Site Address: Land to rear of 8 Highfield Parade, Waterlooville, PO7 7QH
Proposal: Erection of 1No. 1bed dwelling with associated refuse and cycle
storage, landscaping and parking with provision of new refuse store for commercial
use.

Application No: APP/19/00019 Expiry Date: 26/03/2019

Applicant: Mr Ware

Agent: Mr C Flint Case Officer: Tina Pickup
Chris Flint Associates Ltd

Ward: Waterloo

Recommendation: REFUSE PERMISSION

Site Description

This is a resubmission following the refusal of a two storey dwelling on essentially the
same site under APP/18/00822. That application was refused for 5 reasons on
24/10/2018. The reasons related to: overdevelopment/out of character; unsatisfactory
living conditions for future occupiers; inadequate parking provision; lack of SRMS
contribution; opportunity for crime.

The application site relates to part of the grass verge and existing parking and refuse
area at the rear of the parade of shops at 8 Highfield Parade, where it fronts
Meadway. The Highfield Parade shops comprise 2No two storey blocks fronting
Highfield Avenue and Burnside respectively, with a three storey link corner
development. Each block contains four ground floor retail units with residential flats
above. The ground floor of the central link building has recently been converted to 2
flats under APP/17/00510. To the rear is a large service and parking yard which is
accessed by an informal one-way system with entrance from Burnside and exit in
Meadway. This service yard also contains a row of 8 flat roofed garages located
against the eastern boundary. It is understood that each garage is owned/used by a
retail unit.

The wider area is characterised by residential development, typically two storey semi
detached dwellings. Most of these are set back from the highway with relatively open
landscaped front gardens, and a strong building line. The presence of the grass
verges and mature trees to the west at the Meadway/Princes Drive junction creates an
open and spacious character for the immediate area.

Compared to the previous application APP/18/00822, the submitted drawings have
slightly changed the application site boundaries relative to the Meadway access and
now appear to utilise part of, and therefore narrow this existing access - the site is
now shown as having a 19m road frontage to Meadway (previously it was 17m), with a
depth of between 6m and 9m. Part of the application site forms the adopted highway
verge and therefore Notice has been served on HCC. Part of the application site also
currently forms the refuse collection area for the existing shops, in the area
immediately adjacent the southern garage.

The southern boundary line of the site abuts the tarmaced footpath that runs between
adjacent grass verges, which is all part of the adopted highway. Within the application
parcel of land, there is currently a boundary wall that runs parallel with Meadway, set
back 3.2m by a grass verge which is part of the adopted highway. There are two large
shrubs/trees within this verge. The application site also includes a separate parcel of



land that measures 4m x 5m at the northern end of the garages. Additionally the red
line application site includes a car parking space outside unit 7 within the shared
parking/service yard.

Planning History

91/56150/000 - Internally illuminated projecting box sign., PERM,13/08/1991
APP/18/00681 - Construction of 1No. dwelling on land to rear of 8 Highfield Parade
fronting Meadway with associated refuse and cycle storage, landscaping and parking
with provision of new refuse store for commercial use., WD,27/07/2018
APP/18/00822 - Construction of new dwelling on land to rear of 8 Highfield Parade
fronting Meadway with associated refuse and cycle storage, landscaping and parking

with provision of new refuse store for commercial use. (Resubmission)
REF,24/10/2018

Proposal

Erection of 1No. 1bed dwelling with associated refuse and cycle storage, landscaping
and parking with provision of new refuse store for commercial use.

It is proposed to construct a detached one bedroom bungalow having a maximum
footprint of 9.4m x 6.4m, with eaves line height of 2.1m and ridge height of 4.5m. It
would be sited towards the eastern end of the site with a side garden having a length
of between 7.5m and 8.5m. within the garden area would be the refuse collection and
shed for secure cycle storage; but the car parking space for the dwelling would be
beyond the curtilage and within the adjacent service yard.

The proposal also includes the provision of a replacement refuse area for the adjacent
shops which would be sited at the northern end of the existing garages.

Policy Considerations

National Planning Policy Framework
Havant Borough Council Borough Design Guide SPD December 2011
Havant Borough Council Parking SPD July 2016

Havant Borough Local Plan (Core Strategy) March 2011

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)

DM13 (Car and Cycle Parking on Residential Development)

DM8 (Conservation, Protection and Enhancement of Existing Natural Features)

Havant Borough Local Plan (Allocations) July 2014

AL1 (Presumption in Favour of Sustainable Development)

DM18 (Protecting New Development from Pollution)

DM24 (Recreational Disturbance to Special Protected Areas (SPAs) from
Residential Development)

AL2 (Urban Area Boundaries and Undeveloped Gaps between Settlements)

Listed Building Grade: Not applicable.
Conservation Area: Not applicable.




5

Statutory and Non Statutory Consultations

Building Control
No adverse comments

Community Infrastructure
CIL Liable and Solent Recreation Mitigation Strategy Unilateral Undertaking needs
issuing

Crime Prevention

The plan appears to show that it is easily possible to step from the roof of the nearby
garages onto the roof of the dwelling. This significantly increases the opportunities for
crime and anti-social behaviour. To reduce the opportunities for crime and anti-social
behaviour the dwelling must be moved away from the garage.

The refuse store is adjacent to the garages and the boundary treatment of number 1
Meadway. In this position it facilitates access to the garage roofs and the overcoming
of the rear boundary treatment of 1 Meadway, which increases the opportunities for
crime. Planning guidance advises, “Planning should promote appropriate security
measures”, it continues, “Taking proportionate security measures should be a central
consideration to the planning and delivery of new developments and substantive
retrofits.” To reduce the opportunities for crime the refuse store should be constructed
so as to prevent access to the garage roofs. It should be of a similar height to the
garages, any door furniture should not provide handholds or footholds that facilitate
access to the roof.

Environment Agency
None received

Highways Engineer

The Highway Authority have no adverse comment on this application. However | would
suggest that Planning Authority condition the provision and retention of the marked
parking space and the proposed bicycle shed.

Portsmouth Water Company

The site is located in Source Protection Zone 1c (SPZ1c) for the Havant and
Bedhampton springs; an essential public water supply source. The SPZ1c relates to
subsurface activity only, where the Chalk aquifer is confined and may be impacted by
deep drilling activities. Subterranean activities such as drainage solutions, site
investigation boreholes and/or piling may pose a risk to groundwater quality and our
supply at Havant and Bedhampton Springs

Portsmouth Water have no objects in principle to the proposed development, however
due to the sensitivity of the groundwater environment of the proposed site we would
wish to see more detail provided regarding the planned drainage and foundation
designs for the site.

Drainage

The proposed surface water strategy is disposal by soakaway, if these are shallow in
nature this will be acceptable to Portsmouth Water in relation to groundwater
protection and we would have no further comments on surface water drainage for the
site.

Portsmouth Water has a presumption against deep bore soakaways in this area. If
deep bore soakaways are the proposed drainage solution, the application for the
construction and installation of these features should be accompanied by an adequate



risk assessment demonstrating how the risk to groundwater would be mitigated in the
proposed design.

Based on the information provided in the application form we understand foul water
from the site will discharge via main sewers, this is acceptable to Portsmouth Water in
relation to groundwater protection.

Piling & Foundations

Portsmouth Water require details of the proposed foundation solution for the
development, the proposed works are situated in a sensitive groundwater catchment
and there are potentially risks associated with groundworks in this area.

Piling or any other foundation designs using penetrative methods can pose a risk to
potable supplies from, for example, turbidity, mobilisation of historical contaminants,
drilling through different aquifers and creation of preferential pathways. Thus, if pilling
is required it should be demonstrated that any proposed piling will not pose a risk to
groundwater.

Public Spaces
None received

Natural England

No objection

Natural England notes that your authority, as competent authority under the provisions
of the Habitats Regulations, has undertaken an Appropriate Assessment of the
proposal, in accordance with Regulation 63 of the Regulations. Natural England is a
statutory consultee on the Appropriate Assessment stage of the Habitats Regulations
Assessment process.

Your appropriate assessment concludes that your authority is able to ascertain that the
proposal will not result in adverse effects on the integrity of any of the sites in

question. Having considered the assessment, and the measures proposed to mitigate
for all identified adverse effects that could potentially occur as a result of the proposal,
Natural England advises that we concur with the assessment conclusions. Provided
the applicant is fully compliant with the Solent Recreation Mitigation Partnership
Definitive Strategy and an appropriate planning condition or obligation is attached to
any planning permission to secure the contributions towards this mitigation measure,
Natural England is satisfied that the applicant has mitigated against the potential
adverse effects of recreational disturbance on the integrity of the European site(s).

Waste Services Manager
No concerns

Community Involvement

This application was publicised in accordance with the Council's Code of Practice for
Publicity of Planning Applications approved at minute 207/6/92 (as amended), as a
result of which the following publicity was undertaken:

Number of neighbour notification letters sent: 25

Number of site notices: 1

Statutory advertisement: Not applicable.

Number of representations received: 1



7.1

7.2

7.3

| Comment | Officer Comment

My comments in the application are
pretty much the same as the previous
planning application APP/18/00822.

| believe the residence will lose at least
3 spaces if the development goes
ahead.

| believe the positioning so close to the
road is not in keeping with the rest of  |Noted - see section 7 below
the street - if the application goes
ahead does this mean we can all build
out to the front pathway/road.

With regard to the memorial trees on
Meadway these appear to be inside the | Memorial trees would be lost - see section
boundary of the new houses garden- |7 below

how are these going to be protected?

Planning Considerations

Having regard to the relevant policies of the development plan it is considered that the
main issues arising from this application are:

(i)  Principle of development

(i)  Impact upon the character and appearance of the area
(i)  Impact upon residential amenity

(iv) Living conditions for future occupiers

(v) Parking and Highways

(vi) Crime Prevention

(vii) CIL

(viii) Compliance with Habitats Regulations

(i)  Principle of development

The application site is situated within an urban area where further development is
considered acceptable subject to the usual development control criteria. The updated
NPPF 2019 continues to have a presumption in favour of sustainable development,
whilst noting that good design is a key aspect of sustainable development. The
creation of high quality buildings and places is a fundamental aim and paragraph 130
notes that "Permission should be refused for development of poor design that fails to
take the opportunities available for improving the character and quality of an area...".

It must also be noted that the Council has its emerging Pre-Submission Havant
Borough Local Plan 2036. Whilst this plan currently has limited weight in decision
making, it must be noted that the emerging policies place a greater emphasis on
achieving high quality design with particular reference to the standard of living for
future occupiers. Emerging policy H1 introduces the nationally described space
standards and re-iterates the need for sufficient and functional outdoor amenity space
to support physical and mental health and wellbeing. Additionally other relevant
emerging policies include E1 High Quality Design, E2 Health and wellbeing and E22
Amenity and pollution.



7.4

7.5

7.6

7.7

7.8

(i)  Impact upon the character and appearance of the area

The character of the area includes dwellings set back from the highway with relatively
open frontages and grassed highway verges creating a spacious setting with a strong
building line. The pattern of development in the area generally comprises standard
linear development with traditional two storey dwellings having private rear gardens.
The proposed bungalow, at its closest point, would be set just 0.2m from the tarmaced
pedestrian path on Meadway. This siting would be over 6m infront of Nos 1 Meadway.
It is considered that the forward siting of the proposed bungalow would represent an
incongruous feature in the street scene at variance with the strong building line and
otherwise open spacious character of the immediate area. The single storey nature of
the proposal, whilst arguably less dominant than the previous 2 storey dwelling, is
nevertheless considered to be out of character with the context of the surroundings -
there are no other examples of such low ridged single storey developments in the
vicinity and the forward siting would result in an overly prominent and jarring form of
development.

Policy CS16, in seeking High Quality Design, requires developments to respect their
local context and states specifically at 1.c) that "Uses the characteristics of the
locality to help inform the design of the new development including heights, massing,
existing buildings lines, plot widths and depths, materials and proportions of windows
and doors;". It is considered that the proposed development fails this criteria in that it
neither respects the height and mass of surrounding developments, or the building line
of the area nor the plot width and depth as its side garden is not characteristic of the
surrounding pattern of development.

It is also considered that the application site is much smaller than surrounding
residential plots that would not be compatible with the character of the area. The
proposed garden area does not meet with the recommended 10m minimum garden
depth as set out in the Borough Design Guide SPD, 2011. Whilst it is acknowledged
that the proposed dwelling is only a one bedroom dwelling, nevertheless the
substandard plot size results in a cramped and contrived layout at variance with the
surrounding pattern of development. It is considered that the proposed development
on this small plot would amount to over-development that would be harmful to the
visual appearance and setting of the area, which fails to improve the quality of the
area as required by the NPPF. Therefore the proposal is considered contrary to both
policy CS16 and the NPPF.

The third party representations also note the loss of the two trees in the highway verge
which were planted as memorial trees. Whilst their loss would contribute to the overall
adverse impact on the visual appearance of the area as a result of the proposed
development, they are not trees that are worthy of individual protection. Their loss
would not be an arboricultural reason for refusal.

(i) Impact upon residential amenity

Whilst the forward siting of the proposed dwelling relative to No 1 Meadway results in
an incongruous relationship, it is however considered that this would result in limited
harm to the residential amenity of the occupiers of No 1 Meadway. This adjacent
dwelling has a blank side gable and being set so much further back, any oblique angle
views from the front window would be unlikely to be harmful to their outlook. Any new
boundary treatments would add to a sense of enclosure but this is unlikely to be so
significant to materially harm neighbouring amenity sufficiently to justify a reason for



7.9

7.10

7.11

712

7.13

refusal on this issue.

(iv) Living conditions for future occupiers

The proposed site is immediately adjacent the vehicular access to a rear service yard
serving the adjacent shops and flats above. As a commercial area the activity of
delivery vehicles, including large lorries, occurs throughout the day and would result in
noise, vibration, disturbance and fumes. Policy DM18 of the Allocations Plan seeks to
protect the amenity of future occupiers from negative affects from projected levels of
air, noise, vibration, light, water or other pollution. It is considered that the location of
this site, would not provide a satisfactory surrounding level of amenity for future
occupiers. The commercial service yard would represent an incompatible use likely to
generate noise and disturbance harmful to the amenity of future occupiers.

The layout shown results in the rear elevation of the proposed bungalow being sited
close to (between 0.4m and 0.6m) the edge of the site with the service yard. The rear
elevation has two windows serving a wc and bathroom. These are not habitable rooms
and as such it is considered that their poor outlook would not actually be harmful to
the amenity of future occupiers. The main habitable rooms would have an outlook to
the south and west which would, on balance, provide a satisfactory level of amenity for
future occupiers

(v) Parking and Highways

The proposed bungalow would have 1 bedroom. The adopted Parking SPD, 2016
stipulates that every new 1 bed dwelling should have a minimum of 1 on site parking
spaces unless in one of the Borough's recognised accessible locations of Havant or
Waterlooville town centre. Whilst the site is in close proximity to a bus route on
Highfield Avenue, it is however not within a sufficiently accessible location to justify a
relaxation of the parking requirement. The proposed plans indicate that the car
parking space to serve the dwelling would be located outside unit 7 within the adjacent
rear service yard. Whilst it is understood that the applicant owns this service yard,
nevertheless the allocation of this space for the proposed dwelling would inevitably
result in the loss of a space for the existing commercial units and flats above. No
information has been submitted to demonstrate which tenant or occupier this this
space is currently allocated to or that it is surplus to requirement. It is considered that
its re-allocation to the proposed new dwelling would only result in a displacement of
parking to existing users. It is not essentially a new additional space.

It is also noted that past third party representations on APP/18/00822 comment on
surrounding parking congestion. Overall it is considered that the use of the proposed
parking space to serve the proposed dwelling would only lead to displaced parking
demand and does not adequately provide a new space to serve the proposal. It is
considered that this would lead to indiscriminate parking on the adjacent highway,
detrimental to neighbouring amenity, contrary to policy DM13 and the adopted Parking
SPD.

It is also noted that the proposed site area results in the re-alignment and narrowing of
the access into the rear service yard from Meadway. This has been reduced from a
two-way entrance/exit to approximately 3.8m wide ie single width. The realignment
would also result in the loss of some parking spaces outside unit 8 as the area would
narrow at this point and be unable to accommodate vehicles maneuvering at this
point. Furthermore, because these proposed works and part of the site includes part
of the current adopted highway, then should the proposal be found to be acceptable,



7.14

7.15

7.16

7.17

7.18

then it would be necessary to extinguish the highway rights and undertake the
highways works via a legal agreement (S247 of the T&CP Act or S116 of the
Highways Act) . Because the application is recommended for refusal this has not been
progressed.

(vi) Crime Prevention

The Crime Prevention Officer has raised two concerns about the proposed layout.
Firstly in relation to the proposed bungalow and its siting, it is noted that it would be
easy to step from the flat roof of the garages onto the roof of the bungalow. Secondly
concern over the replacement refuse store which would provide access to the roofs of
the adjacent garages and the rear garden of 1 Meadway. It is considered that this
design and layout would make the proposed development vulnerable to crime and
increase the opportunity for crime, contrary to policy CS16, clause 2.a).

(vii) CIL

The CIL rates to be applied to development are set out in the Havant Borough
Community Infrastructure Levy Charging Schedule, which was adopted by the council

on the 20th February 2013. This followed two public consultation exercises and an
Examination into the Charging Schedule by an independent Examiner. The Examiners
Report concluded that the Havant Borough Council Community Infrastructure Levy
(CIL) Charging Schedule provided an appropriate basis for the collection of the levy in
the borough. The levy is charged at £80 per square metre on new floorspace
(measured as gross internal area), plus indexation in Waterlooville.

The CIL forms note a floorspace of 52sqm which results in a CIL liability of £5,812.86.
The Draft Liability Notice has been sent to the applicants.

(viii)  Compliance with Habitats Requlations _

This site falls within the 5.6km zone of Chichester and Langstone harbours SPA which
are large estuarine basins that contain extensive inter tidal mudflats and sandflats that
support internationally and nationally important numbers of over wintering and
breeding bird species. Natural England's advice in regard to all new housing
development within this zone is that it is likely to have a significant effect on the SPA.
Policy DM24 of the Allocations Plan, covers this issue and allows for a financial
contribution to be made towards mitigation measures with the Solent Recreation
Mitigation Partnership Definitive Strategy being effective from 1st April 2018. This
Strategy seeks a sum of £373.85, as mitigation for the proposed 1 bedroomed
property and the Unilateral Undertaking has been sent to the applicant. Both the
monies and the Deed have been received satisfying this policy.

The Council has conducted a Habitats Regulations Assessment (HRA) of the
proposed development under Regulation 63 of the Conservation of Habitats and
Species Regulations 2017, this includes an Appropriate Assessment under Regulation
63. The screening under Regulation 63(1)(a) found that there was likely to be a
significant effect on Chichester and Langstone Harbours Special Protection Area due
to the increase in recreation as a result of the development. The planning application
was then subject to an Appropriate Assessment under Regulation 63. This
assessment included a package of measures based on the suggested scale of
mitigation in the Solent Recreation Mitigation Strategy and the applicant has indicated
a willingness to enter into a legal agreement to secure the mitigation package. The
Appropriate Assessment concluded that this is sufficient to remove the significant



effect on the SPAs which would otherwise have been likely to occur. The HRA was
subject to consultation with Natural England as the appropriate nature conservation
body under Regulation 63(3) who have confirmed that they agree with the findings of
the assessment.

Conclusion

It is considered that this site, by virtue of its small size and siting adjacent to a
commercial rear service yard, comprises an inappropriate plot for a residential
dwelling that would amount to an overdevelopment of the site. The forward siting of
the proposed dwelling is considered out of keeping with the set back and linear
residential development characteristic of the area. The parking proposed to serve the
development would lead to displaced parking that would result in further pressure for
on street parking, detrimental to neighbouring amenity. Accordingly the proposal is
recommended for refusal.

RECOMMENDATION:

That the Head of Planning be authorised to REFUSE PERMISSION for application
APP/19/00019 subiject to the following conditions

1 Having regard to the size and shape of the plot and its relation to adjoining
development, the proposed bungalow would result in a contrived form of
development, detrimental to the visual amenities and character of the area.
The forward siting of the proposed bungalow would be at variance with the
more spacious linear setting of surrounding two storey development and would
result in an incongruous and prominent development, detrimental to the visual
amenities of the street scene. The proposal is therefore contrary to policy
CS16 of the Havant Borough Local Plan (Core Strategy) 2011 and the
National Planning Policy Framework 2019.

2 By virtue of the site being adjacent a commercial rear service yard, the
proposed development would not provide satisfactory living conditions for
future occupants. The close proximity of the proposed dwelling to the service
yard would result in a poor relationship with noise and disturbance that would
have an adverse effect on the amenities of future occupiers contrary to policy
DM18 of the Havant Borough Local Plan (Allocations) 2014 and the National
Planning Policy Framework 2018.

3 The proposed car parking space would displace existing parking provision for
the shops and flats and would not therefore provide adequate provision of car
parking in accordance with the Local Planning Authority's adopted standards
and would therefore encourage the parking of vehicles on the public highway,
leading to indiscriminate parking, detrimental to highway amenity. The
proposal is therefore contrary to policies CS16 and DM13 of the Havant
Borough Local Plan (Core Strategy) 2011, the adopted Parking SPD 2016 and
the National Planning Policy Framework 2018.

4 The proposed layout, including realignment of the Meadway access, would
result in the loss of parking within the service yard and narrowing of this
two-way access point which is considered harmful to the amenity and safety of
users of the service yard. Part of this land is adopted highway and without the
appropriate legal agreement with Hampshire Highways the works to the



highway cannot be undertaken. The proposal is therefore considered contrary
to policies CS16 and DM13 of the Havant Borough Local Plan (Core Strategy)
2011, and the National Planning Policy Framework 2019.

The proposed design and layout including bungalow sited close to existing
garages and the flat roofed replacement commercial refuse store, would
provide opportunity for crime. The proposed scheme does not satisfactorily
design out opportunities for crime and would leave residents vulnerable to
antisocial behaviour. The proposal is therefore contrary to clause 2.a) of policy
CS16 of the Havant Borough Local Plan (Core Strategy) 2011 and the
National Planning Policy Framework 2018.



