Conservation Response

Site - Lower Road, Bedhampton
Application — APP/19/00427

Proposal — Development of 50 new dwellings, together with access, landscaping and open space

Background

The application site is located in Bedhampton and is currently used as farmland. The site is adjacent
to the Old Bedhampton Conservation Area and is positioned to the south west of the conservation
area boundary, just south of Lower Road. To the south of the site lies the railway line and further south
of this is the A27.

The site has been identified as a housing allocation site (Policy H20) in the new Draft Local Plan 2036,
which is currently going through the adoption process. It was also proposed as a housing site in the
Council’s Local Plan Housing Statement 2016, which identified the site in principle for up to 50
dwellings.

The Old Bedhampton Conservation Area is also in the process of being reviewed with a revised
Character Appraisal and Management Plan updating the original appraisal from 1980. This has been
through the public consultation process and is awaiting final adoption by the Council.

There are some site constraints set out in Draft Policy H20 which relate directly to heritage. These are
as follows:

- The site is adjacent to the Old Bedhampton Conservation Area

- The Old Manor Farm is adjacent to the north and is of local historic interest

- Thesite is near the Grade Il listed buildings of the Church of St Thomas, the Old Mill House,
the Elms, Manor Cottage, Bidbury House, Spring Lawn and Manor House.

The application has been submitted with the inclusion of a Heritage Statement by Terence O’Rourke
Ltd, which assesses the impact on the nearby heritage assets.

Proposal

The proposal is for 50 dwellings with access taken from Lower Road and includes a mixture of single
storey and two-storey dwellings. In the northern part of the site, the dwellings would be set back from
Lower Road with the existing hedgerow retained and include detached dwellings, with single storey
dwellings adjacent to the Old Manor Farm buildings. The development includes a central green space
and also a landscaping buffer to the rear of the site, which will include an attenuation basin. The
footbridge over the railway (not a PROW) will remain in situ. The new dwellings would be of a
traditional design, proposing materials such as clay and slate roofs, brick, chimneys, black rainwater
goods, timber windows, and timber framed porches.

Policy Considerations

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires planning
authorities, when considering whether to grant planning permission for development which affects a
Conservation Area, to have special regard to the desirability of preserving or enhancing the character
and appearance of that area.



The recently published Good Practice Advice Notes 1, 2, 3 from Historic England, supersede the PPS 5
Practice Guide which has now been withdrawn by Government. The Historic Environment Good
Practice Advice (GPA) in Planning Note 2, states at paragraph 4: The significance of a heritage asset is
the sum of its archaeological, architectural, historic, and artistic interest and provides at paragraphs
8, 9 and 10 that in order for the Local Planning Authority to make decisions in line with legal
requirements, the objectives of the development plan; and, the policy requirements of the NPPF, great
importance is placed on understanding the nature, extent and level of the significance of the heritage
asset.

Of particular relevance for this application, given its location adjacent to the conservation area, is
Good Practice Advice (GPA) Note 3 — The Setting of Heritage Assets. This note provides advice on
understanding setting, how it may contribute to the significance of heritage assets and allow that
significance to be appreciated, as well as advice on how views contribute to setting. This guidance
note also advises that setting is not a heritage asset or a designation in itself, but its importance lies
in what it contributes to the significance of the heritage asset.

The National Planning Policy Framework (NPPF) 2019 sets out the policies that the Council must take
into account when determining planning applications. The NPPF sets out, in Section 16, the
Conserving and Enhancing of the Historic Environment. The following paragraphs are of particular
relevance:

Para. 189 advises that in determining planning applications, local planning authorities should require
an applicant to describe the significance of any heritage assets affected, including the contribution
made by their setting.

Para. 192 advises that in determining applications, local planning authorities should take account of:

a) The desirability of sustaining and enhancing the significance of heritage assets and putting them to
viable uses consistent with their conservation.

b) The positive contribution that conservation of heritage assets can make to sustainable communities
including economic vitality; and

c) The desirability of new development making a positive contribution to local character and
distinctiveness.

Para. 194 states that any harm to the significance of a designated heritage asset requires clear and
convincing justification. It should also pass certain tests depending on the magnitude of harm caused.

Para. 196 states that where a development proposal will lead to less than substantial harm, this harm
should be weighed up against the public benefits delivered by the proposals.

Current Local Plan Policy CS11 (Protecting and Enhancing the Special Environment and Heritage of
Havant Borough) at section 4, advises that planning permission will granted for development whereby
it protects and where appropriate, enhances the borough’s statutory and non-statutory heritage
designations by appropriately managing development in or adjacent to conservation areas, listed
buildings, scheduled ancient monuments, historic parks and gardens, archaeological sites, buildings of
local historic or architectural interest.

Policy DM20 from the adopted Allocation Plan 2014 advises the planning permission will granted for
development that conserves and enhances the historic assets of the Havant Borough and are expected
to provide a heritage statement for developments which have the potential to affect heritage assets.



Emerging Policy E13 from the Draft Local Plan 2036 provides similar advice to existing Policy CS11, but
also adds that where harm cannot be avoided, mitigation much be proportionate to the impact and
the significance of the heritage assets and fully incorporated into the development proposals.

Key points from Heritage Statement (Terence O’Rourke Ltd) and Draft CAAMP (Havant Borough
Council

The Heritage Statement by Terence O’Rourke Ltd describes the significance of Old Bedhampton in
Chapter 3, detailing the key listed buildings and the general growth of the village. Para. 3.6 makes
reference to the Figure 2 map (1810) which shows large square fields parallel to the coastal road and
two narrow routes leading south from Lower Road to Broad Marsh. Para. 3.8 makes reference to the
1868 map (Figure 3) which shows the area beneath Lower Road as a single large field parcel, with the
route south to the marshes retained and crossing a bridge over the new railway. Para. 3.10 highlights
in the introduction of Manor Farm in 1909 which was a new farm comprising planned courtyard of
farm buildings and three houses on the south side of the road. Housing on the north side of Lower
Road continued to emerge up until the 1950s.

The Old Bedhampton Conservation Area was first identified in 1980 and is now under review with an
updated Character Appraisal and Management Plan (CAAMP) being considered by the Council for
adoption.

Para. 2.7 of this appraisal identifies ‘the immediate setting of the conservation area is an important
aspect of its significance, particularly areas such as Bidbury Mead, lands to the south of Bidbury Lane
and farmlands to the south and south west of Lower Road. These lands have provided a rural setting
of the conservation area and settlement. Any proposed development with these areas would have to
meet the requirements set out in Listed Buildings and Conservation Areas Act 1990. Section 72 of the
Planning (Listed Buildings and Conservation Areas) Act 1990 requires planning authorities, when
considering whether to grant planning permission for development which affects a Conservation Area,
to have special regard to the desirability of preserving or enhancing the character and appearance of
that area’.

Para 2.8 goes on to identify — ‘Apart from changes to the mill lands to the south and southeast, the
conversion of Manor Farm and development to the north side of Lower Road, the historic landscape
and field patterns remains remarkably intact, including the network of routes, tracks and paths, some
of which have their origins recorded as far back as the 1770s’.

Para 2.9 — ‘Exceptions include the intrusive row of non-native coniferous trees that form a new
boundary line between the fields to the south of Lower Road. Also the route of Narrow Marsh Lane
which is known to have existed in circa. 17709 and on historic map dating from 1797 (Figure 6), which
leaves Lower Road and leads to a bridge over the railway line to the land beyond. Recorded as a route
in the late 18th century, it now a track. The link to the harbour was severed by the construction of the
A27 by pass’.

Para 4.7 identifies the existing urban grain — ‘Due to the limited periods of change, the spatial and
contrasting urban grain and development patterns are legible. For example, the nucleated yet loose
pattern within the historic core sits in contrast to the interwar and post-war development to the north
and west. The late Victorian / early Edwardian terracing to the west is distinct in terms of its grain and
density being much tighter than that of the interwar development north of Lower Road and the large
detached dwellings sitting within ample grounds within the historic core. The rural setting to the
settlement is a key feature of its character including the location of buildings that had a link with the
working landscape’.



Para 4.12 - The farmlands to the south and south west of the current lanes are considered to reinforce
the rural origins of the settlement. This role is evidenced by the surviving farm group to the south side
of Lower Road and the farmland with the historic route / footpath leading to another bridge providing
access to the severed area south of the railway line. The presence of the line of non-native conifers
intrudes into this setting but does not remove the sense of that connection.

Responses from local residents have been made during the consultation on the draft CAAMP, that the
boundary of the conservation area should be to reviewed to include the land south of Lower Road
(including former farm buildings and agricultural lands) (amongst other areas), as these have
important historic connections to the conservation area. However, the Council’s response has been
that ‘although these areas form part of the setting to the conservation area, and historic connections
can be evidenced from mapping and other sources, they are mainly fields that do not have the special
architectural or historic interest, the character or appearance of which it is desirable to preserve or
enhance. Therefore, these areas are not included within the recommended revised boundary of the
conservation area’. (para 7.7).

Assessment

The NPPF makes clear the importance of identifying and assessing the particular significance of any
heritage asset and explains that this needs to be taken into account when considering the likely impact
that development proposals may have. The NPPF also requires that ‘a thorough assessment of the
impact on setting needs to take into account, and be proportionate to, the significance of the heritage
asset under consideration and the degree to which proposed changes enhance or detract from that
significance and the ability to appreciate it’.

The NPPF also advises that ‘the extent and importance of setting is often expressed by reference to
visual considerations. Although views of or from an asset will play an important part, the way in which
we experience an asset in its setting is also influenced by other environmental factors such as noise,
dust and vibration from other land uses in the vicinity, and by our understanding of the historic
relationship between places. For example, buildings that are in close proximity but are not visible from
each other may have a historic or aesthetic connection that amplifies the experience of the
significance of each.’

In this regard the heritage assets are the Old Bedhampton Conservation Area and the important listed
and locally listed buildings which form part of the conservation area. The significance of the Old
Bedhampton Conservation Area derives from a dispersed pattern of development, with expansive
green spaces and fields to the East, South and South West. There is an eclectic mix of dwellings of
varying styles and ages, reflective of the village’s incremental historic growth. Overall, this results in
an informal, loose knit appearance, which is reinforced by the network of narrow, often windy lanes
and the predominance of mature trees and hedges, both within gardens and as property boundaries.
This gives the Conservation Area a sense of tranquillity and rural character, in spite of its proximity to
the more suburban development that sits to the west and north of the area.

Part of the analysis on the impact on setting, is to establish whether the setting of an affected heritage
asset makes a contribution to its significance and the extent and/or nature of that contribution; both
setting, and views which form part of the way a setting is experienced, may be assessed additionally
for the degree to which they allow significance to be appreciated.



The Conservation Area’s setting to the south and south west is dominated by open countryside. The
Conservation Area derives part of its significance from this setting, which contributes to the rural
character of the Conservation Area and is important in supporting its historic separation, both
physically and in terms of character, from 20" century developments that encroached onto the area.

The introduction of new dwellings south of Lower Road, will alter the landscape and increase the
urban boundary southwards towards the railway line and closer towards Old Manor Farm, although
this will be separated by a narrow landscape buffer and rear gardens of only single storey dwellings.
The proposal would also extend development into the wider open countryside setting that contributes
to the significance of the Conservation Area, diminishing the perception of largely unaltered rural
surroundings.

However, as in the case of the impact on the setting of the conservation area, detailed above, it is
considered that the overall extent of harm to the setting of the consideration area, would be less than
substantial.

This view is formed by the understanding that the direct impact to the listed buildings and their
immediate settings would be low and that the proposed development has been designed in such a
way that it would minimise harm (to a degree) through the proposed site layout.

The proposed development would be set back from the existing dense boundary hedgerow to the
south of Lower Road and would be only marginally visible from further up Lower Road, when travelling
south, moving outside of the conservation area boundary. The lowest density of housing is proposed
near the Lower Road boundary and this will include extensive landscaping and be well spaced to
provide a sense of openness and a rural character. Traditional style materials are proposed which is
positive, which appear to be well suited to the palette of materials in the local vernacular.

Conclusion

Overall, is it considered the development would not either preserve or enhance the setting of the
conservation area subject to Section 72 of the Planning (Listed Buildings and Conservation Areas) Act
1990 requires planning authorities, when considering whether to grant planning permission for
development which affects a Conservation Area, to have special regard to the desirability of
preserving or enhancing the character and appearance of that area.

However, as the harm to the significance of the heritage asset can be moderated to a degree, it is
concluded that less than substantial harm would result. In accordance with NPPF, this is a matter
which needs to be weighed against the public benefits of the proposal and the overall planning
balance.

Please note at time of this response, the Old Bedhampton CAAMP 2019 is still awaiting final adoption
by the Council. If further changes are made to this document, then an updated response will be
provided.

Rachael McMurray MRTPI
Senior Conservation Officer
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