Planning Application Response of Planning Policy 

	Application No:  
	APP/20/00251

	Address:  
	North Street Arcade, Havant

	Development:  
	Construction of 30 No. one and two bedroom apartments in a part 2 and a half / part 4 storey extension fronting onto Prince George Street together with the provision of infill flexible use (Classes A1/A2/A3) town centre commercial units to North Street frontage following the demolition of existing 1 and 2 storey retail development to rear 

	Case Officer:  
	Lewis Oliver

	Comments by:  
	Jade Ellis

	Date of Comments:  
	21 April 2020



Policy Status: The Local Plan (Core Strategy) and the Local Plan (Allocations), together with the Hampshire Minerals and Waste Plan provide the development plan for the Borough. The Pre-Submission Havant Borough Local Plan 2036 (HBLP 2036) was approved by the Council in January 2019 and must be afforded some weight.

The following Adopted Local Plan policies are of particular relevance:

· CS4 Town, District and Local Centres
· CS6 Regeneration of the Borough
· CS9 Housing
· CS11 Protecting and Enhancing the Special Environment and Heritage of Havant Borough
· CS14 Efficient Use of Resources
· CS16 High Quality Design
· CS17 Concentration and Distribution of Development within the Urban Areas
· CS20 Transport and Access Strategy
· CS21 Developer Requirements
· DM2 Protection of Existing Community Facilities and Shops
· DM11 Planning for More Sustainable Travel
· DM12 Mitigating the Impacts of Travel
· DM13 Car and Cycle Parking on Residential Development
· DM21 Shopfronts, Signs, Security Shutters and Advertisements
· DM24 Recreational Disturbance to Special Protected Areas (SPAs) from Residential Development
· AL2 Urban Area Boundaries and Undeveloped Gaps between Settlements
· AL3 Town, District and Local Centres

In the Pre-submission Plan the following policies are of particular relevance: 

· DR1 │ Delivery of Sustainable Development
· DR2 │Regeneration 
· KP1 | Havant Town Centre 
· IN1 │ Effective provision of infrastructure 
· IN3 │Transport and parking in new development
· IN4 │Future management and Management Plans 
· H2│Affordable housing 
· H3 │ Housing density
· E1 │High quality design 
· E2 │Health and wellbeing 
· E13 | Historic environment and heritage assets 
· E16 │Recreation impact on the Solent European sites (previously Solent Special Protection Areas)
· E22 │Amenity and pollution 

It is also noted that this revised planning application follows the grant of planning permission reference APP/18/00530 for the construction of 21No. one and two bed apartments in a 2-storey extension fronting onto Prince George Street, together with the provision of infill flexible use (Classes A1/A2/A3) commercial floorspace to North Street frontage in December 2019. As such this decision will be material to the determination of the planning application. 

Principle of Development: 

The site falls within the Market Parade area (see Figure 4) within Havant Town Centre as defined by Policy KP1 in the Pre-Submission Local Plan. The Market Parade area is identified as an area for leisure uses and high-quality, high-density residential redevelopment. As such the policy supports the provision of main town centre uses (except offices) with active frontages at ground floor level, and innovative high-density residential redevelopment at upper floors. The construction of 30 new homes would also contribute to the delivery of 750 new homes in the centre (criterion d). Furthermore, it is noted that A3 uses would have the potential to enhance the evening economy. 

Whilst a coordinated and comprehensive approach to the future of Havant Town Centre, is to be achieved through a production of a town centre regeneration framework, following the adoption of the new Local Plan; it is considered the development proposals would align with the aims and objectives for this part of the town centre. 

For completeness, North Street Arcade is not defined within the primary or secondary shopping frontages of Havant Town Centre as set out by Policies CS4 and AL3. As such, Policy DM2 of the Core Strategy would not apply (referring to shops within the primary and secondary frontages of centres identified in Policy CS4).

Affordable Housing: 

Policy CS9 sets out an affordable housing requirement of 30-40% on sites or 15 dwellings (gross) or more. This is reinforced by emerging Policy H2 which sets out a requirement for 30% affordable housing on sites resulting in a net gain of 10 or more dwellings. As such, it is expected that at least 9 units of the development of 30 homes would be provided as affordable.

However, it is noted the submitted an Affordable Housing Viability Report which concludes there is a deficit and the development is unable to viably support any affordable housing. In such cases, the Council expects this to be evidenced by an open book financial appraisal which will be subject to third-party valuation at the applicant’s cost. This will critically examine the viability of the development scheme. It is noted that the Council’s Housing Enabling Officer has also offered advice on this matter. 

Archaeology, Conservation Area and High-Quality Design:  

There is an identified archaeological area which straddles the site’s southern boundary. In this respect, it is noted that the Council’s Archaeological Officer has advised that an appropriate condition requiring a Written Scheme of Investigation imposed.  

The site is surrounded by the St Faith’s conservation area to its east, south and west boundaries.  Although not in the conservation area itself, the redevelopment would have an impact upon the conservation area. As such, it will be of particular relevance to assess the impact of the increased height of the revised scheme which is four storeys in part. The Council’s Conservation Officer will be able to provide further advice on this matter. 

It should also be noted that emerging Policy H3 of the Pre-Submission Plan supports densities of a minimum of 70 dwellings per hectare (dph), of which this development would support a density of 300 dph. In such cases, development will be expected to provide distinctive character and ratification within building design and the overall development. In addition, paragraph 6.35 of the supporting text indicates that the management of such schemes is important and should be considered in the overall design of the scheme. 

Given the proposed increase in height, it is also of relevance to consider criterion 1) e) of Policy CS16 of the Core Strategy and criterion c. e of emerging E1 are of relevance in relation to assessing the impact of residential amenity of neighbouring occupiers.

Parking: 

The proposals would need to ensure that appropriate parking provision is provided in accordance with Policy DM13, emerging policy IN3 and the Council’s Parking SPD. 

The submitted Planning and Design & Access Statements states that:

‘’The proposed development seeks to exploit the very accessible and sustainable
location where lifestyle is not dependent upon use of the car. In this respect no car
parking is to be provided’’.

Paragraph 3.06 of the SPD indicates that where a reduced level of parking provision is considered, the design and layout must include sufficient space for servicing, loading and drop off, courier and supermarket deliveries. In this respect, 2.0m depth lay-by is proposed alongside the main entrance area which will facilitate deliveries and drop off for both residential and commercial purposes. 

The SPD acknowledges that Havant Town Centre offers the widest choice in alternative transport with a mainline train station and a bus station that provides services across the Borough and to Portsmouth, Chichester and beyond. Specifically, the September 2019 included the following addition at paragraph 3.05: 

“Proposals within Havant and Waterlooville Town Centres, as defined in the Havant Borough Local Plan 2036, may be suitable for a lower level of car provision compared to the rest of the Borough. However zero parking development schemes would not be supported for major development in Waterlooville Town Centre given its comparatively lower level of accessibility. The level of parking to be provided must be based on the nature and scale of development, access to shops and services together with public transport accessibility. Utilising near-site parking in dedicated car parks (not on-street parking) should be considered together with demand based measures to reduce parking pressure.”

In this respect, section 4 of the submitted Transport Statement sets out the site’s accessibility to public transport and availability of public parking in the vicinity of the site. In particular, paragraph 4.3 notes that the majority of residents will not own a car and staff of the retail units would not need to use a car to get to work. Furthermore, it should be noted that a policy objection would not arise in the context of zero parking provision in Havant Town Centre. 
The extant permission for 21 units will also be material in the determination of this application. 

Summary:  

This site lies within a highly sustainable location and is highly accessible to public transport provision with a good availability of dedicated public car parks in the surrounding area. As such, the absence of any on-site parking provision is considered to be consistent with the aims and objectives of the Parking SPD. The proposals would also help to kickstart the regeneration of the Market Parade area of Havant Town Centre, and would be consistent with the emerging requirements set out Policy KP1. 

It is recognised that the revised planning application represents an intensification of development relative to the approved scheme. There will be a need to carefully assess the impact on heritage and the residential amenity of neighbouring occupiers accordingly.


