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Civic Centre Road

Havant

Hampshire PO9 2AX 7 April 2021

To the planning case officer,
Dear Jane Burton,

Location: Victoria Cottage, Woodgaston Lane, Hayling Island, Hampshire

Planning Application: APP/21/00030

Proposal: Erection of single storey front porch, two storey front corner extension and single
storey rear extension together with erection of free-standing car port following the removal
of existing additions

Thank you for consulting The Chichester Harbour Conservancy concerning the above planning
submission. The Conservancy is a non-statutory consultee.

The landscape of Chichester Harbour was recognised as nationally important when it was designated as
an Area of Outstanding Natural Beauty (AONB) in 1964, through the National Parks and Access to the
Countryside Act of 1949. The Conservancy was established by the Chichester Harbour Conservancy Act
of 1971. The purposes of the Conservancy are the responsibility for navigation and the conservation of
nature. The Countryside and Rights of Way Act of 2000 formally established the Conservancy as the
Joint Advisory Committee for the AONB, with the purpose to conserve and enhance the natural beauty
of the landscape.

In its role in managing the Chichester Harbour Area of Outstanding Natural Beauty (AONB), The
Conservancy has considered the submitted proposal against the Conservancy’s planning guidance and
principles - including The Chichester Harbour Management Plan (2019-2024), The Chichester Harbour
Planning Principles (Management Plan version April 2019), The Chichester Harbour AONB Landscape
Character Assessment (CBA update 2019), and The Chichester Harbour AONB Joint SPD (May 2017),
adopted by both Chichester District Council and Havant Borough Council.

Under the Chichester Harbour Conservancy officer fully delegated decision process, the Local Planning
Authority (LPA) is hereby advised that the Conservancy makes the following comment in relation to the
above application.
Chichester Harbour AONB Unit Recommendation - No objection
The planning unit / red-line site is adjacent to the AONB protected national landscape.
Suggested considerations: -
- schedule of materials to be as indicated on submitted application forms / to match main house

- provision of screen blinds to the rooflight and bifold doors when internal lighting is used
- no lighting provision to be installed to the detached and remote car port to the front of the site

The adopted guidance requires a clear demonstration that no harm is caused to the AONB. The site’s
location within open countryside and adjoining the AONB is a key consideration.
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The positioning of the proposals would have a localised impact on the character and appearance of the
site and the immediate surrounds. The scale, design, and appearance with suitable construction materials
would enable the proposal to sit unobtrusively within its setting. The proposal would have a limited visual
impact on the AONB protected national landscape character.

The proposal is unlikely to have any significant impact or effect on the AONB in relation to wildlife
conservation and protection.

It is noted that the submitted proposal makes no acknowledgement of the sites location regarding the Area
of Outstanding Natural Beauty (AONB). The AONB landscape includes open countryside, rural hamlets and
villages, urban built-up market towns as well as the harbour waters, all of which are subject to a higher level
of planning scrutiny and where development is subject to more stringent planning guidance to ensure that
development respects and enhances the inherent qualities of such a sensitive location. The proposal has
apparently been made with a level of understanding that would be considered inappropriate in this regard, in
not recognising the national importance of the protected status of the AONB protected landscape as a
material consideration.

A copy of the Chichester Harbour Conservancy AONB Unit Planning Assessment Report is attached to this
consultation response for your information and for open transparency public view.

Should you require any further clarification with regards to this recommendation please contact the CHC
AONB Planning Unit.

The delay in this consultation assessment and response to the LPA has been brought about due to the
current limitations in the normal operational role and working practice of the CHC resulting from the
coronavirus Covid-19 restrictions imposed for a safe workplace environment and the build-up of increased
workload of consultation and pre-submission enquiries.

It is noted that as of 7 April 2021 (the date of this dispatch) the LPA web site still shows this proposal as still
pending a decision.

Yours Sincerely,

Dﬁﬂtﬁery

David Rothery
Conservancy Principal Planner
Chichester Harbour Conservancy AONB Unit

Visit our webpage — www.conservancy.co.uk/page/planning
Chichester Harbour Conservancy manage and advise on the
Chichester Harbour Area of Outstanding Natural Beauty
One of the UK’s National Landscapes
Stay safe, Stay well, Stay home, Keep your distance,
Avoid the spread of the coronavirus Covid-19
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Chichester Harbour AONB Unit : Delegated Process Assessment

Victoria Cottage, Woodgaston Lane, Hayling Island, Hampshire

Planning Application: APP/21/00030

Proposed erection of single storey front porch, two storey front corner extension and single storey
rear extension together with erection of free-standing car port following the removal of existing
additions

Chichester Harbour AONB Unit Recommendation - No objection
Suggested considerations: -
- schedule of materials to be as indicated on submitted application forms / to match main house
- provision of screen blinds to the rooflight and bifold doors when internal lighting is used
- no lighting provision to be installed to the detached and remote car port to the front of the site

Planning Approach

The statutory purpose of the AONB is to conserve and enhance the area’s natural beauty. The LPA
should assess the application carefully as to whether the proposed development would have a
significant impact on or harm that statutory purpose. Relevant to this is the duty on public bodies to
‘have regard’ for that statutory purpose in carrying out their functions (Section 85 of the Countryside
and Rights of Way Act, 2000). The Planning Practice Guidance confirms that this duty also applies to
proposals outside the designated area but impacting on its natural beauty.

Chichester Harbour Conservancy, administer and safeguard the Chichester Harbour Area of
Outstanding Natural Beauty (AONB). The aim of conserving and enhancing the areas natural beauty
requires the Conservancy to consider the proposal on its landscape character aspects. Landscape
covers both urban environments as well as countryside and coastal areas.

- Landscape Character

The Landscape Character Areas define relevant key characteristics, ecological features, important
views across land and water areas, historical features, settlement character, as well as key issues to
landscape condition and landscape sensitivity, together with a landscape strategy to be followed. The
summary and recommendations lay out the special qualities of Chichester Harbour AONB protected
landscape.

- Management Plan

The Chichester Harbour AONB Management Plan (2019-2024 Third Review April 2019) identifies 10
special qualities (page 10) that represent the exceptional features that contribute to the AONB
designation. On this basis the Chichester Harbour Management Plan provides an integrated coastal
zone management strategy for the Trust Port and Area of Outstanding Natural Beauty. Relevant
policies would include Policy 1 (Conserving and Enhancing the landscape), Policy 2 (Development
Management), and Policy 3 (Diversity of Habitats).
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- Planning Principles

The Chichester Harbour Area of Outstanding Beauty Planning Principles (Management Plan version
April 2019) provides guidance on development. These principles set a range of criteria to be
addressed to achieve a favourable consideration in terms of likely impact within the AONB.

AONB Planning Principles PP01: Chichester Harbour as a Protected Area, is applicable to this
and all proposals within or affecting the AONB protected landscape. This sets out the key over-arching
approach for the AONB, in that the statutory primary purpose is to conserve and enhance the natural
beauty of the area. Great weight shall be given to the protection of the landscape, the conservation
of nature, and the special qualities of Chichester Harbour and its surrounding supporting hinterland.

AONB Planning Principle PP03: Replacement Dwellings and Domestic Householder
Extensions, guidance states that the acceptability of development will be dependent on whether the
site can accommodate the proposal while still respecting local character by reflecting the surrounding
pattern of development and spaces between buildings (the grain). Acceptability will also depend on
the setting of the site within the landscape, and the design, materials and finishes employed. The
size and scale of any extensions to the original dwelling are required to fall within guideline criteria
relating to footprint increase (50% upper limit) and the increase from the original building silhouette
profile 25% upper limit). These requirements are also stipulated under section-12 of the adopted
Chichester Harbour AONB Joint SPD (2017).

AONB Planning Principle PP09: Dark Skies, lighting proposals that are adjacent to or impact on
areas of nature conservation will only be supported in exceptional circumstances.

- Joint Chichester Harbour AONB SPD

The Chichester Harbour Area of Outstanding Beauty Joint Supplementary Planning Document (2017)
requires that any development proposed in the AONB should be guided by to protect, conserve, and
enhance natural beauty and wildlife (Section 2 overarching principles). Section 8 requires that in
designing new development, consideration of the setting of the development in the AONB landscape
must be shown as to how the proposal would contribute to the character of the area. All development
within the AONB should follow the guidance as closely as possible. The SPD is adopted by both
Chichester District Council and by Havant Borough Council as part of their planning policy and
development control approach. The adopted guidance requires a clear demonstration that no harm
is caused to the AONB.

Planning History Relevant to current proposal

APP/10/00389 - Proposal for extension of time to permission 07/63656/000 dated 23-10-2007.
No record of comments sought from or made by CHC. On 8 September 2010 the LPA approved the
application.

APP/07/63656/000 - Proposal two-storey extension to north elevation. No record of comments
sought from or made by CHC. On 23 October 2007 the LPA approved the application

Contextual Consideration - Site Location and Existing Development

The site is located adjacent to the Chichester Harbour Area of Outstanding Natural Beauty (AONB),
where development is subject to more stringent planning guidance to ensure that development
respects and enhances the inherent qualities of such a sensitive location.

The red-line application site indicates the residential planning unit.

The red-line site lies within a countryside location.

The site is not believed to lie within a LPA designated Conservation Area.

The site is not indicated to be on or close to a building on the scheduled list of buildings of historic
or architectural importance.

The site is assumed as being within Flood Zone 1: Low Probability of flooding.

The site is located along the south side of Woodgarton Road. The property is a two-storey detached
house. The building is oriented north-south with the public front garden approach to the north.



Submitted Proposal and Supporting Documents

The current proposal seeks the addition of a single-storey ridged roof porch projecting into the front
garden from the north elevation to the north-east corner of the building. The first-floor recess to the
north-east corner is squared off to enable a repositioned internal staircase to the first floor. To the
rear elevation a new single-storey flat roof full width extension is shown. This would have a large
rooflight. The proposal would require the removal of a partially glazed conservatory like front
extension and a conservatory rear extension. An open sided arched roof car port with a light-weight
transparent roof covering is indicated to be located to the front boundary of the site.

The submission includes an Arboricultural Method Statement which has been considered as part of
the assessment.

Applicants Approach to the AONB protected landscape designation

The submission makes no reference to the sites location within the context and setting of the Area
of Outstanding Natural Beauty protected national landscape. There is no reference made to the
Chichester Harbour AONB planning policy documents relevant to the consideration of the proposal.
The proposal has therefore apparently been made with minimal knowledge or acknowledgement of
the status of the AONB and AONB Management Plan, or with a level of understanding that would be
considered necessary and appropriate given the nationally recognised protected status of the AONB.

Planning Assessment

The statutory purpose of the AONB is to conserve and enhance the area’s natural beauty. The adopted
guidance requires a clear demonstration that no harm is caused to the AONB.

The consideration would require a full and detailed assessment of the potential, possible, and
probable impact to the character and appearance of the site and locality of the AONB protected
landscape. The main AONB protected landscape Planning Principle policy assessment issues to be
considered for this site relate to -

. Relevant planning history implications for the proposal

. The principle of the use and activity of the development to the AONB locality

. The positioning layout design and visual character and impact of the site to the AONB

. The proposed physical works, scale, massing, and bulk on the AONB landscape

. The building design, character, appearance, and finished treatment to the AONB

. The impact on the tranquillity and natural environment to the AONB

. The wildlife, biodiversity, and environmental effects within the AONB

. Any measures to mitigate the impact of ecological and environmental disturbance

. Consideration against the relevant AONB Planning Principle guidance

OCONOUTRA WNKF

Consideration 1: The planning history implications for the proposal are not specifically relevant in
this submission. The earlier permission has long lapsed.

Consideration 2: The principle of the proposed use and activity would not likely be a significant
concern due to the use relating to the proposal being unchanged as part of the residential use within
the existing planning unit.

Consideration 3: The principle of the positioning, layout design and visual character and impact of
the site to the AONB would require detailed examination if to be considered within the surrounding
environment.

The proposal for the front doorway porch extends the dwelling to the north side into the public front
garden approach. There is no significant erosion of the public viewed amenity space or building
separation to adjoining buildings that would alter the spatial dynamics of the immediate location.
The extension to the rear is hidden from public view by the existing building and the separation
distance from the road.
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The proposed layout arrangement on the site does not impair the character or overall setting of the
area. The positioning impact would be noticeable to the building, but only in terms of the immediate
setting. This would be an alteration with some impact, albeit localised, on the character of the
property within the AONB protected national landscape.

Consideration 4: The principle of the proposed physical works and building bulk and scale would
require detailed examination if to be considered within the surrounding environment.

The scale of the extension would be largely hidden from external public views. The scale of the
proposal considered against PP03 indicate that the extension would increase the original (pre the
front extension and rear conservatory) ground footprint by approx. 102%. However, taking into
account the existing additions, this increase to the current floor plan would be approx. 28%. This is
within the guidelines. The front-rear building silhouette would lie within the existing building
envelope, the side building silhouette would be increased by approx. 23%. The silhouette assessment
falls within the guidelines set out.

The scale, massing, bulk, must also be assessed alongside the impact in building design and
character.

Consideration 5: The principle of the building design and character, together with the appearance of
the construction materials and finished treatment to the site and surrounds would not be a serious
concern due to the design reflecting / being compatible with that of the host building.

The extension is subservient to the host building. The appearance of the proposed works are
considered to be generally in keeping with the visual character of the building and the setting of the
immediate area. The works would not have a substantive impact on the wider AONB protected
national landscape. The car port due to its design and construction is a light-weight structure with
limited visual intrusion to the site and surrounds.

Consideration 6: The principle of the impact on the tranquillity and natural environment of the
proposal would be unlikely to be a concern due to no anticipated change from the existing use and
activity associated with the site.

The extension includes a glazed rooflight and bi-fold doors. The room provided would have daily use
by the occupiers as a kitchen and living area. The artificial light dispersed from the glazing would
therefore impact on the surrounds, and particularly towards the harbour waters of the AONB
protected national landscape designated areas. Notwithstanding the distance to the coastline from
the proposed extension and the glazed areas, suitable measures to provide internal blind screening
to the glazing should be secured to reduce the light spill that would be created outside the building.
A bespoke design solution for this part of the proposal would be necessary.

The separate car port, albeit north of the dwelling and the AONB area, should not be provided with
any electric light source, unless used with strictly timed operational usage linked directly to when
actively using the carport facility. Light glare can still impact on Dark Skies even from a distance.

Consideration 7: The principle of any harm to wildlife, biodiversity, and environmental character
within the AONB is unlikely given the proposal relates to the occupation of the existing dwelling. The
proposal would increase useable floor space at the site but would not increase the number of
residential units or significantly increase occupation potential of the premises on the site. This should
not result in any substantial increase in the demands for recreational activity in the locality or add to
the associated disturbance of wildlife areas.

The proposal would not involve the removal of any substantial parts of the existing structure that
could play host to existing wildlife habitation. The proposal therefore would not obviously impact on
existing wildlife habitats. The change in the building profile would be unlikely to harm wildlife habitats
/ foraging routes. Assuming that there is no wildlife uses of the structure, the proposal would not
therefore be viewed as harmful to the wildlife or biodiversity of the site.

Consideration 8: The principle of measures to mitigate the impact of ecological and environmental
disturbance should not be necessary. Improvements could be considered generally through the




installation of bird and bat boxes at the site, hedgehog houses in the rear garden, and similar easy
applied wildlife improvements.

Consideration 9: The relevant AONB Planning Principle guidance is PP01, PP03, and PP09. The
extensions can be provided without harm to the local character of the surroundings or pattern of
development and the spaces between buildings. The sites setting within the landscape and the design,
materials and finishes employed are all acceptable. The guidance requirements are addressed in the
proposed development. The proposal would be unlikely to have an alternative use outside the
domestic associated activity of the site.

Summary Conclusion

The adopted guidance requires a clear demonstration that no harm is caused to the AONB. The site’s
location within open countryside and adjoining the AONB is a key consideration.

The positioning of the proposals would have a localised impact on the character and appearance of
the site and the immediate surrounds. The scale, design, and appearance with suitable construction
materials would enable the proposal to sit unobtrusively within its setting. The proposal would have
a limited visual impact on the AONB protected national landscape character.

The proposal is unlikely to have any significant impact or effect on the AONB in relation to wildlife
conservation and protection.

Other Comment

The planning application will be considered by the LPA in terms of other aspects applicable to the
planning merits of the proposal, such as any overlooking impact to neighbouring property and
gardens, any perceived loss of privacy, any equated loss of light and cause of shadowing, noise
generation and disturbance, traffic generation and on-site parking provision, and in terms of overall
good building design and land-use neighbourliness.

A copy of this planning assessment report is attached to the consultation comment response to the
LPA for information and for open transparency public view.

Chichester Harbour Conservancy manage and advise on the
Chichester Harbour Area of Outstanding Natural Beauty
One of the UK’s National Landscapes

Assessment 06-04-2021 LPA request reply 11-03-2021 Comment to LPA 07-04-2021 (V2: 19-04-21)
Chichester Harbour AONB Case Assessor: David Rothery LPA Planning Case Officer: Jane Burton

The comment and recommendation are made having regard to the Policy framework:

- Chichester Harbour AONB Landscape Character Assessment (CBA update 2019)

- Chichester Harbour Management Plan (2019-2024)

- Chichester Harbour AONB Planning Principles (Management Plan version April 2019)

- Chichester Harbour AONB Joint Supplementary Planning Document SPD (2017)

- National Planning Policy Framework (Revised 2018)

- National Planning Practice Guidance (2014)

- Havant Borough Local Plan (2011/2014)

Visit our webpage — www.conservancy.co.uk/page/planning
One of the UK’s National Landscapes
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