PLANNING APPLICATION RESPONSE OF PLANNING POLICY

	Application No:  
	APP/18/01297

	Site Address:
	Manor Road Nurseries, Manor Road, Hayling Island, PO11 0QL 

	Development:  
	Construction of 9No. three bed dwellings, following demolition of existing glasshouse, together with improved site access and associated vehicle parking 

	Case Officer:
	[bookmark: _GoBack]Daphney Haywood 

	Comments by:
	Jade Ellis

	Date of Comments:
	3 January 2019



Policy Status

The Adopted Local Plan:

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. In addition, the Local Plan Housing Statement (LPHS), adopted December 2016, and its guiding principles is also a material consideration.

The following policies and documents are of particular relevance:

· CS1 Health and Wellbeing
· CS9 Housing
· CS11 Protecting and Enhancing the Special Environment and Heritage of Havant Borough
· CS16 High Quality Design
· CS17 Concentration and Distribution of Development within the Urban Areas;
· CS21 Developer Requirements;
· DM8 Conservation, Protection and Enhancement of Existing Natural Features;
· DM11 Planning for More Sustainable Travel;
· DM13 Car and Cycle Parking on Residential Development;
· DM24 Recreational Disturbance to Special Protected Areas (SPAs) from Residential Development;
· AL2 Urban Area Boundaries and Undeveloped Gaps between Settlements;
· Guiding Principle 4 of the LPHS;
· Havant Borough Council Housing SPD (July 2011), and;
· Havant Borough Council Parking SPD (July 2016).

Havant Borough Local Plan 2036

The Council is preparing a new Local Plan and consulted on a Draft (Regulation 18) version of the Havant Borough Local Plan 2036 (HBLP 2036) between 8 January to 16 February 2018. Whilst the Plan has limited weight in decision-making at this stage in the plan preparation, the Draft Local Plan and particularly the emerging site allocation at Manor Nurseries (Policy H33) is of relevance in setting out the Council’s direction of travel. 

Members informally considered the Consultation Summary Report setting out a summary of responses to the Local Plan consultation and the proposed changes to the policies moving forward. A summary of the comments received for Policy H33, along with Council’s proposed actions and amendments, can be found on page 181 of the report.


The next key stage will be to consult on a Pre-Submission (Regulation 19) Local Plan. It is envisaged that the Pre-Submission Local Plan will be subject to public consultation from February to mid-March 2019. At this stage, greater weight may be given to the plan in decision-taking. It is likely the following emerging policies will have some weight at determination of this application. The development proposals will therefore be expected to follow the emerging policy requirements in the Draft Local Plan including:

· IN1 | Effective Provision of Infrastructure
· IN3 | Transport and Parking in New Development
· IN4 | Future Management and Management Plans
· E1 | Health and Wellbeing
· E2 | Green Infrastructure
· E6 | High Quality Design
· E7 | High Quality New Homes – including space and accessibility standards 
· E8 | Low Carbon Design 
· E10 | Landscape and Townscape
· E13 | Drainage Infrastructure in New Development
· E15 | Ecological Conservation
· E16 | Solent Special Protection Area
· E17 | Brent Goose and Wader Feeding and Roosting Sites
· E18 | Protected Species
· E19 | Best and Most Versatile Agricultural Land – re. community growing provisions 
· H1 | Housing need, supply and brownfield sites
· H2 | Affordable Housing 
· H3 | Housing Mix and Density
· H31 | Sinah Lane

Members informally considered the Consultation Summary Report setting out a summary of responses to the Local Plan consultation and the proposed changes to the policies moving forward. A summary of the comments received for Policy H33, along with Council’s proposed actions and amendments, can be found on page 181 of the report (page 185 of the PDF).

Principle of development 

The site lies within the urban area as defined by policies CS17 and AL2 in the context of the adopted local plan. There is therefore a presumption in favour of sustainable development subject to other considerations. 

The emerging allocation 

The site is proposed as an allocation under Policy H33 in the Draft HBLP 2036, nonetheless, a disclaimer to the policy states that it is “a starting point for any subsequent site allocation included in the Pre-Submission Local Plan. It will be updated as necessary to reflect the findings of the (Hayling Island Transport Assessment)”. 

Significantly however, the Draft Local Plan did not distinguish the difference between sites located within the built-up area and urban extensions. In the case of the former, it is established that the principle of development is acceptable subject to other considerations.




Ecology 
 
The site is adjacent to a Primary Support Area for Solent Waders and Brent Geese under emerging policy E17 of the Draft Local Plan, and within the forthcoming Brent Goose and Wader Strategy. The Solent’s Special Protection Areas are designated[footnoteRef:1] in part due to the assemblages of Brent Geese. As such, a project level Habitat Regulations Assessment (HRA) will need to be carried out[footnoteRef:2] and inform any package of avoidance and mitigation measures for Solent Waders and Brent Geese, to determine levels of impact, alone and in combination with other plans and projects.  [1:  Protected under Directive 2009/147/EC of the Conservation of Wild Birds]  [2:  Under Regulation 63 of the Conservation of Habitats and Species Regulations 2017] 


The submitted initial Ecological Appraisal indicates that given the very small size of [grassland on site] and enclosed nature of the site, it is not considered overwintering birds would be present on the site. However, the policy and the emerging strategy are concerned with the overall network and how the indirect effects (of the development) could impact on the function of the site. It is recommended that the views of the Council’s Ecologist are sought accordingly. 

Housing Density 
 
Emerging Policy H3 in the Draft HBLP 2036 indicates that development proposals should secure a net density of at least 35 dwellings per hectare. More recently, the NPPF has confirmed that local planning authorities should support development that makes optimal use of each site and refuse applications which they consider fail to make efficient use of land.  

The proposals would provide a reduced quantum of development than envisaged by Draft Local Plan, but the site boundary in the Draft Local Plan includes Manor Oaks (0.38ha). Nevertheless, based on a site area of 0.3ha excluding the existing residential property ‘Manor Oaks’ fronting onto Manor Road, the proposed development would equate to about 30 dwellings per hectare. 

Section 7 of the submitted Design Statement highlights the average low density in the surrounding area (0.13ha), the need to respect the amenity of neighbouring properties, whilst achieving appropriate separation distances within linear plot. It is considered that the development would make an efficient use of land accordingly. 

Housing Mix 
 
Emerging Policy H3 of the Draft Local Plan indicates that 35% of the overall housing mix to be provided as 2-bedroom homes. In this respect, it is noted that all 9 dwellings would be provided as three bedrooms. 

Though the proposals would not provide a range of dwelling types and sizes, the Council’s Specialist Housing Needs Analysis does indicate that the proposals would help to redress an imbalance of 3 bedroom properties on Hayling Island (33% when compared to objectively assessed need by PUSH for 45.2%).

High Quality New Homes 
 
Policy E7 of the Draft Local Plan identifies that the Borough is promoting housing that meets the future needs of residents. It is expected that at least 30% of dwellings on the site will meet standard M4(2) of the building regulations 2015, with 2% meeting standard M4(3). 

The submitted Design and Access Statement indicates that three of the dwellings on site will meet M4(2), with one unit meeting standard M4(3). This is supported, though it should be acknowledged that the M4(3) wheelchair accessible unit should only be provided where the local authority is able to norminate a person to live in that dwelling. It is recommended that the advice of the Council’s Housing Manager is sought accordingly. 

The submitted elevations and floorplans indicate that the proposed 3-bedroom homes are designed to meet the nationally described space standards for 4 and 5 persons – this is welcomed.  

Low Carbon Design 

Emerging Policy E8 sets out how the Council expects new development to address climate change through local carbon design. Proposals will be granted where they achieve reductions in CO2 emissions of 19% of the Dwelling Emission Rate compared to the Target Emission Rate of Part L of the Building Regulations. This is the equivalent to the requirements of Level 4 of the withdrawn Code for Sustainable Homes. 

The submitted Design and Access Statement indicates that dwellings will be designed to achieve reductions in CO2 emissions of 19% - this is supported. 

Contamination 

A desk study and preliminary ground investigation has been submitted with the application.  The Council’s Environmental Health Team will be able to provide further advice on this matter. 

Parking

Policy DM13 and the Havant Borough Parking SPD (July 2016) set out the parking standards for new development in the Borough.  The minimum standards for unallocated residential parking can be found in Table 4B of the SPD. The cycle parking/storage provision can be found in Table 4D of the SPD. Emerging Policy IN3 of the Draft Local Plan also indicates that an Electric Vehicle charging point for each residential unit should be provided.

The proposals would provide 2 no. associated car parking space per dwelling, and access to an electric vehicle charging point – this is welcomed.
Community Infrastructure Levy and S106

The proposed development is CIL liable. CIL rates are set out in the Council’s adopted Charging Schedule: http://www.havant.gov.uk/planning-and-environment/planning-policy/community-infrastructure-levy

Developer contributions will be required in accordance with Policy DM24 Recreational Disturbance and the Solent Recreation Mitigation Strategy to Special Protected Areas (SPAs) from Residential Development. 

S106 developer contributions may be required in respect of site specific mitigation including off-site highway improvements.

Summary

No objection subject to the views of the Council’s Ecologist in terms of whether a project level Habitat Regulations Assessment is likely to be required. 
