PLANNING APPLICATION RESPONSE OF PLANNING POLICY


	Application No:  
	APP/18/01033

	Site Address:
	Land East of Castle Avenue 

	Development:  
	Residential development comprising 69 no. dwellings with access from St George’s Avenue together with access, car parking, landscaping, electrical substation and associated works.

	Case Officer:
	Lewis Oliver 

	Comments by:
	Jacqueline Boulter

	Date of Comments:
	28 March 2019



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 was approved by the Council on 30 January 2019 and must be afforded some weight. 

As highlighted in earlier comments, the new plan does include a number of new provisions, such as minimum densities, internal space standards, requirements for housing mix, open space and food growing provision, and expectations for electric vehicle charging points as well as the future management of the site.  I have commented on some of these matters below, but I also understand that the applicant is submitting a statement of, which will assist in assessing compliance with the new provisions and how much weight should be afforded to them.

Principle of development 
In the adopted local plan, the site lies outside of the urban area as defined by policies CS17 and AL2. These policies seek to restrict development in these locations, except in exceptional circumstances. I do not consider that any of the exceptions in the policy apply here, the proposal being a major scheme on greenfield land. 

By contrast, the Pre-submission Local Plan includes a site allocation for the Land East of Castle Avenue (Policy H15), continuing the direction of travel that was set in the Local Plan Housing Statement in 2016 and the subsequent draft Local Plan consultation in 2018. 

Overall, while the adopted Local Plan resists the principle of development in this location, the emerging plan clearly supports the principle, and this must be given weight in the determination of this application. 

Development Requirements
The emerging site allocation policy H15 sets out development requirements which should be taking into account during the determination of this application.

Coordination of Development
Pertinent to this site is policy DM6 of the Core Strategy, which states that proposals will only be permitted where they do not undermine the future development potential of adjacent sites.   Proposals should not prevent future access to potential development sites or prejudice future schemes.

The site identified in the Pre-submission Local Plan includes both the application site and the triangular site to the east.  Policy H15, criterion b, states that this site must be ‘developed comprehensively, or if this is not possible, the development of one part must not prejudice the development of the other part’.

In this context, it should be noted that it is likely that the four-way junction shown on the site plan will be the only access point to the eastern development parcel.  Therefore, the LPA needs to be satisfied, with advice from the Highway Authority, that the proposed junction meets design standards to serve the larger site. 

It should also be noted, that to the north of the railway line, the council has identified a Strategic Site capable of providing around 2,100 homes (see Policy KS5 of the Pre-Submission Local Plan). As part of the delivery package for that site, a direct access onto the A27 may be needed. While the location and layout for this junction, its slip roads or connecting roads have not yet been finally determined, it is possible that land at the southern end of this application site could be required, and land is safeguarded through policy IN2 of the Pre-Submission Plan. This was highlighted during pre-application discussions, and I am pleased to note that the proposed layout excludes the southern portion of the land, in order to allow further consideration of changes to junctions onto the A27.

Ecology
The site is identified under the adopted Local Plan as being a site possibly used by Brent Geese and waders.  Development proposals on, or adjacent to, sites which are used by Solent waders and/or Brent Geese need to be assessed in line with the appropriate regulations.  These proposals will, therefore, require a project level Habitats Regulations Assessment (HRA) and, if necessary, an Appropriate Assessment (AA).  The Council will consider the Solent Waders and Brent Goose (SWBG) Strategy and the latest survey data when making such an assessment. 

Recent survey work suggests that this is a ‘low use’ site. In line with policy E17 of the Pre-Submission plan, on low use sites, permission should only be granted where:

a. On site mitigation is provided which is based upon appropriate ecological assessments to the satisfaction of the Local Planning Authority and Natural England; or
b. A financial contribution is provided consistent with the Solent Wader and Brent Goose (SWBG) Strategy.

Housing Density 
Policy CS9 of the Core Strategy indicates that housing proposals should achieve a suitable density of development for the location. This includes a consideration of the surrounding area, but also, and increasingly so under the new NPPF should consider whether the proposal makes efficient use of land.   The Pre-Submission Local Plan includes Policy H3, which requires residential development to ‘maximise its contribution to addressing housing need’, and expecting a minimum density of 40dph.  I consider that the proposal strikes an appropriate balance between these two considerations.
 
Affordable Housing and Housing Mix 
The applicant is providing 14 affordable rent and 6 shared ownership units and claims that the proposal will therefore provide 30% of its housing as affordable (rounded up).  However, 30% of 69 dwellings, is 20.7, so to meet the 30% requirement in Policy C9 of the Core Strategy, 21 affordable units would have to be provided. The applicant confirms in their Affordable Housing Statement that the shortfall of 0.7 units will be provided as a financial contribution. 

Under the emerging Local Plan, policy H2 deals with affordable housing.  30% are expected, with 10% of the total number of homes to be shared ownership (in line with the NPPF, which expect 10% home ownership products as part the affordable housing provided on sites).  Six dwellings out of a total of 69 falls just short of this requirement. 

Parking
Policy DM13 in the adopted Local Plan (IN3 in the Pre-Submission Local Plan) and the Havant Borough Parking SPD (July 2016) set out the parking standards for new development in the Borough.  The applicant confirms that car and cycle parking has been provided in accordance with this guidance.

Minerals Safeguarding
Policy 15 of the Hampshire Minerals and Waste Plan seeks to prevent the needless sterilisation of Mineral Resource by other development.   The policy and the associated SPD therefore define a Minerals Safeguarding Area (MSA) where prior extraction of minerals should be considered before development takes place. The Minerals and Waste Consultation Area (MWCA), i.e. the area where LPAs are required to consult HCC, is set to cover the Minerals Safeguarding Area.

The purpose of the MCA is for LPAs to consult the mineral planning authority and take account of the local minerals plan before determining a planning application on any proposal for non-minerals development within the MWCA. This site lies within the MSA/MWCA.

The Hampshire Minerals and Waste Safeguarding SPD (Paras 4.13 -4.18 and Appendix 2) clarifies that efforts for minerals extraction and consultation with HCC is only expected on developments that are greater than 3 hectares.  The site area of the application site is below this threshold. However, the SPD is also clear that consideration should be made if a proposal sits alongside other piecemeal development (i.e. other small proposal clusters within the MWCA) or there are known future plans for development (i.e. site is located within a wider development area).  This is clearly the case for the application site, it forming part of a wider allocation of 9.5ha under Policy H15 of the Pre-Submission Local Plan. 

I understand that the Minerals and Waster Planning Authority have not to date commented on the application.  However, on the basis of the Minerals & Waste Plan and associated SPD, I consider that prior extraction of minerals needs to be considered, and HCC as Minerals and Waste Planning Authority should specifically be made aware of the wider site and their input sought (see box on p.36 of the SPD). 

Conclusion
The principle of the development of this site is supported in policy terms, based on a policy position which includes an allocation for this site, that has been emerging for over two years.

[bookmark: _GoBack]Nevertheless, the weight given to the emerging allocation must go hand in hand with weight given the other policy requirements and standards in the emerging plan i.e. development in this location can only be considered acceptable where significant efforts have been made to comply with emerging policies requirements. The proposed allocation and other pertinent policies in the Pre-Submission Havant Borough Local Plan 2036 can be attributed limited weight at this point. The applicant’s statement of conformity with the emerging Local Plan should be used to assess compliance with pertinent emerging policies and inform the planning balance for this application.

