DESIGN AND ACCESS AND PLANNING APPLICATION STATEMENT

CHANGE OF USE OF PERMITTED OFFICE BUILDINGS TO 4NO.
VISITOR RESIDENTIAL ACCOMMODATION UNITS (C1)
DIVERSIFICATION OF THE RURAL ECONOMY

AT THE OLD PIGGERY, CLIMPING

PRE-APPLICATION ADVICE

Pre-Application advice was sought prior to submission of this proposal under reference PAA/199/16/
DESCRIPTION OF PROPOSED DEVELOPMENT

Change of use of permitted office buildings to 4no. Visitor residential accommodation units (C1)

The downturn in the retail sector is continuing to cause difficult trading conditions. The buildings are
presently vacant and available for business use; we want to bring them into economic use in support
of our core business.

The change of use involves retaining existing walling on three sides and enclosing the remaining
open fronted side elevation by brick/glass/timber/cladding to form a high quality of design facade
and replacing the corrugated asbestos roof with a suitably coloured and similarly pitched roof
materials as existing.

The building lies within the existing complex of buildings and parking will be formed from the
existing hardstanding.

The same access will be used as currently exists.
8 car parking spaces have been allowed for on the basis of 2 cars per accommodation unit.

Accompanying the orfglnal planning application was a Structural Appraisal which confirmed the
building could be converted without major demolition or rebuilding.

SITE AREA

1,400 square metres
TOPOGRAPHY

Flat

TREES

None affected by the proposed development.
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BOUNDARY TREATMENT

Hedging to the North, East and South;

Buildings to the West;

A high flint wall, and building to the South,

SITE CHARACTERISITICS

Site is a developed farm site containing collection of buildings some in commercial uses. Access is

gated and surfaced.

The site is located in an agricultural area and is generally flat and benefits from some tree screening
to the south and east, with hedging along the western boundary and open boundary to the north
until the dense hedging beside the A259.

The building is of brick construction with the original corrugated roof having been removed. The
building is at the rear Eastern edge of the farm complex of buildings known as Hobbs Farm. Along
Climping Street there are two-storey dwellings whilst to north is a Farm Shop.

The site includes former agricultural barns; one of which is currently in use as a Blacksmiths and
another (a former fishing tackle shop) is soon to be converted to residential use under planning

application CM/22/14/CLP.

CHARACTER OF LOCALITY

Rural,

The Area is rural in character with few neighbouring properties.

Agricultural fields surround site.

Trunk road to North (A259) 180 metres from site.

RELEVANT PLANNING HISTORY

CM/15/16/PL Rebuilding & enlargement of ApproveConditionally
agricultural 25-10-2016
building.
CM/1/16/PL Change of use of land from ApproveConditionally
agricultural to dog 22-03-2016
training & off lead facility.
Departure from the
Development Plan. ‘
cM/42/14/CLP Application for a Lawful PP Required .
Development 05-02-2015

Certificate for a Proposed Use
or

Development - Change of use
of the building

and its curtilage from use as an
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agricultural
building to a dwelling (Class C3)

CM/22/14/CLP

Application for a Lawful
Development

Certificate for a Proposed use
or

development - change of use of
the building

and it's curtilage from use as a
retail shop

{Class Al Shops} to a dwelling
{Class C3

Dwellinghouses).

PP Not Required
21-01-2015

CM/23/14/CLP

Application for a Lawful
Development

Certificate for a Proposed use
or

development - Change of use of
the building

and it's curtilage from use as an
agricultural

building to a dwelling (Class C3
dwellinghouse).

PP Required
13-01-2015

CM/24/14/CLP

Application for a Lawful
Development

Certificate for a Proposed use
or

development - change of use of
the building

and it's curtilage from an
agricultural building

to a dwelling {Class C3
dwellinghouse).

PP Required
13-01-2015

CMm/1/08/

Change of use of Piggery {and
building

conversion works) from
agriculture to offices,

laundry, stores/archives, toilets
& associated

facilities. (Departure from the
Development

Plan)

ApproveConditionally
23-06-2008

cM/4/11/

Renewal of unimplemented
plannning permission CM/1/08
for change of use of Piggery
{and building conversion works})
from agriculture to offices,
laundry, stores/archives, toilets
& associated facilities,
(Departure from the
Development Plan)

ApproveConditionally
30-06-2011
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RELEVANT POLICIES

Planning policy guidance NPPF National Planning Policy Framework

GEN2 Built-up Area Boundary

GEN3 Protection of the Countryside

GEN7 The Form of New Development

DEV35 Tourism Development Requiring a Coastal Location

AREA10 Strategic Gaps

ESDSP2 SD SP2 Built -Up Area Boundary

ECSP1 C SP1 Countryside

EDDM1 D DM1 Aspects of Form and Design Quality

EDSP1 D SP1 Design

ESDSP1 SD SP1 Sustainable Development

ESDSP3 SD SP3 Gaps Between Settlements

ETOUSP1 TOU SP1 Sustainable Tourism & The Visitor Economy

ETOUDM1 TOU DM1 Tourism Related Development

EHDM3 H DM3Agricultural,Forestry & Horticultural Workers' Dwelling

NECMCP5 Clymping Neighbourhood Plan 2015 Policy CPN5

NPPG National Planning Practice Guidance

PRINCIPLE

Qutside Built-up Area Boundary: The site lies in a countryside location outside the Built-up area
boundary where the principle of development is considered unacceptable. Development Plan
policies seek to exert a strict control over new development in the countryside to protect it for its
own sake. Development will only be permitted in exceptional circumstances or where there is a
strong justification for a countryside location. The Government’s planning advice indicates that
planning authorities should continue to ensure that the quality and character of the wider
countryside is protected, and where possible enhanced. The site is also restricted by its Strategic Gap

designation,.

Policy GEN3 of Arun District Local Plan states development in the countryside will be safeguarded for
its own sake. Development will not be permitted unless:

(i) -it meets the operational needs of agriculture
(it} -is for quiet informal recreation
(iii)-is for diversification of the rural economy
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(iv) -is for an essential road scheme
(v) -is in accordance with a policy in another section of the plan

Permission will not be given for the extension of isolated groups of buildings or consolidation of
linear development unless it accords with criteria (i) to (jii) or {v).

From the information submitted with the Pre-Application enquiry the development is assessed as
being in accordance with this policy given that it is for tourism and that the scheme does not result
in a significant amount of rebuilding and extension.

The comparative illustrations of the existing and proposed building demonstrate that the size, height
and bulk of the resultant building would not be significant and would be acceptabie given the
location of the site within a Strategic Gap.

Development is strictly controlled in Strategic Gaps and is only acceptable if it meets the
requirements of other policies in the Development plan and does not compromise the objectives
and fundamental integrity of the gap and provides long term enhancement of the landscape.

The resultant building would be no higher or prominent than the existing building which does
benefit from screening from some boundary hedging and is not visually prominent in the landscape

and would therefore adhere to this policy objective.

The existing vehicular access is being used and is within the proposed site area, it is anticipated that
this would not requiring resurfacing.

DESIGN

Planning Palicies and Central Government Advice support the efficient and effective use of land.
Policy GEN7Z(i) requires new developments to respond positively to the identified characteristics of a
particular site to create developments which respect local characteristics. Central Government
Advice further indicates that more intensive development is not always appropriate and that design
which is inappropriate in its context should not be accepted. Furthermore new development should
be well integrated with and complement the local area in terms of, for example, layout.

The proposed development is considered acceptable by reason of compliance with policies and
advice because it would retain the appearance of a rural buiiding and the alterations and additionai
windows would be limited.

NEIGHBOUR AMENITY

Arun District local Plan Policy GEN7 indicates planning permission will only be granted for schemes
displaying high quality design and layout. It further indicates development will be permitted if it
takes into account impact on adjoining occupiers, land, use or property.

In this case, it is considered that the proposed development would be acceptable on the residential
amenities of neighbouring properties because the noise and activity generated would be limited
given the size of the property, the position of parking and that the property would not be located
immediately adjacent to residential properties.
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SUSTAINABILITY

Government planning policy is to encourage appropriate development in a location that will enable
a reduction in the need to travel, particularly by private car and that planning should contribute to
reduce emissions and reduce climatic change. The proposed development is considered to be
sustainable due to the proximity to essential facilities, including 2 public houses and a farm shop and
close and accessible public transport.

BARN CONVERSION ISSUES

The conversion of rural buildings can be beneficial to the area by contributing to the local economy
and to the local landscape. However, particular care needs to be taken with conversions of groups of
building, which can result in unacceptable levels of activity and extensive alterations to the building.

Proposals for residential use bring few benefits to the rural economy, can result in a suburban’
character in an area and be detrimental to the building.

Under the terms of Local Plan Policy DEV1 there are a number of policy considerations;

a) the building is structurally sound, of permanent construction, capable of conversion without
rebuilding or significant alteration or extension;
A structural survey may be required to demonstrate that the building is capable of conversion.

b) the resultant building and use will not have an adverse effect on the rural character of the area

and is sympathetic to its setting in terms of form, bulk and visual design. Particular regard will be

given to the impact of any residential curtilage on the character of the countryside. The proposal
. must minimise the amount of land to be used as residential curtilage.

c) where the building is of historic or architectural importance, there is no adverse effect on the
character and appearance or features of architectural or historic interest, internally and externally,
which the building possesses, or its setting and

d) the traffic to be generated by the new use can be safely accommodated by the site access and the
local road system.

Provision for bats and/or owls should be incorporated into the scheme.

Based on the information submitted with the enquiry and the officer comments on planning
permission CM/4/11 it is clear that the submitted structural survey submitted at that time indicated
that the building was structurally sound in terms of existing walling but together with the submitted
plans indicated that a new roof and new walling for the open bay of the building would be
necessary.

The new roof also involved new part gable walling at the two ends of the building. It was therefore
considered that the proposal was contrary to the Development Plan as the local plan policy DEV1
indicates that the building should be capable of conversion without rebuilding or significant
alteration or extension.

However Government guidance in Paragraph 28 of the National Planning Policy Framework is
supportive of the sustainable growth and expansion of all types of business and enterprise in rural
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areas, both through conversion of existing buildings and well-designed new buildings and promotes
the development and diversification of agricultural and other land-based rural uses.

The replacement of buildings should be favoured where this would result in a more acceptable and
sustainable development than might be achieved through conversion, for example, where the
replacement building would bring about an environmental improvement in terms of the impact of
development on its surroundings and the landscape. in this case it is considered that the rebuilding
could be justified as an environmental improvement.

BIODIVERSITY

Local Validation Requirements list {LVR} is produced in accordance with the requirements of the
Planning Practice Guidance and the National Planning Policy Framework (NPPF). For the avoidance
of doubt LVR applies to all forms of planning applications but not for matters such as non-material
amendments.

In essence the subject Planning application could be viewed as a non-material amendment of
CM/1/08/ and CM/4/11/, which have now been implemented. During implemantaion of the
Planning Permission, the roof structures have been removed. This Planning Application essentially
relates to an amendment of the internal layout and use of commercial premises and has no Material
impact upon Biodiversity.

When considering LVR, the Council will take a proportionate approach to information in support of
applications: Applicants will be asked only to provide supporting information that is relevant,
necessary and material to the application.

Any supporting information should add to the Council's understanding of the development scheme
submitted for determination. The information requested and provided should help to exptain the
nature of the proposed development, its anticipated impacts — positive and negative —and any
measures proposed to mitigate any anticipated adverse impacts.

Further, the LVA includes a list of excepted sites requiring Biodiversity Survey and Reporting; ‘Any
type of application with the exception of applications/notifications for: ...alterations to existing
retail, industrial or other commercial premises,...’

Accompanying the original planning application was a Bat and Owl Survey which indicated that it is
unlikely that bats have used or are likely to use these buildings and there is no evidence of use by
Barn Owls. Since the roofs have been removed to facilitate the implementation of the development,
it is concluded that there will be no Material change to the sites Biodiversity status other than that it
is now even less likely to harbour Bats or Owis.

A Biodiversity Checklist accompanies this Planning Application; all answers are ‘No’.

TOURISM

Policy DEV35 of Arun District Local Plan states ‘outside the built up area boundary planning
permission will not be granted for new tourism development along the coast other than for
appropriate changes of use and small-scale extensions to existing facilities, which do not detract

from the character of their surroundings'. The proposal would meet these criteria since it would not
detract from the rurai character of the area.

Page 7 of 10

ARUN DISTRICT COUNCIL CM/7/17/PL



If approved, this Development is eligible for the West Sussex County Councit Administered Grant
funding programme that supports the growth and development of rural businesses.

LEADER grant funding is part of the Rural Development Programme for England. This aims to
improve the competitiveness of farming and forestry, support a diverse and successful rural
economy and help to develop vibrant and thriving rural communities.

LEADER grants can be used for projects that will support:
o increasing farm productivity
e small business growth and farm diversification
e rural tourism
s rural services
* cultural and heritage activity
o increasing forestry productivity.

POLICY COMMENTARY

The Development Plan consists of the Arun District Local Plan 2003, West Sussex County Council's
Waste and Minerals Plans and Made Neighbourhood Development Plans.

Arun District Council's Development Plans:

Paragraph 215 of the NPPF ensures that specific policies in Arun District Local Plan 2003 can
carry weight. The weight afforded to the policies with Local Plan policies can be assessed
according to their level of consistency of the various policies with the National Planning Policy
Framewark,

Paragraph 216 of the NPPF confirms that weight can be given to policies in emerging plans from
the day of publication. The Council has previously resolved that the policies and maps in the
Publication Version of the Local Plan can be used in the determination of this type of planning
application.

Foltowing 'publication’ of the Local Plan a formal public consultation, examination and adoption
process takes place.

The policies are published under Regulations 19 and 35 of the Town and Country Planning (Local
Planning} (England) Regulations 2012. The statement of representations procedure and
statement of fact produced by the Council under regulation 19 explains that the consultation will
take place on 30th October 2014 for six weeks.

The Neighbourhood Development Plan

Where applicable, Neighbourhood Development Plan's (more commonly known as a
neighbourhood plan or NDP}, once made by Arun District Council, will form part of the statutory
local development pian for the relevant designated neighbourhood area and policies within them
will be considered in determining planning applications. Made NDP policies will be considered
alongside other development plan documents including Arun District Council's Local Plan. Whilst

an NDP is under preparation it will afford little weight in the determination of planning applications.
Its status will however gain more weight as a material consideration the closer it is towards it

being made. Arun District Council will make reference to an NDP when it has, by the close of
planning application consultation, been publicised for pre-submission consultation(Reg.14).

Climping has a made Plan in Arun District Council's Local Planning Authority Area; whilst there is no
specific policy relating to Agricultural development;
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Policy CPN 5 Support and Promote Recreation and Tourism

Proposals for small scale recreational and tourism facilities or small scale improvements to
recreational and tourism facilities will be supported provided that:

¢ the siting, scale and design has strong regard to the local character, historic and natural assets of
the surrounding area and complies with the Clymping Character Assessment; and

« the design and materials are in keeping with the local style and reinforce local distinctiveness and a
strong sense of place and comply with the Clymping Character Assessment; and

* the traffic impact is acceptable in terms of highway safety and the living conditions of residents;

* the proposal preserves the open character of the Gap Between Settlement and as a minimum is
not detrimental to the Green Infrastructure Network; and

» the proposal complies with other policies in this Neighbourhood Plan.

No other NP policies are engaged by this development proposal which is considered fully compliant
with Policy CPN 5.

DEVELOPMENT PLAN AND/OR LEGISLATIVE BACKGROUND

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states:- "if regard is to be had to
the development plan for the purpose of any determination to be made under the planning Acts the
determination must be made in accordance with the plan unless material considerations indicate
otherwise." The proposal is considered to comply with relevant Development Plan policies in that it
would have no materially adverse effect on the visual amenities of the locality or the residential
amenities of the adjoining properties, nor would it have an adverse impact upon the established
character of the surrounding area.

OTHER MATERIAL CONSIDERATIONS

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

FOUL AND SURFACE WATER DRAINAGE STATEMENT

FOUL WATER
The site foul water will discharge via the existing connection into the main on the adjacent street.
SURFACE WATER

The site is on the previously developed site of North Barn that stood since the 1930’s with an
impermeable concreted apron.

There is no history of surface water flooding on the site, which sits entirely within Flood Zone 1
(FZ1).

The roof water and drainage currently to runs to an on-site soakaway system that functions
adequately.

The proposal is for the conversion of existing buildings, there will be no net increase in surface water
run off as a result of the proposed development.
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DESIGN AND ACCESS STATEMENT

The building will be constructed using brick and timber clad walls, locally acceptable tile effect
roofing with replacement roof lights, with glass and wooden doors as. Access via existing directly to
highway.

CONCLUSION

The resultant building will tidy up what is presently a site in limbo; with an implemented planning
permission for office use being brought into use to contribute to our fragile Rural Economy.

The site is in a sustainable location and is in an appropriate location close to other buildings of
similar materials and design and will be partially screened by high wall, existing trees and hedging
and would be of an appropriate design for its location.

Adequate space has been made available for onsite parking; no offsite parking will be required.

it is therefore respectfully requested that this application be recommended for approval.
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