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APP/16/01237
MILL RYTHE HOLIDAY VILLAGE, 16 HAVANT ROAD, HAYLING ISLAND, PO11 0PB

DEMOLITION OF 6, 111 SQ M OF REDUNDANT CHALETS AND FACILITIES BUILDINGS, USE OF LAND FOR SITING OF 204 HOLIDAY CARAVANS INCLUDING 5 CARAVANS FOR USE AS STAFF ACCOMMODATION, REFURBISHMENT OF RETAINED SINGLE AND TWO STOREY HOLIDAY CHALETS TO FORM 87 UNITS OF HOLIDAY ACCOMMODATION, RETAIN MANAGERS BUNGALOW, SALES AREA FOR 5 CARAVANS, REFURBISHMENT OF REMAINDER OF CENTRAL FACILITIES BUILDING, CCTV CAMERAS, PROVISION OF NEW PEDESTRIAN CONCOURSE WITH TERRACES, SPLASH AND DRY PLAY AREAS, MULTI GAMES COURT, ADVENTURE GOLF COURSE AND OUTDOOR THEATRE AND NEW LANDSCAPING.  RETAINING EXISTING PITCH AND PUTT GOLF COURSE TO THE EAST OF THE SITE

PLANNING POLICY FRAMEWORK

NPPF 17, 28, 56-69, 115; NPPG ID8, ID26, ID50, ID55. Havant Borough Local Plan AL1, AL2, CS5, CS11, CS12, CS16, DM4, DM8, DM9, DM20, DM23. Chichester Harbour AONB Planning Principles: PP01.PP08.PP09. Design Guidelines for new dwellings and extensions Chichester Harbour Area of Outstanding Natural Beauty August 2010. Pg’s 5 and 6.
RECOMMENDED FOR OBJECTION
1.0
CONSERVANCY OFFICERS COMMENTS

1.1
Site Map. Photographs included in the Appendix.
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1.2
Site History

These were the Conservancy’s comments on the previous application 11/01080 for the Mill Rythe Holiday Village for 31 static caravans:
“Mill Rythe Holiday Village is a development of predominantly short-term holiday lets and leisure facilities situated on the east coast of Hayling Island. The site sits on the south side of the Mill Rythe inlet and is outside but immediately adjoining the AONB boundary, which runs along the shoreline and around the eastern boundary of the holiday village at this point so as to exclude it from the designation. Nonetheless, the holiday village includes several large buildings which are clearly visible from the AONB including from the water and the public footpath on the north side of Mill Rythe.

Permission was granted in May 2009 for refurbishment of one of the main accommodation buildings and its conversion from 24 one-bedroom short-stay units to 8 one/two-bedroom medium stay units (08/54406/024 refers). It was argued that this would provide a wider range of tourism services within the site that would reflect and adapt to the changing market conditions where medium-stay holiday lets have become more popular in this country, thereby providing benefits for long-term tourism in the area. This included various external alterations, including an improved palette of materials that was considered by the Conservancy to improve the appearance of the building and its setting within the rural landscape as viewed from the AONB. 

The current application proposes the siting of 31 static 'caravans' within the northern part of the site extending to the sea wall adjacent to Chichester Harbour. No detailed elevations have been submitted but a layout plan and indicative cross-section elevation shows that the caravans would be large mobile-home structures on wheels/stilts and would be higher than the raised sea bank and therefore visible from the Harbour and wider landscape. A limited amount of planting is indicated on the plan but this would be mostly behind or in between the structures as viewed from the Harbour. The application includes a detailed flood-risk assessment and measures include that the bases of the caravans will be 500mm above the ground, a flood warning and evacuation plan, and the restriction of the lifetime of the development to 25 years. The application asks that a condition limiting occupancy to ten months of the year not be imposed and also that there not be a condition seeking to control the design or asking for elevations of the caravans, because the exact design will depend upon the manufacturer chosen and may be subject to change.
The supporting statement fails to acknowledge the location of the site on the edge of the AONB, but argues that being single-storey, the proposed static caravans would be partially screened from the existing sea defences and will be lower in height than the existing facilities building and many of the chalets, and therefore would be easily assimilated into the landscape. The statement also argues that the 31 new caravans would not result in over-intensive use of the site particularly when considering the fact that 20 of the proposed caravans would be a replacement of those lost via removal of staff caravans and as a result of the loss of chalets through the implementation of the 2009 permission, which reduced the overall number of bed-spaces at the Holiday Village (and, it is stated, has contributed to its eventual insolvency). It is stated that the applicant has not entered into pre-application discussions but has submitted this application as they are keen to get the site out of administration and into a viable trading position.
National Policy and Saved Local Plan/Core Strategy policies are supportive in principle of the improvement of tourist sites including static caravans, provided proposals comply with other policies relating to the character and appearance of the countryside. Policy CS12 of the Core Strategy requires amongst other things that development conserves and enhances the special qualities of Chichester Harbour AONB, meets the aims of the AONB Management Plan and is appropriate to the economic, social and environmental wellbeing of the area. Policy DM4 relates specifically to static holiday caravan development and requires that the development has a close physical relationship to existing caravan sites, and is used for holiday purposes only with a limited period of occupancy (a maximum of ten months per calendar year), making the clear distinction between holiday caravans which are often located outside the urban area (such as would be the case here) and residential dwellings which should be located within existing settlements.
While we are supportive in principle of the improvement of tourist facilities within existing tourist sites, Planning Guideline K2 of the [former] AONB Management Plan cautions against the expansion of caravan sites and instead favours the small-scale, sympathetic conversion of existing buildings for holiday accommodation. In this instance, we are concerned about the scale and density of the proposed development and its proximity to the Harbour (the caravans would be located in one of the most exposed parts of the site as viewed from the AONB). The limited plans submitted demonstrate that the 'caravans' would be clearly visible in views from the water and footpath to the north beyond the existing sea wall, and the lack of screening to the north and typical appearance/colour of caravans/mobile homes would be likely to create a significant visual intrusion into the landscape, particularly at this density and in this prominent position on the site, thereby failing to conserve or enhance its special qualities or contributing positively to the landscape in accordance with the requirements of Core Strategy Policies CS12 or DM9.
We would question whether an alternative location within the existing holiday complex which is less exposed could be explored and would suggest that the conversion/adaptation of existing buildings (or creation of more sympathetic permanent buildings rather than caravans/mobile homes) would be more appropriate in this extremely sensitive rural location on the edge of the AONB. We also question the need for 31 additional holiday units so soon after it was argued that the 2009 conversion would provide a wider range of tourist facilities to adapt to changing market conditions and improve the overall tourist offer of the site. We feel that there may be some scope for a smaller-scale development in an alternative location on the site set back further from the water and with the provision of suitable screen planting to soften any impacts, but this would need to be very carefully designed so as to minimize any increased visual intrusion in the AONB (materials and colours would also be important - for example, light colours such as white or cream should be avoided). However, we would still question the appropriateness of caravans/mobile homes on this site given its existing character and its exposed position in the wider AONB, and would encourage a more considered approach that responds to the landscape setting and accords with Saved Local Plan and Core Strategy policies.”
1.3
This application was permitted by Havant Borough Council.
2.0
Site and its Landscape Context

2.1
Mill Rythe Holiday Village is situated just outside of the AONB, in Character Area E1 of the Chichester Harbour AONB Landscape Character Assessment 2006. The holiday village is immediately adjacent to the AONB boundary from the water and is a highly visible site from the water within the AONB to the north, south and east and also in more distant views from the public footpath by Mengham Rythe Sailing Club to the north. (See photos in Appendix 1.)

2.2
The majority of the buildings on the existing site are visible from the water to the north and northeast, see photo in Appendix 1a. The two storey block at the east end of the site is visible in an arc to the east. The remaining land at the end of the site has a scrub appearance and retains the natural feel of this end of the site and is currently used for a pitch and putt golf course, as part of the sites facilities.

2.3
The Chichester Harbour AONB Landscape Character Assessment 2006, on page 75 defines the character of the Mill Rythe Area:

“Mill Rythe has a wide opening to the main harbour pool, but rapidly narrows and becomes more enclosed and sheltered in character as it splits into separate arms. At low tide it comprises mudflats and salt-marsh carved by tiny narrow channels. Trees, copses and hedgerows merge together in places to give the impression of a partly wooded shoreline, and provide a setting for a scatter of harbour-side houses, and Mill Rythe Holiday Village on the coastal edge. Boatyards and Industrial sheds on Hayling Island at Yachthaven are prominent in some open views across the area. Despite this, it retains a largely undeveloped character.” 

2.4
The Landscape Character Assessment also identifies one of the key issues for the area is the potential redevelopment of the Mill Rythe Holiday Village. The LCA also identifies the sensitivity of the landscape to development change is high due to its open, largely undeveloped character. It also states that this Character Area is particularly sensitive to further development on the adjacent coastal edge.

3.0
Proposed Development

3.1
This is a major application to update the existing holiday village and turn it into a ‘flagship family holiday resort’, as described in paragraph 1.2, of the Design and Access Statement. The Conservancy’s primary concern with this application is the over-intensification of the use of this site. This is report will now examine how this is this case from the proposals listed below and our assessment.
3.2
The main proposals on the site that will have a visual impact on the AONB include:

· The siting of 204 holiday caravans, including 5 for staff accommodation (including 31 static caravans already implemented under previous permission 11/01080.)
· Refurbishment of retained single and two storey holiday chalets to form 87 units of holiday accommodation.

· Refurbishment of central facilities building
4.0
Havant Borough Plan Core Strategy 2011

4.1
Policy CS12 of the Core Strategy requires that development conserves and enhances the special qualities of Chichester Harbour AONB, meets the aims of the AONB Management Plan and is appropriate to the economic, social and environmental wellbeing of the area. Policy DM4 relates specifically to static holiday caravan development and requires that the development has a close physical relationship to existing caravan sites, and is used for holiday purposes only with a limited period of occupancy (a maximum of ten months per calendar year). 
5.0
AONB Management Plan 2014-2019

5.1
The Conservancy’s AONB Management Plan 2014-2019 Policies BD1 seeks to ensure that all development is appropriate and conserves and enhances the landscape, wildlife and historic environment of the AONB. Policy BD2 seeks to ensure that development complies with the protective framework for sites designated for nature conservation and that where appropriate, mitigation measures are incorporated. BD3 seeks to safeguard the socio-economic activities supporting the AONB and its communities.

6.0
Chichester Harbour AONB Planning Principles (First Edition)
6.1
The Conservancy’s Planning Principle PP08 states that “The Conservancy is likely to object to applications for new or extended caravan or tourism accommodation sites within or adjacent to the AONB, unless it can be demonstrated that there would be no harm from visual intrusion, noise, increased recreational activity or erosion of rural character.” Supporting paragraph 3.08.03 states “The Conservancy will carefully consider any such proposals, given the impact on the landscape and the visual prominence these developments can have. More bespoke forms of accommodation such as pre-fabricated lodges or the conversion of existing buildings, have added self catering tourist accommodation to the market place.  Paragraph 3.08.04 also states that the Conservancy will look to persuade the Local Planning Authority to impose suitable planning conditions to ensure the accommodation created cannot be occupied the whole year round, to prevent such accommodation becoming permanent general purpose housing, which is not supported outside of the defined settlement boundaries.

6.2
It is within this policy context that the proposed development will be assessed.

7.0
Demolition of Redundant Chalets and Facilities Buildings and Existing Buildings on the Site
7.1
The main cluster of existing chalets and facilities are most prominent when viewed directly from the water to the wider landscape to the north. (See photos in Appendix 1.)
7.2
The two storey flat roofed 1960’s buildings at the end of the site to the east that adjoin the pitch and putt course are visible in arc to the east in the wider landscape. It is this eastern end of the site that is the most visible in the wider landscape.
8.0
The Siting of 204 Holiday Caravans

8.1
The proposed siting of 204 holiday caravans does produce cause for concern. There is much greater intensive coverage of development over the existing site with this part of the proposal. Currently the site entrance area for example, is largely open. The proposed caravans are shown on the proposed site plan as using all the land, building right up to the existing site boundary, around a series of small access roads and being enclosed with planting. The proposed caravan development area plan shows static caravans with white elevations and red or grey clad roofs. There is concern with the cumulative visual impact with the overall number of static caravans together their proposed colour, particularly in planted setting; increasing their prominence when seen in the wider landscape. It is accepted that an extensive landscaping scheme is proposed but these structures should not be allowed solely on the basis of landscaping. The applicants Visual Landscape Impact Assessment in paragraphs 8.9 and 8.11 relies heavily on the use of planting and screening. The proposed caravans should be an appropriate form of development in their own right. These caravans when viewed from the wider landscape could be intrusive particularly if the landscaping does not establish in this exposed environment this would not comply with Policy CS12 of the Adopted Core Strategy.

8.2
In addition there is no explanation in the application as to why this form of holiday accommodation i.e. static caravans has been chosen, and what other replacement accommodation options have been considered. There is also concern that these caravans are not able to have all year round occupation to ensure they are used as holiday caravans only, to ensure they comply with the requirements of policy DM4 of the Adopted Core Strategy.
9.0
Refurbishment of Retained Single and Two Storey Holiday Chalets

9.1
The refurbishment of the retained two storey chalets show the main elevation of the existing flat roofed building being broken up with gable facing features and being clad in ‘eternit boarding’ in a colour to be confirmed. The roof style would change from a flat roof to a pitched gable roof. The suggested colour palette are pale cream, grey or green ‘eternit boarding’ and the proposed balconies at first floor level would be white coloured steel. The single storey chalets show re-cladding in ‘eternit boarding’ of the suggested colour palette above with white contrasting sofits and window frames. This proposed refurbishments of these building would be a New England style. There is no concern with the principle of refurbishing and upgrading existing tourist accommodation on this site but the refurbishment needs to meet the criteria in PP01 and PP08 of the Conservancy’s Planning Principles. The Conservancy would prefer to see the use of more natural materials such as cedar boarding and darker window frames to help the buildings blend into their planted backdrop when viewed from the wider landscape.  

9.2
The Chichester Harbour AONB Design Guidelines for dwellings and new extensions 2010 suggest appropriate materials when refurbishing replacing buildings in a planted setting on page 6 under section 5 Colour, Appearance and Finish. “Choice of colour and finish of materials can be one of the most important design factors in reducing the impact of the building on the landscape. Generally very light colours (such as white, cream and light grey) and large areas of intense strong colours do not blend well with the rural landscape of the AONB, which in general is characterised by subtler, darker colours.” Page 8 also assesses the impact of windows and the colour of window frames. It states “Careful consideration should be given to the colour of window frames where the building lies within a rural or natural setting and is visible from the wider landscape. In these instances it is usually more appropriate to choose a more muted, darker or non-contrasting colour to the elevations, so as to minimise the visual intrusion of the building within its natural landscape setting.” Although this proposed development is not a replacement dwelling or extension the same principles apply to the refurbishment of this holiday accommodation in this sensitive landscape context. The current proposed finishes as suggested for the chalet buildings of eternit boarding with contrasting white window frames and sofits in Figure 1.4 of the Design and Access Statement whilst better than those shown in Figure 1.2. at the pre-application stage;  would still not fit the criteria given above and are likely to make these existing buildings more intrusive from the wider landscape not complying with policy CS12 of the Adopted Core Strategy.
10.0
Refurbishment of Central Facilities Building

10.1
The central facilities/main complex building is visible from the wider landscape to the north. The proposed changes to north elevation of the main complex building include a more extensive glazed area but this is successfully compensated by the vertical subdivision of the windows and the use of a brize-soleil. Again we would prefer to see the use of natural cladding on the building and the use of non-contrasting or darker colour window frames on this elevation to enable the building to fit its planted context for the reasons described above.
11.0
Light Pollution

11.1
We accept that no overall increase in the number of permitted holiday units is proposed, there is the potential for greater recreational disturbance and for more light pollution at night time. There is no assessment of light pollution as part of this application. The Conservancy would recommend the applicant provide a statement outlining where the light will shine, when the light will shine, how much light will shine in accordance with its Planning Principle PP09.
12.0
Ecological Appraisal and Habitats Regulations Assessment
12.1
The CHC Ecologist concurs with the comments made by the Senior Ecologist at Hampshire County Council and the Strategy Lead for Planning and Development at Hampshire and the Isle of Wight Wildlife Trust:
· The issue of wintering birds are particularly relevant during the demolition/construction phase. Once completed, consideration of visitor usage of the paths adjacent to the water should be made, to mitigate or reduce impacts on wintering birds.
· Monthly WeBS (Wetland Bird Surveys) of the sector immediately adjacent to the site (Tournerbury to Mill Rythe 20435) from winter of 2015-16 showed that average monthly counts of wintering birds were 2,052 (peak of 3,885), with peaks of 2,000 Dark-Bellied Brent Geese, 1,510 Wigeon and 530 Lapwing. 
· Records from www.solentbirds.org.uk also indicate that Brent Geese use the grassland between the existing caravans and the pond to the north east.
12.2
The CHC AONB Manager is concerned that insufficient ecological consideration has been given to the close proximity of the adjacent Site of Importance for Nature Conservation (SINC) and Special Protection Area (SPA), therefore the LPA may not be sufficiently informed enough to make a determination.

12.3
Recreational disturbance is a significant concern at Chichester Harbour AONB. It is understood that this development would be exempt from the Solent Recreation and Mitigation Partnership (SRMP) payments despite potentially resulting with an influx of people to the area. With sufficient mitigation in place, it can be assumed that the development is likely to lead to increased instances of disturbance.
12.4
There is scope for further protected species surveys (inc. Bats, vegetation and habitats) so as to better understand the likely impacts of the development.
13.0
RECOMMENDATION

13.1
The local planning authority is advised that Chichester Harbour Conservancy recommends refusal of this application.

Appendix

Photos of Mill Rythe Holiday Village from the wider AONB Landscape
Mill Rythe Holiday Village when viewed from foreshore public footpath to the south by Mengham Rythe Sailing Club and from the water to the south
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Mill Rythe Holiday Village view from the water to the northeast
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Mill Rythe Holiday Village from the north
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Mill Rythe Holiday Village from the Southeast
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