DELEGATED OFFICER REPORT

	PROPOSAL
	Retrospective application to extend Tea Room car park.

	LOCATION:
	Northney Farm, St Peters Road, Hayling Island, PO11 0RX

	REFERENCE NO:
	APP/25/00483
	

	APPLICANT:
APPLICATION TYPE:
	Northney Farm Tea Room Ltd
Full planning permission


	CONSULTATION EXPIRY DATE:
	06/10/2025

	APPLICATION EXPIRY DATE:
	17/09/2025

	WARD:
	Hayling West

	SUMMARY RECOMMENDATION: Approve with Conditions




1.	Site Description 

1.1 Northney Farm Tea Room and Education Centre is located on the eastern side of St Peters Road, just north of Clovelly Road, and comprises a large timber framed barn with clay tiled roof, of traditional appearance. The building has been extended in the past and now comprises a glazed seating area linked to the original barn, with customer toilets provided in an extended northern wing. Under the terms of the current permissions the original barn should be a dedicated “exhibition space” and not used for tearoom seating. The tea rooms are a licensed premises and can serve alcohol. 

1.2 Part of the original barn extends south beyond the ownership of the farm, such that, with an internal dividing wall, a small section of the barn is within the ownership and curtilage of the residential property to the south, Meadowsweet. This section currently comprises a garden store outbuilding. Meadowsweet is a Grade II Listed Building, being 17th Century with a thatched roof.

1.3	There is an outdoor seating area to the east of the building, with outlook over the adjacent fields. The site includes a further grassed outdoor area to the north of the building. Vehicular access and customer parking is located beyond this area, to the north. This application specifically relates to the car park, which, at the end of 2023 was extended to accommodate more cars without the benefit of planning permission.   

1.4 	The area is generally rural in character with the nearest residential properties being Meadowsweet and those in Clovelly Road to the south. To the north of the site are more modern agricultural buildings with farmland within the applicants control surrounding the site. 

1.5 	The site lies beyond any defined urban area by policies AL2 or CS17 and therefore within the ‘non-urban’ area of Hayling Island where development needs to be consistent with national countryside policies. 

1.6	The site is close to, but outside the Chichester Harbour AONB, Ramsar, SPA and SSSI; it is outside any current day flood zone but within the future flood zone and part of the site is identified as at risk from surface water flooding in the future. The field to the east of the red lined application site is an identified Secondary Support Area in the Solent Waders & Brent Goose Strategy. There is a Group Tree Preservation Order on trees along the southern boundary and in the field to the east. 

1.7	The planning history is relevant to this application and notably the last application on the site, APP/23/00102 which sought to regularise the breaches that were occurring at the site. That application sought to allow the barn to be used for mixed purposes i.e. a tearoom as well as exhibition space; to increase the number of covers from 80 to 100 and also the change of use of agricultural land to extend the car park. The application was refused on 17/11/2023 for 3 reasons relating to the intensification of use of the site and that impact on neighbouring amenity, and the rural character of the area. However, notably the accompanying Officer Report at paras 7.37 to 7.40 concluded no objection to the extension of the car park, but being unable to issue a split decision the car park development could not be permitted.

1.8	An appeal was lodged against this decision, which was dismissed on both character and appearance, and living conditions matters in November 2024. However, the Inspector only noted the neutral matter of the additional car parking and did not actively issue a split decision for the car park. Therefore, the extended car park remains unauthorised, and this application seeks to regularise it.  	

2 	Planning History 

2.1 	Previous planning applications of relevance are as follows: 

	09/74191/000 - Part demolition, repair, rebuilding and extension of Stubbington Barn and Stables to form education centre and exhibition space, tearoom with ancillary kitchen and toilet facilities together with necessary repairs to Meadowsweet Garage and cycle store. PERMITTED 16th September 2010. 

	09/74191/001 - Listed Building Consent for the part demolition, repair, rebuilding and extension of Stubbington Barn and Stables to form education centre and exhibition space, tearoom with ancillary kitchen and toilet facilities together with necessary repairs to Meadowsweet Garage and cycle store. PERMITTED 16th September 2010. 

	APP/11/01388 - Variation to Condition No. 12 of Planning Permission 09/74191/000 to allow opening 10am - 5pm throughout the year and up to 3 evenings a week to 11.00pm. PERMITTED 19th March 2012 

	APP/13/01262 - Extension of car park and associated landscaping. PERMITTED 6th March 2014 
	APP/17/01071 – Single storey rear extension to Tea Rooms. PERMITTED 26th February 2018 

	APP/21/01075 – Single storey extension for extended toilet facilities. PERMITTED 2nd December 2021

APP/23/00102 - Retrospective use of barn as mixed use tea room and education/exhibition space, change of use of Agricultural Land to extend existing car park, amendment to existing seating arrangements with increase in covers from 80 to 100. REFUSED 17/11/2023
APPEAL DISMISSED 13th November 2024



3.	Proposal

3.1	Retrospective application to extend Tea Room car park.

3.2	This is a retrospective application for the change of use of the former agricultural land to form an enlarged car park serving Northney Farm Tea Rooms.  The previous car park only had 25 spaces and this application seeks to regularise the enlargement of the car park by 21.6m in length to provide an additional 13 or 19 spaces, depending on layout.  Notably the various plans submitted with this application include 2 different layouts, one showing two rows of 90 degree spaces totalling an additional 19 spaces; and another version showing one row of parallel parking which reduces the number of spaces to 13. See paragraphs 7.12 and 7.13 below concerning these plans. 
[bookmark: _Hlk212714086]
3.3	A new post and rail fence has been erected around the car park, which is surfaced with a loose grey limestone finish. A 5 bar gate has been placed in the eastern end of the boundary fencing, retaining access into the farmland beyond. The hedgerow planting shown on the drawings has been implemented, with small plants that are currently overgrown on site. 
	
4.	Policy Considerations 

In accordance with Section 38 (6) of the Planning and Compulsory Purchase Act 2004, this decision has been taken having regard to the policies and proposals in the National Planning Policy Framework, the Development Plan, and all other material planning considerations identified in the Planning Considerations section of the report.
	
Havant Borough Local Plan (Core Strategy) March 2011
CS11 (Protecting and Enhancing the Special Environment and Heritage of Havant Borough)
CS16 (High Quality Design)
CS17 (Concentration and Distribution of Development within the Urban Areas)
CS5 (Tourism)
DM10 (Pollution)
DM14 (Car and Cycle Parking on Development (excluding residential))
DM8 (Conservation, Protection and Enhancement of Existing Natural Features)
DM9 (Development in the Coastal Zone)

Havant Borough Local Plan (Allocations) July 2014
AL1 (Presumption in Favour of Sustainable Development)
AL2 (Urban Area Boundaries and Undeveloped Gaps between Settlements)
DM20 (Historic Assets)
DM23 (Sites for Brent Geese and Waders)

and The Northney & Tye Village Design Statement, 2008
 
	Havant Borough Council Parking SPD July 2016

	Nearby Listed Buildings – Meadowsweet and Northney Farm Cottages, both Grade II Listed
	Conservation Area: n/a

5.	Statutory and Non Statutory Consultations 

	County Archaeologist – none received

	Conservation Officer – none received

	Historic England – none received

	Hampshire Highways – none received

	Landscape Team – none received

	Arboriculturalist – none received

	
Ecologist - Thank you for consulting me on this application. I have provided detailed commentary on this development previously and have summarised that advice below as it remains relevant. 
Following a review of bird survey data and habitat suitability, the Solent Waders & Brent Goose Strategy Steering Group recommended a change to the boundaries of SWBGS Site H59B within which the development formerly sat. This review and amendment resulted in the removal of the westernmost portion of H59B from the SWBGS (land to the west of the existing farm track). This was based on the fact that there are no records of SWBGS bird species from this portion of the site, and the fact that the site is enclosed by tall hedging/scrub and abuts the working Northney Farm yard. The larger, eastern portion of H59B remains of very high value to wintering birds, with substantial numbers of Brent Geese recorded each winter. It is the view of the Steering Group – a view that I endorse - that the extension of the car parking area, and the proposed amendments to the seating area and amplified events are not likely to result in impacts to the western portion of H59B. The extended parking area will be screened with new native hedge plantings and will not be visible by birds using the adjacent field (the car park is adjacent to a barn, the old slurry lagoon and the silage clamp). On this basis, I am content that potential impacts to overwintering bird species are negligible. The proposed native species hedging around the car park extension is acceptable and should be secured by condition. 

Development shall proceed in accordance with the Proposed as Built Car Park Plan issue P1 (CAD, July 2025) and the Car Park Plan 2140291 unless otherwise agreed in writing by the Local Planning Authority. Reason: to provide ecological mitigation and enhancement in accordance with the Environment Act 2021, Conservation Regulations 2017, Wildlife & Countryside Act 1981, NPPF, NERC Act 2006 and Policy CS 11 of the Havant Borough Core Strategy March 2011.



6.	Publicity and Community Involvement 

	This application was publicised in accordance with the Council's Local Code of Corporate Governance and the Statement of Community Involvement.

	Number of site notices: 1

	Neighbouring properties consulted (as defined by the Statement of Community Involvement)
	
	Number consulted: 7

Number of representations received: 0

Material planning considerations are addressed in Section 7.

7	Planning Considerations 

7.1 	Having regard to the relevant policies of the development plan and all other material
	considerations it is considered that the main issues arising from this application are:

		(i) Principle of development
[bookmark: _Hlk212648637]		(ii) Impact on residential and neighbouring amenity
		(iii) Impact upon the character and appearance of the area, including the adjacent Listed Buildings
		(iv) Parking and Highway implications
		(v) Flood Risk
		(vi) Ecology and BNG

	(i) 	Principle of development

7.2 	The application site is located beyond any defined built-up area and therefore within
	the non-urban area. Policies AL2 and CS17 require development in such non-urban
	areas to be consistent with policies for the countryside as set out in national policy. Policy AL2 notes that developments that meet an overriding public need e.g. for community or recreation, may be considered. 

7.3	In this instance the use of the field opposite the barn that is used for overflow car parking is relevant. This land does not form part of this application site but the Town and Country Planning (General Permitted Development) Order 2015, as amended, allows at Schedule 2, Part 4, Class B for the temporary use of any land for up to 28 days in any calendar year. Therefore, this field can be used for a maximum of 28 days in any calendar year for the parking of cars.

7.4	Notably, prior to the extension of the car park, this field opposite was being used regularly for parking, exceeding the permitted 28 days and resulting in complaints to the Council. Since the car park the subject of this application has been enlarged, the capacity of the car park more generally meets demand, and therefore the use of the field opposite has declined, and is now in line with permitted development rights. 

7.5	The retrospective change of use of the small parcel of land from open agricultural land to hard surface land for parking of cars is strictly an urbanisation of the countryside. However, the site is immediately adjacent a barn and therefore on land grouped with existing buildings and hard surfaces, which mitigates against any visual encroachment into the wider countryside. Furthermore, the proposal has the benefit of reducing reliance on the more open field opposite for overflow parking, thus preserving the character of the field opposite. Since the modest loss of open agricultural land provides a benefit to the customers of the tearoom, which in turn boosts tourism on Hayling Island, it is considered the proposal can be supported in principle.  

	(ii) 	Impact on residential and neighbouring amenity

7.6	The siting of the car park is some distance from the nearest residential properties – the rear of the properties in Clovelly Road are some 70m away to the south; and Northney Farmhouse Cottages are a similar distance to the north. The comings and goings and use of the additional car park spaces with associated car doors slamming, headlights etc, is considered unlikely to result in any material harm to the amenity of the occupiers of these properties, largely due to the significant separation distance. 

7.7	Therefore it is considered that the retrospective change of use of the land to form the extended car park with associated increased capacity and use, would not result in any material harm to the amenity of neighbours and can be considered compliant with policies CS16 and DM10 of the of the HBLP (Core Strategy).  Notably no letters of objection were received in connection with this application.  


	(iii) 	Impact upon the character and appearance of the area, including the adjacent Listed Buildings

7.8	The change of use of land and car park extension aligns with the adjacent barn and does not encroach beyond this backdrop of building mass into the more open countryside. A post and rail fence has been erected to match the existing, which is considered visually appropriate in this rural area. 

7.9	The hedging shown on the submitted plans has been planted, albeit with very small plants. But in time they will grow to form a native hedge providing screening around the car park extension to match the original half of the car park. A landscape maintenance condition is required to ensure that should any plant die it is replaced. 

7.10	The car park surface is loose grey limestone to match the original half, which maintains permeability. It is considered that the amount of land taken out of agricultural use relative to the size of the field and farm is minimal, and the layout proposed adjacent to existing buildings is appropriate. With the native hedge providing long term screening, overall the change of use of land and car park extension is not considered to be visually harmful to the rural character of the site or area. 

7.11 	Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires special regard to be had to the desirability of preserving a listed building or its setting. Both Northney Farm Cottages and Meadowsweet are nearby Grade II listed buildings, but neither are viewed within the context of the car park extension which is set back. Therefore, it is considered that the change of use of land and car park extension would have no additional harm to the setting of nearby heritage assets.  

	(iv) 	Parking and Highway implications

7.12	It is noted that the parking spaces are not marked out on site and customers park freely, leading to a variety of layouts used. Whilst this is not always the most efficient use of the space, given the tight aisle width it does give customers a choice of either 90-degree parking or parallel parking, or a combination of both. Given the rural character of the area and rough surface, then the formal marking out of spaces would be difficult and any white lining would be visually inappropriate.

7.13	With reference to the two sets of plans submitted, one showing 90-degree parking, and one showing parallel parking, in this instance, both are considered to be acceptable and representative of what actually happens on site. Whilst the aisle width between the 90-degree parking option is below standard, the fact that cars do use this layout means that it is possible to park this way. If only the option showing some parallel parking were approved, as the only option that meets the technical standard, then it would imply a breach if the other layout were used on site. Since without the car park being marked out, it would be impossible to control behaviour of customers and layouts used, and the LPA would not wish to serve breach of condition notices for 90-degree parking, then in this instance it is considered appropriate to approve both car park layout drawings. 

7.14	Overall it is considered that the provision of the additional parking spaces helps to meet the normal daily needs of the tearoom and thus reduces the need for the temporary overflow car park, which can be reserved for events. The Highway Authority previously advised on APP/23/00102 that they had no objection in terms of trip generation and given this application does not change the scale of the tearoom use in any way, then it is assumed this stance would prevail. 

	(v)	Flood Risk

7.15	It is noted that the site lies within current flood zone 1, but within a future flood zone. As a retrospective change of use of agricultural land to car park, then no sequential test is required. Car Parks are defined as a ‘Less Vulnerable’ land use (according to Annex 3 of the NPPF), and within a future flood zone only then the exception test is not considered necessary. 

7.16	Whilst no specific flood risk assessment has been submitted (as within current day flood zone 1 then no FRA is required as part of validation), the car park is noted to have a porous surface and would not increase flood risk on the site or elsewhere. In the event of a flood event then it is likely that guests would leave, and the tea rooms would be closed and the car park unused. An Informative can be added advising the applicant to sign up to the Environment Agency’s flood warning system, to help them manage the use of the tea rooms and car park. On this basis it is considered the change of use of the land would not result in increased flood risk. 

	(vi) 	Ecology and BNG

7.17	The application site lies in close proximity to Chichester Harbour SPA and functionally linked land, namely site H59B of the Solent Waders and Brent Goose Strategy (SWBGS) which is classed as a Secondary Support Area. The boundary of this has recently been revised, now further away from the car park extension. Once the boundary hedging has matured and established as a screen, then the extended car park will not be visible to birds using the adjacent fields. As a result, any noise and disturbance from the use of the car park is not likely to result in impacts to Site H59B, nor would the car park result in impacts to the European site integrity. 

7.18	The Council’s Ecologist raises no objection to the proposal, noting that the potential impacts to overwintering bird species are negligible. He does recommend a condition requiring the hedge planting, but this has in fact already been provided on site and hence just a landscape maintenance condition is required.  

7.19	Biodiversity Net Gain (BNG) was made a legal requirement for planning permission introduced for small sites on 2nd April 2024. However, the legislation provides exemptions, and retrospective applications are exempt. 

8	Conclusions

8.1	It is considered that the retrospective change of use of agricultural land to form an enlarged car park is acceptable, having no demonstrable harm to the rural character of the area or neighbouring amenity, nor adverse impacts to ecology and flood risk. The application is therefore recommended for permission, but as a retrospective application the standard timed commencement condition is unnecessary. 


9.	RECOMMENDATION:

That the Executive Head of Place be authorised to Approve with Conditions for application APP/25/00483 

Conditions:

1. The native hedge planting undertaken on the southern boundary of the hereby approved car park extension, as shown on the approved plans, shall be retained and maintained to the satisfaction of the Local Planning Authority. Any trees or shrubs planted or retained in accordance with this condition which are removed, uprooted, destroyed, die or become severely damaged or become seriously diseased within 5 years of planting shall be replaced within the next planting season by trees or shrubs of similar size and species to those originally required to be planted, unless the Local Planning Authority gives its consent in writing to any variation.

Reason: To ensure the establishment and maintenance of a reasonable standard of native hedging for screening and ecological mitigation and enhancement in accordance with the Environment Act 2021, Conservation Regulations 2017, Wildlife & Countryside Act 1981, NPPF, NERC Act 2006 and Policies CS 11 and CS16 of the Havant Borough Core Strategy March 2011 and the National Planning Policy Framework.

2. The development hereby permitted shall be carried out in accordance with the following approved plans:

1:1250 Location Plan
Proposed Site Plan - Drawing Number CAD 17077 132 Rev P1
Addition to Car Park Plan - showing Hedging Detail
Proposed As Built Car Park Plan - Drawing Number CAD 17077 431 Rev P1
Car Park Plan

Reason: - To ensure provision of a satisfactory development.

Informatives:

1. In order to manage the use of the tearooms and car park in the event of a flood event, you are advised to sign up to the Environment Agency's Flood Warning system via the following link: Get flood warnings by text, phone or email - GOV.UK

2. In accordance with paragraphs 38-50 of the NPPF Havant Borough Council (HBC) takes a positive and proactive approach and works with applicants/agents on development proposals in a manner focused on solutions by:
Offering a pre-application advice service, and
Updating you of any issues that may arise in the processing of your application and where possible suggesting solutions, and,
In this instance: 
Your application was acceptable as submitted and no further assistance was required.

