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1.0 Introduction and Background

1.1 This application seeks a grant of planning permission for the use of a former St John's
Ambulance office as a Use Class E Kiosk/Café which would be facilitated by the enlargement of two
existing window openings to form a serving hatch and full depth window within the building’s south
elevation. The proposed ‘coffee kiosk’ would sell a range of hot and cold drinks together with
sandwiches, toasties and pre-prepared food that had been heated up. The premises would sell food
and drinks ‘on the go’ from the ‘hatch’ whilst also providing a limited amount of seating for customers
within the building. The existing vacant store is located within the south-west corner of a Havant
Borough Council owned building which also accommodates public conveniences which are to be
retained.

1.2 This statement describes our client’s proposal and places it in context with relevant national
and development plan policy, guidance and advice. It will be concluded that our client’s application
proposal should receive support and be granted planning permission.

2.0 The Application Site
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Figure 2 Location of Application Site in Relation to the Surrounding Area
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2.1 The application site comprises the south-west corner of an existing single storey building
located on the west side of the junction formed by Sea Front and Bembridge Drive - otherwise known
as Eastoke Corner. Immediately to the south of the application building is an open space with canopy
and concrete bench seating. To the west, on the opposite side of an access road, is a children’s play
area, beyond which is the Hayling Railway station building and line. On the opposite side of Sea Front
is a row of beachfront cafes, shops, amusement arcades and other commercial units. To the north-
east of the site, on the east side of Rails Lane, is a row of 3 and 4 storey development comprising a
range of cafes and restaurants, together with a convenience store, at ground floor with residential
apartments above. Immediately east of the building, beyond the environmental improvements which
link the beach with the local centre on Rails Lane, is housing which is accessed via Bembridge Drive
which is a private road.

Figure 3 Application Building from Seafront to the North

Figure 4 South-West Corner of the Application Building

2.2 Having been built following the grant of planning permission in 1999, the building itself
accommodates public toilets as well as a vacant room that described as a “St John’s Ambulance office”.
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This room has, most recently, been used for ad-hoc storage purposes.

2.3 The building is constructed with a buff facing brick together with red brick banding sitting
beneath a concrete tiled, barn hipped roof and complemented by white doors, windows, eaves and
soffits.

2.4 The part of the building that is the subject of the application comprises a pedestrian door
opening (with window light above) within the west elevation together with two high level windows in
the building’s south elevation.

2.5 The interior of the space existing building comprises a single space with a sink. The interior is
lit by two obscure glazed, high level windows. The interior of the building is some 6.0m long by 3.3m
wide providing a floor area of some 19.8sg.m.

Figure 5 Interior of Application Building

2.6 With regards to planning policy designations the application site falls within an area of
‘Regeneration’ (Policy CS6) and an area designated as being within Flood Zone 3 (Policy CS15 Flood
and Coastal Erosion Risk) by the Environment Agency.

3.0 Relevant Planning History

3.1 Planning permission was granted by the LPA on 29t April 1999 for “Demolition of existing
public toilets and construction of new public toilets and St John’s Ambulance Office” under reference
99/64057/HBC.

3.2 On 4™ August 2006 planning permission was granted for “Environmental enhancement
scheme to link existing shopping area to beach frontage to include:- new plaza and viewing platform,
public artwork, seating, paving and planting” at the wider Eastoke Corner, junction Rails
Lane/Seafront area (LPA Ref: 06/71560/000). This resulted in the provision of a sunshade canopy as
well as concrete bench seating to the south of the application building.
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4.0 The Proposed Development

4.1 A grant of planning permission is sought for the use of a former St John’s Ambulance office as
a Use Class E Coffee Kiosk/Café. The proposed development would be facilitated by the enlargement
of two existing window openings to form a serving hatch and full depth “picture” window within the
building’s south elevation. The proposed ‘coffee kiosk’ would sell a range of hot and cold drinks
together with sandwiches, toasties and pre-prepared food that had been heated up. The premises
would sell food and drinks from the ‘hatch’ to people to consume ‘on the go’ whilst also providing a
limited amount of seating for customers at a table and a bar within the building. The proposed coffee
kiosk/café would not cook meals from scratch (as would a ‘hot food takeaway’) but would heat up
pre-prepared snacks in a microwave oven whilst also preparing food through grilling and toasting.

Stale In Metres
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Proposed Floor Plan
Figure 6 Proposed Layout of the Kiosk/Café

4.2 The existing vacant room, which is some 6.0m long by 3.3m wide, would be divided into two
parts. Immediately when entering the building from the west would be a seating area for customers
using a table and window counter. A serving bar would subdivide the room with a servery and kitchen
being at the far end of the room. The kitchen would be accessed via a counter bar behind which would
be a sink as well as equipment including a fridge, freezer, toaster, panini grill and microwave oven as
well as coffee and tea making facilities. During good weather a few tables and chairs may be provided
on the land immediately outside the building to the west and south. All tables and chairs would be
stored within the building whilst the unit was closed. The coffee kiosk/café would open on a daily basis
between 07:00 and 22:00 hours. However, the kiosk’s specific hours of operation between 7.00am
and 10.00pm would vary during the year depending upon weather conditions and the season.

4.3 Externally, the proposed development would result in the enlargement of the two existing
high-level windows within the buildings south elevation (see Fig. 7 overpage). The eastern most
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enlarged window would be used as a serving hatch for customers to buy food and drinks ‘on the go’.
The western of the two enlarged windows would provide customers within the building a view out
towards the open space. Both windows would provide the coffee kiosk/café with good levels of natural

day and sun light. Both windows would be secured by roller shutters.

Roller shutter to both window areas
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South Elevation

Figure 7 Proposed South Elevation

5.0 Planning Policy

National Planning Policy Guidance

Relevant Parts of the NPPF

5.1 The relevant planning policy documents in respect of this application are the National Planning
Policy Framework, revised December, 2023 (NPPF) and the Development Plan which comprises the
Havant Borough Core Strategy, 1% March 2011, the Havant Borough Local Plan (Allocations), Adopted
23 July 2014 together with relevant Supplementary Planning Documents relating to Design and
Parking.

5.2 “..The purpose of the planning system is to contribute to the achievement of sustainable
development, including the provision of homes, commercial development, and supporting
infrastructure in a sustainable manner... At a very high level, the objective of sustainable development
can be summarised as meeting the needs of the present without compromising the ability of future
generations to meet their own needs...” The document promotes planning principles which include
making effective use of land.

Environment

5.3 The NPPF states (at para.8) that “.. Achieving sustainable development means that the
5lanning system has three overarching objectives, which are interdependent and need to be pursued
in mutually supportive ways...” The economic objective is described as helping to “..build a strong,
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responsive and competitive economy, by ensuring that sufficient land of the right types is available in
the right places and at the right time to support growth, innovation and improved productivity; and by
identifying and coordinating the provision of infrastructure”; The social objective requires planning to
support “..strong, vibrant and healthy communities, by ensuring that a sufficient number and range
of homes can be provided to meet the needs of present and future generations; and by fostering well-
designed beautiful and safe places, with accessible services and open spaces that reflect current and
future needs and support communities’ health, social and cultural well-being...” The environmental
objective relates to the protection and enhancement of “...our natural, built and historic environment;
including making effective use of land, improving biodiversity, using natural resources prudently,
minimising waste and pollution, and mitigating and adapting to climate change, including moving to
a low carbon economy.”

A Strong Competitive Economy

5.4 Section 6 of the NPPF relates to “Building a strong, competitive economy”. Paragraph 86 states
“Planning policies and decisions should help create the conditions in which businesses can invest,
expand and adapt. Significant weight should be placed on the need to support economic growth and
productivity, taking into account both local business needs and wider opportunities for development.
The approach taken should allow each area to build on its strengths, counter any weaknesses and
address the challenges of the future...”

Design

5.5 Section 12 of the NPPF relates to “Achieving well-designed places.” Paragraph 131. states
“The creation of high quality beautiful and sustainable buildings and places is fundamental to what
the planning and development process should achieve. Good design is a key aspect of sustainable
development, creates better places in which to live and work and helps make development acceptable
to communities...” Paragraph 135 sets out 6 design criteria. It states that “Planning policies and
decisions should ensure that developments:

a) will function well and add to the overall quality of the 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;

c) 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);

d) establish or maintain 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;

e) 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

f) 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.”

5.6 Paragraph 139 goes on to state “Development that is not well designed should be refused,
especially where it fails to reflect local design policies and government guidance on design ...”
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Flood Risk

5.7 Guidance relating to flood risk relevant to this development is found at paragraphs 173 & 174
of the National Planning Policy Framework, 19" December 2023. These paragraphs are copied below:

“173. When determining any planning applications, local planning authorities should ensure
that flood risk is not increased elsewhere. Where appropriate, applications should be
supported by a site-specific flood-risk assessment>®. Development should only be allowed in
areas at risk of flooding where, in the light of this assessment (and the sequential and
exception tests, as applicable) it can be demonstrated that:

a) within the site, the most vulnerable development is located in areas of lowest flood
risk, unless there are overriding reasons to prefer a different location;

b) the development is appropriately flood resistant and resilient such that, in the event
of a flood, it could be quickly brought back into use without significant refurbishment;

c) it incorporates sustainable drainage systems, unless there is clear evidence that this
would be inappropriate;

d) any residual risk can be safely managed; and

e) safe access and escape routes are included where appropriate, as part of an agreed
emergency plan.”

5.8 Paragraph 174 of the NPPF goes on to explain that some forms of development do not need
to be the subject of either the sequential or exception tests.

“Applications for some minor development and changes of use® should not be subject to the
sequential or exception tests but should still meet the requirements for site-specific flood risk
assessments set out in footnote 59.”

5.9 Footnote 60 states: “This includes householder development, small non-residential extensions
(with a footprint of less than 250m2) and changes of use; except for changes of use to a caravan,
camping or chalet site, or to a mobile home or park home site, where the sequential and exception
tests should be applied as appropriate.” Footnote 59 comments: “A site-specific flood risk assessment
should be provided for all development in Flood Zones 2 and 3. In Flood Zone 1, an assessment should
accompany all proposals involving: sites of 1 hectare or more; land which has been identified by the
Environment Agency as having critical drainage problems; land identified in a strategic flood risk
assessment as being at increased flood risk in future; or land that may be subject to other sources of
flooding, where its development would introduce a more vulnerable use.”

5.10 The proposed development in this case is for a small non-residential extension with a footprint
of less than 250sq.m. As such, in accordance with paragraph 174 of National Planning Policy
Framework, 19'" December 2023 it is not necessary for the applicant to undertake either a sequential
or exception test.

The Development Plan

Havant Borough Local Development Framework

5.11  The Havant Borough Core Strategy was formerly adopted on 1% March 2011. It is the principal
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document in the Council's Development Plan and sets out the spatial planning strategy for the area
up to 2026. The relevant policies are as follows:
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CSs6 Regeneration of the Borough

“..Planning permission will be granted for development which positively contributes
by type of use and design and by its comprehensive approach to the social, economic
and/or physical regeneration of the whole borough...”

CS15 Flood and Coastal Erosion Risk

Development in areas at risk of flooding now and in the future as identified on the
latest Environment Agency flood risk maps and Strategic Flood Risk Assessment
climate change maps will only be permitted where:

1. It meets the sequential and exception test (where required)...”
CS16 High Quality Design

“Planning permission will be granted for development that is designed to a high
standard, which helps to create places where people want to live, work and relax. All
development should demonstrate that its design:

1. Responds to, draws inspiration from and respects local context and:

a) Identifies and responds positively to existing features of natural,
historic or local character within or close to the proposed
development site;

b) Integrates with existing local landscape features, promotes wildlife
and biodiversity and/or applies characteristics of the local area into
the design of a scheme wherever possible to create variety and
interest;

c) Uses the characteristics of the locality to help inform the design of the
new development including heights, massing, existing buildings lines,
plot widths and depths, materials and proportions of windows and
doors;

d) Is well connected to and integrates with the immediate local area and
the wider area by linking to existing pedestrian and cycle routes and
encouraging people to use public transport where possible; and

e) The development does not cause unacceptable harm to the amenity
of neighbours through smell, the loss of privacy, outlook, noise and
overlooking.

2. Produces a positive relationship between buildings, street and spaces both

existing and proposed, where:

a) The layout of the development reduces opportunities for crime and
antisocial behaviour; contributes to improving community safety; and
makes provision for the management and maintenance of the

development;
b) New streets are not dominated by vehicular traffic;
c) The layout of the development is legible, meaning it is easy to
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orientate oneself and move through.

3. Contributes to the improvement of the public realm close to the development,
particularly sites close to town, district and local centres and other priority
regeneration areas by using high quality hard and soft landscape material and
street furniture; and where development is of a significant scale or
prominence makes provision for public art.

4. Is inclusive by considering the needs of those with disabilities, ensuring safe
and convenient access for all; and integrating affordable and supported
housing with market housing through tenure blind design to minimise social
exclusion and promote social integration.

5. Maximises opportunities for mixed use developments, particularly in town and
district centres; and encourage higher densities (50+ dwellings per hectare)
where appropriate.

6. Mitigates negative environmental impacts through sustainable design and
construction methods, resource efficiencies, particularly water and the
provision of facilities for waste recycling.

7. Adapts to the changing needs of the users and the changing climate over the
lifespan of the building.”

CS17 Concentration and Distribution of Development within the Urban Areas

“Development will be permitted that makes the most effective use of land in the
borough by granting planning permission that:

1. Concentrates new housing employment, retail, leisure and other development
within the five urban areas of Havant, Leigh Park, Waterlooville, Emsworth
and Hayling Island, as shown on the Proposals Map.

2. Prioritises development on previously developed land, including redundant,
derelict or underused land and buildings within the urban area.

3. Broadly distributes the new housing and employment development in the five
areas of the borough...”

Borough Local Plan (Allocations), Adopted 23" July 2014

5.12

The following policies of the above part of the Development Plan are also relevant to the

determination of this application.
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Policy AL1 Presumption in Favour of Sustainable Development

“...the Council will take a positive approach that reflects the presumption in favour of
sustainable development contained in the National Planning Policy Framework
(NPPF)...”

Policy AL2 Urban Area Boundaries and Undeveloped Gaps between
Settlements

“..The urban area boundaries for Emsworth, Havant and Bedhampton, Hayling Island,
Leigh Park and Waterlooville are defined on the Policies Map...”
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6.0 Planning Considerations

6.1 This planning application seeks a grant of planning permission for the use of a former St John’s
Ambulance office as a Use Class E Coffee Kiosk/Café which would be facilitated by the enlargement of
two existing window openings to form a serving hatch and full depth window within the building’s
south elevation. The proposed ‘coffee kiosk’ would sell a range of hot and cold drinks together with
sandwiches, toasties and pre-prepared food that had been heated up. The premises would sell food
and drinks to customers ‘on the go’ from the ‘hatch’ whilst also providing a limited amount of seating
for customers within the building.

6.2 It is considered that the relevant issues in relation to the determination of this planning
application concern:

1. The principle of the development;

2. Flood risk;

3. Impact of the development upon the visual amenity of the Eastoke Corner streetscene, and;
4. The economic benefits of the development.

Principle of Development

6.3 The proposed Use Class E Coffee Kiosk/Café would be within the Urban Area of Hayling Island
as designated by policies CS6 of the Havant Borough Core Strategy, adopted on 1% March 2011 and
AL2 of Havant Borough Local Plan (Allocations), adopted 23" July 2014. As such, there is a presumption
in favour of granting permission for appropriate commercial development within this location.

6.4 Additionally, policy CS17 of the Core Strategy promotes “...the most effective use of land in
the borough by granting planning permission that...Concentrates new ... employment ... development
within ... Hayling Island ... as shown on the Proposals Map... Prioritises development on previously
developed land, including redundant, derelict or underused land and buildings ...Broadly distributes the
new ... employment development in the five areas of the borough...” The application proposal would,
therefore, concentrate new commercial development on previously developed land, helping to
distribute employment opportunity within the Borough, in compliance with policy CS17.

6.5 It is also of note that the application site is within an area referred in the Council’s Hayling
Seafront Masterplan, 2012 as Eastoke Hub. Of Eastoke the Masterplan states:

“Eastoke Hub. This area has more of a local community feel with shopping facilities, a play
area, railway station and car park. Revitalisation of this area has already begun with the
establishment of a pedestrian viewing platform. A second phase of regeneration will reduce
the road width and prioritise pavement areas with additional tree planting also enhancing the
public realm.”

6.6 As such, given that the site is within the Urban Area and is located on previously developed
land within an area which is promoted by the Council for revitalisation, it is considered that the
application proposal is compliant with the policies of the adopted Development Plan as well as
guidance contained within the NPPF, December 2023.

Flood Risk

6.7 Given that the application site falls within Flood Zone 3 it has been necessary to undertake a
Flood Risk Assessment (FRA). This application is submitted with a FRA. This document concludes:
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“5.2  Given that the site falls wholly within an area designated as Flood Zone 3 it
has been necessary to undertake a site-specific flood risk assessment. This has been
undertaken in accordance with paragraphs 173 and 174 of the NPPF. Paragraph 174
of the NPPF advises that it is not necessary to undertake either a sequential or
exception test due to the development comprising a minor change of use.

53 It is considered that this assessment represents an appropriate analysis of the
flood risk of the development and that, in the event of a flood, users of the
development would be able to gain safe egress away from a flood to higher ground on
Rails Lane. Given that the interior of the building has a hard floor and rendered walls
and that all of the land surrounding the building is hard, ‘the land’ could quickly be
brought back into use after the flood event has ended. Additionally, it is considered
that the proposed development would not result in an increased flood risk to adjacent
existing property.”

5.8 As such, it is considered that the application proposal is compliant with policy CS15 (Flood and
Coastal Erosion Risk) of the adopted Core Strategy as well as guidance contained at paragraphs 173
and 174 of the NPPF, December 2023.

Impact of the Development upon the visual amenity of the Eastoke Corner Streetscene

5.9 The proposed development would result in the change of use of an existing part of a building
to form a coffee kiosk / café. The proposals would result in only minor external changes to the exterior
of the building with the enlargement of two south facing windows. These changes would not be visible
from Seafront (the road to the north) and would only visible from the public open space to the south
and the cul-de-sac to the south-west. In addition to the enlarged windows the proposed development
would result in the occasional use of the land for external customer seating.

5.10 The applicant is of the view that when observed in the context of existing development within
Eastoke Corner and Seafront the proposed alterations to the existing building and use of it as a coffee
kiosk/café would be barely noticeable. The images at Fig.1, 3 & 4 show the application building from
land around the application site. It is considered that external seating would occasionally be placed
outside the building would be visible from the surrounding land. However, this part of Eastoke Corner
is adjacent to a space that is used and enjoyed by members of the public. The provision of customer
seating associated with a kiosk/café use would be wholly appropriate when viewed in the overall
context of the surrounding Seafront development.

5.11 Core Strategy policy CS16 “High Quality Design” states that “Planning permission will be
granted for development that is designed to a high standard, which helps to create places where
people want to live, work and relax. All development should demonstrate that its design: 1. Responds
to, draws inspiration from and respects local context...a) Identifies and responds positively to existing
features ... within or close to the proposed development site ... b) Integrates with existing local
landscape features ... c) Uses the characteristics of the locality to help inform the design of the new
development including heights, massing, existing buildings lines, plot widths and depths, materials and
proportions of windows and doors...”

5.12  When considered in relation to the application proposal it is apparent that the proposed
development would create a place where “people want to live, work and relax”. Additionally, it is also
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clear that, when viewed in relation to existing development within the Eastoke Corner / Seafront area,
the proposed development would “Responds to, draws inspiration from and respects local context...”
and also “Identifies and responds positively to existing features ... within or close to the proposed
development site...” Furthermore, it is considered that the use of this part of the existing building as
a kiosk / cafe “Integrates with existing local landscape features” and “Uses the characteristics of the
locality to help inform the design of the new development including heights, massing, existing buildings
lines...”

5.13 Itis considered, therefore, that in terms of its design, character and appearance, the proposed
development is in compliance with the requirements of Core Strategy policy CS16 “High Quality
Design” as well as guidance within Section 12 of the NPPF, December 2023, relating to “Achieving well-
designed places.”

The Economic Benefits of the Development

5.14  The submitted application proposes the utilisation of an underused part of an existing building
as a coffee kiosk / café which would both result in the employment of local people and help and
contribute towards the wider vitality and viability of the Seafront / Eastoke Corner area in general.
Being located being next to an existing open space and sited adjacent to a play area and the Hayling
Railway station building, the proposed coffee kiosk / café is ideally suited to serve both local people
and visitors to the Seafront area. Consequently, it is considered that the proposed development would
be beneficial to the local economy of Eastoke Corner.

5.15 As has been stated the application site falls within an area designated for the ‘Regeneration
of the Borough’ (CS6) and the ‘Concentration and Distribution of Development within the Urban Areas’
(CS17). Additionally, policy AL2 (Urban Area Boundaries and Undeveloped Gaps between Settlements)
encourages new development to areas which are already developed and not within the countryside.
Furthermore, policy CS6 states that “Planning permission will be granted for development which
positively contributes by type of use and design and by its comprehensive approach to the social,
economic and/or physical regeneration of the whole borough...” It is considered that the proposed
development would contribute positively to the social and economic regeneration of the Borough. The
proposal would enable the applicant provide jobs for staff whilst also making providing a coffee kiosk
/ café that would be accessible to both local people and visitors. Given the foregoing it is considered
that the proposed development would reflect the type of business promoted by the Council’s Hayling
Seafront Masterplan, 2012 as well as being compliant with policies CS6, CS17 and AL2 of the
Development Plan and guidance within Section 6 of the NPPF, December 2023 relating to “Building a
strong, competitive economy”.

6.0 Conclusions
6.1 In the case of this revised application the applicant concludes the following:

e The proposed Class E coffee kiosk / cafe is located within the designated Urban Area. As
such, the proposed development is considered to be acceptable in principle and in
compliance with the Council’s Hayling Seafront Masterplan, 2012, policies CS6, CS17 and
AL2 of the Development Plan as well as being an example of “sustainable development”
as set out at Section 2 of the NPPF, December 2023 relating to “Achieving sustainable
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development”.

The planning application is supported by a Flood Risk Assessment. This concludes, due to
the nature of the development being a minor change of use, that the proposed
development is compliant with policy CS15 (Flood and Coastal Erosion Risk) of the
adopted Core Strategy as well as guidance contained at paragraphs 173 and 174 of the
NPPF, December 2023.

The proposed development would result in minor changes to the appearance of the south
elevation of the building together with the occasional provision of customer seating
around the existing building. It is considered that the proposed development would
reflect and respect the character and appearance of existing development within the
Seafront / Eastoke Corner streetscene and so is compliant with Core Strategy policy CS16
as well as guidance at Section 12 of the NPPF, December 2023, relating to “Achieving
well-designed places.”

Finally, it is considered that the proposed development would result in the bringing back
into use of the empty part of an existing building with a local business which would
complement this part of the Seafront / Eastoke Corner area. As such, the proposed
development is considered to be beneficial to the local economy in compliance with
policies CS4, CS6, CS17 and AL2 of the Development Plan as well as guidance within
Section 6 of the NPPF, December 2023 relating to “Building a strong, competitive
economy”.

6.2 It is considered, therefore, that the proposed development would not “cause demonstrable
harm to interests of acknowledged importance.” It is respectfully requested, therefore, that Planning
Officers and Members of Havant Borough Council look favourably at this application and grant it
planning permission.

Page | 13



