surrounding the site to support the application. There is no
objection on highway safety grounds.

The proposed development is considered to be in accordance with T SP1 (Transport and Development)
of the Arun Local Plan (2011-2031).

SUMMARY:

It is considered that this change of use is acceptable having regard to the hours of access and type of
storage, there is a limited impact upon the amenity of nearby residential properties and the safety of the
local highway.  Accordingly, it is recommended that permission is granted subject to the following
conditions.

HUMAN RIGHTS ACT

The Council in making a decision should be aware of and take into account any implications that may
arise from the Human Rights Act 1998. Under the Act, it is unlawful for a public authority such as Arun
District Council to act in a manner, which is incompatible with the European Convention on Human
Rights.

Consideration has been specifically given to Article 8 (right to respect private and family life) and Article 1
of the First Protocol (protection of property). It is not considered that the recommendation for approval of
the grant of permission in this case interferes unreasonably with any local residents' right to respect for
their private and family life and home, except insofar as it is necessary to protect the rights and freedoms
of others (in this case, the rights of the applicant). The Council is also permitted to control the use of
property in accordance with the general interest and the recommendation for approval is considered to
be a proportionate response to the submitted application based on the considerations set out in this
report.

DUTY UNDER THE EQUALITIES ACT 2010

Duty under the Equalities Act 2010

In assessing this proposal the following impacts have been identified upon those people with the
following protected characteristics (age, disability, gender reassignment, marriage and civil partnership,
pregnancy and maternity, race, religion or belief, sex or sexual orientation).

The proposal would have a neutral impact on the protected characteristics.
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RECOMMENDATION

APPROVE CONDITIONALLY
1 The development hereby permitted shall be begun before the expiration of 3 years from the

date of this permission.

Reason: To comply with Section 91 of the Town and Country Planning Act 1990 (as
amended).

2 The development hereby approved shall be carried out in accordance with the following
approved plans:

Block Plan (Scale 1:500);
Floor Plans Proposed - 1515-1 REVA
Elevations Proposed - 1515-2
Floor Plans Existing - 1515-03
Elevations Existing - 1515 - 04

Reason: For the avoidance of doubt and in the interests of amenity and the environment in
accordance with policy D DM1 of the Arun District Local Plan.

3 No deliveries shall be taken or despatched from the site outside the following times:

07.00 - 18.00 on Mondays to Fridays;
07.00 - 18.00 on Saturdays; and
10:00 - 16:00 Sundays and bank holiday Mondays.

Reason: In the interests of amenity in accordance with Arun Local Plan Policy DDM1.
4 The building shall only be used for B8 purposes for the storage of dry store goods associated

with Arun Meat and Livestock Company, 15 The Quarterdeck, Kings Parade. Aldwick. PO21
2FZ.    This shall be according to the Schedule to the Town & Country Planning (Use Classes)
Order 1987 or in any provision equivalent to that Class in any other Statutory Instrument
revoking and re-enacting that Order).

Reason: To enable the Local Planning Authority to maintain control in the interests of the
amenities in accordance with Arun Local Plan policies DDM1.

5 INFORMATIVE: Statement pursuant to Article 35 of the Town and Country Planning
(Development Management Procedure)(England) Order 2015.  The Local Planning Authority
has acted positively and proactively in determining this application by assessing the proposal
against all material considerations, including planning policies and any representations that
may have been received and subsequently determining to grant planning permission in
accordance with the presumption in favour of sustainable development, as set out within the
National Planning Policy Framework.
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