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ARUN DISTRICT COUNCIL CM/32/20/PL

INTRODUCTION

Planning permission is sought for the change of use of a
parcel of land that has a lawful use for Class B8 (storage) to
residential with the erection of a single storey two bedroom
dwelling. The remainder of the land will provide parking and

amenity space.

This Supporting Statement addresses the design and access
issues as well as relevant planning policy, having regard to
the requirements of Article 8 of the Town and Country
Planning (Development Management Procedure) Order 2015.
The details of the proposals will be described and appraised
having regard to the following aspects:

e Physical Context — explains the physical context of
the site and its surroundings;

e Planning Context — the planning history of the site
and broad policy requirements;

e Use - the purpose of the proposed additional
accommodation;

e Amount — the extent of development on the site;

e Scale - the physical size of the development;

1.3

e Layout — the relationship of the proposed extension
and alterations to neighbouring properties;

e Appearance — details of materials, style and impact
upon the visual amenities of the area;

e Landscape — impact of the proposal on the existing
landscape;

e Heritage — the impact of the proposal upon heritage
assets;

e Access — access to the development and parking

provision.

The Council is requested to consider this Statement alongside
the submitted plans and this demonstration that the proposed
development accords with the relevant planning policies and
is acceptable in all respects. It is hoped that the Council will
support the proposal and grant Planning Permission.
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PHYSICAL CONTEXT

The site comprises a broadly rectangular parcel of land
positioned to the west of Church Farm Barn, Horsemere
Green Lane, Clymping. Church Farm Barn itself is a
detached residential dwelling formed from a former flint barn
set under a grey pitched roof with hipped ends which is
afforded screening from the highway by high conifer hedging

set behind a brick wall.

Within the site itself, the land is broadly level and laid to scrub
grassland and hardstanding. Whilst historically the site was
used for the grazing of horses, this use has long since
ceased with the land now used for storage, mainly of vehicles
and with other non-domestic paraphernalia. The boundaries
to the site are demarcated by overgrown hedgerows with
trees, with the frontage to the highway also benefitting from
timber fencing. Tended hedgerow divides the site from the
curtilage to Church Farm Barn.

Access is taken from the south west corner of the site via a
bell mouth junction with gates set into the site to allow for
vehicles to exit the highway and to also ensure appropriate
visibility along the highway. The access is secured by an
existing metal field gate. Within the site the access extends

2.4

2.5

2.6

beyond the site itself to serve outbuildings to the rear of
Church farm Barn.

The wider street scene along this section of Horsemere
Green Lane has a domestic appearance with well-maintained
front gardens and boundary treatments, which includes a mix
of timber fencing, soft landscaping and brick walling. Whist
the majority of frontages are softened by landscaping, there
is no overriding materials used for site boundaries, giving a
varied appearance to the street scene.

The site is located within a countryside location characterised
primarily by  detached residential properties of individual
design and materials commensurate with the period of build
and giving no overriding architectural character. The
properties are set within good sized mature curtilages which
front onto the highway giving a strong relationship to the
public domain. The planting to the site boundaries and to
the adjacent agricultural land provides a low density and

bucolic appearance to the area.

Set out below are some photographs of the site which
provides further context.

{'fm/
A /g//

&

1.§.@ town slanning L



Land adjacent to Church Farm Barn
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PLANNING HISTORY

Church Farm Barn lies within the administrative area of Arun
District Council for planning purposes. An examination of the
online planning register reveals the following planning history:

e CM/11/20/CLE - Certificate of Lawfulness for use of land
for Class B8 (Storage). Approved 1% July 2020.

e CM/36/19/PL — Retention of replacement fencing &
proposed replacement entrance gates. Permission
granted 30" September 2019.

e CM/21/03 — Single dwelling. Refused 26™ August 2003.
Appeal dismissed 29" April 2004.
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PLANNING POLICY CONTEXT

National Planning Policy Framework (NPPF)

The NPPF (2019) sets its status within the planning process
at paragraph 2 where it states: “The National Planning
Policy Framework must be taken into account in
preparing the development plan, and is a material
The NPPF is
therefore afforded weight in the decision-taking process

consideration in planning decisions”.

whereby it sits as more up to date than the adopted
development plan.

The NPPF reinforces the drive for sustainable development
within paragraph 7 stating that ‘the purpose of the planning
system is to contribute to the achievement of sustainable
development.” The pursuit of sustainable development
continues to have three dimensions, now expressed as
objectives, comprising an economic objective, a social

objective and an environmental objective.

Paragraph 9 states that in pursuing sustainable development
“Planning policies and decisions should play an active

role in guiding development towards sustainable

4.4

4.5

take local

circumstances into account, to reflect the character,

solutions, but in doing so should
needs and opportunities of each area.” This paragraph is
of paramount importance which identifies that the objectives
of sustainable development outlined in paragraph 8 of the
NPPF should be taken as a guide when determining what is
sustainable, reinforcing that each planning decision has to be

made on its own merits having regard to local circumstances.

The principle of proactively accepting new development is
continued within paragraphs 10 and 11 of the NPPF. 1t is
stated that where there are no relevant development plan
policies or the relevant policies are out of date, planning
permission should be granted unless the policies of the
Framework indicate otherwise or any adverse impacts of
doing so would significantly and demonstrably outweigh the
benefits when assessed against the policies of the
Framework considered as a whole. For decision taking, the
NPPF states that this means approving development that

accords with the development plan without delay.

Chapter 4 of the NPPF addresses decision-taking. Paragraph

38 states that ‘Local planning authorities should
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approach decisions on proposed development in a

positive and creative way.’

Chapter 5 addresses the supply of new homes. It is widely
publicised that the building of new homes at present rates is
not enough to meet demand. The NPPF therefore reinforces
the need to take a positive and proactive approach to
increasing the supply of housing and confirms the need for
local planning authorities to significantly boost the supply of
housing land. This sets out that the Government has the
objective to boost supply through strategic policies that
identify sufficient housing land to come forward that is
deliverable, suitable and available.

Paragraph 68 in particular identifies that ‘small and medium
sized sites can make an important contribution to
meeting the housing requirement of an area, and are
often built-out relatively quickly'. Paragraph 77 provides
guidance on rural housing by advising that ‘In rural areas,
planning policies and decisions should be responsive to
local circumstances and support housing developments

that reflect local needs.’

4.8

4.9

Paragraph 78 is also relevant where it states “To promote
sustainable development in rural areas, housing should
be located where it will enhance or maintain the vitality
of rural communities. Planning policies should identify
opportunities for villages to grow and thrive, especially
where this will support local services. Where there are
groups of smaller settlements, development in one
village may support services in a village nearby.” The
proposal would accord with paragraph 78 which should be
afforded weight where the NPPF forms the more up to date
policy position than the development plan.

Paragraph 79 addresses the issue of isolated homes, this
replaces the former paragraph 55 of the NPPF (2012) and
sets out that “Planning policies and decisions should
avoid the development of isolated homes in the
countryside....”. This proposal is not deemed to result in
any isolated home in this countryside location whereby it is
located within a settlement that benefits from good access to
local facilities and services and is not physically or visually

separated from nearby built form.
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The drive to support rural areas is additionally reinforced in
Chapter 6 which confirms in paragraph 84 that ‘to meet local
business and community needs in rural areas’, sites may
have to be found that are ‘adjacent to or beyond existing
settlements, and in locations that are not well served by
public transport’. This should equally apply to the location of
new housing with the key to acceptability being that the
development is sensitive to the surroundings and has no
unacceptable highways impact. Encouragement is given to
‘sites that are physically well-related to existing

settlements’.

In respect of car parking provision, Chapter 9 of the
Framework states that if setting local parking standards,
Local Planning Authorities should take into account the
accessibility of the development, its type, mix or use, the
availability of and opportunities for public transport, local car
ownership levels and an overall need to reduce the use of
high emission vehicles.

Chapter 11 of the NPPF requires that development makes
effective use of land with Paragraph 117 advocating that
“Planning policies and decisions should promote an

effective use of land in meeting the need for homes and

4.13

4.14

other uses, while safeguarding and improving the
environment and ensuring safe and healthy living
conditions”.

Paragraph 121 requires that a positive

approach is taken to applications for alternative uses.

The NPPF places great emphasis upon the creation of high

quality buildings and places within Chapter 12. Paragraph

127 sets out a number of tests for achieving high quality

development set out within paragraph 127, which includes

ensuring that developments (in summary):

a) function well and add to the overall quality of an area, not
just for the short term but over the lifetime of the
development;

b) are visually attractive as a result of good architecture,
layout and appropriate and effective landscaping;

local character,

c) are sympathetic to including the

surrounding landscape setting.

Chapter 15 of the NPPF gives consideration to the natural
environment. Paragraph 170 states that the planning system
should contribute to and enhance the natural and local
environment by protecting and enhancing valued landscapes,
geological conservation interests and soils, by recognising
the wider benefits of eco system services and by minimising

? ﬁiﬁw\\
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impacts on biodiversity. This is continued within paragraph
174 which refers to biodiversity and states that local planning
authorities should preserve and enhance biodiversity. It is
also required that new development should adequately
mitigate against any potential harm, with encouragement
given to incorporating biodiversity enhancements in and

around new development.

In reinforcing the publicity that the building of new homes at
present rates is not enough to meet demand, the NPPF
promotes the need to take a positive and proactive approach
to increasing the supply of housing and confirms the need for
local planning authorities to significantly boost the supply of
housing land. For decision taking, the NPPF states that this
means approving development that accords with the

development plan without delay.

The Framework requires the delivery of a wide choice of high
quality homes in areas where people want to live, creating
sustainable, inclusive and mixed communities. The intrinsic
character and beauty of the countryside should also be
recognised {(paragraph 17).

417

4.18

10

Section 16 of the NPPF gives regard to the historic
environment and requires a positive strategy to be given to
the desirability of preserving and enhancing the significance
This states that
applications account should be taken of the desirability of

of heritage assets. in determining
sustaining and enhancing the significance of assets and
putting them to viable uses consistent with their conservation.
This includes also having regard to the potential impacts of
development upon the significance of a heritage asset and its
setting.

The NPPF states that any development likely to lead to
substantial harm or loss of a heritage asset is likely to be
refused consent unless this harm is outweighed by matters of
public benefit. The consideration of the impact upon the
significance of a designated heritage asset requires great

weight to be given to the asset’s conservation.

{'fm/
A /g//

&

1.§.@ town slanning L



4.19

4.20

ARUN DISTRICT COUNCIL CM/32/20/PL

Local Planning Policy

The local Development Pan comprises the Arun Local Plan
2011 — 2031 which took effect in July 2018 and the Bersted
Neighbourhood Plan 2014-2029 which was made in
November 2014.

Arun Local Plan 2011 — 2031

The relevant Local Plan policies to this development proposal
comprise:

e Policy SD SP1 — Sustainable development

e Policy SD SP1c - Strategic Approach

e Policy SD SP2 — Built-Up Area Boundary

e Policy C SP1 — Countryside

e Policy H SP1 — The Housing Requirement

e Policy H SP2c - Strategic Allocations — Inland Arun

e Policy D SP1 - Design

e Policy D DM1 - Aspects of form and design quality

e Policy D DM2 - Internal Space Standards

e Policy ECC SP2 — Energy and Climate change mitigation
e Policy T SP1 - Transport and Development

e Policy HER SP1 — The Historic Environment

4.21

4.22

4.23

4.24

11

e Policy ENV SP1 — Natural Environment

e Policy ENV DM5 — Development and biodiversity

e Policy W DM1 — Water supply and quality

e Policy W DM3 - Sustainable Urban Drainage Systems

Policy SD SP1 (Sustainable development) states that a
positive approach will be taken to development proposals
that
development and will work proactively to find solutions to

reflect the presumption in favour of sustainable

secure development.

Policy SD SP1c (Strategic Approach) seeks to meet the
needs of the community through sustainable growth which
supports the main coastal towns whilst also enabling
development that provides for the growth of sustainable
villages in the countryside, to meet the housing needs of the
community by delivering 20,000 homes and protecting the

natural and built environment.

Policy SD SP2 (Built
development to be focused within the boundaries.

Up Area Boundary) requires

Policy C SP1 (Countryside) recognises areas defined as the
countryside will be recognised for its intrinsic character and

? ﬁiﬁw\\
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beauty. Development will be permitted in the countryside
which meets stated criteria, such as being for agriculture,
recreation, the rural economy and which otherwise accords
with other policies in the Plan.

Policy H SP1 (The Housing Requirement) confirms that within
the plan period of 2011-2031, at least 20,000 new homes will
be accommodated within the District.

Policy H SP2a sets out the details of the strategic allocations
within the Local Plan to deliver the greatest proportions of
housing. This includes allocation SD10 for the provision of
300 new homes on land to the south of Horsemere green
Lane together with new retail and community facilities, a new
library and contributions towards new healthcare facilities in
Ford.

Policy D SP1 (Design) requires that new development makes
efficient use of land whilst reflecting the characteristics of the
local area in all aspects of design.

Policy D DM1 (Aspects of form and design quality) sets
required criteria for the assessment of new development,

having regard to character, appearance/attractiveness,

4.29

4.30

4.31

4.32

4.33

12

impact, innovation, adaptability, crime prevention, trees and
woodland, solar gain, public realm, layout, public art, density,

scale and form.

Policy D DM2
development to be of an appropriate size to meet changing

(Internal Space Standards) requires

needs.

Policy ECC SP2 (Energy and Climate change mitigation)
requires all new residential development to be energy
efficient having regard to matters such as energy efficiency
measures, design and layout and low carbon technologies.

Policy T SP1
development to minimise the use of the car, to provide for

(Transport and Development) requires

appropriate parking, and encourages healthy lifestyles.

Policy HER SP1
highest level of protection to designated heritage assets and

(The Historic Environment) affords the

requires that they are conserved and enhanced in a manner

appropriate to their significance.

Policy ENV SP1

promotes the preservation, restoration and enhancement of

? ﬁiﬁw\\
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biodiversity and the natural environment through the

development process.

Policy ENV DM5 (Development and biodiversity) requires
that new development seeks to achieve a net gain in
biodiversity and protects existing habitats on site. Regard is
additionally given to ensuring that protected species is given
appropriate consideration within development proposals.

Policy W DM1 (Water Supply and Quality) ensures that
development can be provided with a sufficient water supply
which does not cause detriment to supplies elsewhere.

Policy W DM3 (Sustainable Urban Drainage Systems) seeks
to ensure that proposals incorporate SUDS within private
areas of development. This can include the provision of
green roofs, permeable driveways and parking, soakaways

and water harvesting.

Clymping Neighbourhood Plan 2015-30

The application site lies within the Neighbourhood Plan
Designation Area for the ‘Clymping Neighbourhood Plan’.
The Neighbourhood Pan was made in January 2016.

4.38

4.39

4.40

13

Relevant policies to the consideration of the proposal
comprise:

e Policy CPN 8 - Protection of Trees and Hedgerows

e Policy CPN 9 - Protection of Natural Habitats

e Policy CPN 11 - Quality of Design

e Policy CPN 12 - Reducing the risk of flooding

e Policy CPN 13 - Retain buildings or structures of

character.

e Policy CPN 14 - Traffic and the Environment

Policy CPN 8 (Protection of Trees and Hedgerows) ensures
that development that will damage or result in the loss of
trees or hedgerows of arboricultural and amenity value will
not be permitted. Encouragement is given to the retention of
trees or hedgerows of good arboricultural and amenity value.

Policy CPN 9 (Protection of Natural Habitats) avoids harm to
existing nationally and locally protected habitats unless the
harm can be mitigated or equivalent alternative habitats are
provided.

Policy CPN 11 (Quality of Design) requires new development
must be of a high quality of design and protect and enhance
local character having regard also to the local environment,

? ﬁiﬁw\\
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boundary treatments, materials, amenity, parking, detailing

and low carbon usage.

Policy CPN 12 (Reducing the risk of flooding) sets out that
new development must be designed and constructed to
reduce the level of flood risk.

Policy CPN 13 (Retain buildings or structures of character)
expects new development proposals to retain and enhance
the local distinctiveness of the identified buildings and
structures and their setting.

Policy CPN 14 (Traffic and the Environment) ensures that
development does not have a detrimental impact on highway
safety and the living conditions of residents, with provision for
pedestrian and cycle networks.

14
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DETAILS OF THE PROPOSAL.:
USE, AMOUNT & SCALE OF DEVELOPMENT

Planning law requires that applications for planning
permission must have regard to Section 38(6) of the Planning
and Compulsory Purchase Act 2004, which requires that
with  the

Development Plan unless material considerations indicate

proposals be determined in accordance
otherwise. As such the Arun Local Plan Policy SD SP1
provides a positive approach to new development that
represents sustainable development that also meets the
needs of the community

through growth of existing

settlements.

Policy H SP1 of the Local Plan confirms that over the plan
period it will be providing at least 20,000 new homes, to
include 847 windfall sites. This proposal would contribute
towards this high level of windfall sites required and also
provide development within the Parish making efficient use of

previously developed land.

In considering appropriate locations for housing development,
the Local Plan remains the starting point which directs new

5.4

5.5

15

housing to within the Built Up Areas (Policy SD SP2) or to
strategic allocations across the District, of which Climping has
an allocation of providing 300 units across the plan period,
recognising Climping as a ‘large sustainable inland village’
within Policy SD SP2c. The site at Church Farm Barn would
sit outside of the strategic allocation but in very close
proximity as the allocation itself extends southwards from
Horsemere Green Lane, almost opposite Church Farm Barn.

Outside of this allocation but also positioned between two
Built Up Area boundaries for the village, the site itself is
positioned within a countryside location therefore the starting
point is for consideration against Policy C SP1 (Countryside)
of the Local Plan. This policy accepts development which
meets certain criteria relating to the intrinsic needs of the
countryside. This proposal would not accord with these
criteria and therefore it is accepted to be contrary to Policy C

SP1.

With the proposal contrary to the Local Plan, it is necessary
to additional give consideration to any other material planning
considerations which would otherwise make the development
acceptable in planning terms. Weight should be afforded to
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the National Planning Policy Framework as such a material
consideration in the decision-taking process.

Housing distribution

The NPPF sets out the Government's planning policy for
England and places sustainable development at the heart of
the decision-taking process incorporating objectives for

economic, social and environmental protection. These
objectives seek to balance growth and local community
needs against protection of the natural, built and historic

environment.

In providing for sustainable development, the NPPF requires
Local Planning Authorities to identify a five year supply of
specific deliverable sites to meet housing needs. This is
emphasised within paragraph 59 of the NPPF which states
that “To support the Government’s objective of significantly
boosting the supply of homes, it is important that a sufficient
amount and variety of land can come forward where it is
needed, that the needs of groups with specific housing
requirements are addressed and that land with permission is

developed without unnecessary delay’.

5.8

5.9

5.10

16

Paragraph 65 requires local planning policies to identify a
sufficient supply and mix of sites, taking into account their
availability, suitability and likely economic viability. In
particular, planning policies should identify a supply of
specific, deliverable sites for years 1 to 5 of the plan period
and specific, developable sites or broad locations for growth
for years 6-10 and where possible, for years 11-15 of the
plan. It is also recognised at paragraph 68 that small and
medium sized sites can make an important contribution to
meeting the housing requirement of an area and such sites

can often be built out relatively quickly.

In examining housing need, the most up to date Authority
Monitoring Report is that of 2018-2019 (published December
2019). This states that the Council’s land supply position sits
at 3.7 years supply at the 31 March 2019 however
subsequent decisions of the Council for housing
development, for instance application WA/30/20/PL state that
‘the current data confirms that the Council has a 2.7 years
housing land supply’ (permission granted 04 August 2020)

suggesting a worsening position.

With the reported position, even referring to the Monitoring
Report, as being the most up to date available data, the

? ﬁiﬁw\\
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Council is unable to demonstrate the provision of the required
5 years housing land supply. The most important policies for
determining housing distribution, comprising Policies SP SD2
and C SP1 should therefore be afforded reduced weight in
the decision-taking process with greater weight afforded to
Paragraph 11 of the NPPF with a proactive approach to
housing as set out in Paragraph 14 of the NPPF and a

presumption in favour of sustainable development.

The presumption in favour of sustainable development in
relation to housing has also received judgement at the
highest level, by the Supreme Court in the cases of Suffolk
District
Richborough Estates Partnership LP v Cheshire East

Coastal Council v Hopkins Homes Ltd and
Borough Council [2017]. These cases examined the (then)
paragraph 49 of the NPPF and clarified that in the absence of
a five year housing land supply, the (then) paragraph 14
presumption in favour of sustainable development will be

triggered.

The Supreme Court reinforced that it is a matter of planning
judgement as to the weight housing policies are given;
however policies affecting housing supply will have reduced
weight in the tilted balance with there being an overriding

5.13

5.14

17

need to boost the supply of housing except where the
benefits are ‘significantly and demonstrably’ outweighed by
the adverse effects. The judgement considers that, in the
absence of a five-year supply of housing land, the decision-
taker can apply a tilted balance and proportionally apply
weight to secure an adequate supply of housing rather than

applying a rigid approach to the development plan.
Development outside of built up area boundaries

In addition to the presumption in favour of sustainable
housing development, the NPPF additionally accepts that
development, even residential development, can occur
outside of settlement policy boundaries when having regard
to paragraphs 78 and 79 of the NPPF. Paragraph 78 provides
for development in countryside locations where the site is not
located in an fisolated location’ in order to promote
sustainable development. It is stated that housing should be
located ‘where it will enhance or maintain the vitality of

rural communities’.

The interpretation of ‘isolated’ was subjected to scrutiny
(November 2017) within the High Court case of Braintree DC
v SSCLG. The Judgement found that new homes should be

? ﬁiﬁw\\
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considered ‘isolated’ only if they were positioned “far away
from other places, buildings, or people, remote..” utilising the
ordinary English definition.  This Judgement provides for
opportunities to consider countryside locations for new
residential development, with the drive for housebuilding

strongly reinforced within the revised NPPF.

Furthermore, paragraph 14 of the Judgement states that ‘it is
consistent with the Framework that sustainable transport
opportunities are likely to be more limited in rural areas’
therefore further acknowledging that rural areas should not
necessarily preclude new development as indicated at
paragraph 78 of the NPPF which states that in order to
promote sustainable development in rural areas ‘housing
should be located where it will enhance or maintain the

vitality of rural communities’.

In addition to paragraph 78, the NPPF at paragraph 103
states that whilst the planning system should actively manage
patterns of growth in support of the Framework’s
sustainability objectives (set out at paragraph 102 in respect
of transport issues), it acknowledges that ‘... opportunities to

maximise sustainable transport solutions will vary between

5.17

5.18

18

urban and rural areas, and this should be taken into account
in both plan-making and decision-making’.

It is therefore reiterated that the site’s location within the
countryside does not necessarily make it ‘unsustainable’
simply by definition. Indeed, the Council has acted positively
to development in the countryside, such as at “The Cottage,
Shripney Road, Shripney, elsewhere in the District where
permission has been granted for 20 new units and one
replacement dwelling under reference BE/63/17/OUT which
was most subsequently revised under reference
BE/131/18/PL in April 2019.

accepted that the site was not located within ‘isolated’

In this case, not only was it

countryside (given the proximity to the settlement and
surrounding built form) the proposal as also deemed to the
vitality of the local rural community with occupiers of the new
dwellings very likely to use local services and facilities which
in turn helps local villages to grow and thrive, as encouraged
by paragraph 78 of the Framework.

The proposal at Church Farm Barn, Climping is similarly not
isolated from other dwellings or development where it has a
positive connection with the village and would be viewed in

association with development within its immediate vicinity.

? ﬁiﬁw\\
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Here there are a wide range of local services and facilities
just a short distance away. Whilst occupiers of the new
dwelling will likely use the private car, many of the day-to-day
trips may be short ones, particularly as the village is well
connected to other towns within the District and further away.
It is therefore considered that the site is sustainably located.

Sustainable development

In addressing the objectives of sustainable development, the
proposal would bring economic benefits associated with the
construction process and also a contribution towards local
services and facilities from use by future occupiers. There is
also likely to be local spending as a new home owner makes
a house their home. The occupants are likely to support the
local community thus having a social role within this part of
the village. Finally, the development would seek to retain the
existing boundary vegetation whilst also adopting current
energy efficient standards fulfiling the environmental
objective. All three strands of sustainable development can
therefore be met simultaneously from permitting this

development.

5.20

5.21

19

In addition to the location of the development within a
sustainable location, the NPPF strives for the efficient use of
land as detailed within Chapter 11. Therefore not only would
this site make efficient use of an area of underused land, it
would also make use of ‘previously developed land’ whereby
the site benefits from a Certificate of Lawful Use for Class B8
(Storage) which takes it out of any agricultural use when
having regard to the definition of such sites.

The provision of this windfall site, whilst providing only a
single unit, forms a valuable contribution towards the local
housing stock and would not have any adverse harm to the
implementation of other development plan policies. This site
meets this requirement being limited in impact and also being
available and deliverable in the short term. Weight should be
afforded to the contribution of this housing to the local supply
as a positive benefit of the scheme given that the
development would make efficient use of land without any
significant or demonstrable harm arising to the character and
appearance of the area.
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6.0

6.1

6.2

ARUN DISTRICT COUNCIL CM/32/20/PL

LAYOUT, DESIGN & APPEARANCE

The NPPF sets out that the Government attaches great
importance to the design of the built environment (paragraph
56). Local Plan Policies D SP1, D DM1, D DM2 and the
Neighbourhood Plan Policy CPN 11 consider matters of
design, requiring new development to be of a high quality,
with an attention to detail. These policies place weight upon
the effect of new development upon its surroundings having
regard to matters of design, scale, materials, siting and layout
as well as the relationship to neighbouring development and
the setting in the landscape.

In having regard to the development plan policies, it is fully
intended for the new dwelling to be of a high quality and have
full regard for the character of the location. The proposed
development is intended to be sensitive to the site and its
surroundings whilst also making efficient use of land. The
unit proposed is to be modest in size and by virtue of its
design and positioning within the plot, would not distract or
adversely dominate Church Farm Barn to ensure that this

remains a prominent focal point in the street scene.

6.3

20

The proposal also has regard to providing a unit that is
tailored to meeting accessibility and mobility as required by
Policy D DM2 of the Local Plan. In particular, the property is
limited to two bedrooms and upon a single level only. The
proposal is also to provide adequate internal circulation and
storage space to account for long terms needs and also as
needs change according future occupants in perpetuity.

Figure 1: Proposed block plan
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6.4

6.5

6.6
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Policy D DM1

prescriptive in

(Aspects of form and design quality) is
its criteria for the assessment of new
development as addressed below. Many of the criteria also
overlap with Neighbourhood Plan Policy CPN 11.

Aspects of form and degign quality

When considering any application for development the
Counci will have regard {0 the following aspects:

3. Characler - Make the best possible vse of ihe
avallable fand by reflecting or Inproving upon the
character of the site and the surrounding area, in
torms of s scale, massing, aspsci, siting, layout,
density, buillding materigls {colour, fexture),
fandsoaping, and design fealures.

2. Appearance/atiractiveness
Demonsirale a high standard of  architectural
principles, use of building malerizls, crafismanship
and hard and soff ndscaping to reflect the local
ared.

Criteria 1 and 2 overlap, both referring to materials and

landscaping and are therefore considered together.

The application site comprises a large area used for external
storage which is not befitting of the street scene and provides
an obvious infill plot, creating a curtilage comparable in size
to sites within the vicinity. With a modest sized property

6.7

6.8

21

proposed, the footprint would not overdevelop the plot nor,
with its single storey height, appear disproportionate in scale
to the nearby properties or the wider character of the street
scene. This provides an ideal opportunity to make efficient
use of the land, providing a large and spacious area of
amenity space without appearing cramped or overdeveloped
in the street scene. The proposal would therefore reflect with
the character of the area in terms of plot size and density.

The scale and massing of the proposed property is to sit
subservient to Church Farm Barn which is prominent to the
street frontage. This is achieved by positioning the new
dwelling towards the rear of the site and with the proposed
property being single storey; the effect will reduce any

prominence and retain a hierarchy within the street scene.

To further conform with the character of the area, the
property will have space about its elevations and retain ample
distances between Church Farm Barn and Church Farm
Cottages to ensure that any cramped appearance in the
street scene does not arise. The design of the dwelling
pushes the bulk of the property deep into the site given the ‘L’

shaped footprint which further reduces the impact of the
property.
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6.10

6.11
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The design of the property as seen from the street will
replicate that of a low lying agricultural barn as opposed to
appearing as a distinct traditionally formed property. This
intends to fully respect the form of Church Farm Barn and
enable the new dwelling to have a recessive impact in the
street scene. This effect will be furthered by the use of
Cedral cladding to the elevations sitting upon a flint wall and
under a slate roof to be commensurate with materials found
locally.

This approach seeks to recess the building into the site and
this effect is further achieved by minimising any
embellishments and fenestration, particularly within the
forward facing southern elevation. Careful attention will also
be given to the detail, having regard to matters such as meter
boxes, flues, lighting, gutters and pipes. The property would
also be constructed using traditional building methods, which
is important when considering the use of flintwork and thus
demonstrates the careful regard to be given to respecting the
sensitivities of the character and appearance of the area.

The size of the plot also allows for a sensitive approach to be
given to the siting of bin and cycle storage to minimise the
visual effect of these additional requirements for a residential
dwelling.

Figure 2: Proposed elevations

22

A

South West

North West

South East

.42 town slanning Lid



6.12

6.13
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3. Impact

Have minimal impact {0 users and scoupiers of nearby
proparly and land, For example, by avoiding significant
ioss of sunlight, privacy and outiook and unaccepiable
noise and disturbance,

Criteria 3 seeks to protect the amenities enjoyed by
neighbouring development which is generally considered to
address matters of privacy, access to sunlight and daylight,
noise, vibration, and pollution. In this instance, the closest
residential properties will be Church Farm Barn to the west
and Church Farm Cottages to the east.

The creation of a new infill property would not result in any
harm to the privacy of neighbouring properties with the
accommodation at ground floor only. The new fenestration
would have views into the curtilage of the site only therefore
these views would be enclosed by boundary treatments.
Views to the south across the front garden would also
provide natural surveillance for security. Given the single
storey height, there would be no harmful impacts upon
daylight or sunlight.

6.14  The neighbouring properties would receive some disturbance
during construction works but this would be over a short
duration and therefore not be adversely harmful.

Figure 3: Proposed Floor plan
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6.15

6.16
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4. Innovation

Raise standards of design by embracing appropriate
innovative design, new ischnologies and construction
echnigues, where g development proposs! has the
potential to do so.

The development will ensure that required standards of
energy efficiency are met as set by Building Regulations.
This would include having consideration to fixtures and
fittings to ensure sustainable water use. The proposal would
therefore be energy efficient in terms of layout, design and
technologies as required by Policy DCC SP2 of the Local
Plan.

5. Adaplability

Acknowledge diversily and ditference, Bulldings and
places should be Hexible o fulure adapiation, ncluding
the changing needs of occupanis {for example agsing
users, family clreumstances), changes in wider work and
social trends, and be able v accommodalis potential
differing uses of publc spacs.

The proposed development would accommodate the needs
of future occupants in perpetuity given the single storey floor
plan. The development does not include public space

therefore this aspect of the criteria is not relevant.

6.17

6.18

24

§. Crime prevention

Brovide seocurity measures thal make places fsel safern
This shall be achisved through natural surveiilance and
human presence by localing bulldings and play aress
along public routes and spaces, and making a clsar
division between privale and public land fo foster a
mutual prodsction through lerritorial belonging. With
respact o orime prevention, regard shall be had in
particuiar o the document "Secured by Design’ and the
‘Safer Plages - The Planning Sysiem and Crime
Pravention'.

The property is provided with fenestration that would provide
for natural surveillance across the clearly defined public and
private areas of the site. The property would also be
constructed with appropriate security fixtures to secure the

building itself.

7. Fress and woodiand

Al new development will be sxpected {0 incorporaie
axisiing and new itree planiing as an integral part of
development propossis.

The proposed site seeks to retain the existing boundary
planting which contributes to the character of the area and is
visible to the street scene to the south. The resultant garden
would also be landscaped to also contribute to the area and
net biodiversity gains.
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6.20
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g. Solar gain

Within the consirainis of the sie and local context
development proposals should, maximise sunlight and
passive solar engrgy. Keally devsiopment should be
positioned {within a 15-20 degres marging broadly south,
with siresets having an sasi-wes! pattern.

The orientation of the site is prefixed and would have the
front elevation facing south. The design throughout however
does seek to maximise natural light within internal spaces
This
would also contribute to internal heating but not result in

through the positioning and size of the fenestration.

excessive internal temperatures.

9. Public realm

Frovide or enhance layouts, sireels and public spaces
30 that they are ailractive, socially inclusive, sale and
secire, adaplable, with appropriate provision for
planting, sitreel furnilure, and facilities for bioyele
siorage 1o create a place with atiractive and sucgessiul
outdoor areas.

The development is for a single property only which would
have a contribution to the street scene but would not be
providing for any public realm features.

6.21

6.22

25

14, Layoul - movemesend

Lillise existing nelworks or Inprove access via delivery
of a varisty of integrated nebworks, to and from
regidential  aress, ocommergial zones, opsn  SHECes,
facilities and public ransport. Development schemes
should carefully consider walking and cycling as an
integral part of the overall design concept.

The property would be provided with its own vehicular and
pedestrian access to ensure that the property can provide for
off-site parking. The proposal would also provide for on-site

cycle parking.

11, Layout ~ legibilily

Deliver or contribuie 1o the saze of navigalion within 3
new or existing devslopment scheme through use of
focal points  (landmarks, galeways, visias, ocorner
buildings, active adges, sxisting iopography), and/or a
varisty of deiall within the public realm {sculpiure,
planting, street fwnilure, bullding malerdals, bullding
detail, signage).

The proposed development is specifically designed to
provide a property that has a recessive appearance in the
street scene. This is achieved by not providing focal points
or distinctive embellishments. However, to ensure that the
property remains legible, the site will be appropriately

landscaped to ensure that visitors can identify with the public

? ﬁiﬁw\\
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6.23

6.24
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and private areas of the plot, for instance with a clearly main
entrance from both the highway and into the property.

12, Public art

Public Art should be incorporaied into schemes whare
there is capacity o do so. Public art can sncompass a
witde variety of slemenis (o include art as part of the
design of bulldings and developmentis, landscape and
planting, sireet furniiure, signage and lighling in the
public reaim which is accessible to all. This can also
resull in physical, permanent artworks and sculplures.

The proposal is for a single private residential dwelling

therefore provision of public art is not relevant.

13. Density

The density of new housing will make efficient use of
land while providing a mix of dwslling ivpes and
mainiaining characier and local distinetiveness. Higher
densities will be more appropriate in the most accessible
ivecations. Froposals should iake inio scoount the
density of the sile and s surroundings. The densily of
large sHies should be varied 1o guard against uniformity.

The development seeks to make efficient use of land and,
reuse an area otherwise given over for storage. With only
one property proposed, the proposal achieves a density that
respects the character of the area and would not result in any
overdevelopment of the site nor a cramped appearance in

6.25

6.26

26

the street scene. The density would sit commensurate with
the locality.

14. Scale

The scale of development should kesp within the general
confines of the overall character of a iocallly unless i
gan be demonsirated thal the conirary would bring a
substaniial visual improvement.

Matters regarding scale and massing have been addressed

in relation to criteria 1.

18. Aspects of form and design guality

Development should alse comply with the Arun Districd
Council Design Guide,

Matters regarding scale and massing have been addressed
in relation to criteria 1. No Supplementary Planning
Document titled ‘Arun District Council Design Guide’ could be
found on the Council’s website therefore it is not possible to
specifically refer to this. Notwithstanding this, the proposal is
considered to accord with the requirements of the
development plan with regard to all aspects of design and is
therefore considered to have an acceptable impact upon the

character and appearance of the area.
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6.27

6.28
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Natural Environment

The NPPF requires that local planning authorities preserve
that
adequately mitigate against any potential harm.
Policies ENV SP1 (Natural Environment) and ENV DM5
that
development seeks to achieve a net gain in biodiversity and

and enhance biodiversity and new development

Locally,
(Development and biodiversity) requires new
protects existing habitats and protected species on site. The
Neighbourhood Plan Policy also seeks to provide for the
protection of trees and hedgerows within Policy CPN 8 and

for natural habitats within Policy CPN 9.

The site is not located within any area designated for its
ecological interest however it is acknowledged to be in a rural
location and has potential for providing a suitable habitat for
protected species. The proposed development would not
result in the demolition of any buildings that are likely to
accommodate any protected species and whilst the site
would result in new built form, this can be achieved whilst
being sensitive to the natural environment. Notwithstanding
this, the works would be undertaken with a precautionary
approach and advice taken on ecological matters at the

appropriate time should any protected species be found.

6.29

6.30

6.31

27

It is intended to retain the natural boundaries to the site which
provide a natural wildlife corridor and screening, whilst also
contributing to landscape character. The final development
would also be landscaped to further contribute towards
biodiversity gains and the local landscape character. There
is no conflict with the relevant development plan policies or
advice set out in the NPPF addressing biodiversity.

The site sits within an area that is at low risk from fluvial
flooding and low risk from pluvial flooding.  Any drainage
can be appropriately addressed through a sustainable
drainage strategy to ensure that no new impacts arise. This
will ensure that the development would accord with Policy W
DM3 (Sustainable Urban Drainage Systems) of the Local
Plan and Policy CPN 12 (Reducing the risk of flooding) of the

Neighbourhood Plan.

Policy W DM1 (Water Supply and Quality) ensures that
development can be provided with a sufficient water supply
which does not cause detriment to supplies elsewhere. The
proposal is for a single dwelling and a connection would be
agree with the local water authority under the Water Industry
Act 1981.
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7.0

7.2

7.3
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HISTORIC ENVIRONMENT

The Planning (Listed Buildings and Conservation and
Conservation Areas) Act 1990 states that, in considering
applications which affect the setting of listed buildings and
conservation areas, the Local Planning Authority must have
special regard to the desirability of preserving or enhancing
its setting or any features of special architectural or historic

interest which it possesses.

The NPPF additionally requires a Local Planning Authority to
‘identify and assess the significance of a heritage asset that
may be affected by a proposal (including development
affecting the setting of a heritage asset)...’. This assessment
should consider the direct and indirect impacts with weight
given to the asset’s significance and conservation. These
requirements are reflected locally within Policy HER SP1
(The Historic Environment) of the Local Plan and Policy CPN
13 (Retain buildings or structures of character) of the

Neighbourhood Plan.

In first addressing the setting of the nearby Grade Il listed
building of Church Farm Barn, this property is positioned to

7.4

28

the west of the site. Church Farm Barn was first listed in
1976 within the listing entry stating:

TQ 00 SW CLIMPING HORSEMERE GREEN LANE
16/354 15.11.76 Barn to the west of Nos 1 &2 Church
Farm Cottages (formerly listed as barn to the north
east of Church Farm Cottages) Il C18. Faced with flints
with red brick quoins. Hipped roof of corrugated iron,
painted green. Ventilation holes edged with rd brick.
Central wagon entrance on south side.

The proposed development would sit alongside this listed
dwelling and be seen with a relationship to it from the public
domain. However, given the barn style design and the
physical separation of the new dwelling from the Grade Il
listed property, together with the careful approach taken to
materials, it is considered that the proposal would have less
than substantial harm to the significance of the architectural
and historic character of Church Farm Barn. In considering
the statutory duties of the Planning (Listed Building and
Conservation Areas) Act 1990, the NPPF and the Policies of
the Development Plan, the character and appearance of the
setting of this heritage asset would be preserved and the
development also accords with the respective policies of the

Local Plan and Neighbourhood Plan.
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8.1

8.2

8.3
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ACCESS AND PARKING

Local Plan Policy T SP1 (Transport and Development) and
Neighbourhood Plan Policy CPN 14 (Traffic and the
Environment) ensures that development meets its transport
demands and is designed to minimise additional traffic
generation, provides for safe and easy movement and meets

parking requirements.

The development is a traffic generating use however the
creation of a single additional property in this location would
not generate significant numbers of additional vehicular
movements to the area ensuring no new interruption to the

free flow of traffic on the highway.

The new dwelling would be retain use of an established
access onto the public highway which is designed to ensure
that space is available for the manoeuvring of vehicles
serving the property and would have appropriate visibility
onto the public highway to ensure that highway safety would
not be compromised. The driveway would be laid to
hardstanding to provide for on-site parking which is wholly

contained within the planning unit. This area is to be retained

8.4

9.0

9.1

29

for parking in perpetuity and would meet the needs of the
occupiers and their visitors.

Within the site, the resultant dwelling would also be provided
with space for cycle storage to ensure that encouragement
can be given to use of alternatives to the car. The proposal
therefore accords with the Development Plan policies
addressing transportation.

INFRASTRUCTURE

The Local Plan is concerned with the infrastructure

requirements of new developments. The provision of an
additional dwelling at this site would not add significantly to
the demand for local infrastructure services. As set out
within the NPPF (2019), the development would also not
qualify for affordable housing. The application has
nevertheless been accompanied by the required Community

Infrastructure Levy form.
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10.0

10.1

10.2
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PLANNING BALANCE AND CONCLUSION

Planning permission is sought for the erection of a modest
sized, two bedroom property on land subject to a Class B8
(Storage) use. The site is positioned between existing
residential properties and therefore the development would
form a logical infill plot within a street frontage, making
efficient use of the land. Furthermore the design of the
property seeks to replicate that of a barn, in order to respect
the setting of the street scene and its relationship to the
heritage of the site. The property remains single storey and
would have elevations of Cedral cladding set under a slate

roof with minimum embellishments visible to the street scene.

The site is located within the village and in a location that is
not isolated when having regard to the NPPF and case law.
Importantly, the proposal would contribute towards the mix of
housing in the locality and also to add choice in the type of
accommodation within the village in perpetuity. The proposal
can also be brought forward in the short term and is therefore
The
site also has a good relationship to the local services and

to be considered a deliverable form of development.

facilities, however does sit outside of any Built Up Area

boundary. It is therefore within the countryside and thus

10.3

10.4

30

contrary to the spatial approach for the distribution of housing
within the District as set out in the Local Plan. However it is
put that, in the absence of the Council being able to
demonstrate a five year housing supply, reduced weight must
be afforded to the most important policies for the distribution
of housing.

In accordance with the NPPF (paragraph 11), where relevant
policies are considered out of date permission will be granted
unless the application of policies in the Framework that
protected areas or assets of particular importance provides a
clear reason for refusing the development proposed, or any
adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against

the policies in this Framework taken as a whole.

In applying Paragraph 11, regard has to be had to the
relationship of the site to a heritage asset, the Grade |l listed
Church Farm Barn, which forms a protected asset where the
requirements of paragraph 11 d)i) are relevant. In
considering this relationship, the new property is positioned
and designed to result in less than substantial harm to the
significance of the heritage asset despite being located within

its wider setting.  Therefore whilst paragraph 193 of the
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10.5

10.6
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NPPF makes clear that great weight should be given to the
conservation of heritage assets, it is not considered that there
would be a material level of harm to both the special interest
and heritage significance of the listed building.

Paragraph 196 of the NPPF 2019 also requires that where a
development proposal will lead to less than substantial harm
to the significance of a designated heritage asset, this harm
should be weighed against the public benefits of the
proposal. The Planning Practice Guidance (PPG) makes
plain that for the purposes of applying the policy in paragraph
196 of the NPPF that public benefits could be anything that
delivers economic, social or environmental progress as

described in the NPPF.

In response, the proposal would make a small contribution
towards the local housing supply with provision of a windfall
property upon previously developed land. This would deliver
economic and social benefits and, with new landscaping
contributing to further to the character of the site and to
biodiversity net gain, together with energy efficient measures
installed to meet Building Regulations, the environmental

objective of sustainable development would be met. Mindful

10.7

10.8

31

of the Framework’s aim to achieve sustainable development,

achieving these aims should be afforded moderate weight.

identified with
policies of the development plan which are considered to still
align with the NPPF.
character

No other conflicts have been remaining
With the proposal respecting the
and appearance of the area, providing for
residential amenity and causing no adverse harm to highway
safety, such compliance with other main policies should be
afforded significant weight in the planning balance. It is
therefore concluded that in accordance with paragraph 11
(d)(i), the application of policies in the Framework when taken
as a whole are not considered to provide a clear reason to
favour of

refuse permission. The presumption in

development should therefore apply.

This Statement has set out that there would be no harm to
the landscape character of the site, the countryside location
or to the nearest heritage asset. It is concluded that the

proposal complies with the elements of sustainable
development and therefore complies with the NPPF and the
relevant policies contained within the adopted Development

Plan.
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