Planning Application Consultation
Planning Policy Response

	Application No:  
	APP/16/00921

	Site Address:
	Dolphin Quay, Queen Street, Emsworth

	Development:  
	Demolition of shop, office building and associated outbuildings. Erection of 4No. houses fronting onto Queen Street and associated parking and erection of 2No. detached dwellings fronting onto to the Mill Pond with associated parking and access from Queen Street. 

	Case Officer:
	Mrs R McMurray

	Comments by:
	Miss Jacqueline Boulter

	Date of Comments:
	14 November 2016



Background:
The site is a vacant former boat yard with associated outbuildings and moorings, a vacant antiques shop and a vacant two-storey office building. A previous application for this site (APP/14/00510) was refused. The current proposal seeks to address the previous reasons for refusal. Notably, the new proposal is for a reduced number of dwellings (6 as opposed to 9).

Local Plan:
The Havant Borough Local Plan (Core Strategy) and Local Plan (Allocations) provide the development plan for the Borough. While the provisions of the Local Plan should be considered in their entirety, the following policy considerations are of particular relevance: 

Urban Area
Policy CS17 (Concentration and Distribution of Development within the Urban Areas) seeks to ensure that new development is concentrated on existing urban areas, and that previously developed land is prioritised for development.  This proposal clearly is in line with that principle.

Loss of Employment
Policy CS2 (Employment), as well as providing new employment opportunities, seeks to protect existing ones, and in particular marine businesses (criteria 6 and 7). Further, policy DM3 (Protection of Existing Employment and Tourism Sites) confirms this approach but sets  out the circumstances under which the loss of employment sites may be acceptable. It appears that marketing information was provided at the pre-application stage and that on this basis, HBC may be willing to accept that there is limited viability for another commercial use on the site, including that of a marine based business.

Housing
The proposal will contribute towards the borough’s housing requirement, in line with Policy CS9 (Core Strategy). In terms of Affordable Housing, sites of six units or more within the AONB will need to meet the affordable housing requirements in that policy, in accordance with the 2016 amendments to national guidance. Financial contributions should be sought and should be commuted until after completion of the units within the development. 


Flood risk
The falls within Flood Zone 3 (high tidal flood risk). A Flood Risk Assessment is therefore required. 

It is noted that habitable accommodation is above ground floor level, and that the proposed development incorporates flood defence measures within the site as well as making a financial contribution to facilitate the provision of off-site flood mitigation measures which would help protect the wider area from flooding.  

The flood risk issues in this proposal should be assessed against Policies CS15 (Flood and Coastal Erosion Risk), and DM25 (Managing Flood Risk in Emsworth) in the Local Plan, and the flood risk measures secured through a S106 agreement.

Chichester Harbour AONB
Policy CS12 (Chichester Harbour Area of Outstanding Natural Beauty) is relevant to this proposal. It should also be noted that a draft SPD regarding development proposals in the AONB has been published for consultation: www.havant.gov.uk/chichesterharbourspd
While the SPD has not yet been adopted, it would be nevertheless be advisable to consider its contents. The Chichester Harbour Conservancy may also wish to comment on the application. 

Historic Environment
A number of Grade II Listed Buildings surround the site – the Lord Ragland Public House immediately to the east, the Flour Mill to the north and 29 Queen Street to the west.  The site falls within the conservation area and historic core of Emsworth.  As such, policies CS11 (Protecting and Enhancing the Special Environment and Heritage of Havant Borough) and DM20 (Historic Assets) apply.

Parking
Car and cycle parking should be provided in accordance with the residential parking standards set out in the Parking SPD (July 2016). 

Developer contributions
As per the previous application, a future application as proposed would be liable for a payment towards the Solent Disturbance Mitigation Project (SDMP) to address the issue of recreational disturbance to European designated sites, in accordance with policy DM24. It would also be liable for a payment under the Community Infrastructure Levy (CIL), in accordance with the adopted charging schedule. A S106 agreement will also be necessary in order to secure appropriate flood mitigation measures.

Recommendation 
[bookmark: _GoBack]No objections in principle to this proposal: The proposal will add to the housing supply in the borough and appears sustainable, making good re-use of a derelict and unviable former employment site in an urban area.  As well as questions of design in relation to the historic environment and the AONB, the key issue appears to be  flood risk, and care should be taken to ensure that flood risk is satisfactorily addressed.
