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4.1 PRINCIPLE OF THE CHANGE OF USE

4.1.1 This is a full planning application seeking the permanent change of use of 60-62 London Road
from its existing Al retail use to a D1 non-residential institution use. Policy SD SP1 of the Arun
Local Plan sets out the presumption in favour of sustainable development, and encourages
applications that make a positive contribution in terms of social, economic and environmental

considerations.

4.1.2 Policy EMP DM1 sets out the ambitions of the Local Planning Authority to protect and to
enhance existing employment sites, and this is replicated within policy EMP SP1 which sets out
the goals for Strategic Economic Growth within the District as a whole. On a local level, policy
EMP SP2 promotes Economic Growth Areas within both Littlehampton and Bognor Regis town
centres, and this essentially sets out support for a wide range of uses encompassing knowledge,

cultural, retail, leisure and office users.

4.1.3 As the application site is located within the town centre boundary of Bognor Regis, attention
should be paid to policy RET SP1, and this reinforces the desire to promote ‘major retail, leisure,
commercial, office, tourism, cultural, community and residential development’. The policy goes
on to state that the Local Planning Authority will positively welcome developments and

initiatives aimed at the sustainable economic growth and social well-being of the town centre.

4.1.4 The proposed scheme seeks a change of use to facilitate an orthodontics practice within the
town centre of Bognor Regis. The nature of the proposed use is one where a community service
will be offered to customers with the objective of enhancing their health and well-being. The
orthodontics practice that will occupy the application site has been awarded a NHS contract for
a 10 year period, and this will form an integral part of the overall business profile for a private

and public practice that will employ 5/6 full time employees (or equivalent) from opening in

April 2019, moving towards an expected 15 strong team within 3 years.
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4.1.5 Not only is the proposed use of the site as an orthodontics practice fully compliant with the

/

range of services for which the Local Plan policies seek to encourage within a town centre and
economic growth location, the economic activity in terms of both revenue and employment is
considered to be favourable to almost any other A class user that would otherwise be likely to

operate from the application site if this application were to be denied.

4.1.6 Attention has been given to policy RET DM1 of the Local Plan, which sets out some criteria for
applications within the town centre boundary to follow, and through the analysis below the
proposed scheme is able to demonstrate compliance in this respect. The applicant has noted
the restrictions on land uses within the primary and secondary shopping frontages, however as
mentioned in section 2.0 of this statement, the site is not located within either of these

shopping frontages and so is unencumbered by such restrictions.

4.1.7 When the principle of the proposed change of use is assessed against the policies for the
development plan, it is clear that there should be an unequivocal level of positive support for
the establishment of a D1 use, specifically an orthodontics practice, on the site. Such a use and
operator will bring about employment and economic growth to a town centre location, and will
also bring about a real enhancement to the provision of health services within such a

sustainable and accessible location.

4.2 NATURE OF USER

4.2.1 The application proposes the permanent change of use of 60-62 London Road to a D1 (non-
residential) use. In the event that the proposed change of use is granted planning permission,
whilst it is not considered to be both expedient or appropriate to restrict the permission to a
specific end user or D1 type, the Local Planning Authority can take comfort with the stable

position upon which this business has been established and the expected longevity of the use.

4.2.2 The application site represents the second location from which the business will be established
and will serve local customers, for they already have a presence within Chichester town centre.

The company is already established and is in a stable operating position. Furthermore, and of

significant importance in terms of the predication for a new practice in Bognor Regis town
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centre, is the fact that Dr Alistair Smith has been awarded a new NHS contract for the next 10

/

year period in which they will be serving visitors within the Arun District.

4.2.3 This NHS contract will sit alongside the growth of the private orthodontics business, which
together is anticipated to attract up to 50 separate appointments per day (the equivalent of 400
visitors per week including parents). Much of the business will come from the existing excellent
links that the practice has with schools and local charities in the area, moreover as Pallant
Orthodontics are the only such NHS operating practice in the area, there is a clear and

identifiable need to open a new practice.

4.2.4 The business plan includes the employment of 5/6 full time staff (or the equivalent of), and is
projected to increase to a team of 15 staff within the first 3 year period. The practice will
comprise of a total of four surgeries spread across the two existing storeys. There will be
sufficient room within the layout to accommodate waiting areas, X-ray facilities and staff
welfare areas. The internal layout will be governed and laid out to a high standard of design in
accordance with stringent regulations as set out by the Quality Care Commission (CQC) and the
General Dental Council (GDC). The practice will employ several patient management systems to

ensure that there is no unnecessary waiting or delays.

4.2.5 The opening hours for the practice will be as follows:

DAY OF THE WEEK HOURS OF OPENING
Monday 08:00 - 19:00
Tuesday 08:00 - 19:00
Wednesday 08:00 — 20:00
Thursday 08:00 - 19:00

Friday 08:00 —20:00 *
Saturday 08:00 — 16:00
Sunday & Bank Hols. Closed

* The practice will not open on Friday within Year 1 unless there is significant demand
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4.3 TRANSPORT AND ACCESSIBILITY

4.3.1 Policy RET DM1 of the Local Plan states that town centre uses that accord with the hierarchy of
town centres (RET SP1), will be permitted provided that they are easily accessible by public
transport, includes provision for access by cycle and on foot, and includes appropriate provision

to enable access for people with disabilities.

4.3.2 The application site is ideally located to ensure that it is in the most accessible location for its
visitors. The railway station is positioned no more than 300m to the west of the site, and
provides train services to Barnham, Chichester (via 1 change), Littlehampton, Arundel and
beyond. There are numerous bus stops, such as those in Station Road, Lyon Street, and at the
railway station, all of which provide services to a wide range of local destinations. A taxi rank is

provided at the railway station.

4.3.3 The application site is also within easy walking distance of local schools, shops and services. In
the event that visitors were to choose to arrive by car, there are ample public car parks in the
vicinity of the town centre where they can park safely and walk to the practice for their

appointments. The opening hours for the practice are compatible with all modes of transport.

4.3.4 Inconsideration of the town centre nature of the use, and its accessible and sustainable location
where there are ample choices of modes of transport for both staff and visitors, there is no
reason to require any level of on-site car parking. Indeed, it would be wholly counter-intuitive
to promote the use of cars by providing on-site car parking in such a sustainable and well-served

location, and one where it is important to promote and safeguard pedestrian usability.

4.3.5 The application site does not benefit from any publicly accessible outdoor space, and so cannot
provide cycle parking facilities on-site, however there is an abundance of suitable and secure
cycle parking locations within a close proximity to the application site. As the NHS appointments
will largely be for local teenagers, a significant proportion of these will not travel by private car,

but instead will walk, cycle or use public transport such as buses and trains.

4.3.6 There will be no changes to the threshold or doorway of the existing shopfront and as such the

ground floor of the practice will be fully accessible to mobility impaired persons.
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4.4 AMENITY OF NEIGHBOURING PROPERTIES

4.4.1 The planning application does not involve any external changes to the building that may give
rise to an adverse impact on the daylight, outlook or privacy of neighbouring residential
properties, albeit these are limited in the context of this site to a few residential units above

shops to the west of application site.

4.4.2 The proposed use is not likely to give rise to any noise disturbance that will be audible to
neighbouring residential properties. The visitor opening hours are predominantly during
normal retail or office working hours, and whilst there will be some early evening appointments

on weekdays, these are not likely to give rise to any adverse impacts.

4.4.3 Staff breakout areas are located within the building and on the first floor, and any noise
outbreak from these areas will be negligible in view of the need to maintain a peaceful and
relaxed atmosphere for visitors. There are no parking areas on the site that may give rise to

general disturbance as a result of arriving and departing visitors.

4.4.4 The application is therefore compliant with policy QE SP1 of the Local Plan.

4.5 CHARACTER OF THE AREA

4.5.1 The application does not include any external changes to the building and will maintain the
shop-frontage in its existing form. The nature of the use is one that is compatible within a town
centre location, and it is considered that the level of use would not give rise to any significant

change in the character of the area or the way in which it currently operates.

4.5.2 The application is therefore compliant with policy QE SP1 of the Local Plan.
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