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          29 April 2025 
 
Dear Arleta, 
 
Thank you for the extension of time to comment. 
 
As some of the work will be below the Mean High Water Springs a Marine Licence will be 

required and any such works also could require a Works Licence from Chichester 

Harbour Conservancy.  The applicant is advised to contact Jo Cox, Conservancy Harbour 

Master.  Chapter 6 of the Environmental Statement (ES) recognises the need for other 

consents, including applying to The Conservancy for a works licence. 

Application: APP/25/00162 
 
Location: Land and coast adjacent to, Langstone Road, Havant 
 
Description of development: Flood and coastal erosion risk management scheme 
comprising a combination of raised earth embankments, raised footpaths/cycleways, 
sheet piled sea/flood defence walls with cladding and flood glass, provision of flood 
gates, associated landscaping and landscaping improvements (including street furniture), 
tree works and tree removals, realigned sections of cycleway/walkway, highway 
alterations and improvements, ecological improvements and temporary compounds and 
access, and all associated works. The proposal constitutes EIA development 

 
Chichester Harbour Conservancy is a unique organisation in that it is the only Harbour 
Authority with statutory responsibility for an Area of Outstanding Natural Beauty (AONB). 
Further details are explained in the Appendix to this response. 
 
Please note that the above case has been considered under the consulted delegated 
protocol of The Conservancy. 
 

Chichester Harbour Conservancy’s Response 
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Proposals:  

 

Consulted delegated Officer decision from Chichester Harbour Conservancy, with its 

Planning Committee Members having been shown relevant imagery of the proposed 

works and intended building materials. 

 

Recommendation – No objection, subject to –  

 

• All mitigation set out in the submitted Environmental Statement (ES) being 
implemented; and, 

• Implementation with the specified building materials. 
 

Officer reasoned justification 

 

I revisited the site on 24/4/2025 and have had regard to the policy framework* below in 

making these comments.  The Conservancy’s Ecologist has also reviewed the 

submitted particulars, whose comments are as follows –  

 

“This application is a complex scheme, supported by a thorough assessment of the 

ecological constraints that surround the proposal site, primarily the Chichester and 

Langstone Harbours Special Protection Area (SPA), the Solent Maritime Special Area 

of Conservation (SAC) and both the Chichester Harbour Site of Special Scientific 

Interest (SSSI) and Langstone Harbour SSSI.  Although not a statutory designation, it 

also adjacent to the Langstone Mill Pond Site of Importance for Nature Conservation 

(SINC). 

 

The scheme will result in the loss of intertidal habitats (calculated at 172m2 ) and this is 

unavoidable part of the scheme design.  

 

The Conservancy is satisfied that the mitigation measures set out in the Design and 

Access Statement (chapter 8) will minimise any impacts to the designated site. 
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Due to the scale of the scheme, there is considerable potential from noise and visual 

disturbance of the construction phase to impact both overwintering birds on the 

adjacent designated intertidal habitats and breeding birds on the non-designated 

supporting habitats/Langstone Mill Pond, (where there is an important heronry that is 

active between February and September).  

 

Noise from machinery on the foreshore, particularly the installation of sheet piles also 

have the potential to impact marine mammals, fish, and intertidal invertebrates. 

We support the proposed mitigation measures that have been informed by detailed 

protected species surveys and set out in the Ecological Statements, on condition that 

these are  fully described in the CEMP.”   

 

Conservancy Officers will only comment on frontages 3 to 5 of the scheme, which 

relate to Chichester Harbour.   

 

The applicant has correctly identified the relevant ecological designations within the 

ES. 

 

The Conservancy has commented previously on the previous draft iterations of this 

scheme and the scoping for the ES under the Council’s references GEN/21/00064 and 

GEN/21/00935.   

 

The Conservancy reasoned that an ES would be necessary to support a formal 

planning application, given the Harbour Conservancy Officers note the very detailed 

assessment that has been undertaken of the possible impacts to the European sites 

along this 1km length of Langstone shoreline. 

 

For frontage 4, an alternative of a boardwalk was initially considered, but later 

discarded due to community feedback and operation and maintenance implications. 

 

The site falls within the NSSMP policy unit 5A18 Wade Lane to Southmoor Lane.  

Covering the period to 2110 and a general ‘hold the line’ strategy applies. 
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The current defences along the frontage consist of a mixture of concrete walls, 

concrete block revetments and masonry quay walls which are in a poor and degraded 

condition. 

 

One of the objectives of the proposals is to provide a minimum of 10% biodiversity net 

gain through the scheme. 

 

It was encouraging for The Conservancy to see the greening and greying initiatives 

within Langstone Harbour on the North Portsea scheme to re-provide/create some 

intertidal habitat vertically on the new sea wall, when Conservancy Officers attended a 

workshop at Havant Civic Plaza on 15-11-2022.   

 

It is disappointing that such an innovative approach is not being adopted for the 

Langstone scheme, but the installation of bee bricks and further native species planting 

within the scheme does demonstrate BNG. 

 

The permanent loss of intertidal habitat under the footprint of the new sea wall 

structures (172m2 with total of 0.57ha impacted during construction), and from coastal 

squeeze over the lifetime of the scheme, will result in an adverse effect on the extent 

and distribution attribute of the sites’ conservation objectives.   

 

A detailed CEMP is set out at pp.53-54 of the ES’s Marine Ecology chapter, to mitigate 

for foreshore disturbance during construction.   

 

It will not be possible to compensate for this loss at the site.  The Environment 

Agency’s Habitat Compensation and Restoration Programme (HCRP) has already 

been approved by the Secretary of State as the agreed compensatory mechanism for 

habitat losses caused by coastal squeeze.  This approach has been previously 

supported by Defra and Natural England for the North Portsea Island FCERM Scheme. 

 

The Conservancy’s main concern is related to the loss of intertidal saltmarsh in the 

Chichester Harbour SSSI, which has been noted by a Natural England 2021 report to 

be in declining, unfavourable condition. 



Chichester Harbour Conservancy  

The Harbour Office, Itchenor, Chichester,  

West Sussex PO20 7AW 

01243 512301    

info@conservancy.co.uk   

www.conservancy.co.uk 

 

 

 

The key test is ultimately - “Are there imperative reasons of overriding public interest, 

which could be of a social or economic nature, sufficient to override the harm to the 

site?” 

 

Conservancy Officers note the key driver for the work is to protect a significant number 

of people, some 100 properties and businesses and other key assets from coastal 

flooding and erosion, in particular the A3023, the only road link to Hayling Island.  The 

works would be reviewed again in 50 years’ time. 

 

Works have been designed to address a 1:200 year return period event at the present 

day, giving a flood level of 3.5m AOD, plotted in Figure 2-1, where table 2.1 gives the 

current MHWS as 2.06m AOD, under still water conditions.  Another 0.3m is predicted 

for wave crest, said to be a possibility of overtopping at ODU 3K, under those 

conditions (p.14 of previous AECOM report). 

 

The conclusions of the previous PEA (Appendix E) at page 16 represent the approach 

well, i.e. to choose the least worst option in terms of impact to nature conservation 

interests. 

 

The advice of Historic England is also noted and The Conservancy is of course wishing 

to preserve and protect heritage assets (fully documented for their significance in 

Appendix H) within the AONB including the historic and cultural significance between 

human settlement associated with activities in Chichester Harbour, including intertidal 

land which may be disturbed by the proposed flood defence works. 

 

Visual impacts from the proposed works at frontages 3-5 have been assessed in 

Appendix N of Chapter 12 to the ES.  Conservancy Officers are satisfied that longer 

range view impacts are negligible but consider the profiled cladding to proposed sea 

wall refurbishments might have been softened by affixing treated timber railway 

sleepers to them, instead of the bare concrete proposed.   

 

However, this would have only increased the degree of encroachment on the SSSI 

saltmarsh and one needs to accept the appearance of the existing sea walls.  Impact to 
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statutory heritage assets and their settings is considered to be acceptable, mitigated by 

the use of good quality materials and railings. 

 

The Conservancy’s main interest relates to impact to the SPA (moreso than landward 

impacts), being as (WeBS) data indicates that the mudflats are well used by species 

including dark-belied brent goose, bar-tailed godwit, black-tailed godwit, redshank and 

wigeon.   

 

It is principally noise during construction, especially the method to be used to drive in 

sheet piles and the time of the year the work is to be carried out that has the potential 

to significantly affect bird behaviour and feeding patterns.   

 

Piling will be necessary.  It is estimated that this will take place over 69 days for the 

whole scheme using vibro piling techniques as standard. Percussive piling will only be 

used when necessary to achieve the required design depth. 

 

It is noted that frontage 5 runs through a Woodland TPO.  It is important that any 

embankment works stand clear of tree root protection areas, where such woodland is 

probably also important for bats foraging. 

 

A temporary diversion of public footpaths would need to occur, but a significant 

improvement in their condition would result from the proposed works. 

 

Policy framework* 

 

NPPF - 1-3, 6-12, 17, 20, 24, 26-27, 29, 39-44, 48, 56-58, 85, 96, 98, 102 a), 

105, 131-132, 135-136, 139-140, Chapters 14-16, 231-232;  NPPG – ID’s 6-8, 

18a, 26; SIMP; NSSMP; HBLP – CS1, CS11-CS12, CS15-CS16, CS19, DM8-

DM10, AL1, DM20, DM23; CHMP – 1-3, 6, 8-9, 12-13, 15; PP – 01, 10; 

SPG/SPD    

 

*Abbreviations used 
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NPPF – National Planning Policy Framework – (December 2024, as adjusted 7-2-2025) 

NPPG – National Planning Practice Guidance – (March 2014 onwards) 

SIMP - South Inshore Marine Plan (DEFRA, 2018) 

NSSMP - The North Solent Shoreline Management Plan (2010) 

HBLP – Havant Borough Local Plan comprising Core Strategy (2011) and site 

allocations DPD (2014) 

CHMP – Chichester Harbour AONB Management Plan (2019-2025) 

PP – Planning Principles (adopted by The Conservancy 17.10.16 onwards) 

SPG/SPD – Planning guidance published by Havant Borough Council relating to:- 

• Langstone Conservation Area Appraisal & Management Plan (2011) 

• Mill Lane Conservation Area Appraisal (2017) 

• Joint CHAONB SPD (2017) 

 

ES – Environmental Statement 

 

 

Yours sincerely, 

 
Steve Lawrence MRTPI 
 
Principal Planning Officer 
Chichester Harbour Conservancy 
 
steve.lawrence@conservancy.co.uk 
 

 

mailto:steve.lawrence@conservancy.co.uk
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Appendix 

 

Chichester Harbour AONB 

Chichester Harbour was designated as an Area of Outstanding Natural Beauty (AONB) in 1964. It 

is the smallest mainland AONB 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 AONB 

designation. 

 

The primary purpose of the AONB designation is to conserve and enhance the natural 

beauty. 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. 

 

The management of the AONB 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 AONB. 

 

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 an AONB. Its purposes extend beyond 

that of other AONBs, to include leisure, recreation, and the conservation of nature. 

 

Section IV, part 21, of the 1971 Act states: 

21.– (1) It shall be the function of the Conservancy, subject to the provisions of this Act, to take 

such steps from time to time as to them seem meet for the conservancy, maintenance and 

improvement of– 

a) The harbour, for the use of pleasure craft and such other vessels as may seek to use the 

same; 

b) The amenity area, for the occupation of leisure and recreation and the conservation of 

nature: 

and the facilities (including, in relation to the harbour, navigational facilities) afforded 

respectively therein or in connection therewith. 

(2) In the fulfilment of the function with which they are charged by subsection (1) of this section, 

the Conservancy shall have regard to the desirability of conserving the natural beauty and 

amenity of the countryside and of avoiding interference with fisheries.  

 

The full text of the Chichester Harbour Conservancy Act of 1971 is published on the 

Conservancy’s website. 

https://www.conservancy.co.uk/page/279-the-conservancy 

 

https://www.conservancy.co.uk/page/279-the-conservancy
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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 6-8 weeks. The Conservancy’s Case Officer reports, agendas, and 

minutes of past meetings are on the Conservancy’s website. 

https://www.conservancy.co.uk/page/committees-and-meetings 

 

Chichester Harbour Statutory Management Plan 

The Chichester Harbour Management Plan (2019-2024) details the 10 Special Qualities of the 

AONB and features 15 policies to guide the management of the protected landscape. 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 CS12 of the Havant 

Borough Core Strategy (2011-2026). This means it is relevant to making planning decisions in 

and around Chichester Harbour (whether to grant or refuse an application for planning 

permission). 

https://www.conservancy.co.uk/page/management-plan 

https://www.havant.gov.uk/local-plan 

 

Chichester Harbour Planning Principles 

Chichester Harbour Conservancy has developed 19 Planning Principles to guide development in 

and around the AONB. 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/page/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 AONB to inform the 

development of AONB Management Plans and wider planning policy. The Chichester Harbour 

AONB Landscape Character Assessment was first published in 2005, and subsequently reviewed 

in 2018. The Landscape Character Assessment is a material planning consideration. 

https://www.conservancy.co.uk/page/management-plan 

 

The Joint Supplementary Planning Document for the AONB 

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 AONB, 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 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 

Area of Outstanding Natural Beauty (AONB). 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 

https://www.conservancy.co.uk/page/committees-and-meetings
https://www.conservancy.co.uk/page/management-plan
https://www.havant.gov.uk/local-plan
https://www.conservancy.co.uk/page/planning
https://www.conservancy.co.uk/page/management-plan
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Environment Agency; and/or a Works Licence from the Chichester Harbour Conservancy (see 

below). 

https://www.conservancy.co.uk/page/planning 

 

AONB Impact Statement 

It is best practice for all planning applications inside the AONB to submit an AONB Impact 

Statement to the Local Planning Authority. This Statement will detail how the application: a) will 

conserve and enhances natural beauty; b) complement the special qualities of the AONB; b) will 

deliver the adopted policies in the Statutory Management Plan. The level of detail provided in the 

AONB Impact Statement is expected to reflect the relative complexity of the planning application. 

An AONB Impact Statement is also a good idea for planning applications outside of the boundary, 

but close enough to affect the character and setting of the protected landscape (within 500m). 

https://www.conservancy.co.uk/page/management-plan 

 

Conservancy’s 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/page/planning 

 

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.” 

 

https://www.conservancy.co.uk/page/planning
https://www.conservancy.co.uk/page/management-plan
https://www.conservancy.co.uk/page/planning
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Summary of Environmental Designations at Chichester Harbour 

 

Worldwide 

Designation 

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

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 

Important 

Designations 

Area of 

Outstanding 

Natural Beauty 

An Area of Outstanding Natural Beauty is a landscape which is considered so 

precious that it is protected for the nation. The criteria for designating an AONB 

include valuable wildlife, habitats, geology, and heritage, as well as scenic views. 

Chichester Harbour was designated as an AONB in 1964. 

Bass Nursery 

Area 

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

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 

Scientific 

Interest (SSSI) 

Chichester Harbour was designated a Site of Special Scientific Interest in 1970 

because it was of special interest by virtue of its fauna, flora, geological or 

physiographical / geomorphological features. 

Special Area 

of 

Conservation 

(SAC) 

A Special Area of Conservation is a site designated under the Habitats Directive. 

These sites, together with Special Protection Areas, are called Natura sites and 

they are internationally important for threatened habitats and species. Solent 

Maritime SAC was designated in 1994. 

Special 

Protection 

Area (SPA) 

A Special Protection Area is a site designated under the Birds Directive. 

Chichester and Langstone Harbours SPA was designated in 1979. 

Water 

Framework 

Directive 

This aims for good water quality and covers groundwater, surface water (rivers, 

canals, lakes, reservoirs, estuaries, other brackish waters, and coastal waters) out 

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 

Important 

Designations 

Conservation 

Area 

Conservation Areas protect special architectural and historical places of interest. 

There are ten Conservation Areas in and around Chichester Harbour. 

Dark Sky 

Discovery Site 

Three Dark Sky Discovery Sites were defined in Chichester Harbour in 2017. They 

are particularly good sites for stargazing. 

Local Nature 

Reserve 

Local Nature Reserves are particularly appropriate for educational, research or 

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

Harbour. 

Local Wildlife 

Site 

Local Wildlife Sites in West Sussex feature important habitats that complement 

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 

Important for 

Nature 

Conservation 

(SINC) 

Sites of Importance for Nature Conservation in Hampshire feature important 

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

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

25 SINCs in Chichester Harbour. 

 


