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1.2

1.3

1.4

1.5

Introduction

This planning statement and the planning submission has been prepared on behalf of Places
for People (PfP) (herein the applicant) for the residential redevelopment of land to the south

of Land at The South Downs College, College Road, Purbrook, Waterlooville.

Places for People is a property management, development, regeneration company
and leisure company based in the UK. PfP is made of over 20 companies and
manages more than 182,500 homes nationally. Places for People provide a wide
range of property and asset management services — from market rent and affordable
housing to leasehold management. They design, build and manage large-scale

regeneration projects. Building a wide range of homes, to rent and buy.

With regards to the application site forms part of the applicant’s delivery strategy
and they have worked with Havant and South Downs College to propose a
development that will not only much needed housing, but will also allow for

significant further investment into the college and facilities.

The applicant has engaged with the local authority with regards to this submission
and have sought to work with them in delivering this scheme. The scheme as now

submitted is the culmination of these efforts.

This detailed planning application for the development of 102, one, two and three
bed units with 30% affordable housing, set over shared ownership, affordable rent,
and discount to open market tenures. The planning application submission will be

supported by the following plans and documents;

e Affordable Housing Statement — (Appended to this statement)
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e Air Quality — Hydrock

e Design and Access Statement — HGP Architects
e Drainage — AWP

e Ecology — ProVision

e Flood Risk — AWP

e Ground Conditions

e Heritage — Orion Heritage

e Highways and Transport — AWP

e Lighting — Hyrdrock

e Noise — Noise

e Planning Statement — Mission Town Planning
e Statement of Community Engagement — Y Factory

e Trees— ACD Environmental

1.6 The planning submission also comprises of the following plans and drawings as
prepared by HGP Architects to support the application, a drawing register has been

provided with the submission of the plans.

1.7 Section 2 of this statement looks at the site and its surroundings. Section 3 reviews the
planning History. Section 4 looks at the relevant planning policies which the application
will be assessed against. Section 5 discusses the development proposals and outlines the
level of consultation the applicants have undertaken for the development. Section 6
assesses the application against relevant planning policies and any other relevant material

considerations. Section 7 concludes the report.
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2.1

2.2

2.3

2.4

2.5

2.6

2.7

2.8

The Site

The application site is an irregular shaped parcel of land consisting of 2.27 hectares,
of buildings and hard standing. The site has a rough change in levels of around 1m,

albeit some of the existing college buildings are currently set into the site ground.

The site currently sits within the confines of Havant and South Downs College
Campus and comprises a large surface car park, and some buildings to the northern
portion of the site. The building to north of the site of one and two storeys and have

not been used for the last 6 months.

The surface car park has historically been used for student and staff parking and
provided in excess of 500 spaces. As of September 2021, the vast majority of the car

park was closed, leaving only 75 spaces.

There are a number of trees on site, mainly set within the hard standing and to

provide segregation of the spaces.

The site boundaries to the east, west and south area almost exclusively lined by

dense and mature foliage and trees.

The site is currently accessed via the main college entrance which is to the north of

the site and serves as the main access point to the site

In the wider context the site is to the south of the college campus, to the east and

south are currently open fields, and beyond this to the east is the A3M.

To the is west of the site is College Road, with residential housing beyond accessed

by Apollo Drive.
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2.9 In regard to land use designations the site is within HBC Solent Recreation Mitigation
Strategy 5600m Buffer and also the Buffer Zone for the SPA. Within the southern

part of the site is an old roman road.

2.7 The site is within the defined settlement boundary as set out within the 2011 Local

Plan, (Core Strategy).
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3.1

3.2

3.3

Planning History

There are numerous planning applications, the vast majority are not relevant to the
consideration of the application and related mainly to the use of the educational

establishment.

The consent relating to the car park appears to be between 20 and 30 years old and

relates to a number of consents.

Directly to the south of the site a planning application has recently been lodged for
the following; Hybrid planning application comprising; full planning application for
the erection of 130 dwellings with the creation of new access onto College Road,
landscape, drainage, car parking and associated works; and outline planning
application for up to 650 dwellings, community and nursery facility (use class D1 and
D2), retail unit (use class Al), public open space, landscaping, diversion of public

right of way and associated works and infrastructure. (Reference; APP/19/01101).
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4  Planning Policy

4.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 and Section 70 (2)
of the Town and Country Planning Act 1990 requires that applications must be in
accordance with the development plan unless material considerations indicate

otherwise.

4.2 The Development Plan for the area currently comprises The Havant Borough Core
Strategy adopted 1t March 2011, and also the Havant Borough Local Plan
(Allocations) adopted July 2014. These documents are the main documents to inform

decision making

4.3 There are several supplementary planning documents which relate to specific areas

of planning and are discussed below.

4.4 The Council have recently withdrawn their emerging Local Plan on the 16™ March
2022 on the advice of the Planning Inspectorate and their examiners who considered
that the plan should be withdrawn for issues relating to the deliverability of the plan

and the sites therein.

4.5 Other material considerations include the National Planning Policy Framework,
which as amended in July 2021, and the National Planning Policy Guidance which is

an online resource and is updated on a regular basis.
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4.6

4.7

4.8

National Planning Policy Framework

The National Planning Policy Framework sets out the Government’s planning policies
for England and how these should be applied. It provides a framework within which

locally prepared plans for housing and other development can be produced.

Sustainable Development

The purpose of a planning system is to contribute to the achievement of sustainable
development. At a very high level, the objective of sustainable development can be
summarised as meeting the needs of the present without compromising the ability

of future generations to meet their own needs.

Achieving sustainable development means that the planning system has three
overarching objectives which are interdependent and need to be pursued in

mutually supportive ways.

e an economic objective —to help build a strong, responsive and
competitive economy, by ensuring that sufficient land of the right types is
available in the right places and at the right time to support growth,
innovation and improved productivity; and by identifying and

coordinating the provision of infrastructure.

e asocial objective —to support strong, vibrant and healthy communities,
by ensuring that a sufficient number and range of homes can be provided
to meet the needs of present and future generations; and by fostering a
well-designed and safe built environment, with accessible services and
open spaces that reflect current and future needs and support

communities’ health, social and cultural well-being; and
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e an environmental objective — to contribute to protecting and enhancing
our natural, built and historic environment; including making effective
use of land, helping to improve biodiversity, using natural resources
prudently, minimising waste and pollution, and mitigating and adapting

to climate change, including moving to a low carbon economy.

4.9 So that sustainable development is pursued in a positive way, at the heart of the
Framework is a presumption in favour of sustainable development (paragraph 11).

For decision-taking this means:

c) approving development proposals that accord with an up-to-date

development plan without delay; or

d) where there are no relevant development plan policies, or the policies
which are most important for determining the application are out-of-date,

granting permission unless:

i. the application of policies in this Framework that protect areas or
assets of particular importance provides a clear reason for refusing the

development proposed; or

ii. any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the policies

in this Framework taken as a whole.

Determining Application

4.10 Paragraph 47 states that planning law requires that applications for planning
permission be determined in accordance with the development plan, unless material

considerations indicate otherwise. Decisions on applications should be made within

10
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4.11

4.12

4.13

statutory timescales unless a longer period has been agreed by the applicant in

writing.

The above is reiterated in “The Town and Country Planning (Development
Management Procedure, Listed Buildings and Environmental Impact Assessment)
(England) (Coronavirus) (Amendment) Regulations 2020”. Which requires

applications to be determined in line with statutory time frames.
Delivering a sufficient supply of homes

To support the Government’s objective of significantly boosting the supply of homes,
it is important that a sufficient amount and variety of land can come forward where
it is needed, that the needs of groups with specific housing requirements are

addressed and that land with permission is developed without unnecessary delay.

Paragraph 65 outlines that where major development involving the provision of
housing is proposed, planning policies and decisions should expect at least 10% of
the homes to be available for affordable home ownership, unless this would exceed
the level of affordable housing required in the area, or significantly prejudice the
ability to meet the identified affordable housing needs of specific groups.
Exemptions to this 10% requirement should also be made where the site or

proposed development:

a) Provides solely for build to rent homes.

b) Provides specialise accommodation for a group of people with specific
needs.

c) Is proposed to be developed by people who wish to build or

commission their own homes; or

d) Is exclusively for affordable housing, and entry level exception site or a
rural exception site.

11
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4.14  Paragraph 68 acknowledges that small and medium sized sites can make an
important contribution to meeting the housing requirement of an area and are often
built out relatively quickly. To promote the development of a good mix of sites local

planning authorities should: [inter alia]

c) support the development of windfall sites through their policies and
decisions — giving great weight to the benefits of using suitable sites

within existing settlements for homes; and

d)  work with developers to encourage the sub-division of large sites where

this could help to speed up the delivery of homes.

Making Effective Use of Land

4.15 Paragraph 119 outlines that planning policies and decisions should seek to promote
an effective use of land in meeting the need for homes and other uses, while
safeguarding and improving the environment and ensuring safe and healthy living

conditions.

4,16 Paragraph 120 states that planning policies and decisions should: [inter alia]

° encourage multiple benefits from both urban and rural land, including
through mixed use schemes and taking opportunities to achieve net

environmental gains —

° give substantial weight to the value of using suitable brownfield land
within settlements for homes and other identified needs for housing
where land supply is constrained, and available sites could be used more

effectively; and

12
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support opportunities to use the airspace above existing residential and
commercial premises for new homes. In particular, they should allow
upwards extensions where the development would be consisting with the
prevailing height and form of neighbouring properties and the overall
street scene is well designed and can maintain safe access and egress fir

occupiers.

4.17 Paragraph 122 outlines that planning policies and decisions need to reflect changes

in the demand for land. They should be informed by regular reviews of both the land

allocated for development in plans, and of land availability. Where the local planning

authority considers there to be no reasonable prospect of an application coming

forward for the use allocated in the plan:

a)

b)

They should as part of plan updates, reallocate the land for a more
deliverable use that can help to address the use that can help address

identified needs; and

In the interim, prior to updating the plan, applications for alternative uses
on the land should be supported, where the proposed use would

contribute to meeting an unmet need for development in an area.

4.18 Notwithstanding the above, paragraph 123 states that local authorities should also

take a positive approach to applications for alternative uses of land which is

currently developed but not allocated for a specific purpose in plans, where this

would help to meet identified development needs. In particular they should support

proposals to:

Places for People
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e Make more effective use of sites that provide community services such as
schools and hospitals, provided this maintains or improves the quality of

service provision and access to open space.

Achieving Appropriate Densities

4,19 Paragraph 124 outlines that Planning policies and decisions should support

development that makes an efficient use of land, taking into account:

° The identified need for different types of housing and other forms of

development, and the availability of land suitable for accommodating it.
. Local market conditions and viability

° The availability and capacity of infrastructure and services — both existing
and proposed — as well as their potential for further improvement and the

scope to promote sustainable travel modes that limit future car use.

° The desirability of maintaining an area’s prevailing character and setting,

or of promoting regeneration and change; and

° The importance of securing well-designed, attractive and healthy places.

4.20 Paragraph 125 outlines that where there is an existing or anticipated shortage of
land for meeting identified housing needs, it is especially important that planning
policies and decisions avoid homes being built at low densities and ensure that
developments make optimal use of the potential of each site. In these

circumstances:

a) Plans should contain policies to optimise the use of land in their area and
meet as much of the identified need for housing as possible. This will be

tested robustly at examination and should include the use of minimum

14
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b)

c)

density standards for city and town centres and other locations well

served by public transport.

The use of minimum density standards should also be considered for other
parts of the plan area. It may be appropriate to set out a range of densities
that reflect the accessibility and potential of different areas, rather than

one broad density range: and

Local planning authorities should refuse applications which they consider
fail to make an efficient use of land, taking into account the policies in this
Framework. In this context, when considering applications for housing,
authorities should take a flexible approach in applying policies or guidance
relating to daylight and sunlight, where they would otherwise inhibit
making efficient use of a site (as long as the resulting scheme would

provide acceptable living standards).

Achieving well designed places

4.21 Paragraph 126 outlines that the creation of high-quality buildings and places is

fundamental to what the planning and development process should achieve. Good

design is a key aspect of sustainable development, creates better places in which to

live and work and helps make development acceptable to communities. Being clear

about design expectations, and how these will be tested, is essential for achieving

this. So too is effective engagement between applicants, communities, local planning

authorities and other interests throughout the process.

4.22  Paragraph 130 outlines that planning policies and decisions should ensure that

developments:

Places for People
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a)  Will function well and add to the overall quality of the area, not just for the

short term but over the lifetime of the development.

b)  Are visually attractive as a result of good architecture, layout and

appropriate and effective landscaping.

c)  Are sympathetic to local character and history, including the surrounding
built environment and landscape setting, while not preventing or
discouraging appropriate innovation or change (such as increased

densities)

d)  Establish or maintain a strong sense of place, using the arrangement of
streets, spaces, building types and materials to create attractive,

welcoming and distinctive paces to live, work and visit.

e)  Optimise the potential of the site to accommodate and sustain an
appropriate amount and mix of development and support local facilities

and transport networks.

f) Create new places that are safe, inclusive and accessible and which
promote health and well-being, with a high standard of amenity for
existing and future users and where crime and disorder, and the fear of
crime do not undermine the quality of life or community cohesion and

resilience.

4.23  Paragraph 132 acknowledges that design quality should be considered throughout
the evolution and assessment of individual proposals. Early discussions between
applicants, the local planning authority and the local community and the design and
style of emerging schemes is important for clarifying expectations and reconciling
local and commercial interests. Applicants should work closely with those affected by
their proposals to evolve designs that take account of the view of the community.
Applications that can demonstrates early, proactive and effective engagement 2ith

the community should be looked on more favourably than those that cannot.

16
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4.24

4.25

4.26

4.27

4.28

Local Policy

The Havant Borough Core Strategy adopted March 2011

The adopted local plans sets out the local plans and policies that should be used to
assess and consider new developments against. The plan sets out a spatial vision for
the borough and seeks to deliver sustainable development that address the
environmental, the economic and the social of all schemes coming forward. The
policies which are deemed to be of relevance to the submitted scheme are as

follows.

Policy CS1 — Health and Wellbeing sets out the overall aims for the Core Strategy
from retaining open space improving design quality, to supporting education, among

a number of other key elements.

Policy CS6 — Regeneration of the Borough — reinforces to the requirements of
paragraph 11 of the NPPF, and seeks to ensure the developments consider their full

sustainable obligations.

Policy CS7 — Community Support and Inclusion, seeks to ensure that development

will continue to education and training opportunities.

Policy CS9 — Housing — sets out the Council’s obligation to deliver housing and also
the requirement to provide 30% affordable housing on site; to seek mixed and
balanced communities, with a suitable density and mix that delivers suitable sizes

and tenures.

17
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4.29

4.30

4.31

4.32

4.33

4.34

4.35

Policy CS11 - Protecting and Enhancing the Special Environment and Heritage of
Havant Borough — requires that all development respects and addresses the

designations that it may impact as a result of coming forward.

Policy CS13 — Green infrastructure; sets out that should maintain and mange green

infrastructure and create and not undermine existing elements.

Policy CS15 - Flood and Coastal Erosion Risk requires development that consider the

elements of flood risk and addresses them through the development.

Policy CS16 — High Quality Design; is criteria based policy that requires high quality

design which integrates the local area and is positively planned.

Policy CS17 — Concentration and Distribution of Development within Urban Areas
seeks to concentrate development in the five identified urban areas and prioritises

development on previously developed sites.

Policy CS19 — Effective Provision of Infrastructure requires that development makes
the most effective use of existing infrastructure, including opportunities for co-
location of facilities. Moreover, schemes should not result in the loss of education

facilities.

Policy CS20 — Transport and Access Strategy, seeks to ensure that development does
not detrimentally impact the existing highway network, and is suitably accessible and

managed.

18
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4.36

4.37

4.38

4.39

4.40

4.41

Policy CS21 — Developer Requirements — requires that development of sets its

impact on infrastructure.

Policy DM2 Protection of existing community facilities and shops — this includes
education facilities (para 10.08), this requires that development takes place to

facilities that are no longer required.

Policy DM6 — Coordination of Development — requires that development does not

impact on other developments coming forward.

DMS8 Conservation, Protection and Enhancement of Existing Natural Features is a
criteria-based policy that requires that development will only be permitted where it

protects and enhances local habitats and landscape distinctiveness.

Policy DM11 Planning for More Sustainable Travel; Policy DM12 Mitigating the
impacts of travel and Policy DM13 Car and Cycle Parking on Residential Development
seeks to ensure the development does not overly rely on private motor vehicles and

provides opportunities to integrate with public and sustainable transport modes.

Havant Borough Local Plan (Allocations) adopted July 2014

Policy AL2 — Urban Area Boundaries and Gaps between Settlements seeks to
concentrate development within the five main conurbations, and to protect the

undeveloped gaps between settlements.

19
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4.42

4.43

4.44

4.45

4.46

Policy DM18 — Protecting New Development from Pollution schemes will need to

ensure suitable protection of future residents from possible sources of pollution.

Policy DM20 — Historic Assets Planning permission will be granted for development

that conserves and enhances the historic assets of Havant Borough.

Policy DM24 - Recreational Disturbance to Special Protected Areas (SPAs) from
Residential Development requires that sites mitigates their impact through a

package of measures either, on site or through a contribution.

Supplementary Planning Documents

The below documents are considered to be relevant to the determination of the

planning submission;
e Borough Design Guide SPD (Adopted December 2011)
e Housing SPD (Adopted July 2011)

e Parking Supplementary Planning Document (SPD) (Adopted July 2016)

Emerging Policy

As set out in paragraph 4.4, on the advice of the Planning Inspector, following and
Examination in Public (EiP) the Council in following a committee have withdrawn the
plan. In their letter referenced CR18, paragraph 51 of the letter set out seven issues
that are of concern to the Planning Inspectorate. These issues related to the

deliverability of sites, and further works on the sustainability appraisal.

20
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4.47 Itis of note that the application site as allocated within the emerging plan under

policy KP8. This policy allocated the site for the following;

“In addition to criteria a) to f) above, residential development of about 95
dwellings following the reconfiguration and consolidation of the college

campus..”

4.48 While the policy has been withdrawn, it is noteworthy that the site was considered

to by the Inspector in examining the plan.

21
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5.1

5.2

5.3

54

5.5

Development Proposals

Planning permission is sought for the development of 102, one, two and three bed
units with 30% affordable housing, set over shared ownership, affordable rent, and

discount to open market tenures.

The scheme will provide a mixture of house types and apartments blocks set over

two, three and four storey’s providing a varying mix of accommodation types.

The scheme will deliver the following;

1 bed 2 bed 3 bed 4 bed Totals
Market 3 33 24 11 71
Affordable 4 17 1 22
Rent
Shared 4 5 9
Ownership
TOTALS 11 55 25 11 102

The layout has been designed around creating a scheme that fits in sympathetically
with the local context. The massing has been varied to create interest and to

respond to the wider built environment.

The layout creates a transition from the apartment scheme to the north and the

two-storey housing development to the south.

22
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5.6

5.7

5.8

5.9

5.10

5.11

Generally dual aspect house types have been used to address street corners; Corner
bays are used on gables in selected locations and front porches provide added depth

to the main elevation.

The architectural identity of the dwellings has been considered following an analysis
of the existing residential dwellings in the local area. The materials respond to this
context, a mix of pale render and bricks. Detailing and material selections have been
informed by the site’s character assessment and a review of local building

precedents.

The dwellings have been designed to meet the requirements of a diverse range of
residents’ needs. The size and articulation of the dwellings adds to the diversity and
interest in the street scene through changes in massing, materials, detailing and

projection. This is directly informed by the dwellings use and internal arrangement.

The scheme will deliver far in excess of the policy requirement for affordable
housing, in this phase. The proposal is to forward deliver this affordable housing
provision within this phase of development, and then to deliver the policy compliant

amount across the remaining phases, including this phase.

The scheme will provide a total of 164 parking spaces and 204 cycle spaces. These

spaces will be split between the flats and the housing units proposed.

Access to the site will be form the north, with a number of internal roads to navigate

the site.

23
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5.12

5.13

5.14

5.15

5.16

The scheme also seeks to protect and enhance the ecology of the site and ensure
that the scheme can also increase biodiversity on the site. Where possible trees will

be protected on site, where this is not possible, they will be replaced.

There are large areas of shared green space located centrally within the site, to

ensure accessibility for all.

Pre-Application engagement

As is best practise a pre-application was submitted to the Council, to seek to work
with the Council to present a scheme which will be supported by the Council. The
original scheme submitted within the pre-application submission was for 117 units.
While the development was supported in principle, there were a number of
concerns. The scheme now presented has sought to address the issues raised within
the pre-application, and presents a scheme that we believe is fully compliant with

the Council’s planning policies.

Given the sites location and nature there has also been a public consultation exercise
undertaken, this approach was agreed with the Council during the pre-application
process. This is set out within the statement of community involvement that

supports this application.

The submission as made, is the culmination of the pre-application and public

engagement efforts.

24
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6.1

6.2

6.3

6.4

6.5

Development Considerations

The following sets out how the above proposal, as set out and described in section 5
of this report conform with the national and local planning policies as set out within
section 4. This report should be read in conjunction with associated reports which

support this application and are listed in paragraph 1.5 of this report.

Principle of Development

The overall principle of development needs to be considered in the context of the
designations of the site, local and national planning policy, and guidance. Prior to the
submission of the planning application, pre-application advice was sought form the
local authority in line with best practice as set out within paragraphs 39 to 41 of the

NPPF.

Within the pre-application submission, and the subsequent response from the
Council weight was given to the, at the time emerging Local Plan, and the emerging
policy KP8. This policy allocated the site for circa 95 units. The policy recognised that

the redevelopment of the site for housing would allow investment into the college.

However, following Examination in Public (EiP) of the plan, the Secretary of State
appointed Planning Inspector in their report referenced CR18 recommended at

paragraph 56 that the plan be withdrawn.

The withdrawal of the plan was confirmed by the Council within their Statement of

Fact and dated 16t March.
25
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6.6

6.7

6.8

6.9

While the plan has been withdrawn, and as such has no weight in the determination
process of this application, it is also important to review the reasons why the plan
was withdrawn. These are set out within paragraph 51, which sets out the steps to
resolve the issues with the plan. Of the 7 reasons listed, 5 of them related to the
deliverability of sites, including the site to the south. This is noteworthy as there is
no mention of policy KP8, this was considered to be deliverable within the hearing

sessions which took place in July 2021.

Notwithstanding the above and taking the current 2011 Core Strategy and the 2014
Allocations as the local baseline for consideration. This also needs to be seen in the

broader context with paragraph 11d of the NPPF.

Turning the principle of development, the site resides within the settlement
boundary as defined by the proposals map. Currently the site comprises mainly areas
of hardstanding and also some buildings which are not currently being used by the
college. As such the key issues for consideration relate to the loss of part of the

educational facilities at the college, and the potential impact of the loss of parking.

In support of the application a statement has been prepared by Peter Marsh
Consulting, who are the agents acting on behalf of the College. This statement very
clearly sets out the significant benefits that the disposal and receipt will have on the
operation of the college. This statement sets out the college’s position in relation to
the disposal of the site. The existing site forms part of the Havant Campus for the

Havant and South Downs College Group (HSDC). Over the past 5 years there has
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6.10

6.11

6.12

been significant investment in other HSDC facilities, this has resulted in activities

reducing at the South Downs Campus.

Currently as a result of the College’s rationalisation programme there is far more
space than is required for the colleges purposes. As a result the College have worked
with the Council and other stakeholders to agree a strategy to resolve this issue. The
college are committed to reinvesting back into the campus and to providing an
educational establishment that will be better equipped to meet existing and future

need.

The capital receipt from the delivery of housing on site will enable significant
investment in the facility to provide a far more considered approach to education, in

the long term.

The existing facility is simply too large for the college’s requirements. While there
will be a loss of floor space, there will be a significant improvement to the facilities.
In this way there will be qualitative improvements over the quantity of space that
still exists. These improvements can only come about as a result of the disposal of
the site. The document prepared by the College’s agent sets out there is adequate
space at the Havant campus to facilitate growth in terms of demographic growth and
increase demand from the community with the reduced land take. There exists
sufficient space on the South Downs campus to consolidate the activity onto the
Northern part of the site. Finally it has been identified that there are substantial

investment requirements on the site e.g. a need to improve the facilities.
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6.13  Within both the Core Strategy, and the Site Allocations DPD, while there is a clear
requirement to protect education provision as set out within policy CS7, CS19 and
DM2. The most salient of these would be Policy DM2 this sets out 2 criteria that

need to be considered, in essence the loss of facilities will need to;

i) demonstrate through an active marketing process that the premises
or land are no longer viable for their authorised use or any other use

which would provide a beneficial facility to the local community.

ii) The facility is no longer required for a community use or that there is
an easily accessible existing or new facility for the community it is

intended to serve.

6.14 Taking these points in order, it is firstly clear that a marketing process has not been
undertaken. This is due to the fact that the loss is only a quantitative loss. There is no
loss in the overall provision. As such this would be a reduction as opposed to a loss.
Further to this given the location of the site and access issues it would be challenging
at best to dispose of the site to another educational facility. Moreover, the proposal
would comply with the second element of point i) as the disposal of the car park and
some of the spaces would allow for an overall improved provision. In this regard this
would over benefits to the facility. The consideration of ii) of the policy would be
much the same, furthermore this element of the policy appeals to deal with total

loss of a site as opposed to rationalisation.

6.15 In conclusion in regards to the principle of development paragraph 95 of the NPPF
sets out that “local planning authorities should take a proactive, positive and
collaborative approach to meeting this requirement, and to development that will
widen choice in education. They should: a) give great weight to the need to create,

expand or alter schools through the preparation of plans and decisions on
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6.16

6.17

6.18

6.19

applications; and b) work with school promoters, delivery partners and statutory

bodies to identify and resolve key planning issues before applications are submitted.

The key point being that the local planning authority should give great weight to the
need to create, expand or alter schools through the preparation of plans and

decisions on applications.

Turning to the final issue or the loss of parking the loss of the car park has been
carefully considered by the College. Furthermore the parking area has been closed
for the last 7 months. To the applicants knowledge the closure of the car park has
left no discernible impact on local residents within the vicinity of the site. The college
has also undertaken a parking strategy based on the learning requirements and
patterns of the college and through expert advise is satisfied that the loss of the
parking will not hinder the investment or growth in the college. Moreover it would
also encourage more sustainable modes of travel, as well as mitigation in the form of

more on line learning.

As such it is believed that the principle of development has been demonstrated to be
acceptable in terms of the reduction in floorspace. This must also be seen in
conjunction with the further sections of this statement which set out the housing

need provision, design, access, ecology, etc.
Housing supply and need

Partly as a result of the decision to withdraw the emerging local plan due to
concerns over deliverability, the Council cannot demonstrate a housing land supply.
The Council’s Five Year Housing Land Supply Update June 2021, states that there is

only a 4.4 year supply. Critically these calculations also include sites that the
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6.20

6.21

6.22

6.23

Inspector in considering the previously emerging plan were undeliverable. As such

the delivery position is likely to be significantly worse than the 4.4 years as stated.

Given the housing land supply position, as acknowledged by the Council under
paragraph 11d of the NPPF would be enacted. Meaning that weight will need to be
given to the provision of further housing, and the local plan policies would be

considered out of date.

Affordable Housing

The scheme will deliver 30% affordable housing within the policy compliant mix as
prescribed by Policy CS9 of the local plan. The split of units and tenure is set out
below. Accompanying the submission is a tenure plan showing the location of the

units within the site.

1 bed 2 bed 3 bed 4 bed Totals
Market 3 33 24 11 71
Affordable 4 17 1 22
Rent
Shared 4 5 9
Ownership
TOTALS 11 55 25 11 102

As required within the local validation checklist an affordable housing statement has
been prepared to support the application and sets out how the properties will be

managed.

It should be noted that the 30% policy complaint amount will be delivered but it is
the aspiration of the applicant to potentially deliver a greater quantum of affordable

units.
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6.24

6.25

6.27

6.28

6.29

Design

The design, layout, mass, and scale of the development is as set out within the
Design and Access Statement the supports the application and prepared by HGP

Architects.

In regard to the layout the entrance of the site via the proposed mini roundabout
provides an arrival experience with the existing poplar tree and tallest apartment
building as a focal point to frame the development at entry. The road then enters
the site and is bookended by a smaller apartment building at the South end which

establishes a coherent street for the smaller terraced houses alongside.

There are two central blocks with back-to-back gardens arranged centrally,
separated by a rectangle of public open space. These blocks are abutted by the main

access road which circumnavigates the site.

Gardens for the dwellings which abut the perimeter have views over the fields to the
south and east, and benefit from the existing substantive and tree lined boundary to

the site for privacy and the visual quality.

The public open space is demarked by a pair of handed apartment buildings
mirroring each other in a formal arrangement. The layout have been devised so as to
create natural surveillance over the street and public spaces. This is achieved

through active frontages onto the streets and open space,
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6.30

6.31

6.32

6.33

6.34

6.35

6.36

The proposed houses at the Northeast corner are oriented to avoid overlooking of

the existing nursery and take advantage of the existing tree lined borders.

On-street parking is provided across the site which include perpendicular parking in
avenues, and on-street parking courtyards. All these are located close to the
dwellings rather than being segregated. A small number of garage spaces are located

under the flat-over-garage buildings.

The general massing of the proposal is of 2 storey residential buildings throughout
the site. In appropriate locations 2.5 storey dwellings are positioned to front onto

the public open spaces.

The 4 storey apartment building is located as the entrance to the site as a strong
arrival experience immediately off the main road. This massing is closest to the large
main building of the college and provides a more comfortable transition in scale to

the new residential plots, as they reduce in scale.

The 3 storey apartment buildings are situated at focal points in the site to highlight

and establish the public open spaces.

In terms of the elevational treatments, the buildings proposed are of a high-quality
design that respond to the location of the site, within the settlement boundary and
adjacent to the larger and more institutional buildings of the college. The treatment
is more traditional in form, with a clean and simple design that responds to the edge

of settlement location.

In summary the overall design of the scheme, is considered to respond to the site

and its constraints and to make the best use of this previously developed site.
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6.37

6.38

6.39

6.40

Character of the area

As set out above with the consideration of the design of proposal, and within section
2 of the report, the site is within the defined settlement boundary. The larger more

utilitarian buildings of the college are located to the north of the site.

To the west of the site on the opposite side of College Road are residential
properties, accessed via Apollo Drive, and Atlantis Drive which runs parallel with the
main road. These properties are some 100 metres from the site and are well
screened by the significant and mature tree belts that run either side of College

Road.

While the fields to the east and south, have been previously been proposed for
allocation for development and a current application has been submitted for a
hybrid planning application comprising, full planning application for the erection of
130 dwellings and a further outline planning application for up to 650 dwellings, ,

under reference; APP/19/01101, this remains undetermined after 3 years.

The above site is considered in detail within the Inspectors Report (ref CR18,
paragraphs 36 to 40) in summary the Inspector raised the following concerns within

their conclusion;
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6.41

6.42

6.43

6.44

6.45

“Demonstrate that Site Allocation H40 - Campdown can be delivered in terms
of habitats mitigation and that 650 dwellings can be provided on the site,

having regard to historic environment constraints.”

It is clear that the site may come forward at a later point in time, but it would appear
that this is unlikely in the short to medium term. In any event the development as
proposed within this application would be considered to in anyway fetter the

delivery of this site coming forward at a later stage.

Given the above considerations it is not considered that there would be any negative

impact on the character of the area.

Residential Amenity

The proposal has been designed to ensure that future residents have the best quality

amenity possible in terms of internal and external space.

All dwellings are planned in accordance with the Nationally Described Space
Standard (NDSS) for housing. All homes will be designed to the same high standards
to create tenure neutral homes and spaces. The aspiration is to provide in excess of
30% affordable housing, and the tenure neutral nature of the housing allows for the
free allocation of further units as affordable rent, or shared ownership as the project

develops.

Amenity space in the back-to-back garden areas is set at 20m between dwellings in

accordance with Havant Design Guide for all tenure types.
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6.46  Given the location of the proposal it is not considered that there would be any

detriment to neighbouring amenity.

6.47 The proposal has been designed in accordance with the Council’s residential design

guide and to accord with relevant local plan policies.

Landscaping
6.48 The application is supported by a robust landscape strategy and planting plan as
prepared by ACD Environmental. This sets out the type and form of planting that is

proposed across the development.

6.49 The landscaping plan shows the use of varying types of trees, and plants and
proposed location of numerous trees that are proposed as part of the development,

and how the existing trees and planting will be integrated into the site.

6.50 The green space to the centre of the site will be carefully managed and maintained in
order to ensure their protection and growth. This will create a green and verdant site
and will seek to ensure that the landscaping integrates seamlessly with the

development.

6.51 The landscaping for the scheme has been designed to be robust and useable for
future residents of the scheme. To ensure the management of the landscaping for
the lifetime of the development a management company will be appointed to
ensure that it is maintained to the highest quality and to ensure a successful

landscaping scheme for all residents.
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6.52

6.53

6.54

6.55

6.56

Transport and Highways

A Transport Assessment (TA) in support of the planning application has been

prepared by AWP. The report concluded the following;

A review of PIA data supplied by Hampshire County Council indicates that there are
no patterns in accident history that might suggest any material safety issues or

deficiencies in the highway infrastructure within the vicinity of the site.

The site is very well located with respect to the existing town facilities on Crookhorn
Lane where a Post Office, local shop and other facilities are all located, within a ten-
minute walk of the site. Morelands Primary School can be reached in an around a

ten-minute walk.

Existing bus stops are located on College Road, within a two-minute walk. These
stops offer services to Havant town centre. Additional bus services are available at
the ‘Crookhorn Precinct’ stops about a ten-minute walk away. Bedhampton Railway
Station can be accessed within ten minutes’ cycle ride to the southeast of the site
along Purbrook Way and Hulbert Road. Cycle parking facilities are available at the
station. This station provides regular services to local and national destinations
including Portsmouth, Littlehampton, and London Waterloo. Havant Railway Station
is approximately 3km southeast of the site, or a 15-minute cycle, and offers more
comprehensive services to destinations including Southampton, and London Bridge.
Rail is therefore considered a viable option for sustainable commuter trips to

destinations further afield.

In conclusion, the site is in an accessible location with significant opportunities for
journeys from the site to be made by sustainable modes of travel as required by the

NPPF.
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6.58

6.59

6.60

6.61

Vehicular access to the development is proposed from College Road by changing the
existing priority access junction between College Road and Apollo Drive into a four-
arm mini-roundabout. The new eastern arm of the mini-roundabout will form the

vehicular access to the development.

As well as facilitating access to the proposed development, the mini-roundabout will
assist in reducing speeds on College Road which will benefit users of both the
proposed development and the adjacent college and pre-school nursery. The
principle of this form of access junction is considered to be consistent with Manual
for Streets and Hampshire guidance, and the design has been subject to a Stage 1
Road Safety Audit. Detailed capacity analysis has also demonstrated that it would
operate with significant reserve capacity. The proposed access arrangements are
therefore considered to be appropriate given the location and nature of the site, and

that it would provide safe and suitable access as required by the NPPF.

Pedestrian access to the development will be facilitated by new connections to the
existing footway along the eastern boundary of College Road at the proposed mini-
roundabout. An uncontrolled pedestrian crossing will be provided on the site access

road.

The internal layout was developed using the principles set out within the latest
Department for Transport Guidance; Manual for Streets. The principal access roads
within the development are 6m in width to facilitate access to parallel parking with

2.0m footways where frontage development is present.

Parking within the development is considered to be consistent with the provisions of

the Havant Borough Council Supplementary Planning Document for parking.
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6.62

6.63

6.64

6.65

6.66

The net vehicular trip generation of the proposed development, given the removal of
the former car park and the reduction in college students on site, is expected to be
equivalent to or lower than has historically been the case at the site. Therefore no
capacity analysis of existing junctions on the network is considered necessary to
demonstrate that the proposed development will not result in any severe negative
impacts. Indeed, the proposed development is expected to result in a positive
beneficial impact on the highway network given the removal of redundant parking

that could otherwise come back into use.

Capacity analysis for the proposed site access junction with College Road
demonstrates that it is expected to operate well within theoretical capacity in the

2027 scenario with the addition of development traffic.

In conclusion, the site provides a sustainable location for development, safe and
suitable access arrangements for all road users can be provided, and it would not

result in any severe negative traffic impacts.

The development proposals are therefore considered to be consistent with the
highways elements of the NPPF and the allocation policy for the site included in the
emerging Local Plan. There is therefore no highways reason to prevent planning

permission being granted as required by the NPPF.

Ecology
The ecology and biodiversity of the site is considered within the ecology statement

which forms part of this submission as prepared by Pro Vision. This discusses the

scheme and the current condition of the site, and the environmental designations.
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6.67

6.68

6.69

6.70

6.71

6.72

6.73

Furthermore, the Preliminary Ecological Appraisal sets out various ecological, habitat
and small-scale species enhancement measures which could be delivered as part of

the application.

The report includes the species that have been assessed and monitored on site and

how they will be protected during the development proposals.

The Local Plan does not set the magnitude of the measurable net gain required. The
Environment Bill (which is yet to receive second legislation to make BNG compulsory,
due in 2023) has set a minimum 10% net gain, although this is currently not

mandatory.

Flooding and Drainage
A Flood Risk Assessment and Drainage Assessment has been prepared by AWP in

support of the planning application submission. The reports concluded the following;

As demonstrated, the development will be safe from flooding throughout its lifetime
and will actively reduce flood risk to properties within the downstream path of the

southern catchment.

There are therefore no grounds for objections, and we trust that the Lead Local

Flood Authority will confirm to the local planning authority accordingly.

The proposed development has been assessed in line with the NPPF, to allow the
planning application to be progressed and to show that the development can be

undertaken in an acceptable manner from a flood risk perspective.
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6.74

6.75

6.76

6.77

6.78

Heritage
In support of the application and designations on the site a heritage statement has

been prepared by Orion Heritage. The report has reviewed the heritage aspects and

concludes as follows;

The assessment has considered the setting of the scheduled remains of Little Wood
Roman Villa and associated settlement evidence (NHLE 1001859 / HHER 23245), c.
65m east of the study site. The assessment concludes study site makes a negligible
contribution to the significance and experience of the scheduled Roman road; no
harm to the setting of the scheduled Roman Villa will result from the proposed
development. The line of the Roman road has been utilised to define the edge of the

build of the central units (Plot 87 and 46) and Block E.

On this basis it is considered that the impact of the proposed development on the
archaeological potential of the study site could be adequately mitigated, and the

development made acceptable in terms of archaeological impacts.

It therefore accords with the requirements in paragraph 203 of the NPPF and policies
CS11 of the Havant Borough Council Local Plan (2014). It also accords with NPPF

paragraph 202 regarding designated assets.

CIL, Section 106 and legal matters

The development proposal will make contributions towards CIL, this will need to be
balanced by the delivery of affordable housing and the aspiration of the applicant to
over deliver on the policy position. As such the applicant would request that relief is

applied to any portion of the development that is affordable.
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6.79 For those elements that are site specific and not covered by CIL, the applicant is

willing to negotiate for those areas which maybe directly related to the site.

Further considerations
6.80 The application has also been submitted with noise, air and lighting reports all of

demonstrate the acceptability of the development for future occupants.

6.81 The above analysis of the planning issues, constraints and opportunities

demonstrates that the application is in accordance with national, and where relevant

local planning policy.
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7 Conclusions

7.1

7.2

7.3

7.4

7.5

7.6

7.7

This application has been assessed through both local and national planning policy as

well as the planning policy guidance and any other relevant material considerations.

It is clear that the principle for development is accepted by the Council given the
planning history of the site and the planning history which shows that the site is

acceptable for residential development.

In terms of design the proposal has drawn inspiration for its height scale and massing

from the surrounding college buildings, and built form.

The scheme has been designed in discussion with the Local Authority and local

residents through the pre-application and stakeholder engagement processes

In terms of the relationship with the wider area, the proposed scheme will help

achieve the wider ambitions of creating a sustainability linked community.

The site being located within the built-up area will not create a detrimental impact
on the surrounding area. Given the residential nature of the surrounding area it is
considered the proposal will sit well within the surrounding properties. It is

considered that there will be no detrimental impacts on the surrounding area.

As required through planning policy a landscape strategy has be prepared for the
application. The landscaping strategy seeks to enhance the development site in its
setting through the landscaping scheme. The landscape strategy for the proposed

development aims to provide high quality outdoor space for all residents.
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7.8

7.9

7.10

7.11

It is considered the proposal therefore respects the character of the surrounding
area. The scheme has incorporated a number of design features to ensure that the

surrounding character is respected and enhanced.

Notwithstanding the social and environmental gains which have been detailed
above, the site does offer economic generation in the form of job provision both
during the construction phase and more importantly throughout the operational use

of the building.
Overall, it is considered that the application achieves the three strains of sustainable
development as outlined within the NPPF. The proposal will provide high quality

housing for people and will assist the Council in meeting their housing requirements.

The proposal therefore complies with both local and national planning policies and

should be granted planning permission.
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Mission Town Planning Ltd is an independent town planning consultancy based in Dorset.

It’s founder and manging director has over 20 years of broad ranging planning experience, gained in both the private and
public sectors, and in policy, development management, and all areas of town planning.

For further information, contact:

Alex King — Manging Director —

Mission

alex@missiontownplanning.com
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