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This Design & Access Statement in created in support of the proposed scheme for the development of a prominent corner site on
the junction of Durban Road/Ash Grove, Bognor Regis.

N -
The site is located on the eastern corner of corner of Durban Road and Ash Grove in the Narth of the town. The site sits batween
an existing residential area and a number of commercial units to the East. An existing planning permission exists for a development

of 14 flats which was approved on the ¢ April 2019,

1 - view locking north sast

\

N

3. view looking north west
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The site is within an area of Bognor Regis that was first developed in the 1960s and 70s.
The terrrace houses to the South of the site are understood to have been built in the
early 60s, with the buildings immediately surrounding the site including the industrial

buildings to the East and the housing on the opposite side of Ash Grove added in the

“~d

0s. The site itself was not developed until the 1980s when a two storey commercial
building was added. This building was substantially inset from the sites boundaries.

This building has since been dempolished but the ground floor slab remains visible on

the site.

OS Map Circa 1963: Residential area to south has been built.
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0OS Map Circa 1979: The adjacent industrial
have been developed, howaver the site remains vacant.
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Original building built in the early 1980s and since demolished. This is understood to
be the only development to have ever occupiad the site.
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The area immediately around the site comprises a mix of 1, 2 and 3 storey buildings. immediately
to the East of the site is a small commercial estate with single storey industrial units {1.). To the
South East on the other side of Durban Road there is a recent 3 storey residential development
of flats (3.) To the South and West there a rows of 2 storey terrace houses (4. & 5.) and to the
North there are a number of 3 storey houses with garages at the ground floor facing the site (2.).

NaitAh s ¥+ 7 N
These buildings are also representative of the wider area. N —

3

2

. Three storey block of flats.
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There have been a number of planning applications for residential development of the site as set out in the below table. All but the
oldest of these applications have been for developments of 14 residential units with a mix of 1 and 2 bedroom properties. Many of
these applications have been similar in their design, appearance and scale with a notable exception being application BR/341/10 which
proposed a larger building footprint fronting Ash Grove with all accomodation at first and second floor.

Reference Proposal Decision Reasons for Refusal

BR/S0/18/PL | Demolition of two storey building & erection of three storey Approved
klock of 8 No. cne bedroom flats & 6 No. two bedroom subject to
flats with access from Durban Road {resubmission following conditions
BR/87/16/PL.

BR/87/16/PL | Demolition of two storey building & erection of three storey Refused No contribution towards affordable
black of 8 No. one bedroom flats & & No. two bedrecom flats housing
with access from Durban Road.

BR/156/15/ | Application for approval of matters reserved by condition Refused Lack of information provided

DOC imposed under BR/198/11 relating to conditions 4, 12 & 13 regarding drainage and
- Scheme to deal with risks of cantamination {4}, Cycle & Bin contamination / bin & bike
storage (12) & scheme for provision of foul & surface water store design not addequate for
drainage (13) proposals.

BR/198/11/ | Qutline Application with some matters reservad for demalition of | Approved
derelict two-storey building and erection of three-storey block of | subject to
sight one-kedroom flats and six two-bedroom flats with access | conditions
from Durban Road. Re-Submission following BR/341/10. This
application also falls within the parish of Bersted.

BR/341/10/ | Qutline application with some matters reserved for the Refused Loss of employment space {reason
demalition of derelict 2 storey office building & eraction of 8 no. | {(Appeal dismissed at appeal} / Lack of
2 bed flats & 6 no. 1 bed flats with ground floor parking, bin & dismissed) amenity space (reason uphelled at
cycle storage & childrens play area appeal)

BR/381/07/ | Outline application for demolition of existing building and Refused Loss of employment space / Lack of
erection of three storey block of 8 1-bedroom and é 2-bedroom | {Appeal local sewage system capacity / No
flats, with access from Durban Road {(Re-submission following dismissed) contribution to local infrastructure
BR/156/07/) {Appeal documents not available on

planning register)

BR/156/07/ | Qutline application for demolition of existing building and Refused Loss of employment space / Lack
erection of three storey block of 17 one bedroom flats, with of local sewage system capacity
associated car parking and access from Durban Road / No flood risk assessment

submitted / No contribution to
local infrastructure / No affordable
housing / No transport assessment
provided / No noise assessment
provided.

BR/341/10 Proposed Drawings 2 (NTS).
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Application BR/9C/18/PL is the most recently approved proposal for the site. This scheme is for 8no. one
bedroom flats and éno. two bedroom flats. The proposal is for a single block with two seperate staircores
occupying the southemn area of the site with an undercroft vehicluar access to the rear parking area. A small
green space has been provided along Ash Grove and the flats all have access to private amenity space in the

form of balconies.

uuuuu

BR/90/18/PL Proposed Ground Floor Plan (NTS).
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Any future application for development of the site will be considered
against policies set out in the following documents:

- The National Planning Policy Framewaork
- The Arun Local Plan
- The Bognor Regis Neighbourhood Development Plan

Below are extracts from each document which will be relevant to the
development of the Durban Road site.

The Arun Local Plan
Policy Map

The Local Plan also refers to a policy map which confirms which areas
have spacial designations or where site spacific pelicies apply. This
map confirms that no special designations or policys apply to the site
as part the local plan.

Enlarged policy map extract showing site area.

Policy D DM1 - Aspects of form and design quality
When considering any application for development the Council will
have regard to the following aspects:

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, ”ﬂasswg, aspect, siting, layout, density, building
materials (colour, texture), landscaping, and design features.

2. Appearance/attractiveness

Demaonstrate a high standard of architectural principles, use of building
materials, craftsmanship and hard and soft landscaping to reflect the
local arsa.

3. Impact
Have minimal impact to users and occupiers of nearby property and
land.For example, by avoiding significant loss of sunlight, privacy and
outlook and unacceptable noise and disturbance.

4. Innovation

Raise standards of design by embracing appropriate innavative design,
new technologies and construction techniques, where a development
propasal has the potential to do se.

5. Adaptability
Acknowiedqe dive '“si‘y and d’ﬁereﬂce 3uiidinqs aﬁd biaﬁes should

ocmpanus ’for examp. aqemq users, *"a'“miy ci rrum»tar-cew cnange>
in wider work and social trends, and be able to accommeoedate potential
differing uses of public space.

é. Crime prevention

Provide security measures that make places feel safer. This shall be
achieved through natural surveillance and human presence by locating
buildings and play areas along public reutes and spaces, and making
a clear division between private and public land to foster a mutual
orotection through territorial belonging. With respsct to crime
prevention, regard shall be had in part:cuia! to the document ‘Secured
by Design’ and the ‘Safer Places - The Planning System and Crime
Prevention’.

T rees anci Woodiand
tr ce piaﬂtmg as an mtegra. par‘c of Geve.cpment proposals.

8. Solar gain
Within the constraints of the site and local context devalopment
propmais should, maximise sunlight and passive sclar energy. Ideally

development shaould ke poctored twithin a 15-20 degres margin)
broadly south, with streets having an east-west pattern.

9. Public realm

Pravide or enhance layouts, streets and public spaces so that they
are attractive, socially inclusive, safe and secure, adaptabie Wi*h
appropriate provision for planting, street furniture, and facilities for

bicycle storage to create a place with attractive and successful outdoor
areas.

10. Layout - movement
Utilise existing networks or improve access via delivery of a variety of
integrated networks, to and from residential areas, commercial zones,
open spaces, facilities and public transport. Development schemes
should carefully consider walking and cycling as an integral part of the
overall design concept.

11. Layout - legibility

Deliver or contribute to the ease of navigation within a new or
existing development scheme through use of focal points (fandmarks,
gateways, vistas, corner buildings, active edges, existing topography),
and/or a variety of detail within the public realm {sculpture, planting,
street furniture, building materials, building detail, signage).

12, Public art

Public Art should be incorporated into schemes where there is capacity
to do so. Pubklic art can encompass a wide variety of elemeants to include
art as part of the design of buildings and developments, landscape
and plaﬂtmg, street furniture, sighage and lighting in the public realm
which is accessible to all. This can also result in physical, permanent
artwarks and sculptures.

13, Density

The density of new housing will make efficient use of land while
providing a mix of dwelling types and maintaining character and loca
distinctiveness. Higher densities will be more appropriate in the most
accessilzle 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.

14, Scale

The scale of development should keep within the general confines of
the overall character of a locality unless it can ke demonstrated that
the contrary would bring a substantial visual improvement.

15. Aspects of form and design quality
Development should also comply with the Arun District Council Design
Guide.

Policy D DM2 - Internal space standards

The planning authority will require internal spaces to be an appropriate
size (having ragard to the excsptions that may apply as referred tz in
paragraph 13.3.4}) to meet the requirements of all occupants and their
changing needs. Nationally Described Space Standards will provide
guidance.

Policy ECC SP2 - Energy and climate change mitigation

Alfnew res’deht’a' and rcmrf*erriai deveiopment(inciuding conversions,

and to demon trate how +he/ W;Ei.
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a. Achieve energy efficiency measurss that reflect the current standards
applicable at the time of submission;

b. Use design and layout to promote energy efficiency; and

c. Incorporate decentralised, renewable and low carbon energy supply
systerns, for sxample small scale renewable energy systems such as
solar panels.

All major developments must produce 10% of the total predicted
energy requirements from renewable or low carbon energy generation
on site, unless it can be demonstrated that this is unviable. Energy
efficiency measures will be taken into consideration when the total
predicted energy requirements are calculated. The Council will consider
‘allowalrle solutions” where it is clearly demonstrated that the provision
of on site renewable or low carbon energy generation is unviable or
nat feasikle.

n assassing the achievament of these standards the Council will
consider:

Site constraints; Technical viakility; Financial viability; and Delivery of
additional benefits.

The Bognor Regis Neighbourhood
Development Plan

Whilst this document is mainly focused on plans for the developmeant
of the centre of the town, it contains one policy which is specific to the
project site as set out below:

POLICY 8i - NORTHERN PART OF DURBAN ROAD INDUSTRIAL AREA
Development Proposals are encouraged that contribute to the
development of this area inte a demanstration project for seif-buildd/
self-commissioned low carbon working and living with a mix of uses:
industrial, residential, employment, small scale workshops with high
numbers of jobs to the floor area.

The development should provide future access to the existing sewerage
infrastructure as required by the relevant authorities.

Applicants are encouraged to sesk practical and early advice from the
regeneration team and planning team at Arun District Council and the
Town Council.

KEY REFERENCES:
~Key Priorities Map: See Key Priority Sites (8i) ~Naticnal Planning
Policy Framework: §51, §58, §93

JUSTIFICATION:

A smaller site in this area {Westside supplies, 17/18 Durban Road) is
identified as 'site with devalopment potential” by the strategic housing
market assessment. The development and growth of the Bognor
Enterprise zone is expected to result in businesses relocating in the

favourable Enterprise Zone. This policy aims to effectively manage
the use of that expected underutilisation of employment land by
introducing a more mixed-use and exemplar development.

Significant progress in achieving the Vision and Objectives 7 and 8
is expectad as well as contributions to strategic housing targsts.
Challenges/opportunities around ‘Stronger Identity’ and "‘More Skills

Map showing area where Neighbourhood Developmeant Plan Policy 8i
applies

Other Relevant Documents

West Sussex County Coundil

Guidance on Parking at New Developments

August 2019

storage provision for all new developments.

Parking requirements are as set out in the below table (the site is
within Parking Behaviour Zone 4).

Table 2: Residential Parking Demand (spaces per dwelling)

Number of Number of Parking Behaviour Zone
bedrooms habitable rooms

1 2 3 4 5
1 1to3 1.5 1.4 0.9 0.9 0.6
2 4 1.7 1.7 1.3 1.1 1.1
3 5to6 2.2 2.1 1.8 1.7 1.6
4+ 7 or more 2.7 2.7 2.5 2.2 2.2

Cycle storage requirements for new residential developments are also
set out in this document as per the below table.

Table 1: Minimum levels of cycle provision

Type Dwelling Size Cycle Provision (per unit)

Houses | Up to 4 rooms (1 & | 1 space
2 bed)

Houses | 5+ rooms (3+ bed) | 2 spaces

Flats Up to 3 rooms (1 & [ 0.5 space (if communal storage otherwise same
2 bed) as 1 & 2 bed house)

Flats 4+ rooms (3+ bed) | 1 space

Westside Supplies - Durban Road / Ash Grove
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g distance of local

The site is to the North of Bognor Regis town centre and is within walkin
| nd facilities. The site is served by the STAR and U7 bus routes providing access to

FILL OUT WITH TEXT FROM ENCON

- 10 Minute walk from site
o

5 Minute cycle from site
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As per the Environment Agency flood map extract below, the site principally falls within Flood
Zones 3a which msans the site is ‘more vulnerabile and is subsject to a Sequential Test and
Exception Test. Both ST and ET have been undertaken as part of this submission and both have
been passed - see report from Encon Associates.

flooding. Flood defences associated with Aldingbourne Rife and the Coastal Sea Wall benefit
the site. A Ground Floor level of Z.57mAOD is proposed with a 150mm lower exernal ground
level and SUDs offer further surface water management.

Key Points:

®

The site has passed the Sequential + Exception Test (refer to supporting Repart). The tests
prove there are no comparable sites reasonably available.

Proposed residential floor datums are 2.57m ACD across the site frontags to Ash Grove
and Durban Road, there are minor level differences resulting in gentle slopes to front doors.
The undercraft car park will be set lower at as to not displace flood waters ento anothsr
site. This level has been proposed in accordance with the Environment Agency guidance.
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There have been a number of applications for similar development on the application site, the most recent being
BR/Z0/18/PL. The flood risk assessment provided as part of the that application was accepted by the Environment
Agency, this included a requirements for finished floor levels to be no lower than 2.65 AOD however the EA have been
re-consulted and a datum of 2.57m AOD was agreed to for this particcular schema.

The Planning Officer’s report states:

The Environment Agency are satisfied with the submitted Flood Risk Assessment subject to a condition to ensure that
the finished floor fevels are set no lower than 2.65m above Oranance Datum (AOD). Therefore the proposal accords
with policy W DMZ2 of the Arun Local Plan in that the development would nat itself be at unacceptable risk of flooding

The documentation provided as part of the above application also references previcus applications. One of
these applications (BR/341/10) included a sequential test. That application was the subjsct of an appeal (APF/
C3810/A/11/2158287) that was dismissed on the grounds of poor quality amenity space. In the inspectors conclusion
they confirm that previously raised concerns regarding flood risk ne longer apply. The conclusion states:

The previous appeal was dismissed on the grounds that the site ljes within an area at risk of flooding and therefore it
should not be developed for housing if other sites, with a lower risk could be made available. Evidence presented with
the appeal demonstrated to the satisfaction of the Environment Agency and the Council that this criteria had been
met.

The new scheme has been designed to meet all of the same requirements and constraints with regard to flood risk that
were set out in the Flood Risk Assessments for the previous schemes. As the most recent approval, BR/90/18/PL, is still
currantly extant (due to expire on the 8 April 2022) and this revised proposal is ne mors onerous in terms of flood risk,
it is reasonable to conclude that the previously completed Sequential Test is still relevant but an updated 5T + ET has
been procured nonetheless which is submitted in support of this application.
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The site is on a prominent corner, on the edge of a light industrial and business estate although
there are many residential properties nearby - the site is equidistant from either.

An in-depth noise assesment has keen carried out by Encon Associates in which a glazing
specification has been determined. Required levels for internal residential environments were

not achisvable with open windows so an MVHR ventilation sy%fe"m has been utilised which does
not require openable windows. In line with Energy and Sqatair‘abiia*y strategies, MVHR for a
srminal

development of this nature is typical. Acoustic attenuation to the ductwork and ventilation t

on the external facade is proposed

The site is not considered to be ecological valus cutside the zone of influence. Consequently
et on the local habitat. The mature

the proposals are not likely to have an adverse ecological affect or
willows at the northern and of the site are protected from damage during construction
Whilst the site is considered unlikely to support reptiles, the possibility of the prasence of
low numbers cannot be definitively excluded, and therefore mitigation measures should be
implemented to ensure that no reptiles are harmed during construction. Similarly, measures are

also required to prevent nesting birds from being disturbed during site clearance
s to enhance the ecolegical value of the site, through the installation of swift

There are opportunitie

nest boxes, bat boxes and other bird boxes, and wildlife- friendly planting to benefit paoliinators
and other urban wildlife - all of which are proposed

ss Statement

Design & Acce

ree individual trees, one of which is on the application site ansd the other two just

fthree individ
t their canapies are spreading heavily over the boundary
Conservation

The site survey included

outside the boundary but
cted by a Tree Preservation Order and that the site is not within a

No trees on site that are prote
Area. All three trees are White Wiiiovv and are categorised as B2 ~ "trees of moderate quality” in accordance

with BS5857 cascade chart for tree quality assessment
focated in the northern part of the site with wide spreading

The existing trees are large mature willow trees
canopies. The location is such that the branches will conflict with the new building and overhang external
amenity space. T1 and T3 will require removal and T2 will need o be pruned to reduce the crown by 30% in

order to prevent conflict with the new building
Recommendations have been made within the report to safeguard the retained tree and protect from any
rection of protective fencing to separate from the construction

damage from construction work including e

activities.

There is an opportunity to introduce new tree planting to increase the diversity of tree species in the area and
increase the biodiversity of the site. Landscape proposals for the devalopment have keen prepared which
includes the planting of a number of native individual trees within the community amenity areas.
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APARTMENT BUILDINGS + PARKING APPROACH
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