


PLANNING DESIGN & ACCESS STATEMENT 

 

 
Smith Simmons & Partners 

32 North St, Chichester 

West Sussex PO19 1LX www.ss-p.co.uk 

Planning, Architecture & Land Promotion 

CONTENTS 

1.0 INTRODUCTION  

2.0 THE SITE & SURROUNDNGS 

3.0 PLANNING HISTORY 

4.0 RELEVANT PLANNING POLICIES 

5.0 CONSIDERATIONS FOR THE DEVELOPMENT PROPOSAL 

6.0 CONCLUSION  



PLANNING DESIGN & ACCESS STATEMENT 

 

 
Smith Simmons & Partners 

32 North St, Chichester 

West Sussex PO19 1LX www.ss-p.co.uk 

Planning, Architecture & Land Promotion 

 1.0 INTRODUCTION  

1.1 This Planning, Design & Access Statement accompanies a full planning application for the relocation of the 

car park, toilets and café at Climping Beach (which will soon be inundated by the sea) to a site inland from 

the coast and outside of the flood zone, but which is within close proximity of the current facility. The site is 

adjacent to Crookthorn Lane, Climping BN17 5QU. 

1.2  This statement considers the character and appearance of the site and surrounding area and provides an 

assessment of the proposal in the context of relevant planning policy. The current proposal has been 

prepared following a public consultation and is informed by the preapplication response from the Local 

Planning Authority. 

1.3 Plans and information submitted in support of the application comprise the following: 

- Location Plan no. LP01 

- Proposed Block Plan no. DP101 

- Proposed Site Plan no. DP102  

- Proposed Floor Plans no. DP103 

- Proposed Roof Plan no. DP104 

- Proposed South and East Elevations no. DP105 

-     Proposed North and West Elevations no. DP106 

- Details and External Materials Palette no. DP108, DP109 & DP110 

- Planning Design & Access Statement prepared by Smith Simmons & Partners 

-   Soil Management Plan prepared by Smith Simmons and Partners 

- Foul and Surface Water Drainage Report by CGS Civils rev P1 April 2025  

- Arboricultural Impact Method Statement by Lizard Rev 00 June 2025 

- Existing Tree Schedule by Lizard Rev01 

- Biodiversity Net Gain Statement by Lizard Rev 00 dated August 2025 

- Landscape Design Strategy by Lizard LLD3515-LAN-REP-001 

- Landscape and Visual Character Appraisal LLD3515-LPL-REP-001 Rev02 

- Heritage Statement by Dr Ian Wightman 
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3.0 PLANNING HISTORY OF THE SITE 

3.1 A pre-application enquiry was submitted to the Local Planning Authority in November 2024 under LA Ref 

PAA/99/24/. The pre-application enquiry sought advice regarding the proposal for the construction of a 

single storey building to serve as replacement visitor facilities and including associated car parking.    

3.2 In their feedback the LPA indicated that the building was appropriate in terms of its design and scale for its 

location and use and would comply with relevant policies. It was assessed that the site is not in close 

proximity to residential properties and the building would not give rise to adverse overbearing, 

overshadowing or overlooking upon amenity. It was accepted that the proposal was modest in size and with 

vegetation retained around the boundary it would be unlikely to have an adverse impact upon the setting of 

nearby heritage assets. 

3.3 The feedback acknowledged that the building would be a tourism/visitor facility with a large car park and 

would result in potentially increased traffic movements. However, it recognised that many of these trips 

would already exist with people using the current facility. It suggested details of potential vehicle movements 

would assist an application with regards to consideration of the impacts on amenity and highway safety. 

3.4 The response advised that the loss of agricultural land would result in harm, but policy allows for 

development that outweighs the need to protect the land. Identifying the discounted alternative sites, which 

are not feasible, and the need for the development, which is supported by the Neighbourhood Plan, is likely 

to be sufficient to outweigh the loss of agricultural land. 

3.5 In terms of flooding It was agreed that due to the location of the building, it would not be at risk of flooding 

or affected by any current or future flooding from rivers/sea. Arun Mapping indicates that the site has high 

groundwater, but the Environment Agency mapping suggests the site has low likelihood of flooding 

occurring. 

3.6 The feedback concluded that whilst the site is outside the built-up area boundary, the principle of 

development may be acceptable under C SP1 (f) as it is in accordance with other policies in the plan which 

refers to a specific type of development in this case, for tourism and visitor facilities under policy TOU DM1. 

It would still be necessary to demonstrate why the development cannot be sited elsewhere in accordance 

with the gap policy. 

3.7 The LPA advised that if approved it would usually be necessary to employ a mechanism to ensure the existing 

facility would cease to operate once the new site was open. However, given the increasing inundation by 

the sea this would not be necessary. A site visit to the existing facility will demonstrate that the need for this 

replacement facility application is urgent as the loss of the current facility to the sea is imminent. 
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4.0 RELEVANT PLANNING POLICIES 

National Planning Policy  

4.1 The National Planning Policy Framework (NPPF) was updated in December 2024. It replaces all previous 

Planning Policy Guidance Notes, Planning Policy Statements and various statements of policy in Letters to 

Chief Planning Officers. Paragraph 11 confirms that at the heart of the NPPF is a presumption in favour of 

sustainable development. For decision-taking this means: 

o approving development proposals that accord with an up-to-date development plan without delay; or 

o where there are no relevant development plan policies, or the policies which are most important for 

determining the application area out-of-date, granting planning permission unless: 

o the application of policies in this Framework that protect areas or assets of particular importance 

provides a clear reason for refusing the development proposed,  

o 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. 

4.2 On design, paragraph 135 of the NPPF requires decisions to ensure that developments: 

o will function well and add to the overall quality of the area, not just for the short term but over the 

lifetime; are visually attractive as a result of good architecture, layout and appropriate and effective 

landscaping; 

o are sympathetic to local character and history, including the surrounding built environment and 

landscape setting, while not preventing or discouraging appropriate innovation or change (such as 

increased densities); 

o establish a strong sense of place, using the arrangement of streets, spaces, building types and 

materials to create attractive, welcoming and distinctive places to live, work and visit; 

o optimise the potential of the site to accommodate and sustain an appropriate amount and mix of 

development (including green and other public space) and support local facilities and transport 

networks; and 

o create places that are safe, inclusive and accessible and which promote health and well-being, with a 

high standard of amenity for existing and future users and where crime and disorder, and the fear of 

crime, do not undermine the quality of life or community cohesion and resilience. 

4.3 Paragraph 88 states planning policies and decisions should enable the sustainable growth and expansion of 

all types of business in rural areas; the development and diversification of agricultural and other land-based 

rural businesses; sustainable rural tourism and leisure developments which respect the character of the 

countryside; and the retention and development of accessible local services and community facilities, such 

as local shops, meeting places, sports venues, open space, cultural buildings, public houses and places of 

worship. Paragraph 89 explains that Planning policies and decisions should recognise that sites to meet local 

business and community needs in rural areas may have to be found adjacent to or beyond existing 

settlements, and in locations that are not well served by public transport. In these circumstances it will be 
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important to ensure that development is sensitive to its surroundings, does not have an unacceptable impact 

on local roads and exploits any opportunities to make a location more sustainable (for example by improving 

the scope for access on foot, by cycling or by public transport). 

4.4  Section 8 Promoting healthy and Safe Communities at paragraph 96 (c) states decisions should aim to achieve 

healthy, inclusive and safe places which enable and support healthy lifestyles, especially where this would 

address identified local health and well-being needs – for example through the provision of safe and 

accessible green infrastructure, sports facilities, local shops, access to healthier food, allotments and layouts 

that encourage walking and cycling. Paragraph 97 (c) seeks to guard against the unnecessary loss of valued 

facilities and services, particularly where this would reduce the community’s ability to meet its day-to-day 

needs. Paragraph 102 acknowledges that access to a network of high-quality open spaces and opportunities 

for sport and physical activity is important for the health and well-being of communities and can deliver 

wider benefits for nature and support efforts to address climate change. Paragraph 104 states ‘Planning 

policies and decisions should protect and enhance public rights of way and access, including taking 

opportunities to provide better facilities for users, for example by adding links to existing rights of way 

networks including National Trails 029. 

Arun Local Plan 2011-2031 

4.5 Local Plan policy relates to the Arun Local Plan 2011-2031. The Arun Local Plan (ALP) key policies relevant to 

the application proposal are policies SD SP1 (Sustainable development), SD SP2 (Built-up Area Boundary), C 

SP1 (Countryside), SD SP3 (Gaps Between Settlements), TOU SP1(Sustainable tourism and the visitor 

economy), TOU DM1(Tourism related development), SO DM1 (Soils), ECC SP1 (Adapting to Climate Change), 

D SP1 (Design), D DM1 (Aspects of Form and Design Quality), HWB SP1 (Health & Wellbeing), T DM1 

(Sustainable Travel and Public Rights of Way), ENV SP1 (Natural Environment), ENV DM5 (Development and 

biodiversity), W DM1 (Water supply and quality), QE SP1 (Quality of the environment), HER SP1 (The Historic 

Environment) and HER DM1 (Listed Buildings). 

4.6 Policy C SP1 states Development will be permitted in the countryside where it is for the operational needs 

of agriculture, horticulture, forestry, the extraction of minerals or the management of waste, for quiet, 

informal recreation; or green infrastructure; or for the diversification of the rural economy; or a road and/or 

cycle schemes; or in accordance with other policies in the Plan which refer to a specific use or type of 

development. 

4.7 Policy D DM1 states proposals will be approved providing they have regard to the following criteria: 

character, appearance, impact on residential amenity, trees and woodland, scale, aspects of form and design 

quality. Policy HER DM1 requires proposals to protect and enhance the setting of listed buildings. Policies in 

respect of the countryside and setting within the settlement gap are relevant but the provision of the 

building and parking in this location is justified on the basis that they cannot be located elsewhere and are 

sensitively located within the area as a whole. Policy SD SP3 prevents coalescence and seeks to retain the 

separate identity of settlements.  

4.8 Policy SO DM1 refers to soils and states Unless designated by this Plan or a Neighbourhood Development 

Plan, the use of Grades 1, 2 and 3a of the Agricultural Land Classification for any form of development not 

associated with agriculture, horticulture or forestry will not be permitted unless need form the development 

outweighs the need to protect such land in the long term. The requirement to protect the best and most 

versatile land is outweighed as demonstrated through sustainability and options appraisals. 



PLANNING DESIGN & ACCESS STATEMENT 

 

 
Smith Simmons & Partners 

32 North St, Chichester 

West Sussex PO19 1LX www.ss-p.co.uk 

Planning, Architecture & Land Promotion 

4.9 Policy HWB SP1 of Arun’s Local Plan encourages exercise including recreational facilities and safe walking 

and cycling routes. Such facilities should be located on public transport corridors and easily accessible to the 

wider community. The proposal is easily accessible by bicycle being directly accessed from Crookthorn Lane 

which links to Ferry Road and Littlehampton station beyond.  

4.10 Policy TOU SP1 encourages sustainable tourism development where it protects as well as promotes the main 

tourism assets of the coast and policy TOU DM1 supports small scale proposals outside the built-up area 

boundary which attract visitors. 

Supplementary Planning Documents - Arun Design Guide 

4.11 The Arun Design Guide states that developments should not negatively impact, and instead protect, 

neighbouring amenity in terms of privacy and overshadowing, considering the positioning of neighbouring 

buildings, and respond to existing elevations through the size and positioning of doors and windows. 

4.12 Part Q of the guidance 'Rural Development' is relevant. Development within these areas in particular must 

be sensitively and appropriately integrated into its landscape setting, which forms the dominant featured 

through simple, unobtrusive design. important landscape features such as mature trees and planting should 

be retained and incorporated into the scheme wherever possible. High quality boundary treatments using 

trees and vegetation can be used to tie buildings to their landscape setting and soften the impact of 

development. Traditional rural buildings tend to adopt a consistent and simple form comprising a rectangular 

floor plan and pitched or half-hipped roof. Façades, elevations and boundaries should be reflective of their 

rural context. Hard surfacing should be kept to a minimum. 

Climping Neighbourhood Plan 2016 

4.13 The relevant policies in the Neighbourhood Plan are Policy CPN 1 (Protecting Community Facilities), Policy 

CPN 5 (Support and Promotion of Recreation & Tourism Policy), (CPN6 Retention of Car Parking), CPN 10 

(Protection of High Grade Agricultural Land), CPN11 (Quality of Design) which relates to the quality of design 

of proposals and states that proposals must be of a high quality of design and protect and enhance local 

character as assessed by the Climping Character Assessment. Policy CPN 14 seeks to enhance pedestrian and 

cycle networks and prevent adverse impact on the living conditions of local residents. Policy CPN 13 

(Retaining Buildings or Structures of Character) requires retention and enhancement of locally listed 

buildings. 

4.14 Policy CPN 1 states that in order to promote a thriving village for all ages, there will be a strong presumption 

against the redevelopment of community facilities for non-community uses. Clymping Beach Car Park & Café 

is identified as a community asset within the policy. The policy supports alternative facilities of equal or 

better accessibility, size and suitability. Development proposals to sustain or extend the viable use of existing 

community facilities and the development of new facilities will normally be supported if they comply with 

other policies in this Neighbourhood Plan.  

4.15 Policy CPN 5 states that proposals for small scale recreational and tourism facilities or small-scale 

improvements to recreational and tourism facilities will be supported provided they comply with certain 

criteria. Policy CPN 6 states change of use of existing public car parking areas will not be permitted unless 

equivalent and equally accessible parking can be provided as a replacement. Paragraph 8.9 clarifies that it is 

the intention to maintain levels of public car parking around the parish and para 8.10 states 'Retention of 

car parking provides an important amenity for residents and for tourists. In a survey for residents in March 
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2014 on the Beach Car Park and Café, 89% supported limited hard standing for the beach car park during the 

winter months. 

4.16 Policy CPN 10 states that development will not be permitted on the best and most versatile agricultural land, 

(land graded 1, 2 and 3A) unless special circumstances can be demonstrated which may include; an 

overriding need for the development in the proposed location and development on the site is demonstrated 

as the most sustainable option; and the development conforms to other statutory national and local planning 

policies. 

4.17 In terms of policy CPN 13 of the NP the Clymping Character Assessment identifies the Village School - St 

Mary’s Primary School, Brookpit Lane as a Building and Structure of Local Character and Historic Importance. 

 

  









PLANNING DESIGN & ACCESS STATEMENT 

 

 
Smith Simmons & Partners 

32 North St, Chichester 

West Sussex PO19 1LX www.ss-p.co.uk 

Planning, Architecture & Land Promotion 

1. Off Ferry Road;  

2. Bread Lane;  

3. Opposite Bailiffscourt Entrance; 

4. West of Bailiffscourt; 

5. Opposite the Oystercatcher. 

5.12 The support for Option 2 was the highest resulting from the public consultation with 62% of the responses 

preferring it and consequently this site has been progressed. However, since the public presentation, a 

gradiometer survey of the land has been undertaken where it had been proposed to site the building in 

Bread Lane. This identified significant archaeological activity to this area. It is therefore proposed to site the 

facilities further north which has the added visual benefit of being closer to other buildings. 

5.13 The site now proposed was the subject of earlier consultation with the National Trust who advised that in 

principle the relocation of the car park to this position would be acceptable, however there were some 

suggested design revisions and the addition of a planting scheme and ecology buffer planting, EV charging 

points and cycle parking. They were broadly happy with the size and location of the building but felt there 

was scope for it to be softened in its overall appearance to be more sensitive to this location. A half-hipped 

roof was considered more in keeping with other barnlike structures in the area and would reduce the bulk 

of the building. Quality flintwork was considered essential. It was suggested the symmetrical design 

appeared quite austere and breaking this up could help to soften the building and make it sit more naturally 

with the historic buildings nearby. This would be achieved by splitting the glazing, or by providing fixed 

louvres or a dovecot. The design submitted in this application has been informed by this advice. 

Countryside & Settlement Gap Policy 

5.14 The village of Climping lies approximately midway between Littlehampton and Middleton-on-Sea and is itself 

bisected by the A259 Crookthorn Lane. The area to the north of this main road lies outside of the designated 

settlement gap whereas the area to the south forms part of the coastal plain. Much of the latter is 

undeveloped, consisting of flat and open arable farmland. Climping Street cuts across this area, linking the 

A259 to the beach. The street has a scattering of traditional buildings along its length, and its character is 

more enclosed due to the trees flanking it. 

5.15 The existing established café and car park provide a much-needed facility for visitors and residents. The 

parking provides an alternative to illegal parking on Climping Street with its associated adverse impact on 

residents and provides enhanced facilities for day visitors. The importance of these existing facilities is 

recognised in policy CPN1 of the Climping Neighbourhood Plan where Clymping Beach Car Park & Café is 

identified as a community asset. The existing facility is located outside the built-up area boundary and within 

the Littlehampton and Middleton-on-Sea settlement gap and the facility is proposed to be relocated out of 

necessity to a position further from the coastline. The expansion of the facility is proposed in combination 

with the relocation. Policy C SP1(f) Countryside allows for development if it is in accordance with other 

policies in the Plan. The proposal would accord with the tourism, health and well-being policies and would 

not therefore conflict with policy C SP1.  

5.16      Policy SD SP3 of Arun Local Plan sets out the criteria for assessing development within the Gaps and identifies 

specific criteria where development could be permitted. These include that it would not undermine the 



PLANNING DESIGN & ACCESS STATEMENT 

 

 
Smith Simmons & Partners 

32 North St, Chichester 

West Sussex PO19 1LX www.ss-p.co.uk 

Planning, Architecture & Land Promotion 

physical and/or visual separation of settlements or compromise the integrity of the gap; it cannot be located 

elsewhere; and it maintains the character of the undeveloped coast. The application site lies adjacent to 

Crookthorn Lane to the east of Climping Street, close to Climping school and is easily accessible from the 

A259. The land is physically contained by a tall hedgerow and mature trees on the northern boundary and 

mature trees along the eastern boundary with residential properties beyond. 

5.17     The supporting text at paragraph 7.4.4 explains that Policy SD SP3 is not intended to protect the countryside 

or landscape but to preserve the distinctive character and settlement structure of the District, as well as the 

undeveloped coastline. Clear breaks between settlements maintain a sense of place for the communities on 

either side of the gaps. It states that compliance with gap policy can be assessed using measures such as 

inter-visibility (the ability to see one edge of the gap from another) and intra-visibility (the ability to see both 

edges from a single point). The proposal would not appear as an isolated feature in the landscape benefiting 

from tree screening and a backdrop of built form when viewed from the south. It would not affect visibility 

across the gap or the ability to view both edges of the gap from a single point. 

5.18 Arun Local Plan Paragraph 7.4.5 explains that the designation of gaps is not intended to rule out all 

development but to allow for appropriate, small-scale development which is in keeping with the rural nature 

of the gaps. The proposal would not go beyond that anticipated by the policy supporting text, and harm to 

the integrity of the gap would be negligible. The development would relate closely to Climping and would 

not contribute to settlement coalescence. The proposal is appropriately sited and designed to minimise the 

impact on the openness of the gap.  

5.19 The appropriate scale and design of the building would maintain the character of the undeveloped coastline. 

The proposal would not have a significant impact on the defined landscape character of the area. It is 

proposed to provide the car park access as flint hoggin and surfacing as grass to minimise the visual impact 

and improve drainage. The layout and orientation of the parking spaces has been chosen to reduce glare 

from windscreens on bright sunny days.  A storeroom is included within the proposal to provide space for 

internal storage of parasols, additional seating etc to avoid associated paraphernalia spreading across the 

site when the facility is not in use. 

5.20 In terms of location, working on the accepted premise that the facility serves the community and local 

residents, the site has been chosen after extensive consideration and discussion of alternatives within the 

Gap, as discussed above. The site has been selected due to being outside of the flood risk area; located close 

to existing buildings; benefitting from existing boundary screening; is close to existing infrastructure and 

would not undermine the visual separation of settlements or compromise the integrity of the gap. The 

proposal cannot easily be sited elsewhere as it replaces existing facilities in the immediate area, close to the 

beach which are located in the Gap and serve the parish. This site selection also adds the benefit of providing 

car parking for the local school. 

5.21 The site has been selected within the search area, located close to the northern boundary of the Gap on the 

edge of a field and outside of any identified areas of archaeological interest. (A geophysical site survey has 

been undertaken of the fields to the north of the existing parking area). It is shielded from long distance 

views across the gap by Hobbs Farm to the west and Kents Farm to the east and would be viewed from the 

south against the backdrop of the school and other buildings in Crookthorn Lane and is visually well 

connected to the tree belt to the east. The development would not be an isolated feature in the landscape; 

rather it would be seen in the context of urban influences and established mature hedging. 
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5.22    The pre-application response suggested that alternative sites should be considered within a wider search 

area, but as this is a replacement facility for visitors to Climping Beach it cannot be located further inland 

and needs to be close to the current location within the parish to meet the recognised need generated by 

local residents and tourists. Visitors using the facility are coming to the coast to spend time at the beach and 

it would not be feasible to anticipate that day visitors would be prepared to walk greater distances to the 

beach or to use the toilets. This restricts the distance from the coast that can be considered. The coastal area 

to the west of the site cannot be accessed easily by public road and Middleton further to the west has its 

own facilities meeting a different local and visitor need. The same is true of the land further to the east at 

West Beach which cannot be accessed directly by car as the golf course backs onto the dunes in this location. 

West Beach car park and café meet a different established need focused on Littlehampton. The alternative 

facilities close to the pedestrian bridge crossing from Littlehampton to Climping have reduced with the 

recent closure of both 'The Boathouse' and café in Rope Walk. 

5.23  The very fact that the current Clymping Beach Car Park & Café is identified as a community asset within the 

neighbourhood plan means that in order for an equivalent replacement facility to be provided to ensure 

compliance with Policy CPN 6 of the neighbourhood plan it will need to be located to serve the community 

of Climping and this cannot be achieved outside of the parish. Many users of the café are local walkers, and 

they could not access a similar facility provided over a wider search area.  The policy states the change of 

use of existing public car parking areas will not be permitted unless equivalent and equally accessible parking 

can be provided as a replacement. This policy also effectively restricts any replacement car park to being 

within Climping parish and easily accessible by road.  

5.24 The submitted review of potential alternative sites seeks to demonstrate that the appellant has considered 

all reasonably suitable, available sites within a realistic parish ‘catchment’ area, south of the A259, so that it 

could still address the identified need for car parking and associated facilities in the area. This methodology 

is appropriate and proportionate to the policy requirement. 

5.25 The proposal is fully compliant with paragraph 88 of the NPPF which supports the sustainable growth and 

expansion of all types of business in rural areas including sustainable rural tourism and leisure developments 

which respect the character of the countryside and the retention and development of community facilities. 

5.26 The application is supported by an LDVS which demonstrates the limited impact of the proposal on the wider 

landscape. The LDVS concludes that the proposed Visitor Centre would associate with the Traditional 

Clymping LCA offset to the north, and result in a sympathetic supporting built form, which would respond to 

the local vernacular, whilst reinforcing local distinctiveness and a strong sense of place.  

5.27 The informal field which the site forms the northern part of, has expanded throughout the 20th Century, 

with smaller field parcels amalgamated, with boundary loss resulting. The deeper boundaries within the 

landscape associated with the site to the north, west and east would be retained and sympathetically 

reinforced. The enclosure of the northern part of the field for community use would be sympathetically 

undertaken to integrate with the surrounding belts of native vegetation to north and east. The natural 

character would be enhanced, through scrub and tree mosaic boundaries and swathes of wildflower 

grassland. This would provide a naturalistic extension south of the constrained spaces along Brookpit Lane 

and Crookthorn Lane. The approach taken would maintain the visual importance and setting of landmark 

buildings as designated in the Clymping Character Assessment, (2015). 

Design & Appearance  
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5.35 As indicated the toilet facilities are only proposed to be accessed internally to ensure that when the café is 

closed the facilities cannot be used. This will ensure their use is supervised at all times. 

Access 

5.36 The site is located close to the junction of Crookthorn Lane and can be accessed by vehicles from the lane to 

the north where there is a small rise in ground level. The site is also accessible on foot from a public right to 

f way to the west which runs north-south. The site would reduce traffic on Climping Street which is the main 

focus area of residential properties south of A259 and provides an opportunity to address the parking issues 

at St Mary's School. 

5.37 The site is largely concealed by vegetation on approach from the north and the A259. The proposed car 

parking expands the existing provision to provide up to 130 spaces, although historically the existing car park 

accommodated approximately 300 vehicles. The replacement spaces are being provided to ensure there is 

sufficient capacity and to reduce the parking on Climping Street. The parking area in this position has the 

added benefit of providing car parking for parents dropping off and collecting children from the neighbouring 

school which would occur at times when the car park is unlikely to be busy. It is proposed to allow free 

parking associated with the school and to only charge for visitor parking outside of the winter months.  

5.38 The site will alter the access from A259 to Crookthorn Lane which can accommodate two-way movements 

and will be accessed from an improved junction arrangement with the A259 in future. Speed limits on 

Crookthorn Lane remain at 30mph however as stated in the transport report observed speeds are circa 

23/24mph, and at low volumes. The location of the site in relation to the A259 ensures good access to the 

local settlements.  Pedestrian accessibility will be improved with the location of the Byway Open to All Traffic 

(BOAT) immediately to the west of the proposed car park. Cycles can easily travel to the car park via the 

National Cycle Network Route 2 and for those to the north of the A259, via the new crossing/infrastructure 

to be implemented as part of the wider roundabout improvement scheme. 

Loss of Agricultural Land & Soils 

5.39 Policy SO DM1 of Arun Local Plan restricts the use of Grades 1, 2 and 3a of the Agricultural Land Classification 

for any form of development not associated with agriculture, horticulture or forestry unless need for the 

development outweighs the need to protect the land in the long term. This proposal represents relocation 

of a well-established local amenity which requires re-siting close to the existing facility. The need for the 

development exits and is sufficient to outweigh the need for protection. It is facilitating retention of an 

established community facility identified as such in the Climping Neighbourhood Plan.    

5.40 The proposal would result in a small reduction in the field area which is a limited proportion of the overall 

farm. The proposal falls within Grade 2 agricultural land and is therefore considered the best and most 

versatile agricultural land, but as explained above there are special circumstances which demonstrate there 

is an overriding need for the development in the proposed location and that the site chosen for relocation 

is the most sustainable option. The pre-application response from the LPA advised that the loss of 

agricultural land would result in harm, but policy allows for development that outweighs the need to protect 

the land. The identified discounted alternative sites and the need for the development which is supported 

by the Neighbourhood Plan would likely be sufficient to outweigh the loss of agricultural land. 

5.41 Care will be taken during construction to preserve the soil resource (see the accompanying Soil Management 

Plan). Areas where soils need to be removed are minimal. Topsoil and subsoil will be stripped only where the 

building is to be constructed and at the gateway entrance. Subsoils from footings need not be protected and 
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In this case the loss of the existing facility cannot be prevented, and alternative visitor provision is being 

provided following public consultation and consideration of a range of alternative sites. 

5.45 The policy expects visitor attractions, facilities or accommodation outside of the Built-Up Area Boundary to 

be small-scale and relate to quiet, informal recreation and enjoyment of Arun’s countryside. This is the case 

with the facilities proposed. The principle of a car park in this rural location is accepted by the presence of 

the existing facility and expansion to include a larger visitor facility would be appropriate as it is associated 

with enhancing visitor use and appreciation of the specific coastal location. The development is required and 

is compatible with its countryside location and is sensitively designed and located to minimise potential 

impact on the countryside. By its very nature the use needs to be closely located to the coast. It also helps 

to address the nuisance caused by visitor car parking on Climping Street by providing alternative safer off-

road facilities a short walk from Climping Street.  

5.46 The improved visitor facilities would attract an additional clientele being readily accessible from the south 

coast cycle route along Kent Lane and the cycle lane along the A259. It would also appeal to long distance 

walkers given its easy access from the coastal path and Littlehampton to Climping footbridge. 

5.47 Policy TOU SP1 states that sustainable tourism development will be encouraged where it protects as well as 

promotes the main tourism assets of the coast and the complimentary visitor uses of the fertile coastal plain 

in conjunction with agriculture. The proposal fully accords with these requirements. It is directly related to 

promotion of a better understanding and appreciation of the coastline habitat and encourages long-term 

visitor interest and, activity which benefits local people and extends the visitor season whilst protecting and 

enhancing the natural and built environment of Arun and addressing concerns of residents in Climping 

Street. The adjacent school has a coastal school curriculum, and it is anticipated that the development would 

be well aligned with this and could provide additional complementary exhibition artifacts and meeting space. 

Natural Environment 

5.48  Ecology and protected species considerations are integrated into current planning considerations via local 

plan policy and Section 15 of the 2023 National Planning Policy Framework. The site is located within a rural 

setting and offers opportunities for the natural environment. The site lies within a Biodiversity Opportunity 

Area (BOA) which requires development to retain and sympathetically incorporate locally valued and 

important habitats and to be designed to minimise disturbance to habitats. As required by policy ENV DM5 

of the Local Plan the application is supported by a biodiversity survey and metric. The proposal does not 

result in any habitat loss as it would take place on land which is currently farmed and mitigation in the form 

of bat, bird and hedgehog boxes could be utilised and controlled by condition to ensure ecology 

enhancement within the site. No external lighting is proposed in order to retain the dark skies in this locality. 

Heritage Considerations 

5.49 The proposed building would be located adjacent to the school which is locally listed and would be visible 

from other listed buildings in Brookpit Lane. The site is close to neighbouring heritage assets, including Kents 

Dairy Cottages, Kent's Barn, Brookpit Manor and Kent's Farmhouse to the east however, the proposal is 

modest in size. With existing boundary screening retained it is unlikely to have an adverse impact upon the 

setting of these nearby heritage assets. 

5.50 The accompanying Heritage Statement outlines that the design of the Visitor Centre and its location close to 

the field boundary and lane have sought to mitigate the impact of built form with the use of vernacular and 

locally distinctive features and materials. This is considered to be successful, especially as a one-off building 
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and is not in itself considered harmful to the setting of the heritage assets. The corresponding car park will 

have some impact on the appreciation of the historic farmstead, though this is from distance. 

5.51 In terms of the NPPF the impact of the proposed development on the setting of the heritage assets would 

be considered ‘less than substantial harm’, and within the spectrum of harm, at the lower level.   

Landscaping 

5.52 The application is supported by a Landscape Design Strategy which outlines the proposed sympathetic design 

of the landscape planting scheme, which has been developed with due regard to the characteristics of the 

site, and fields in this location which have been large and open since at least the 19th Century, though 

development has still occurred adjacent to the lanes. Climping is on the ‘Chichester to Yapton Coastal Plain’ 

and the associated land management guidelines (2003) point towards the strengthening of field boundaries 

through hedgerows; the establishment of new vegetation features in the form of hedges and tree clumps in 

field corners and increasing species-rich grassland areas. Following discussions with the National Trust it is 

proposed to provide much of the new planting in groups rather than regimented straight lines. The provision 

of additional trees serves to integrate the building and car parking in the wider landscape. 

Health & Wellbeing  

5.53  Policy HWB SP1 of Arun’s Local Plan is relevant as it encourages exercise including recreational facilities, safe 

walking and cycling routes noting these should be located on public transport corridors and easily accessible 

to the wider community. The proposal would assist in encouraging and supporting opportunities for exercise. 

It would be easily accessible from the upgraded cycle route along the A259, and ease of parking would assist 

in facilitating walking in the area. The car park would have direct access to existing footpaths and Ferry Road 

and the footbridge beyond into Littlehampton. The existing footpaths are indicated in green on the site 

location plan at Figure 1 of this statement, showing the direct connectivity of the site to Bread Lane and the 

wider area and shoreline. 

Drainage 

 5.54 The site is not affected by any current or future flooding from rivers or the sea. The submitted Drainage 

Statement confirms that the surface water will discharge into the ground using the infiltration basin and 

permeable paving. All infiltration features have been designed to accommodate storm events up to the 1 in 

100-year return period, with an additional 45% allowance for climate change and a further 10% allowance 

for urban creep. 

5.55 The foul water is to be discharged into the existing foul sewer located in Climping Street.  The proposal is 

compliant with policy W DM3 of Arun Local Plan which seeks to increase the levels of water capture and 

storage and improve water quality, by incorporating sustainable urban drainage systems (SUDS), appropriate 

to the size of the development by including permeable car park surfacing. 
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6.0  CONCLUSION 

6.1 The proposals have been fully informed by the development management policies of the Local Plan and 

National Planning Policy Framework. The site selection has resulted from a desire to be outside the area of 

archaeological interest and flood risk but to remain close to the sea whilst utilising the proximity to existing 

buildings and field boundaries to reduce any impact on the wider landscape. The design and materials palette 

proposed for the building would complement the rural setting, be modest in scale and of traditional 

appearance which would assist with the visual integration of the development in its setting. 

6.2 The proposal for the replacement and expansion of the community facilities would be visually respectful of 

the site and its wider context. The proposal would not result in harm to neighbour amenities or the rural 

character of the area and would appropriately enhance the visitor/tourist experience whilst extending the 

capacity of the existing car parking, without compromising the character of the settlement gap or 

contributing to visual coalescence. 

6.3  For all the above reasons the application proposal complies with the policies of the Local Plan and the 

overarching objective of the National Planning Policy Framework to deliver appropriate sustainable 

development. As such we therefore request that the application is granted planning permission at the 

earliest opportunity.  
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