All enquiries: planning@conservancy.co.uk @

CHICHESTER
HARBOUR
\/\‘:‘ CONSERVANCY
Havant Borough Council
Development Management
Public Service Plaza
Civic Centre Road
Havant
PO9 2AX
BY EMAIL ONLY
18" August 2025
Dear David,

Application: APP/25/00229 | Design changes to 1No detached boat store office building and
1No detached boat store as approved under application APP/13/00317 and a change of use to a
marine related use from use previously restricted by condition 4 of APP/13/00317 (purposes
incidental to the use of the approved dwellings within the site, or for the purposes of the Even
Keel sailing charity).

Location: Yacht Haven Development Site, Copse Lane, Hayling Island

Thank you for consulting Chichester Harbour Conservancy on the above planning application.
Chichester Harbour Conservancy is a unique organisation in that it is the only Harbour Authority
with statutory responsibility for a National Landscape (formerly AONB). Further details are
explained in the Appendix to this response.

Please note that the above case has been consideredafter consultation with the Planning
Committee at Chichester Harbour Conservancy by the Principal Planning Officer.

Chichester Harbour Conservancy’s Response
HOLDING OBJECTION on the following grounds:-
1) A lack of information regarding the changes in scale/height of the buildings; and

2) The proposed ‘marine-related use’ of two large buildings lacks any detail and
would be reliant on the use of a slipway which does not benefit from the
necessary licences from Chichester Harbour Conservancy (The Harbour
Authority) or the Marine Management Organisation; and

3) Serious concerns regarding breaches of Planning Permission APP/13/00317
including the rock armour sea defences, the mobile home and the failure to fully
implement the approved soft landscaping at the site. Havant Borough Council
Planning Enforcement should rectify these issues including requiring removal of
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the unauthorised mobile home/chalet building as soon as possible, as it further
adds to the landscape harm already caused by the development.

Reasoned Justification

1.0 Site description

1.1 The site relates to “Yacht Haven’ which is a former boatyard that fell into a state of
disrepair and was used for some years for materials, vehicle and plant storage until it was
redeveloped in 2019 with 6 large houses, a large ancillary boat storage building and a
large ancillary office and storage building which were granted permission in 2015
(APP/13/00317).

1.2 This site is an extremely sensitive one from an environmental perspective, being on the
boundary of the National Landscape (NL) (with the intertidal area being within the NL),
within the countryside, and forming the northern part of Mill Rythe, which is a tidal inlet
which lies in an exposed position on the western side of Chichester Harbour and is
covered by various nature conservation designations including Ramsar, SPA, SAC, SSSI
and SINC, including two important high tide roosts (Gutner Point and Verner Common).
The site is very visible in the wider National Landscape from long distances as well as
from the public footpath which runs along the shoreline directly past the site. The site has
a very tranquil, undisturbed character.
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Above: Aerial view of the site and surrounding area
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Above: View of site from shoreline footpath to west, with unauthorised mobile home, boat shed
and office/storage building (pitched roof building on RHS) in foreground, and houses behind.
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Above: Unauthorised mobile home and boat storage building
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Above: View of houses and ‘improved’ slipway

Chichester Harbour Conservancy 01243 512301
The Harbour Office, Itchenor, Chichester,
West Sussex PO20 7AW

info@conservancy.co.uk
www.conservancy.co.uk



Above: Eastern side of office/storage building

Above: The six houses as viewed from the shoreline footpath
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Above: Looking back towards site from shoreline footpath to east
2.0 Relevant recent planning history

21 Permission was granted under APP/13/00317 for the ‘Construction of 6No. 5 bed
detached houses, 1No. detached residential boat store and ancillary office building, 1No.
detached boat store for sailing charity use with hardstanding, pontoon restricted to 12
berths (6 for house residents and 6 for non-residents), improvements to slipway, beach,
reposition concrete sea defence to side of slipway, coastal footpath and the creation of
one area of coastal meadow and one area of conservation grassland.’
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Above: Approved site layout

YACHT HAVEN - BEFORE AND AFTER REDEVELOPMENT RELATING TO APP/13/00317

Google

Above: ‘Before and after’ aerial photos of the site

2.2 The Conservancy objected to the application on the grounds of the lack of marketing of
the site for marine use and the predominantly residential use proposed, the scale, design
and density of the housing development being at odds with the rural setting and in stark
contract to the character of adjoining residential development, and the significant direct
impacts on the intertidal area and the absence of a detailed plan setting out the ecological
mitigation measures.
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23 The application was recommended for refusal by Havant Borough Council Planning
Officers on similar grounds, but this was overturned by the Council’s Planning Committee
and permission was granted subject to conditions on 27" November 2015.

2.4 The pontoon with 12 berths has not been built, but various elements of the scheme are
unauthorised, including the erection of a mobile home/chalet on the land, and the
installation of a significant extent of hard engineered rock revetment sea wall across the
shoreline.

25 Furthermore, a very large concrete slipway has been installed, of a much greater scale
than the previous slipway, which was not clearly shown as part of application
APP/13/00317.

2.6 Other elements of the approved scheme have not been fully implemented, including soft
landscaping close to the shoreline, which is currently laid to tarmac.

2.7 Both the slipway and the sea wall were installed without a Works Licence from Chichester
Harbour Conservancy (the Harbour Authority), as well as without a licence from the
Marine Management Organisation (MMO). They are very large, hard engineered
structures which are harmful to both the natural beauty of the National Landscape, as well
as the ecology of this very sensitive area which is subject to various international and
national nature conservation designations.

2.8 The MMO is currently progressing regulatory action in relation to the unauthorised sea
defences and slipway.

3.0 Proposed development

3.1 The current application seeks permission for ‘design changes’ to the detached
office/storage building and the detached boat store building, as well as a change of use to
a ‘marine-related use’ from the use which was previously restricted by condition 4 of
APP/13/00317, which was limited to ‘purposes incidental to the use of the approved
dwellings within the site, or for the purposes of the Even Keel sailing charity’.

3.2 The supporting statement reads “the scale and appearance of the boat store and office is
broadly consistent with the approved plans for Ref. APP/13/00317, however it is not
entirely consistent with the approved scale and design. This application seeks to
regularise these issues”. No further explanation is offered, and the submitted plans do not
show the difference between the two.

3.3 The statement goes on to state that “by the time the buildings were completed, the Charity
was no longer in existence and therefore it was not possible to continue with the intended
occupier. Following completion, the buildings have been occupied by the applicant and
been used as an office space and used to oversee the build which is nearing full
completion.”

3.4 The statement suggests that a marine-related use is the most suitable in this instance,
given that condition 4 of APP/13/00317 states that the buildings shall not be used as
habitable accommodation and the fact that the buildings are “not required by residents”.
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Above: Approved boat shed plans
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Proposed/As Built Ground Floor Boat Shed

ProposediAs Built Front Boat Shed SOUTH EAST

Proposed/As Built Rear Boat Shed NORTH WEST

Above: As built boat shed plans
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Proposed/As Buitt Ground Floor R Proposed/As s Built First Floor Boat Shed 144.5m2
Office Ground Floor 131.8m2
Office First floor @ 1500mm  59m2

Above: As built office/storage building plans

4.0 Key issues: Impact on Chichester Harbour National Landscape

4.1 The application lacks sufficient information regarding the proposed changes to the size
and scale of the buildings except to say that ‘it is not entirely consistent with the approved
scale and design’. The submitted plans are somewhat misleading by showing ‘existing’
and ‘as built’ plans which appear to be identical, whereas from comparing the approved
plans with the recently submitted ‘as built’ plans suggests that both buildings are
significantly taller than as shown within the approved scheme. There is no measuring tool
available on file APP/13/00317 and therefore it is impossible to know what the difference
in height from the approved plans is.

4.2 The buildings are both large structures, and the boat shed building in particular is a rather
mono-tone grey which is not sympathetic to the rural surroundings or coastal location.
Whilst there is no objection in principle to a ‘marine-related use’ of the 2 buildings (no
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4.3

4.4

5.0

5.1

5.2

further detail or information about an intended occupier provided), the proposed use would
rely on use of the slipway which does not benefit from the necessary licences and
therefore cannot be supported by Chichester Harbour Conservancy until this situation is
resolved.

Any ‘marine-related use’ would need to be relatively low-key from an ecological point of
view, given the potential for disturbance to birds using Gutner Point and Verner Common,
which are important high tide roosts very close to the site, as well as impacting the
tranquillity of the area. As such, proper detail about the proposed use would need to be
provided to show that there would be no harm to the ecological value of these areas (as
well as the intertidal area as a whole).

Chichester Harbour Conservancy would wish to see the mobile home/chalet building
removed as soon as possible, as it further adds to the landscape harm already caused by
the development and would raise similar issues of disturbance/harm to tranquillity if it
continues to be occupied.

Conclusion

It is not clear what the extent of increase in scale/height of the approved buildings is, and
we would seek further information to confirm these details. There is concern that they
have been built significantly taller than the approved scheme, which has added to the
overall unsympathetic landscape impact of the redevelopment.

With regard to the proposed ‘marine-related use’ of the two buildings, whilst a low-key
marine-related use may be acceptable in principle, Chichester Harbour Conservancy is
not in a position to support such a use as it would be reliant on the use of an unauthorised
slipway. The additional ongoing enforcement issues would need to be resolved before
Chichester Harbour Conservancy is in a position to support such a use on the site.

Yours sincerely,
Lewda Lok

Principal Planning Officer
Chichester Harbour Conservancy
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Appendix

Chichester Harbour National Landscape

Chichester Harbour was designated as an Area of Outstanding Natural Beauty (AONB) in 1964.
As of 22" November 2023, all AONBs in England are referred to as ‘National Landscapes’.
Chichester Harbour is the smallest mainland National Landscape in England, and in terms of
moorings, it is largest recreational sailing and boating harbour in Europe. Chichester Harbour is
quite rightly regarded as a nationally important protected landscape.

Local Planning Authorities must give great weight to the primary purpose of the National
Landscape designation.

The primary purpose of the National Landscape designation is to conserve and enhance the
natural beauty of the area. In pursuing the primary purpose, account should be taken of the
needs of agriculture, forestry, other rural industries and of the economic and social needs of
local communities. Regard should be paid to promoting sustainable forms of social and
economic development that in themselves conserve and enhance the environment. Recreation
is not an objective of designation, but the demand for recreation should be met insofar as it is
consistent with the conservation of natural beauty and the needs of agriculture, forestry, and
other uses.

Chichester Harbour Conservancy

Chichester Harbour Conservancy was established in 1971. It is a unique organisation in that is
the only Statutory Harbour Authority with responsibility for a National Landscape. Its purposes
extend beyond that of other National Landscapes, to include leisure, recreation, and the
conservation of nature.

The management of the National Landscape was formalised through the Countryside and Rights
of Way Act of 2000 with Chichester Harbour Conservancy appointed as the Joint Advisory
Committee (JAC) for the National Landscape.

All relevant authorities, including Local Planning Authorities, have a new strengthened duty as of
26" December 2023, under the Countryside and Rights of Way Act 2000, to ‘seek to further the
purpose’ of conserving and enhancing the natural beauty of the National Landscape.
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Chichester Harbour Conservancy’s Planning Committee

Chichester Harbour Conservancy utilises a member-led Planning Committee to act on behalf of
the Conservancy Board in responding to planning applications and consultations. Membership is
derived from the Conservancy Board and the Statutory Advisory Committee. The Planning
Committee meet every 4-6 weeks, to consider the larger or more controversial applications. The
Conservancy’s Case Officer reports, agendas, and minutes of past meetings are on the
Conservancy’s website.
https://www.conservancy.co.uk/about-chichester-harbour-conservancy/planning/

Chichester Harbour Statutory Management Plan

The Chichester Harbour Management Plan (2024-2025) details the Special Qualities of the
National Landscape and features 15 policies to guide its management. Chichester Harbour
Conservancy prepared the Management Plan on behalf of the Local Planning Authorities:
Chichester District Council, Havant Borough Council, West Sussex County Council, and
Hampshire County Council. Prior to adoption, the Plan was subject to a public consultation over 8
weeks. The Plan is a material planning consideration under Policy 43 of the Chichester Local
Plan: Key Policies (2014-2029) and emerging Chichester Local Plan (2021-2039) Policy NE13,
and Policy CS12 of the Havant Borough Core Strategy. This means it is relevant in making
planning decisions within and around Chichester Harbour National Landscape.
https://www.conservancy.co.uk/about-chichester-harbour-conservancy/our-purpose/management-
plan/

https://www.chichester.gov.uk/newlocalplan

https://www.chichester.gov.uk/planningpolicy
https://www.havant.gov.uk/planning-services/planning-policy/local-plan/core-strategy-and-
allocations-plan-adopted-local-plan

Chichester Harbour Planning Principles

Chichester Harbour Conservancy has developed 19 Planning Principles to guide development in
and around the National Landscape. These Planning Principles can be read in Section 3 of the
Management Plan. The Planning Principles directly inform whether a planning application is likely
to be supported by the Conservancy.
https://www.conservancy.co.uk/about-chichester-harbour-conservancy/planning/

Chichester Harbour AONB Landscape Character Assessment

The purpose of the Landscape Character Assessment is to provide an understanding of the
unique landscape character and special qualities of the Chichester Harbour National Landscape
to inform the development of National Landscape Management Plans and wider planning policy.
The Chichester Harbour AONB Landscape Character Assessment was first published in 2005,
and subsequently reviewed in 2019. The Landscape Character Assessment is a material planning
consideration.

https://www.conservancy.co.uk/about-chichester-harbour-conservancy/planning/

Chichester Harbour Area of Outstanding Natural Beauty Joint Supplementary Planning
Document (SPD)

Chichester Harbour Conservancy supported two Local Planning Authorities (Chichester District
Council and Havant Borough Council) to jointly publish guidance on development proposals in
Chichester Harbour National Landscape, which was adopted in 2017. It expands upon the
relevant policies in the Local Plans, particularly relating to the design of replacement dwellings
and extensions and provides photographic examples showing the impacts of developments and
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https://www.conservancy.co.uk/about-chichester-harbour-conservancy/our-purpose/management-plan/
https://www.chichester.gov.uk/newlocalplan
https://www.chichester.gov.uk/planningpolicy
https://www.havant.gov.uk/planning-services/planning-policy/local-plan/core-strategy-and-allocations-plan-adopted-local-plan
https://www.havant.gov.uk/planning-services/planning-policy/local-plan/core-strategy-and-allocations-plan-adopted-local-plan
https://www.conservancy.co.uk/about-chichester-harbour-conservancy/planning/

suggested techniques for limiting those impacts. The Joint SPD is a material planning
consideration.

In addition to the guidance within the main part of the SPD, there are several further issues to
consider if you are proposing to undertake development or works within the Chichester Harbour
National Landscape. Applicants may need at least one of several consents, including: Planning
Permission; other Local Authority Consents; a Marine Licence from the Marine Management
Organisation; Consent from Natural England; Consent from the Environment Agency; and/or a
Works Licence from the Chichester Harbour Conservancy (see below).
https://www.conservancy.co.uk/about-chichester-harbour-conservancy/planning/

National Landscape Impact Statement

All planning applications inside the National Landscape are required to submit a National
Landscape Impact Statement to the Local Planning Authority as a requirement of the Local List.
This Statement will detail how the application: a) will conserve and enhance natural beauty; b)
complement the special qualities of the National Landscape; c) will deliver the adopted policies in
the Statutory Management Plan. The level of detail provided in the National Landscape Impact
Statement is expected to reflect the relative complexity of the planning application. A National
Landscape Impact Statement is also required for planning applications outside of the boundary,
but close enough and/or of a sufficient scale to affect the character and setting of the protected
landscape.

https://www.chichester.gov.uk/planningpermission#LocallList

Recreational Disturbance

Tens of thousands of coastal birds fly from as far as Arctic Siberia to spend the winter on the
Solent. They need to be able to feed and rest undisturbed if they are to survive the winter and fly
back to their summer habitats. Three Special Protection Areas (SPAs) have been designated to
safeguard the birds. Over 60,000 new homes are planned around the Solent up to 2034.
Research has shown that these will lead to more people visiting the coast for recreation,
potentially causing additional disturbance to these birds. Developers of all new homes built within
5.6 kilometres of the SPAs are legally required to pay a levy to Bird Aware Solent. Some
developments may require additional mitigation due to their size or proximity to a SPA.
https://birdaware.org/

Conservancy Works Licence

The Chichester Harbour Conservancy Act 1971 (Sections 45, 47 and 48) makes it an offence for
any person to construct, alter, renew, or extend any works on, under or over tidal waters or tidal
lands below the level of Mean High-Water Springs in Chichester Harbour unless licensed to do so
by the Conservancy. The only exceptions are works specifically authorised by an Act of
Parliament or the renewal of works which were in place on 1st August 1970. Most projects below
Mean-High Water Springs are required to apply for a Works License. Approval must be gained
before any works commence.
https://www.conservancy.co.uk/about-chichester-harbour-conservancy/planning/
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Addendum

Natural England

Natural England is a non-departmental public body sponsored by the Department for
Environment, Food and Rural Affairs. It is responsible for ensuring that England's natural
environment, including its land, flora and fauna, freshwater and marine environments, geology,
and soils, are protected and improved. It also has a responsibility to help people enjoy,
understand, and access the natural environment. Natural England advise that Chichester Harbour
Conservancy’s “knowledge of the site and its wider landscape setting, together with the aims and
objectives of the AONB’s Statutory Management Plan, will be a valuable contribution to the
planning decision.”
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Summary of Environmental Designations at Chichester Harbour

Designations

Worldwide Ramsar Site Wetlands are among the most diverse and productive ecosystems. Chichester and

Designation Langstone Harbours were recognised as a wetland of international importance
when they were designated as a Ramsar Site in 1987, under the Ramsar
Convention.

Nationally National A National Landscape (formerly AONB) is a landscape which is considered so

Important Landscape precious that it is protected for the nation. The criteria for designating a National

Landscape include valuable wildlife, habitats, geology, and heritage, as well as
scenic views. Chichester Harbour was designated as an AONB in 1964.

Bass Nursery

A Bass Nursery Area is a place that is recognised as a haven for small school

Area bass. Fishing for bass, or fishing for any fish using sand-eels as bait, by any
fishing boat within any part of the Harbour as defined, is prohibited between 30th
April and 1st November each year. Chichester Harbour was designated a Bass
Nursery Area in 1990.
Site of Special | Chichester Harbour was designated a Site of Special Scientific Interest in 1970
Scientific because it was of special interest by virtue of its fauna, flora, geological or
Interest (SSSI) | physiographical / geomorphological features.
Special Area A Special Area of Conservation is a site designated under the Habitats Directive.
of These sites, together with Special Protection Areas, are called Natura sites and
Conservation they are internationally important for threatened habitats and species. Solent
(SAC) Maritime SAC was designated in 1994.
Special A Special Protection Area is a site designated under the Birds Directive.
Protection Chichester and Langstone Harbours SPA was designated in 1979.
Area (SPA)
Water This aims for good water quality and covers groundwater, surface water (rivers,
Framework canals, lakes, reservoirs, estuaries, other brackish waters, and coastal waters) out
Directive to one nautical mile from shore as well as wetlands. The Directive, which came
into effect in 2000, gives shellfish harvesting waters and bathing waters special
protection.
Locally Conservation Conservation Areas protect special architectural and historical places of interest.
Important Area There are ten Conservation Areas in and around Chichester Harbour.
Designations | Dark Sky Three Dark Sky Discovery Sites were defined in Chichester Harbour in 2017. They
Discovery Site | are particularly good sites for stargazing.

Local Nature

Local Nature Reserves are particularly appropriate for educational, research or

Reserve public information purposes. There are five Local Nature Reserves in Chichester
Harbour.

Local Wildlife Local Wildlife Sites in West Sussex feature important habitats that complement

Site Local Nature Reserves and the Site of Special Scientific Interest. They are the
equivalent of a Sites of Importance for Nature Conservation in Hampshire. There
are 16 Local Wildlife Sites in Chichester Harbour.

Site of Sites of Importance for Nature Conservation in Hampshire feature important

Important for habitats that complement Local Nature Reserves and the Site of Special Scientific

Nature Interest. They are the equivalent of Local Wildlife Sites in West Sussex. There are

Conservation 25 SINCs in Chichester Harbour.

(SINC)
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