9 AunoD

™

puysdurepy

.gﬁ.ﬂ..u_ﬁ.__.._* _._,_t.}.m_ )

JUIloARl} ¢ o

JIALIp
alp o1 auey pansadans e Aed siaduassey - Buddoys
pue sjendsoy 1e syuaned Bupsia ‘susunuiodde
[eaipaw 01 Lodsuen apiacid sia3aunjop

0£L¥9¥ T6ETO Haquiny suoydaja |

SIDIAIDS
Aseaunjop pue|s| SuljdeH

"paiepowiwiodde aq sem|e
ued saeydysnd pue suieypEaym 3uipjod

A1)1q1s5220Yy

*294) [oAen Aew
G Japun asou pue ad1ud jjey 4o} [aae. Aew
afe jo suead g| pue § UIIMIRG URIPIIYD

"0£:60 J2ye duntedap Asuanol

Aue uo 2aJj Joj Al Aew nok Aasony
[2207 ysydu3 Jayro Aue Aq panss) ssed

e aAey nod J| "0£:60 J2ue 3untedap Aauunol
Aue uo 234y Joj [pAen Aew nod ssed snq
s,uossad Japjo [punoD) Auno?) asysduey
B 2ABY NOA j| "3DIAI3S SII UO 234}

|oaes3 Aew noA ssed snq s uostad pajqesip
jipunoD) Auno?) aJiysdwep & aaey noA j|

WEYsus
0STF | 0517 | 4 “”__wh _H
. ueARH
0S€F | 0STF | oy sdny
uinyay  33ulsg

{3502 3 ||IM YdoNW MOH



‘21| NOA SB BIUBAPE Ul JB} SE HOOq UBI NO L

._ﬂ}m..u
01 ysim nok asojaq Aep ays wdg Aq Jess
anok }o0oq 1SNl NOA 3J1AJ3s 3yl asn O |

31950 | Op A

‘Aluo yjuow
yoea jo Aepsinyy  p 94l U0 sun Aawinol siyj ,

(saqunu snp oa Adde sa1ed jje3 je20| pue piepues)

98,948 C9610

UO UONBWLIOUI dIOW 1O}
|1Puno) Aauno?) aJiysdwey
|[e> asea|d

‘[9ARI 01 1| pINOM NoA
uaym 3uid 03 Jaquinu 2upjooqg A YIm
sprd diysioquiaw € 1uas 3q USYI [{Im NO L

"MOjaq Jaquinu
aya Buijes Aq (2.4 81 sia) [PUN) Auno)
aJiysdwep yum Ja1sidas 3snw nok Apsaiy

: ! _ : : galy Jse3
Ge:oL | OL'SL | DL'EL | DO'EZL | 0001 A[INOS
=l BT S 2 : Baly 1SaM
| SZ:9L | 00S} _ 00:€L | OS:LL | 0SB0 agnos |
cr:aL | osvL | 052l | OF:LL | OF:60 | weybBusy
0L:9L | Sl | G¥ZL | GELL | GE'60D | AsuyuoN
00:9} | SE:¥L | GE'ZL | SZ:LL | SZ:60 JueARH
GeivL | LOE'EL | GE:ZH | GZILL | SEOL | ST'60 JuBARH
GZ¥L | LOZ'E) | GZ:ZL | GLiLL | SZ20b | 5160 | AsuyuoN
0Z:vL | L2Z:EL | 0224 | OL:LL | 0208 | 0460 | weybusp
i “ m = Baly |
oLbL | SLLEL | OL:ZE | 0oLl | oo | 0080 1580
£ -{inosg
. _ . . . . ealy |SET
00l b_,.E_E_E 0501 E_E_E_ma ABNOS

{3%3u op | Op JeYM

J(seanujw g 01 dn Asea Aew
sawn) sswn Jumojjo; ay 1e (sAepijoy dygnd
‘oxa) Aepanieg o1 Aepuo], s91e1ado 3JIAIIS IY )

¢|[OAELD | UED LUDYAA

(aA0Jin wig yo 1snl Jo ul) weydualy ©
Ul ANUNWwo?) ded JEeQ ©
2J3Ua7) 2UNSIAT JUBARH ©
2.43U20) YI|EaH JUBARH O
0359 WEARH ©
21U UMO| JUBARH ©

:dn payaudyo

paddoap aq ||im sJaduassed payoog-alg

'SSaIppE
awoy 4nod wouy dn paxaid aq ||im noL

;wody dn payaid aq | 1M 2JYAA

sasnq 21gnd
40 10 uo Sumas JYnoylp M puy NOLA =
dols snq ay1 wo.ly Aem UC| € 3Al NOL =
YO [2ABL 01 JUBM NOA 2u3YM O)
10 paau noA awi 3yl 1E |2ARD SBSNG ON =
'syujod Fuimojjoy ay Jo alow
JO auo 123W 1snw nok AdIAIRS A1 9sh 0|

;BLIDLID DY DR IBYAA

'SNQ € JO pealsul Ixel, e
Aq paiesado aq ||im Aauanol ayl pue asueape
uj sjooq 01 paau ||Im ssaduassed 1ey) 1dadxe

‘92IAIDS SNQ B O1 JB|ILLIS §| 3DIAIDS AY |

(mo|aq 995) B431140

al1 s19al oym weydual) JO JUBARH OlUl
pues) Suljde Wouj [9ALI1 01 SPIIU OYM
auoAue Joj 931Al9s Jdodsued 2)gnd e s 3

ERIHVN Gy’
pues| suljAeH a3 1 IBYAA

Jual, JO JueABH Oul pue|s| uljde wou) duljjaAaen Enunﬂnﬁ_ .E,_ dial9s 3iodsueaa 2jjgnd v

(z¢) @4eysae) puejs] 3uljdeH a3y




Basirngstoke and Deane Borauah Council

Cwic Offices, London Road.

"-.—' B a Si n g Sto ke Hasingstoke, Harmpshire RG21 4AH
and DEE:]HE www basingstoke gov uk | 01256 844844

customer service@basingstoke gov uk

Follow us on + @BasingstokeGow

REF:17/01418/FUL
Mr Robert Tutton

Robert Tutton Town Planning Consultants Ltd
23 Romsey Avenue

Fareham

PO16 9TR

NOTICE OF APPROVAL

Town & Country Planning Act 1990
Town & Country Planning (Development Management Procedure) (England) Order 2015

In pursuance of its powers under the abovementioned Act, the Council as Local Planning
Authority hereby GRANTS planning permission for the:

Proposal: Erection of a three-bed detached house
Location Land At 6 Sunnyside Cottages Aldermaston Road Sherborne St John
Hampshire

Applicant:  Sunnyside Conversions Ltd

in accordance with your application, plans and particulars unless otherwise agreed in writing
with the Local Planning Authority and subject to compliance with the following conditions:

1. The development hereby permitted shall be carried out in accordance with the following
approved plans unless otherwise agreed in writing with the Local Planning Authority:

Location Plan- LO1 REV B
Site Layout - 1765 - 01a
Proposed Plans - 1765-02
Proposed Elevations - 1765-03
Site Elevation - 1765-04

REASON: For the avoidance of doubt and in the interests of proper planning.

2. The development hereby permitted shall be begun before the expiration of 3 years from
the date of this planning permission.
REASON: To comply with Section 51 of the Planning and Compulsory Purchase Act
2004 and to prevent an accumulation of unimplemented planning permissions.

Chiaf Exvecuive Malbourne Barneti MBA MRACH
Exacisym Dintcior of Bedough Servicas Retecca Emmatt BSc (Hons), AIENA



Application 17/01418/FUL

[Details of Application: Full Planning Application
Erection of a three-bed detached house
Date Registered 18 April 2017 (Subject to three year condition)

Location: ‘Address: Land At 6 Sunnyside Cottages Aldermaston Road Sherborne St
John Hampshire

Ward: Sherborme St. John

Parish: SHERBORNE ST JOHN CP

0s: 461820 155604
Applicant: Sunnyside Conversions Ltd
Case Officer: Rob Sims 01256 845304
RECOMMENDATION:

it is RECOMMENDED that the application be APPROVED subject to the conditions
listed at the end of this report.

Planning Policy

The site lies oulside of any settlement policy boundary and is therefore considered to lie in a
countryside location. The site also lies within the Sherborne St John Conservation Area and
within the Basingstoke - Sherborne St John Strategic Gap.

National Planning Policy Framework (NPPF) (March 2012);

Coare Principles - Achieving Sustainable Development

Section 6 (Delivering a wide choice of high quality homes)
Section 7 {Requiring good design)

=ection 11 (Conserving and enhancing the natural environment)
Annex A: Decision Taking

Basingsloke and Deane Local Plan 2011-2029

Paolicy SD1 (Sustainable Development)

Policy 5S1 (Scale and Distribution of New Housing)
Policy SS6 (New housing in the countryside)

Policy CN1 (Affordable Housing)

Policy CNE (Infrastructure)

Policy CN9 (Transport)

Policy EM1 (Landscape)

Policy EM2 (Strategic Gap)

Policy EM4 (Biodiversity, Geodiversity and Nature Conservation)
Paolicy EM5 (Green Infrastructure)

Policy EMB (Water Quality)

Palicy EM7 (Managing Flood Risk)

Palicy EM9 (Sustainable Water Use) "
Policy EM10 (Delivering High Quality Development)
Policy EM11 (Historic Environment)

Policy EM12 (Pollution)

Sherborne St John Neighbourhood Plan 2011-2029




$S5J Policy 2 ~ The Rural Character of the Parish

Supplemen lannin cuments an i SPD’s and SPG's) and interim planning
quidance

Design and Sustainability SPD Main Documenl

- Appendix 4 (Conservation Areas)
- Appendix 5 {Construction Statements);

- Appendix 6 (Storage and collection of waste and recycling);
-‘Appendix 7 (Places to Live);
- Appendix 14 (Countryside Design Summary)

- Appendix 16 (Residential Amenity Design Guidance)

Residential Parking Standards SPD (2012)
The Landscape and Biodiversity SPD

Landscape Assessment SPG
The Countryside Design Summary SPG

Olher material documents

Community Infrastructure Levy (CIL) Regulations 2010
5106 Planning Obligations and Community Infrastructure Interim Planning Guidance

Description of Site
The existing sile comprises of a 0.04ha site located to the south of & Sunnyside Coltages.

Sunnyside Coftages comprise a row of cottages located to the west and on higher ground

than the A340. The coltages have recently been renovated with parking areas created to the
rear,

Proposal

The proposal is for the erection of one detached two storey dwelling on the application site.
The proposed dwelling would measure 8.0m wide x 7.4m long x 7.0m high and would also
include a single storey rear addition measuring 2.4m deep x 4.3m wide x 2.7m high. The
proposed dwelling would have a footprint of approximately 69sqgm and would comprise of a
living room, kilchen and study on the ground floor and three bedrooms and a bathroom at
first fioor.

Consultations

Sherborne St John Parish Council - The Parish Council are concerned about this application
as they think it might be on a greenfieid site. Please can you let me know if this is so or if the
site is classified as brownfield.

Conservation Officer - No objection subject o retention of the front hedge

Environmental Health Officer - No objection subject to conditions

Highways - Standing advice applies

Public Observations

Three letters of objection received:



« The land has not been previously developed and a three bed house would be out of
contexi,

« Highway / grass verge parking would increase creating more obstruction and
compromising highway safety.

» Turning provision inadequate for more dwellings

« Established mature bushes and trees in the Conservation Area should be preserved

What are the proposed parking arrangements? Three dwellings already do not have

designaled parking bays.

Access difficult as adjacent to a bus stop.

Where will builders park and dust controlled?

Want a sign saying private property.

OS data inaccurate for the plot.

Owners and bullder previously burnt waste on site and left site untidy.

Planning History
No specific planning history for the site
Assessment |

Ingi f

Planning law requires that applications for planning permission must be determined In
accordance with the development plan, unless material considerations indicate otherwise. In
this case the development plan for the area is the adopted Basingstoke and Deane Local
Plan 2011-2029. At a national level, the National Planning Policy Framework (NPPF) was
introduced in 2012 and the NPPF constitutes guidance, which the LPA must have regard to.
The NPPF does not change the statutory status of the development plan as the starting point
for decision making, but is a material consideration in any subsegquent determination.

The site is located outside of any Settlement Policy Boundary (SPB). It is therefore within
the part of the borough which is designated as countryside as per Policy SS1 (Scale and
distribution of new housing) of the Local Plan.

The Local Plan is explicit in its aims as stated in Paragraph 4.70: ‘The aim of the Local Plan
Is to direct development to within the identified Settlement Policy Boundaries and specific site
allocations. Within the countryside it is the intention to maintain the existing open nature of
the borough's countryside, prevent the coalescence of settlements and resist the
encroachment of development into rural areas. The countryside is therefore subject to a
maore restrictive policy’,

Policy S51 sets out a spatial strategy for the Local Authority to meet its full housing need
over the Plan period. The strategy is principally based upon the development of allocated
Greenfield sites and the redevelopment of land in the towns and villages. Development in
the counltryside is generally restricted.

The most relevant Local Plan policy for the proposal is Policy SS6 (New Housing in the
Countryside). The policy outlines the exceptional circumstances where it is appropriate to
allow new housing development in the countryside.

Policy SS6 states that development in the countryside will only be permitted if the site is on
previously developed land; is part of a rural exception scheme; is for the re-use of an existing
building; involves the replacement of an existing dwelling; is small scale to meet a locally
agreed need; is required to support an existing rural business;, or Is allocated by a
Neighbourhood Plan.



The application site previously formed part of the garden area belonging to 6 Sunnyside
Cottages. The applicant has provided details and evidence of how the site was previously
enclosed with a boundary hedge and contained a vegetable garden and washing line.
Therefore the site constitutes previously developed in accordance with the definition within
the National Planning Policy Framework. On this basis criteria a) of Policy 556 is most
relevant to this development proposal, which states that development proposals for new
housing outside Settlement Policy Boundaries will only be permitted where they are:

a) On "previously developed land’, provided that:

i) They de not result in an isolated form of development; and
i) The site is not of high environmental value; and
ui) The proposed use and scale of development is appropriate to the site's context.

Paragraph 4.72 of the Local Plan also states thal: "The redevelopment of previously
developed land in the countryside will generally be encouraged provided that the site is not of
high environmenital value and that the proposed use and scale of development is appropriate
to the sife's context”.

Criterion SS6 (a) i) requires new residential development ‘nol to result in an isolated form of
development.' The Basingstoke and Deane Local Plan defines ‘isolated’ in the glossary as:

‘In the context of new residential development in the countryside where there is a significant
separation between the proposed dwelling and the nearest settiement. Additionally, a
dwelling is considered to be isolated if it is not well served by public transport (e.g. within 500
m of a bus stop or train station) or well served by services and facilities (e.g. within 1km of an
SPB, which generally contains facilities such as schools, post offices, doctors surgery, etc)’

The term "settiement’ is also defined within the Development Plan:

‘A settlement typically consists of a village, comprised of more than a group of houses, or
farmstead, including at least one service or facility, such as a village hall, public house or
school.’

In this instance, the site is located alongside a number of residential dwellings that line the
southern side of the A340. Immediately outside of the site is a bus slop which provides a
regular service between Basingstoke and Tadley and would be easily accessed from a public
footpath by occupiers of the proposed dwelling. Therefore it cannot be said that the proposed
dwelling would be ‘isolated’. On this basis the proposal would comply with Policy SS6 a) i).
Furthermore there are no policies within the Sherborne St John Neighbourhood Plan that
would prevent the principle of development being considered acceptable.

Consideration of Policy SS6 (a) parts i) and iii) will be discussed in the '‘Design/impact on the
rural characier and appearance of the area’ section below.

Impact on the Basingstoke — Sherborne St John Strategic Gap

The site is located within the Strategic Gap (Basingstoke/ Sherbome St John) as defined
within Policy EM2 (Strategic Gaps) of the adopted Local Plan. The supporting text of Policy
EM2 explains that ‘gaps have not been defined to protect the countryside or landscape. but
to prevent coalescence of setiements and mainiain the separate identity of settliement.. A
clear gap between settiements helps to maintain a sense of place for settiements on either
side of the gap.’ The Policy states development will only be permitted where:

a)  Itwould nol diminish the physical and visual separation; and



b) It would not compromise the integrity of the gap either individually or cumulatively
with other existing or proposed development: or
c) It is proposed through a Neighbourhood Plan.

Paragraph 6.16 states that: ‘Small development that is in keeping with the rural nature of the
gaps will not be prevented, provided that it appropriately sited and designed to minimise the
impact on the openness of the gap.’

The application site is located between existing residential dwellings that also lie within the
strategic gap. These dwellings coupled with the open countryside to the west contribute to
lhe rural character of this part of the gap. It is considered that to erect a dwelling between the
existing residential development within the gap and on previously developed land would not
be out of keeping with the rural nature of this part of the gap or reduce its openness or
compromise its integrity either cumulatively or individually. Furthermore the proposed
development would not result in the coalescence of selllements. On this basis it is
considered that the proposals would not be contrary to Policy EM2 of the adopted Local
Flan.

Design and Impact an the Character and Appearance of the Conservation Area

The Policy EM11 (Historic Environment) states that all development must conserve or
enhance lhe quality of the borough's herilage assets (a Conservation Area being a
designated heritage asset). Section 72 of the Planning (Listed Buildings and Conservation
Areas) Act 1990 imposes a statutory duty for all development to preserve or enhance the
character and appearance of the Conservation Area.

This is an application for the construction of a new two storey dwelling adjacent to an existing
row of coltages within the Conservation Area. These coltages are identified within the
Conservation Area as 'notable buildings”™ Whilst they are not specifically referenced within
the Conservation Area Appraisal, their uniform design, materials and cohesive order is easily
understood as is their contribution to the Conservation Area. The proposals would invoive the
erection of a two storey detached dwelling to the immediate south of these cottages. The
dwelling would have a hipped roof and be symmetrical in appearance with a front canopy
porch.

In terms of layout the proposed dwelling would be accessed an existing track serving the rear
of the exisling cottages. The proposed dwelling would sit level and alongside the existing
coliages aibeil slightly separate. Two designated parking spaces would be provided
alongside the exisling access track. The dwelling would have a rear of garden measuring
approximately. It is not considered that the layout of the proposed development would sit
disproportionately within the proposed development site and would relate appropriately yet
separate from the existing row of cottages which would retain their historic interest,
significance and contribution to this part of the Conservation Area. In addition the proposals
would incorporate adequate parking provision and amenity space.

In terms of the visual relationship with the existing cotlages and the Conservation Area, the
proposed development would relate appropriately in height and scale with the existing row of
cottages and would sil alongside the existing building line. The existing cottages comprise of
red brick elevations siate roofs and flat frontages. The proposed dwelling is proposed to have
brown roof liles and red brick elevation and uPVC windows. In general these materials would
be approprate to this part of the Conservation Area and in terms of its relationship to the
existing coltages. Delails of the proposed materials would need to be secured through a
condition.

The Conservation Officer requests that the existing hedgerow along the site frontage is
retained. The front of the site is banked down to the roadside and the previous hedge



enclosing the site has largely been removed and damaged as resull of storing materials on
the application site. The proposed street scene submitted with the application indicates that
new hedge will be erecled along the frontage. This is considered to be achieve an
enhancement to the existing site as well as create an appropriate sense of enclosure and
landscaping in this part of the Conservation Area. A condition will be imposed o secure
details of hard and soft landscaping.

It is considered that the proposed dwelling would be appropriate in the context in which it sits
and in terms of its size, scale and design it would relate appropriately to the existing historic
cotlages and would preserve their contribution to the characler and appearance of the
Conservation Area. On this basis the proposals would comply with Section 72 of the
Planning (Listed Buildings and Conservalion Areas) Act 1990 and Policy EM11 of the Local
Plan.

impact on the

The las! two criteria of SSE (a) are:

ii) The site is not of high environmental value; and
ili) The proposed use and scale of development is appropriate to the site's context.

These two criteria should be considered alongside Policies EM1 (Landscape), EM10
(Delivering High Quality Development) which seeks to protect the character and appearance
of the local area from inappropriate development.

In addition Policy 2 (The Rural Character of the Parish) of the Sherbome St John
Neighbourhood Plan (SSJ NP) states:

Development should ensure that the rural character and natural assets of the
Parish are conserved and, if possible, enhanced.

Where development is acceptable in all other respects, it will be permitted where
it:

- Conserves the rural character of the Parish; and
- Conserves the important habitats of the Parish; and
- Retains or enhances the network of green habitats within the Parish.

This applies to both the scale and location of development and to any additional
impact caused by light or noise poliution.

Where development al the edge of the village or in open countryside is
acceplable in all other respects, it should provide for sufficient landscaping and,
where appropriate, screening 1o ensure that the characler of the surrounding
countryside is conserved and, if possible, enhanced.

Development should respect visual amenity by protecting important views out of
the village or towards the village, as identified on Map 5.

The proposals are considered lo be acceplable in terms of its relationship with the key
characteristics of the Conservation Area. The proposals, by way of their height, design and
scale would also be appropriate to the character and appearance of this part of the rural
landscape. A key requirement of Policy 2 of the SSJ NP is that sufficient landscaping should
be incorporated to ensure the character of the countryside is conserved and enhanced. In
this instance the existing sile is currently an eyesore, however previously was enclosed with
mature hedgerow to establish the garden of No. 6 Sunnyside Coftages. The proposals would



re-infroduce a hedgerow along the frontage that would provide an enhancement to the
existing site. This would be secured through a condition. Subject to compliance with the
condition, the proposals would respect the qualities of the local landscape and they would be
sympathetic to its character and visual quality, as required by Policy SS6 (a) part ii) and iii)
and Policies EM1 and Policy EM10 of the Local Plan and Policy 2 of the Sherbome St John
Neighbourhood Plan 2011-2029.

Impact on neighbouring amenities

The proposed dwelling would lie in and amongst existing development with No, 6 located
immediately to the north and No. 7 located the other side of the access track. The siting of
the proposed dwelling along the same building line of No. 6, coupled with the comparative
height of the dweliings would ensure that any adverse impacts from overlooking, loss if fight
would be negated. The proposed dwelling lies directly south of No. 6 and would not protrude
beyond the front or rear building line of No. 6. A window is proposed at first floor in the
northern elevation which would serve a hallway. In the interests of privacy and overloocking
on the neighbouring property a condition will be imposed to ensure that this window is
obscured glazed.

With regards to the impact on No. 7 to the south, as the proposed dwelling would be sited to
the north east and there would be significant separation between the rear of the proposed
dweliing and front of the neighbouring dwelling, no adverse harm in terms of overlooking or
loss of privacy 1o the neighbouring dwelling would result.

On this basis the proposals would nol harm residential amenity in terms of overlooking, loss
of privacy or loss of light and would comply with Policy EM10.

The proposed dwelling would have a rear garden depth of approximately 7m and would be
slightly below the required 60sqm of amenity space required for a three bed dwelling as
recommended by Appendix 16 - Residential Amenity Guidance Design and Sustainability
Document. However the garden size is commensurate with neighbouring plots and the site is
in close proximity to public open space in Sherborne St John. On this basis the proposal is
considered to comply with Policy EM10 and the relevant criteria contained in Appendix 16 -
Residential Amenity Design Guidance of the Design and Sustainability SPD.

Im ighwa

The proposals seek o utilise an existing access from the A340 and to create two parking
areas for the dwelling along the southern boundary. It is considered that the addition of one
dwelling utilising an existing access would not result in any adverse impacts on the existing
highway network.

The provision of two parking spaces for the dwelling would achieve the required number of
off road spaces for a lhree dwelling in this location. Furthermore the development would
provide bin and cycle slorage within the development, although further details would need to
be secured through a suitably worded condition.

Third parties have raised concern regarding the ability to turn on site and that the proposed
parking would conflict with existing parking at the rear of the cottages. The proposed parking
for the dwelling would be sited along the southern boundary and would be suilably sized to
accommodate a modemn vehicle (requiring a 24m wide x 4.8m long parking space). In
addition at the end of the access track at the rear of the proposed dwelling there appears to
be unobstructed access for a vehicle to use the access track and to tum and park or exit onto
the A340. On this basis the proposed development would have suitable ability to allow for
exiting the site in a forward gear. On this basis the proposed parking and tumning
arrangements are considered {o be accepiable.



A condition will be imposed to secure a construction method statement. On this basis the
proposals would comply with Policy CN9 of the Local Plan.

Contaminated Land / Noise Impacts

The Environmental Health Officer (EHO) considers that assessments are required to assess
the risks from contamination to future site users, which can be sought through a condition.
The existing site was a garden, however it is evident that it has been used for the storage of
materials during the recent renovation of the existing cottages and therefore could contain
contaminants. On this basis the request for a contaminalion assessment and subseguent
verification is considered to be necessary in order to comply with Policy EM12 of the Local
Plan. :

With regards to noise impacts, the EHO requests that a condition is imposed to secure a
noise impact assessment and a scheme for protecting the proposed dwellings from road
traffic noise from the A340. The site lies within 5m of the A340 albeit would be on higher
ground. This distance and relationship with the A340 is likely 1o result in excessive noise
impacts on future occupiers and therefore a Noise Impact Assessment and subsequent
mitigation is considered to be necessary in this instance. Such an assessment and mitigation
can be secured through a condition in this instance.

Conditions regarding securing consfruction hours to amenable hours will be imposed as
recommended by the EHO. Subject to compliance with this condition the proposals would
comply with Policy EM12 of the Local Plan.

Flood Risk

The proposed development is located in Flood Zone 1 (Low Probability), however the site
lies Upstream of a Critical Drainage Area and therefore a Flood Risk Assessment (FRA) is
required in order to satisfy part a) of Policy EM7 (Managing Flood Risk) of the Local Plan. An
FRA has been submitted with the application, which refers to the site as being a ‘greenfield’
site as there is a small impermeable area of 38sgm. The FRA calculates that the existing run
off rate is 'negligible’ due to the small size of the site and greenfield volume is 1.685%. The
FRA recommends that soakaways should inform foul and surface water drainage strategies.
Although the site is considered to be previously developed land’ for the purposes of
interpreting planning policy, given the small area of impermeable surfacing' identified, it is
considered appropriate to consider the site as ‘greenfield’ for calculating run off rates. Where
the existing run off rales are negligible, the imposition of a condition to secure foul and
surface water drainage sirategy, is considered fo be an appropriate way to secure the
necessary flood risk mitigation in this instance.

Sustainable Water Use
Policy EM9 (Sustainable water use) of the Local Plan requires all new homes 1o meet a
waler efficiency standard of 110 litres per person per day. Whilst no information has been
submitted by the applicant that demonstrates how compliance with this Policy will be
achieved, such information can be secured by condition.

1 reement

The application has been scoped in line with the CIL Regulations 2015 and the following
tests have been considered;

{a) necessary lo make the development acceptable in planning terms;

(b) directly related to the development; and



(c) fairly and reasonably related in scale and kind to the development.

Through the Council's 'scoping' process, consideration has been given to whether would
attract contributions to mitigate for the impact of additional residents.

In November 2014 the Government introduced national thresholds for seeking affordable
housing and tariff-based contributions through a Written Ministerial Statement and changes
lo the Planning Practice Guidance. At that fime the Council determined planning applications
in accordance with this position. The changes were challenged and Reading Borough
Council and West Berkshire Council won a judicial review into the introduction of these
national thresholds in July 2015 at which point the Government withdrew their guidance.

However, the Government challenged the judicial review outcome and the judge's decision
through the Court of Appeal. Their appeal was upheld on 11 May 2016, resulting in the
Government re-introducing the relevant sections of the NPPG on 18 May 2016,

Tariff-based contributions as sought through the Council's Scoping Process cannot be
sought for developments of 10 units or less, or less than 1000sqm in floorspace. The
proposal is for 1 residential unit and would have a floorspace of less than 1000sgm therefore
tariff based contributions cannot be requested or secured for this development.

In terms of Affordable Housing, notwithstanding the position set out in Policy CN1 of the
Local Plan, as a result of changes to the NPPG in May 2016, an affordable housing
contribution cannot be secured for the proposed development.

Other Mater

A number of other matters were raised by third parlies during public consultation. These
matters will be addressed below:

- Parking of construction vehicles and control of dust
The parking of construction vehicles, storage of materials and control of dust during the

course of the developmen! would be controlled through a condition to secure a construction
method slatement :

- Want a sign saying private property

The Local Planning Authority does not have the ability to issue such signs and it is not a
material issue to this application.

- OS data inaccurate for the plot.
The site location plan and site layout plan were checked on the Officer site visit and are
considered lo be accurale for the purpose of determining this planning application. A
condition will be imposed to secure details of level changes, which should be based on a
topographical survey.

- Owners and builder previously burnt waste on site and left site untidy.
The condition of the site has been noted by the LPA and the Environmental Health Team and
contamination assessments are to be requested by condition. In addition the erection of a
new dwelling itself would enhance and tidy up the existing site.

Conditions



The development hereby permitted shall be carried out in accordance with the
following approved plans unless otherwise agreed in writing with the Local Planning
Authority:

Location Plan - LO1 REV B
Site Layout - 1765 - 01a
Proposed Plans - 1765-02
Proposed Elevations - 1765-03
Site Elevation = 1765-04

REASON: For the avoidance of doubt and in the interests of proper planning.

The development hereby permitted shall be begun before the expiration of 3 years
from the date of this planning permission.

REASON: To comply with Section 51 of the Planning and Compulsory Purchase Act
2004 and to prevent an accumulation of unimplemented planning permissions.

No development shall commence on site until details of the types and colours of
exlernal materials to be used, including colour of mortar, together with samples, have
been submitted to and approved in writing by the Local Planning Authority. The
development shall be carried out and thereafter maintained in accordance with the
details so approved unless otherwise agreed in writing by the Local Planning
Authority.

REASON: Details and samples are required prior to development in order to provide
high quality development and in light of the level of information submitted and in the
interests of the visual amenities of the area and in accordance with Policy EM10 and
EM11 of the Basingstoke and Deane Local Plan 2011-2028 and SSJ Policy 2 of the
Sherborne St John Neighbourhood Plan 2011-2029.

Prior 1o the commencement of development full details of both hard and soft
landscape proposals shall be submitted to and approved in wriling by the Local
Planning Authority. These details shall include, means of enclosure, soft landscaping
details, car parking layouts, circulation areas and hard surfacing materials. The soft
landscape details shall include planting plan, specification (including cultivation and
other operations associated with plant and grass establishment), schedules of plants,
(including replacement trees where appropriate), noting species, planting sizes and
proposed numbers/densities where appropriate, as well as any works to enhance
wildlife habitats where appropriate. In addition, an implementation timetable shall be
submitted lo and approved in writing by the Local Planning Authority before
development commences. All hard and soft landscape works shall be carried oul in
accordance with the approved details in accordance with the timetable agreed with
the Local Planning Authority. Any trees or plants which, within a period of five years
after planting, are removed, die or become seriously damaged or defeclive, shall be
replaced in the next planting season with others of species, size and number as
originally approved, 10 be agreed in wriling by the Local Planning Authority.

REASON: Details are required prior to commencement as insufficient information
has been submitted wilh the application and to ensure the provision, establishment
and maintenance of a reasonable standard of landscape in accordance with the
approved designs and in accordance with Policy EM1 and EM10 of the Basingstoke
and Deane Local Plan 2011-2029 and SSJ Policy 2 of the Sherborne St John
Neighbourhood Plan 2011-2029.



No development shall take place, including any works of demolition, until a
Construction Method Statement that demonstrates safe and coordinated systems of
work affecting or likely to affect the public highway and or all motorised and or non-
motorised highway users, has been submitted to, and approved in writing by, the
Local Planning Authority. The approved Statement shall be adhered to throughout the
construction period.

The Statement shall include for:

I means of access (temporary or permanent) to the site from the adjoining
maintainable public highway, including the associated traffic management
arrangements;

i, the parking and turning of vehicles of site operatives and visitors off
carriageway (all to be established within one week of the commencement of
development);

ii. loading and unloading of plant and materials away from the maintainable
public highway;

Iv. storage of plant and materials used in construcling the development away

from the maintainable public highway;

wheel washing facilities or an explanation why they are not necessary,

the erection and maintenance of security hoarding including decorative

displays and facilities for public viewing, where appropriate:

vii. measures to control the emission of dust and dirt during construction:

vili. @ scheme for recycling and disposing of waste resulting from construction
work; and

I, the management and coordination of deliveries of plant and materials and the
disposing of waste resulting from construction activities so as to avoid undue
interference with the operation of the public highway, particularly during the
Monday to Friday AM peak (08.00 to 09.00) and PM peak (16,30 to 18.00)
pariods.

X the routes lo be used by construction traffic to access and egress the site so
as to avoid undue interference with the safety and operation of the public
highway and adjacent roads, including construction traffic holding areas both
on and off the site as necessary.

= =

REASON: Required prior to commencement because detail absent from the
application and to ensure that the construction process is underlaken in a safe and
convenient manner thal limits impact on local roads and the amenities of nearby
occuplers, the area generally and in the interests of highway safety and in
accordance with Policy CN9 of the Basingstoke and Deane Local Plan 2011-2029

No works pursuant lo this permission shall commence until there has been submitted
to and approved in writing by the Local Planning Authority:-

(a) a desk top study carried out by a competent person documenting all the previous
and existing land uses of the site and adjacent land in accordance with national
guidance as set out in Contaminated Land Research Report Nos. 2 and 3 and
B510175:2011, and a site investigation report documenting the ground conditions of
the site and incorporating chemical and gas analysis identified as being appropriate
by the desk sltudy in accordance with BS10175:2011- Investigation of Potentially
Contaminated Sites - Code of Practice:

and, unless otherwise agreed in writing by the Local Planning Authority,

(b) a detailed scheme for remedial works and measures to be undertaken to avoid
rnsk from contaminanis/or gases when the site is developed. The scheme must



include a timetable of works and site management procedures and the nomination of
a competent person to oversee the implementation of the works. The scheme must
ensure that the site will not qualify as contaminated land under Part lIA of the

Environmental Protection Act 1990 and if necessary proposals for future maintenance
and monitonng.

If during any works contamination is encountered which has not been previously
identified it should be reported immediately to the Local Planning Authority. The
additional contamination shall be fully assessed and an appropriate remediation
scheme, agreed in writing with the Local Planning Authority.

This must be conducted in accordance with DEFRA and the Environment Agency's
‘Model Procedures for the Management of Land Contamination, CLR11'.

REASON: To ensure that risks from land contamination to the future users of the land
and neighbouring land are minimised, together with those lo controlled walers,
property and ecological systems, and to ensure thal the development can be carried -
out safely without unacceptable risks to workers, neighbours and other offsite
receplors in accordance with Policy EM12 of the Basingstoke and Deane Local Plan
2011-2029.

The development hereby permitted shall not be occupied/brought into use until there
has been submitted to the Local Planning Authority verification by the competent
person approved under the provisions of condition 6(b) that any remediation scheme
required and approved under the provisions of condition 6(b) has been implemented
fully in accordance with the approved details (unless varied with the writlen
agreement of the Local Planning Authority in advance of implementation). Unless
otherwise agreed in writing by the Local Planning Authority such verification shall
comprise;

as built drawings of the implemented scheme;
photographs of the remediation works in progress;

Certificates demonstrating that imported and/or material left in situ is free of
contamination.

Thereafter the scheme shall be monitored and maintained in accordance with the
scheme approved under condition &(b), unless otherwise agreed in writing by the
Local Planning Authority.

REASON: To ensure that risks from land contamination to the future users of the land
and neighbouring land are minimised, together with those to controlled waters,
property and ecological systems, and o ensure that the development can be camied
out safely without unacceptable risks to workers, neighbours and other offsite
receptors in accordance with Policy EM12 of the Basingstoke and Deane Local Plan
2011-2029.

No development shall take place on site until a scheme for protecting .the proposed
dweliing from road traffic noise has been submitted to, and approved in writing by the
Local Planning Authority. Any proposed mitigation scheme shall have regard to the
Basingstoke & Deane 'Noise assessmenis and reporis for planning applications -
Guidance note for developers and consultants’. Mitigation proposals will consider and
utilise where possible, reduction in noise exposure achieved by effective site layout,
building orientation, the use of physical barriers, utilising open space as a buffer,
internal room configurations and any other available mitigation strategies.
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The following noise levels shall be achieved with mitigation in place.

a) Internal day time (0700 - 2300) noise levels shall not exceed 35dB LAeq, 16hr for
habitable rooms (bedrooms and living rooms with windows open*)

b) Internal night time (2300 - 0700) noise levels shall not exceed 30dB LAeq with
individual noise events not exceeding 45dB LAfMax (windows open*),

c) Garden areas shall not exceed 55 dB LAeq, 16hr,

All works which form part of the approved scheme shall be completed prior to first
occupation. The approved scheme shall be thereafter maintained, unless otherwise
agreed in writing by the Local Planning Authority,

REASON: To ensure that acceptable noise levels within the dwellings and the
curtilages of the dwellings are not exceeded in the inlerests of residential amenity and
In accordance with Policies EM10 and EM12 of the Basingstoke and Deane Local
Plan 2011-2029.

No dwelling shall be occupled until a post completion ncise survey has been
undertaken by a suitably qualified acoustic consultant, and a report submitted to and
approved in writing by the Local Planning Authority. The post completion testing shall
assess performance of the noise mitigalion measures against the noise levels as sat
in condition 8. A method stalement should be submitted to and approved by the Local
Planning Authority prior o the survey being undertaken, unless otherwise agreed in
writing by the Local Planning Authority.

REASON: In the interests of residential amenily, and to ensure acceptable noise
levels are not exceeded within the dwelling and in accordance with Policies EM10
and EM12 of the Basingstoke and Deane Local Plan 2011-2029.

The development hereby permitted shall not be occupied or the use commence,
whichever is the sooner, until provision for turning (enter, turn and leave in a forward
gear), manoauvring, loading and unloading of vehicles and the parking of 2 vehicles,
together with unobstructed pedestrian access (minimum width 0.9 metres) to the
primary entrance of each property, have been made within the curtilage of the
property in accordance with the approved plans and the areas of land so provided
shall be thereafter retained and maintained and shall not be used for any purposes
other than the turning, manoceuvring, loading and unloading and parking of vehicles,
and access for pedestrians, unless otherwise agreed in writing by the Local Planning
Autharity.

REASON: In the interests of highway safety and in accordance with Policies CNS and
EM10 of the Basingstoke and Deane Local Plan 2011-2029,

No development shall commence on-site until details of the secure cycle parking with
transit routes for bicycles to and from the public highway, have been submitted to and
approved in writing by the Local Planning Authority, such details to include the
position, design, malerials and finishes thereof, and the method of independently
securing and accessing each bicycle. The approved secure cycle storage facilities
and transit routes shall be conslructed and fully implemented before occupation or
the approved use commences, whichever is the sooner, and the areas of land so
provided shall thereafter be retained and maintained in accordance with the approved
details and shall not be used for any purposes, unless otherwise agreed in writing by
the Local Planning Authority,

REASON: Details are required prior to commencemenl because insufficient detail has
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been submilled with the application and to improve provision for cyclists and
discourage the use of the privale car wherever possible and in accordance with
Policy CN9 and EM10 of the adopted Basingstoke and Deane Local Plan 2011-2029.

No development hereby permitted shall commence until details of a scheme for the
storage (prior to disposal) of refuse and recycling and details of the refuse/recycling
collection poinl(s) provided not more than 15 metres carrying distance from a
highway which is a carriageway plus details of the transit route between the storage
and collection points and to and from the public highway, for each dwelling, have
been submitted to and approved in writing by the Local Planning Authority. The
approved details shall be implemented before occupation or the use commences,
whichever is the sooner, and shall be thereafter retained and maintained in
accordance with the approved delails, uniess olherwise agreed in writing by the Local
Planning Authority.

REASON: Details are required prior to commencement because insufficient detail has
been submitted with the application and in the interests of general amenity, to ensure
convenience of arrangements for refuse and recycling storage and collection and to
ensure that no obstruction is caused on the adjoining highway, in the interest of
highway safety and in accordance with Policies CN9 and EM10 of the Basingstoke
and Deane Local Plan 2011-2029.

No work relating to the construction of the development hereby approved, including
works of demolition or preparation prior to operations, or internal painting or fitting
out, shall take place before the hours of 0730 nor after 1800 Monday to Friday, before
the hours of 0BOO nor after 1300 Saturdays nor on Sundays or recognised public
holidays, unless otherwise agreed in wriling by the Local Planning Authority.

REASON: To protect the amenities of the occupiers of nearby properties during the
construction period and in accordance with Policy EM10 of the Basingstoke and
Deane Local Plan 2011-2029.

Within 3 months of the date of commencement a Construction Statement detailing
how the new home shall meet a water efficiency standard of 110 litres or less per
person per day has been submitted to and approved in writing by the Local Planning
Authority, unless otherwise agreed in writing with the Local Planning Authority
through a2 demonstration that this requirement for sustainable water use cannot be
achieved on technical or viability grounds. The development shall be carried out in
accordance with the approved details.

REASON: In the absence of such details being provided within the planning
submission, details are required to ensure that the development delivers a level of
sustainable water use in accordance with Policy EM9 of the Basingstoke and Deane
Local Plan 2011-2029.

The first fioor side window located in the northern elevalion shall be glazed with
obscure glass only and have no openable parts below 1.7 metres from finished floor
level. The windows shall then be permanently maintained in thal condition unless
otherwise agreed with the Local Planning Authority.

REASON. In the interests of residential amenity and privacy and in accordance with
Policy EM10 of the Basingstoke and Deane Local Plan 2011-2029.

No works shall lake place on site untl a measured survey of the sile has been
underiaken and a plan prepared lo a scale of not less than 1:500 showing delails of
existing and intended final ground levels and finished floor levels in relation to a



nearby datum point which shall be submitted [ mﬂ{:ﬁ“ha%md in writing by the Local
Planning Authority. The deveiopment shall be Compietedtand thereafier maintained in

accordance with the approved details, unless otherwise agreed in writing by the Local
Planning Authority.

REASON: To protect the privacy of the occupiers of adjacent properties in
accordance Policy EM10 of the Basingstoke and Deane Local Plan 2011-2020.

17 No works shall commence on site until details of the proposed surface water and foul
drainage and means of disposal have been submitted to and approved by the Local
Planning Authority and no building shall be occupied until all drainage works have
been carried out in accordance with such details as approved by the Local Planning
Authority.

REASON: Details are required prior to development as inadequate information has
beenpmﬁdedvﬁhﬂw&pplh:aﬁmaﬂhmdefmemmemalmapmpﬂm
development is satisfactorily drained in accordance with Policy EM7 of the
Basingstoke and Deane Local Plan 2011-2029.

Informative(s):-

1.1 The applicant's attention is drawn to the fact that the above conditions (if any), must be
complied with in full, failure to do so may result in enforcement action being instigated.

1.2 This permission may contain pre-commencement conditions which require specific
matiers to be submitted and approved in writing by the Local Planning Authority before
a specified stage in the development cccurs. This means that a lawful commencement
of the approved development CANNOT be made until the particular requirements of the
pre-commencement conditions have been met.

1.3 The applicant's attention is drawn to the fact that the Local Planning Authority has a
period of up to eight weeks (o determine details submitted in respect of a condition or
limitation attached to a grant of planning permission. It is likely that in most cases the
delermination period will be shorter than eight weeks, however, the applicant is advised
to schedule this ime period into any programme of works. A fee will be required for
requesls for discharge of any consent, agreement, or approval required by a planning
condition. The fee chargeable is £97 per request or £28 where the reiated permission
was for extending or altering a dwelling house or other development in the curtilage of a
dweliing house. A fee is payabie for each submission made regardless of the number
of conditions for which approval is sought. Requests must be made using the standard
application form (available online) or set out in writing clearly identifying the relevant
planning application and condition(s) which they are seeking approval for.

2.  In accordance with paragraphs 186 and 187 of the National Planning Policy Framework
(NPPF) in dealing with this application, the Council has worked with the applicant in the
following positive and proactive manner:-

- offering a pre-application advice service:

-  seeking further information following receipt of the application:

- seeking amendments lo the proposed development following receipt of the
application; and

- considering the imposition of conditions and the completion of a 5.106 legal
agreement.

in this inslance:



- the applicant was updated of any issues after the initial site visit; and
- was provided with pre-application advice.

In such ways the Council has demonstrated a positive and proactive manner in seeking
solutions 1o problems arising in relation to the planning application

3. Your applicalion will determine whether the proposed development is acceptable in
planning terms. Please be aware that this will not automatically override your responsibilities
under other legislation and in particular your attention is drawn to the Wildlife and
Couniryside Act 1981 as amended, the Countryside and Rights of Way Act 2000 and the
Conservation (Natural Habitats) Regulations 1994. These Acts and Regulations protect ALL
wild birds, their nests (whether in use or being built) and eggs and other wild animals
including bats and their roosts in or adjacent lo trees. In simple terms, you should make sure
that there are no wild birds nesting in or bats roosting in or adjacent to the tree(s) that you
are proposing to work on. It is a criminal offence to recklessly or intentionally destroy any
bird, its nest or its eggs or any bat or its roost (even if the roos! is not occupied at the time)

4. In relation to the Noise Impact Assessmemt and subsequent mitigation, where it is
predicted that the internal noise levels specified above will not be met with windows open
despite mitigation slralegies, an alternative method of mechanical ventilation must be
specified to supply air to habitable rooms with windows closed, and relieve the need to open
windows for thermal comfort and overheating. Background and passive ventilators are no!
considered adequate for this purpose. Methods may include a system 4 MVHR with cool air
by-pass, or standalone mechanical units supplying each affected habitable room




The Planning and Development Manager

Basingstoke & Deane Borough Council

Civic Offices Your ref: 16/03719/EN28
LLondon Road

Basingstoke

Hampshire RG21 4AH 13" April 2017

Dear Sir

Land at 6 Aldermaston Road, Sherborne St John.
Erection of a three-bedroomed detached house.

1. In light of the favourable comments recorded by Trevor Campbell-Smith on 30"
November 2016, we have been instructed by Sunnyside Conversions Ltd to invite your
Council’s consent to erect a three-bedroomed house on land beside No.6 Aldermaston
Road in Sherborne St John.

2. Inset 33 of the Basingstoke and Deane Local Plan (2011-2029) shows this land
outside the ‘Settlement Policy Boundary' of Sherbome St John but within a
"Conservation Area’ (Policy EMI1) and a ‘Strategic Gap’ (Policy EM2). Policy SDI
generates a presumption in favour of sustainable development and Policy $56 sets down
the requirements for new housing development outside a Settlement Pol icy Boundary -
criterion (a) is particularly noteworthy, as il relates to a proposal on “previously
developed land’ that would not result in an isolated form of development, the land is not
of high environmental value and the proposal would be appropriate to the site’s context.
Policy CN3 re *Housing Mix for Market Housing™ calls for a mix of house types and
sizes that is appropriate to the site and the neighbourhood. In our submission, our clients’
proposal would satisfy those requirements,

3 The Stagecoach No.2 bus service passes along Aldermaston Road and Cranes
Road and a bus stop is already in place just 100 metres away to the northeast of this site -
as the service provides links to Tadley and Baughurst (to the north) and the North Hants
Hospital, railway station and Basingstoke town centre (to the south), it affords a real
alternative to use of the private car for residents of Sherborne St John. The Primary
School, the Social Club, the Village Hall and recreation ground (with children’s play
equipment are all within comfortable walking/cycling distance of the site and Gales
garage sells newspapers. We have come to the view that Sherborne St John has sufficient
services and facilities to be considered a ‘sustainable location’, where a proposal for new
housing would enjoy the support of Policy SD1.

4. To the north of our clients’ site, Nos.2-6 Aldermaston Road are a terrace of two-
storey houses (finished in red brick with hipped slate roofs) and two detached houses
stand to the south - finished in red/brown brickwork. one has a gabled roof, the other is
hipped. A shared right of way passes to the south of the site. The land between No.6 and
the right of way is part of ‘The enclosed space of grounds and buildings immediately
surrounding a dwelling ', so it accords with the definition of *previously developed land’
set down in the Glossary of the Local Plan,



5. With terraced and detached houses close by, we hold 1o the view that a two-storey
detached house (the front elevation of which would stand level with the terrace to the
north) would reiterate and reinforce its local context and not look out-of-place. It is
therefore proposed that a three-bedroomed detached house be erected on this land, served
by two car parking spaces and accessed via the shared right of way,

b. We note that, although your Council adopted its new local plan in May 2016, it
has not yet adopted a Community Infrastructure Levy. If our clients’ proposal would
generate a call for an off-site infrastructure contribution via s106 undertaking, we would
welcome clarification of the amount required and the relationship of that infrastructure
item to this development proposal,

y A Pursuant to the advice proffered in paragraphs 188-190 of National Planning
Policy Framework, draft proposals for the erection of a semi-detached pair of houses
were presented for your Council’s consideration in October 2016. By letter dated 30™
November, Trevor Campbell-Smith helpfully acknowledged that this site is previously-
developed land and it is not in an isolated location: it does not have high environmental
value; and the proposed development would not be harmful to the character of the site or
the surrounding area. Our clients are therefore led to believe that their proposal will enjoy
the benefit of the Officers” support. Thank you.
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282079 Uartiora Borough Council v The Secretary of State for Communities and Local Government & Ors [2017] EWCA Civ 141 ( 14 March 2017

MR C BANNER (instructed by the *Governments Legal Department) for the Respondent
Hearing date : 9 March 2017

HTML £tVERSION% OF JUDGMENT

Crown Copynight ©

Lord Justice Lewison:

|. The sole sssue on this appeal was the meaning of "previously developed land” (often called "brownfield
land") as defined by the glossary forming part of the National Planning Policy Framework.

2. That definition reads as follows:

"Previously developed land: Land which is or was occupied by a permanent structure,
mcluding the curtilage of the developed land (although it should not be assumed that the
whole of the curtilage should be developed) and any associated fixed surface
mirastructure. This excludes: land that is or has been occupied by agricultural or forestry
buikdmgs: land that has been developed for mineraks extraction or waste disposal by
landfill purposes where provision for restoration has been made through development
control procedures; land in buili-up areas such as private residential gardens, parks,
recreation grounds and allotments; and land that was previously-developed but where the
remains of the permanent structure or fixed surface structure have blkended into the
landscape in the process of time.”

3. The context in which the ssue arises i that on 23 July 2015 a planning inspector allowed an appeal
against the refusal by €Dartfords BC to grant planning permission for a change of use of land to a
private gypsy and traveller caravan site comprising one mobile home and one touring caravan. The site
m question was within the residential curtilage of Shirchall Farm. Shirehall Farm is within the Green
Belt, and & not in a built-up area.

4. The mspector decided that the site qualified as previously developed land because:
1) It was within the curtilage of a permanent structure (namely Shirchall Farm) and

i) It was not excluded as "land in built-up areas such as private residential gardens,
parks, recreation grounds and allotments”,

Lh

- EDartfords does not challenge the first of those reasons: the challenge is to the second. The argument
s that all private residential gardens are excluded from the definition of previously developed land,
whether or not they are in a built-up area. Any other nterpretation, so it is said, would give rise to
conflicting policies within the NPPF. At the conclusion of the hearing we announced that the appeal
would be dismissed with reasons to follow. These are my reasons for joming in that decision.

6. The approach to the interpretation of the NPPF is the same as the approach to the mierpretation of a
development plan document: R (Timmins) %3 Gedling BC [2015] EWCA Civ 19, [2015] PTSR
N37 at [24]: Hopkins Homes Ltd ®va ®Secretarys of ©States for CCommunitiess and SLocals
YGovernments [2016] EWCA Civ 168, [2016] PTSR 1315 at [24]. The correct approach to the
mterpretation of a development plan document was laid down by the Supreme Court m Tesco Stores

hittpcifman bl or g fegi- binformat.cg | Pdoc=/lew'cases/EWC A/CIW2017/141 hirmi &g uerys (dartford)+ AND +{borough)+ AND+ (council }+AND+(vW+AND+({se... 28



262019 Dartford Borough Council v The Secretary of State for Cammunities and Local Government & Ors [2017] EWCA Civ 141 (14 March 2017
Ltd ®v3 Dundee CC [2012] UKSC 13, [2012] PTSR 983. In that case Lord Reed said at [18] that
"policy statements® should be interpreted objectively in accordance with the language used, read as
ahways in its proper context." He went on to make an important point at [19]:

"That is not to say that such ®statements® should be construed as if they were statutory
or contractual provsions. Although a development plan has a legal status and legal
effects, it i not analogous i its nature or purpose to a statute or a contract. As has often
been observed, development plans are full of broad tstatementss of policy, many of
which may be mutually rreconcilable, so that in a particular case one must give way o
another. In addition, many of the provisions of development plans are framed in language
whose application to a given set of facts requires the exercise of judgment. Such matters
fall within the jursdiction of planning authorities, and their exercise of their judgment can
only be challenged on the ground that it is rrational or perverse... Nevertheless, plannng
authorities do not live i the world of Humpty Dumpty: they cannot make the
development plan mean whatever they would like it to mean."

7. It s particularly that feature, namely that broad ®state ments of policy may be irreconcilable, that
differentiates a development plan document from a contract which one would expect to be mternally
consistent. Like a development plan document. the NPPF i ako full of broad tstatementss of
polcy: and it would be crying for the moon to start the process of interpretation with the idea that there
5 no tension between tstatements % of policy pulling m different directions.

8. The starting pomt is, of course, the words themselves read as a matter of ordinary English. The critical
words are:

“land m built-up areas such as private residential gardens, parks, recreation grounds and
allotments”

9. Inmy judgment the words "such as" $state clearly that what follows are examples of something.
Exanmples of what? They can only be examples of the more general expression that precedes them,
namely “land n built-up areas”. As a matter of ordinary English I cannot see that any other meaning can
be given to this sentence. "Land in built-up areas” cannot mean land not in built-up areas. It s argued
that this micrpretation means that other parts of the NPPF are i conflict with each other. Even if that
were true it § not the busmess of an mierpreter to go searchmg for possible ambiguities or conflicts in
order to detract from the obvious meaning of the words to be interpreted.

10. The alleged conflict within the NPPF upon which Mr Bowes rebed was the juxtaposition of two of the
core plannmg principles m paragraph 17 of the NPPF, and a conflict between paragraphs 14, 55 and
111. I start with paragraph 17. This provides that twelve core principles should underpin both plan
makmng and decsion taking. Two of those principkes are:

“take account of the different roles and character of different areas, promoting the
vitality® of our mam urban arcas, protecting the Green Belts around them, recognising
the ntrinsic character and beauty of the countryside and supporting thriving rural &
communities® within it;" and

“encourage the effective use of land by reusing land that has been previously developed
(brownfield kand), provided that it is not of high environmental tvalue:"

2
I'1. There 1 m truth no conflict between these two core principles, as is demonstrated by the more detailed
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policies about the Green Belt. Paragraph 87 of the NPPF #states® that:

"As with previous Green Belt policy, inappropriate development is, by definition, harmfiil
to the Green Belt and should not be approved except in Lverys specul circumstances.

I2. Paragraph 89 goes on to say that a ®local¥ planning authority should regard the construction of new
buildings as mappropriate in the Green Belt. But that general policy is immediately qualified by
exclusions, one of which is:

"imited infilling or the partial or complete redevelopment of previously developed sites
(browntield land), whether redundant or in continuing use (exclud g temporary
buildings), which would not have a greater impact on the openness of the Green Belt and
the purpose of mcluding land within it than the existing development.” (Emphasis added)

13. Accordingly, the NPPF accommodates the definition of previously developed land within the general
policy about development in the Green Belt. If a new building is a partial redevelopment of a previously
developed site it is not to be regarded as mappropriate redevelopment in the Green Bek, provided that
it has no greater impact on the openness of the Green Bell than the existing development. The Proviso
also means that the encouragement of development on brownfield land is not, at least in the Green Belt,
unqualified. So any possible tension s resolved.

14. Nor do I see any conflict between the definition and paragraphs 55 or 111 of the NPPF. Paragraph
55 Sstatesy that

“&Local¥ planning authorities should avoid new solated homes in the countryside unless
there are special circumstances. . ."

|5. However, the definition of previously developed land, in the context of the present case, takes as is
startmg point that the proposed development is within the curtilage of an existing permanent structure,
It follows that a new dwelling within that curtilage will not be an "solated” home. There will already be
a permanent structure on the site. Paragraph 111 tstates:s

"Planning policies and decisions should encourage the effective use of land by re-using
land that has been previously developed (brownfield land), provided that it is not of high
environmental Svalue."

3
16. This paragraph expressly adopts the expression "previously developed land" and | cannot see that
there is any conflict in so domg.

I'7. Mr Bowes also relied on tstatements3 made by the Minister when introducing changes to previous &
versions® of planning policy contained in PPS3. Before commenting on that argument it is worth
recalling why Lord Reed said that development plan documents were to be objectively interpreted. His
explanation also at 18] was:

"I'he development plan s a carefully drafied and considered tstatements of policy,
published m order to mform the public of the approach which will be followed by planning
authorities m decsion-making unless there & good reason to depart from it. It is intended
to guide the behaviour of developers and planning authorities.”

18. The same s true of the NPPF. In the Foreword to the NPPF the responsible Minister Sstated:®
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"By replacing over a thousand pages of national policy with around fifty, written simply
and clearly, we are allowing people and *communities® back into planning,"

19, In Timmins at [24] Richards LJ said that the NPPF was "on the face of it a stand-alone document
which should be interpreted in its own terms and is n certain respects more than a simple carry-across
of the language in the guidance it replaced." In Turner tva $Secretanys of LSrares for ¢
Communitiess and ®Locals €Governmenrs [2016] EWCA Civ 466 at [21] Sales LJ said:

"The NPPF was introduced in 2012 as a new, self-contained tstatements of national
plannmg policy to replace the $various% policy guidance documents that had proliferated
previously. The NPPF did not simply repeat what was i those documents. It set out
national planning policy afresh in terms which are at various® points materially different
from what went before."

20. However, in both Timmins and Turner the court accepted that, at least in the case of the Green Belt,
previous policy guidance remained relevant. I do not, however, consider that previous policy guidance
should be mvoked in order to create ambiguities n the NPPF where the language of that document is
clear. Nor do I consider that that was the process that the court sanctioned in Redhill Aerodrome Ltd
3 CSecretarys of CStates for *Communitiess and €Locals CGovernments [2014] EWCA
Civ L3RG, [2015] PTSR 274. The question in that case was whether "any other harm" should be given
a restrictive meaning limited to what was described "Green Bekt harm” as opposed to "non-Green Belt
harm'", In the result the court interpreted the words by giving them their ordinary meaning. "Any other
harm" meant "any other harm"; not "some other harm". The reference to previous guidance was
deployed in order to rebut an argument that there had been a policy shift which justified a more
restrictive and unnatural interpretation,

21. Mr Bowes drew our attention to the decision of this court in Adedoyin ®vs LSecretarys of SStates
for the Home Department [2010] EWCA Civ 773, [2011] 1 WLR 564. That case concerned the
Immigration Rules which, unlike ministerial state me nts of planning policy, must be placed before
Parliament. The question was whether the word "false” meant "dishonest” or merely "incorrect”, At
[70] Rix LJ said:

"... ina situation where a word, such as here "false”, has two distinct, and distinctively
important, meanings, there is a genuine ambiguity which makes it legitimate, in construing
Rules which are expressions of the executive's policy, to consider what the executive has
said, publicly, about its rules, Clearly, what a minister says in Parliament, expressed as an
assurance, and especially on the occasion of a debate arising out of the tabling of
amended rules, s of particular, and may be of decisive, importance. . ."

22. I do not consider that he derives any help from that case. That was a case in which there was an
ambiguity on the face of the rules. Here there is no ambiguity on the face of the NPPF. The Minister's
Estatements relied on was not a Sstatements about the NPPF, so it is not covered by Rix LI's
observations, Nor was there any ambiguity in PPS 3 itself Mr Bowes does not in fact rely on previous
pohcy gudance: so his reliance s not within what was contenplated by Timmins or Turner. The
alleged ambiguity only arises il the Mmister's ®statements in Parliament is literally interpreted without
regard to the text of the revised policy that he was introducing. 1 do not regard that as a legitimate
approach to the mterpretation of the NPPF.

23. In my judgment it would be quite wrong to expect the public, for whose benefit the NPPF is published,
or mdeed a would-be developer, to have to undertake the mvestigation of previous iterations of &
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Dartiord Borough Council v The Secretary of State for Communities and Locsl Gowernment & Ors [2017] EWCA Civ 141 (14 March 2017)
govemme ni3 plannng policy in order to understand the NPPF, let alone ministerial tstate ments®
mtroducing previous iterations of policy. Indeed that would defeat one of the main purposes of
promulgatng the NPPF in the first place. If I may repeat something | have said before:

"The public nature of these documents is of critical importance. The public is in prmcipk
entitled to rely on the public document as it stands, without having to mvestigate its
provenance and evolution.” (R (TW Logistics Lid) $va Tendring DC [2013] EWCA
Civ9,[2013]2P & CR9 at [15])

For these reasons I did not consider that tstatements® made by ministers about previous fterations of
policy could detract from the clear words of the definition of previously developed land.

I note that when Lindblom LJ granted permission to appeal he did not do so on the ground that the
appeal had a real prospect of success, but because there was some other compelling reason for the
appeal to be heard. I agree with his ®views on the merits of the appeal, which s why I agreed to nts
dismussal

Lady Justice Gloster, ©Vice-President of the Court of Appeal, Civil Division:

I agree with the reasons given by Lord Justice Lewison for the dismissal of this appeal
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Dartford Borough Council -w- SSCLG [2017) EWCA Cwv 141, 14 March 2017

The sole issue on this appeal was the meaning of “previously developed land”
(often called "Brownfield land”) as defined in the National Planning Policy
Framework (NPPF). The definition in NPPF reads as follows:-

‘Previously developed land: land which is or was occupied by a permanent
structure, including the curtilage of the deweloped land .. and any associated
fixed sendice infrastructure. This excludes: _ land in built-up areas such as
private residential gardens, parks, recreation grounds and allotments. .

A planning inspector allowed an appeal against the refusal by Dartiord BC to
grant planning permission for the change of use of land to a private G ypsy and

Traveller caravan site comprising one mobile home and one touring caravan. The

sile in question was within the residential curtilage of Shirehall Farm. Shirehall
Farm is within the Green Belt and is not in a built-up area. The inspector
decided that the site qualified as previously developed land because:

1) t was within the curtilage of a permanent structure (namely Shirehall Fam)
and

i} It was not excluded as “land in built-up areas such as private residential
gardens, parks, recreatlion grounds and alloiments”.
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Site Address: 1 Northney Cottages, Northney Road, Hayling Island

Proposal: Erection of a pair of 3bed semi-detached houses on former garden of
number 1 Northney Road with new access and parking. (Resubmission of
APP/17/00304).

Application No: APP/18/00593 Expiry Date: 13/08/2018
Applicant: Mr Wilson
Agent: Mr Tutton Case Officer: Emma Chisnall
Robert Tutton Town Planning
Consultants Ltd
Ward: Hayling East

Recommendation: REFUSE PERMISSION

1.1

1.2

13

3.1

Site Description

The site lies to the north of Northney Road. The current dwelling has an amenity space
to the west, rear and to the east in the shape of an L and is two storey in height, brick
built and has a slate roof. A pair of semi-detached dwellings are proposed to be
developed within the amenity space to the side of No 1 Northney Cottages which has a

large amenity space surrounded with a curtilage boundary of thick foliage and hedging
between 1.5-2.5m high.

To the east is a pair of semi-detached coltages, No 1 and No 2 Northney Cottages. To

the west are residential two storey semi-detached properties with farmland to the north
and south,

The site is located outside the urban area.

Planning History

APP/17/00304- Erection of a pair of semi detached 3 bed houses with new access and
parking. Withdrawn 13.06.2018

Proposal

Erection of a pair of 3 bed semi-detached houses on former garden of number 1
Northney Road with new access and parking. (Resubmission of APP/17/00304).

Policy Considerations

National Planning Policy Framework

Havant Borough Council Borough Design Guide SPD December 2011
Havant Borough Council Parking SPD July 2016

Northney & Tye Village Design Statement

Havant Borough Local Plan (Core Strateqy) March 2011

Cs11 (Protecting and Enhancing the Special Environment and Heritage of
Havant Borough)



CS12 (Chichester Harbour Area of Qutstanding Natural Beauty (AONB})

CS14 (Efficient Use of Resources)

CS15 (Flood and Coastal Erosion)

CS16 (High Quality Design)

Cs17 (Concentration and Distribution of Development within the Urban Areas)
CS20 (Transport and Access Strategy)

CS21 (Developer Requirements)

CS9H (Housing)

DM11 (Planning for Mare Sustainable Travel)

DM13 (Car and Cycle Parking on Residential Development)

DM8 (Conservation, Protection and Enhancement of Existing Natural Features)

DM9 (Development in the Coastal Zone)

Havant Bo h Local Plan (Allocations) July 2014

AL1 (Presumption in Favour of Sustainable Development)

DM24 (Recreational Disturbance to Special Protected Areas (SPAs) from
Residential Development)

ALZ (Urban Area Boundaries and Undeveloped Gaps between Settlements)
Listed Building Grade: Not applicable,
Conservation Area: Not applicable,

and Non o Itation

Building Control, Havant Borough Council
No comments

Chichester Harbour Conservancy

Recommendation: That Chichester District Council. as local planning authority be
advised that Chichester Harbour Conservancy raises no objection in principle subject
to review and consideration of the following comment/s and/or condition/s
recommended:

Observation / Conditions / notes:

Observations.

a) It is noted that pursuant to Policy PP04 — Creation of New Dwellings and Residential
Institutions, of the Chichester Harbour Planning Principles, the proposed
development is not within an existing settlement boundary, does appear to have
demonstrated that the existing wastewater treatment plant/s have capacity, and not
demonstrated how recreational disturbance will be adequately or appropriately
mitigated/addressed, and the sustaina bility of this location appears questionable, i.e.
there are no shops and/or local amenities. is car reliant/dependent, extends the
existing ribbon development along Northney Road and the resulting loss of trees,
already taken place, has undermined the nature conservancy efforts of the AONB
and its setting.

b) The location of the subject land is not within a defined urban area and is not
brownfield land but rather open countryside and is considered as ‘Non-urban',

¢) There are concerns with clarity and intent relating to the landscaping plan, no clarity
Is provided which demonstrates protection of the exisling hedgerows and proposed
tree planting within the site that would promole the conservation and enhancement of
the special qualities of the AONB setting and its habitats and species,

d) Consideration being given to changing the windows from white UPVC to a more
sustainable wood and be of a darker/subdued colour.

REQUEST FOR CONSIDERATION SHOULD APPROVAL BE GRANTED



In the event that Havant District Council consider approval of the proposed
development the Chichester Harbour Con servancy request that the following conditions
are considered:

Conditions:

1. Demolition/ building works are restricted (e.g. piling) is restricted to Mar-Sept to
avoid noise leading to bird disturbance.

2. That the developer contributes the appropriate per dwelling rate in respect to
recreational disturbance of the Solent SPAs and SAC.

3. Prior to the commencement of any site works, an amended landscaping plan is
submitted to and approved by the local authority.

Advice Note: In relation to condition 3 the landscaping plan should include a
species legend, annotation/s that surrounding hedge and trees to north, south and
west boundaries are to be retained to ensure some screening and that established
habitats survive, Additionally, consideration to be given to native tree planting to
front car bays and more substantial species to the rear of the site that would enhance
and conserve the AONB and its native wildlife. This should be demonstrated on a
landscaping plan and an associated condition included to ensure planting is carried
out and maintained as such in perpetuity.

Notes:

) Consideration being given of a design, internally, to be inclusive and accessible
for those living with disability i.e. wider door entries etc.

i) The resulting one (1) car bay arrangement at No.1 Northney Cottages and lack of
vehicle manoeuvrability within the site may benefit from a review,

i) Vegetation / trees - It is noted that between June 2011 and June 2016
significantly large mature trees appear to have been systematically removed

along the western and southern boundaries. It is further noted that No. 1

Northney Cottages has created a single access driveway for one vehicle and no
on-site maneuvering and lack of sight lines, having potential to create a road

safely issue, further to this another tree has subsequently been removed to make
way for this access and the remaining vegetation in the front garden has become
gravel

Planning Officer Comment: Informatives shall be included with any decision.

Community Infrastructure, Planning Policy & Urban Design

CIL Liable,

Additionally, instructions should be passed by the Case Officer to the Cl Team to issue
the Solent Recreation Mitigation Strategy Unilateral Undertaking, now based on the
number of dwellings and their respective number of bedrooms. See
http:/iwww.havant.gov.uk/unilateral-underta king-solent-recreation-mitigation-strategy.
There was no contribution collected under the previous application.

Crime Prevention
Mo comment

Highways Engineer, Development Engineer

The development will require the construction of a new long vehicular access and a
informative should be placed on any future planning permission. The two parking
spaces shown for each property require turning on site and this is provided by a joint
turning area. | would suggest that this parking and tumning area is covered by a
condition that at it must be constructed and retained. Also a condition should be added
that no sheds fences, planting plot or garden furniture should be allowed in this area.

Natural England Government Team
No objection subject to appropriate mitigation being secured.



Public Spaces
No comment

Waste Services Manager
| have no concemns over waste collection regarding this planning application thank you

u nvol

This application was publicised in accordance with the Council's Code of Practice for
Publicity of Planning Applications approved at minute 207/6/92 (as amended), as a
result of which the following publicity was undertaken:

Number of neighbour notification letters sent: 5

MNumber of site notices: 1

Statutory advertisement: 29/06/2018

Number of representations received: 2

Comment Officer Comment
Concern raised from No 38 Northney Road: See section 7

We refer to the above re-submission of the application for the
erection of a pair of semi detached 3 bed houses, to include
new access and parking.

We can see no substantial changes in the plans (apart from
bike stores for each property and a joint dropped kerb and
access at the front) and so our objections remain the same. To
clarify, we set these out again as, although some of them were
raised in our previous objection, we assume that there is a
new Planning Officer considering this application.

We are concemed about our privacy, the two houses will
overlook our back garden, patio-breakfast area, the side
aspect of our house (and so into our kitchen, bedroom and
conservatory) and also at the front. We note Mr Wilson's letter
to Havant Borough Council dated 4th May 2017 in which he
slated that the houses have been "deliberately set on the far
side of the plot to minimise any effect on number 38",
Comparing the plans for the previous application and the
resubmitted application, it appears thal the houses are 3 little
more central on the plot, and so nearer to our property.
However, we do not know how accurate the drawing is, so this |
may not be correcl.

The Design and Access Slatement states "the hedge along the
northemn side to the field will be retained” and "no trees will be
affected”. There is a large tree at the rear of the plot and if the
build goes ahead this should not be removed at the retention
of the tree will assist with our privacy concemns,

The next issue is the principle of the development in the
countryside.




The site is located within the designated countryside for which
new housing development does not accord with the
Government's agenda of achieving sustainable development. .
Paragraph 55 of the National Planning Policy Framework 2012 ,
(NPPF) highlights that the provision of new housing the
countryside must be limited to specific reasons, namely for
agricultural/forestry/fishing workers where there is an essential
need to provide new housing in the countryside, or where the
houses are affordable housing.

The proposal does not accord with either of these
requirements and therefore there should be an overarching 'in
principle’ objection to the provision of these houses in this
location. The proposal is therefore contrary to Policies CS16,
CS17 and DMS of the Adopted Core Strategy, and Policy AL2
of the Adopted Local Plan (Allocations) document.

Another main issue is the location of the site within the
Chichester Harbour AONB. The run of properties along this
part of Northney Road is characterised by ribbons of
semi-detached dwellings inter dispersed with breaks along the
line of properties offering longer distance views and glimpses
to the open countryside and Harbour beyond. The proposal
would resuit in a loss of this important break in the ribbon of
development, and would therefore be harmful to the character
and appearance of this part of the AONB, and is therefore
contrary to Policy CS12 of the Adopted Core Strategy and the
advice in the Harbour Conservancy Design Guidance.

Also referring to the North East Hayling Residents Association
Village Design:

“the existing situation is recognised by the Havant
Borough......which states that this area, perhaps more than any
other in the Borough, retains much of its authentic rural

settlement pattern....". Two new builds are not authentic or
rural.

Further:

“Infill or backland development within rural settlements should
be resisted as this would fundamentally alter the authentic
irregularity and density of settlement here. Further
development to the north or south of the village should be
resisted....” Northney Road is the north of the village.

Within the Village Design Statement, design considerations
include:

The open characteristics of the settlement edges with views of
agricultural land and the harbour environs.

The size of the extensions and replacement dwellings, in |
relation to plot size and location within each character area, in

order to maintain the appropriate open space around each
building.




The building of two semi detached houses (so not an
extension or a replacement dwelling but a new build) on the
small plot of land, which was previously a garden attached to
No 1 Northney Coltages, is completely against the Village
Design. It does not appear to comply with NPPF, the Harbour
Conservancy Design Guidance nor the Chichester Harbour
Conservancy AONBE.

It appears that the previous application was to be likely to be
refused before Mr Wilson withdrew his application, although
the reasons for this are not available. As mentioned the
re-submission does not appear significantly different so we
wonder why this submission is more likely to be successful.

We note that NEHRA has lodged a "neutral” response and no
other Northney Residents have commented. This is not
surprising but is disappointing.

We will await the decision in due course.

NEHRA: See section 7
The proposed property has been designed to reflect the '
character and identity of the existing buildings in MNorthney
Road, and hence is in keeping.

Northney villagers are committed to the ethos of the Village
Design Statement ( VDS) ' To help guide, change, to conserve
and enhance. '
There is concern that whilst smaller developments, on their
own may not seem o amount to much, their cumulative affect
can alter the appearance of an area considerably. The VDS
reguests that in order to maintain the spatial character of the
village, any infilling should be carefully considered and new
housing is of necessity achieved by replacement dwellings.
Nevertheless there is an understanding that affordable
housing is required.

NEHRA '

7 Planning Considerations

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

(1)  Principle of development

(i)  Nature of the development

(iii) Impact upon the character and appearance of the area
(iv) Impact upon residential amenity

(v) Developer Contributions

(vi) Highways

(vii) Effect on Protected Species

(i)  Principle of development

7.2 The site lies outside the built up area where new residential development is not
normally acceptable. Policy CS17 relates to the need to concentrate new development
(including housing) in the urban areas. Policy AL2 defines land outside the defined
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urban area of Hayling Island as 'non-urban' and again restricts development within
such areas. The principle of residential development is therefore not considered to be
acceptable in this location.

(i)  Nature of the development

The proposal is a full application for the development of No 2, semi-detached three
bedroom dwellings in the amenity space to the west side of No 1 Northney Cottages.
The description includes the vehicular access from North ney Road to serve the two
dwellings and the submitted plans show the proposed position and design of the units
including parking and amenity spaces.

(iii) Impact e cha randa th

The area is outside the built up area and has a rural character with fields and boundary
hedgerows and trees interspersed by a row of dwellings and farmland. The landscape
is relatively fiat and the site is immediately adjacent to Chichester Harbour Area of
Outstanding Natural Beauty. To the west beyond Northney Road is a continuation of
housing and farmland with a fairly uniform pattern of semi-detached dwellings to the
east. To the south is open farmland.

The application site itself is located in a small group of semi-detached cottages to the
east end of Northney Road which benefit from a generous amenity space to the side
rather then the typical form of to the rear. To the east of No 1 semi-detached two
storey dwellings are present and are situated in generously sized plots to the rear in a
narrow form. The proposed plot is partly screened from the highway by thick hedging
at various heights and appears to serve No 1 and provide a garden/amenity space to
benefit the cottage. It also provides an un-developed aspect when viewed from
Northney Road and whilst it is appreciated that there are existing dwellings either side
of the plot when viewed from Northney Road, the development of the site would lead
to an intensification of the existing residential development detracting from the
remaining rural character of the area.

Within such areas new residential development without specific justification (for
example a farm workers dwelling) is normally refused. The provision of two No. two
storey dwellings would consolidate development on the north side of the road and
lead to an unacceptable intensification of residential development having a harmful
impact on the semi-rural character of the area. Furthermore the area is isolated from
schools, employment and other facilities and would result in an over reliance on the
private car, resulting in an unsustainable development in a relatively isolated location.

The development would result in the loss of this important gap and views to the
Chichester Harbour AONB and open land fronting the harbour by the provision of the
two storey dwellings. This would effectively consolidate a line of ribbon development to
the west to the harm of the existing semi-rural character. The development would also
result in the removal of the frontage and part side hedging and the provision of a
parking and turning area. this would further detract from the semi-rural character and
appearance of the area. This character is recognised in the Northney and Tye Village
Design Statement.

(iv) Im residenti ni

The development has the potential to impact No 1 Northney Cottages and the adjacent
neighbour to the west No 38 Northney Road.
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The proposal consists of a pair of semi-detached two storey dwellings to be positioned
in the west side amenity space of No 1 Northney Cottages. This shall create an
approximate distance of 2.3m between the proposed development and shared
boundary to the east and approximately 4.25m between the proposed dwelling and No
1. Although this is a fairly modest distance between the proposed development no
objection has been made by the neighbour who is also the applicant. Following a site
visit it was noted that No 1 only had three windows present within the west side
elevation towards the rear of the property and approximately 7m away from the
proposed development. These were two at ground floor and one at first ficor. Although
these do have the potential to be impacted by the works the development is
considered to be set a sufficient distance away by approximately 7m which coupled
with the design of the dwellinghouse and being hipped away to the west is considered,
on balance, to not create an oppressive outlook from No 1 nor significantly restrict light
levels reaching the neighbouring dwelling. Therefore the works are considered to
result in an acceptable relationship between the neighbouring dwellings.

No 1 is positioned in a large plot with amenity to the side, rear and to the east in the
form of an L shape and therefore aithough it would be loosing a large proportion of
available amenity space to the dwellinghouse it is still considered to retain a large
enough provision in which to serve No 1 and comply with the Borough Design Guide.
The works are therefore considered to be acceptable.

Concern has been raised by the neighbouring dwelling to the west No 38 in regards to
the works and the impact this would have in relation to a loss of privacy. The principle
of the development has also been raised however this is considered to have been
addressed under point 7.2. The proposed dwellinghouse would be set approximately
7m away from No 38 and would have an eaves height of 5m and a ridge height of
7.4m which is proposed to be fully hipped to the east. Three windows are proposed
within the west side elevation, one at first floor serving a stairway which is not
considered to cause significant over-looking and two at ground floor to serve a hallway
and W/C. As the windows do not serve primary rooms the potential cause of
over-looking is reduced significantly. Although it is acknowledged that No 38 has a
window in the east side elevation at first floor it is considered, on balance, that due to
the proposed windows serving rooms which do not have a regular activity within them,
coupled with the distance the works are set away from the neighbour and that the
proposed screening between the neighbours would reduce this impact further that the
development would not warrant a refusal in this regard and is considered to be
accepiable.

(v) veloper tributions

The CIL rates to be applied to development are set out in the Havant Borough
Community Infrastructure Levy Charging Schedule, which was adopted by the council
on the 20! February 2013. This followed two public consultation exercises and an
Examination into the Charging Schedule by an independent Examiner. The Examiners
Report concluded that the Havant Borough Council Commuinity Infrastructure Levy
(CIL) Charging Schedule provided an appropriate basis for the collection of the levy in
the borough. The levy is charged at £100 per square metre on new floorspace plus
indexing for Hayling Island. The development is CIL liable to the total of £28,471.59
and the applicants have completed the necessary Assumption of Liability form
accepting this amount.

The Council has conducted a Habitals Regulations Assessment (HRA) of the
proposed development under Regulation 63 of the Conservation of Habitats and
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Species Regulations 2017, this includes an Appropriate Assessment under
Regulation 63. This is included in the case file. The screening under Regulation
63(1)(a) found that there was likely to be a significant effect on Chichester and
Langstone Harbours Special Protection Area due to the increase in recreation as a
result of the development. However the applicant has not provided a package of
avoidance or mitigation measures aimed at removing this significant effect. As a
result, the HRA concludes that the planning application would be likely to lead to a
significant effect on the Chichester and Langstone Harbours Special Protection Area,
The HRA was subject to consultation with Natural England as the appropriate nature
conservation body under Regulation 63(3) who have confirmed that they agree with
the findings of the assessment. As such, the planning application must be refused.

(wi) Highways

The Development Engineer has been consulted in regards to the proposal and it was
highlighted that the development will require the construction of a new long vehicular
access and that an informative should be placed on any planning permission. It was
also commented on that the two parking spaces shown for each property require
lurning on site and this is provided by a joint turning area. It was suggested that this
parking and turning area is covered by a condition that at it must be constructed and
retained. Also a condition should be added that no buildings or structures should be
erected in the site without approval from the Local Planning Authority. It is considered
that an informative should be included with the decision so that in the event of an
appeal these conditions are included accordingly to ensure that this would be an
acceptable part of the proposal.

(vi)  Effect on Protected Species

The site is located adjacent to SINCs and close to the international and national
designations of Chichester Harbour (SS5I, RAMSAR, SPA etc) and adjacent to Brent
Goose strategy sites. The application has been assessed by Natural England who
have confirmed that subject to the imposition of conditions and SPA disturbance
mitigation requirements the proposal would have an acceptable impact on nature
conservation interests. However, as this contribution has not been paid the application
shall be refused accordingly.

Conclusion

In conclusion, the principle of residential development in this non-urban area in the
absence of an overriding justification would be contrary to the policies of the
development plan, result in unsustainable development and detract from the character
and appearance of the area,

RECOMMENDATION:

That the Head of Planning be authorised to REFUSE PERMISSION for application
APP/18/00593

(A) for the following reasons



The proposal represents the undesirable addition of two dwellings in a location
outside the bullt up area for which there is no special justification. Furthermore
the dwellings would be located in an unsustainable location where the
occupiers of the dwellings would be likely to have an over reliance on the
private car to access employment, education, retail, entertainment and health
facilities. Itis therefore contrary to policies CS17, DM11 and DM12 of the
Havant Borough Local Plan (Core Strategy) 2011, policy AL2 of the Havant

Borough Local Plan (Allocations) 2014 and the National Planning Policy
Framework 2018.

The dwellings and associated access, parking and turning would be sited to
the west side of No 1 Northney Cottages removing an important visual gap
between residential buildings and consolidating and extending linear
development. This is considered to be harmful to the attractive semi-rural
character of the area. The development would therefore conflict with policies
CS11, CS16, CS17 and DM9 of the Havant Borough Local Plan (Core
Strategy) 2011, policy AL2 Havant Borough Local Plan (Allocations) 2014, The
Northney & Tye Village Design Statement and the National Planning Policy
Framework 2018.

In the absence of a suitable agreement to secure appropriate mitigation
measures, the development would be likely to have a significant effect
on the Solent Special Protection Areas and so is contrary to Palicies
CS11 and CS21 of the Havant Borough Local Plan (Core Strategy)
2011, DM24 of the Havant Borough Local Plan (Allocations) 2014 and
the Conservation of Habitats and Species Regulations 2017 and the
National Planning Policy Framework 2018,
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The Natural Environment and Our Heritage

Policy C511 Protecting and Enhancing the Special Environment and Heritage of
Havant Borough

Planning permission will be granted for development that:

1.

10.

1.

Ensures the key landscape and built form principles set out in the Havant Borough
Townscape, Landscape and Seascape Character Assessment are protected and
where possible enhanced by partnership working with developers, groups and the
wider community.
Protects and where possible enhances the borough's statutory and non-statutory
designated landscape, habitats and features of biological, hydrological or
geological interest. Protection and enhancement will be achieved by appropriate
adaptation and mitigation measures including wardening, education and
information and the creation of new habitats, water bodies/courses planting of new
trees and woodland.
Has particular regard to the following hierarchy of nature conservation
designations within the borough (as identified on the Proposals Map):
(1) Special Protection Areas (SPA), Special Areas of Conservation (SAC) and
Ramsar [International].
(ii) Sites of Special Scientific Interest (SSSI) and National Nature Reserves
[National].
(iii) Sites of Importance for Nature Conservation (SINC), Local Nature Reserves
(LNR), other Ancient Woodland not identified in (ii) above [Local).
Protects and where appropriate enhances the borough's statutory and non-
statutory heritage designations by appropriately managing development in or
adjacent to conservation areas, listed buildings, scheduled ancient monuments,
historic parks and gardens, archaeological sites, buildings of local historic or
architectural interest.
Supports an ongoing programme of survey of habitats and species and designation
of Sites of Importance for Nature Conservation.
Incorporates partnership working with conservation organisations to improve
public understanding of biodiversity and to manage public access to designated
sites, particularly on the coast, to reduce harm to nature conservation interests.
Incorporates partnership working with landowners and developers to ensure land
management practices restore, enhance and where appropriate create new valued
landscapes, habitats and their soil structure, particularly the ancient woodland
remnants of the Forest of Bere and coastal salt marsh.
Protects wildlife habitats and wildlife corridors to prevent the fragmentation of
existing habitats and to allow species, for example Brent Geese, to respond to the
impacts of climate change by making provision for habitat adaptation e.g. coastal
managed realignment and species migration.
Maintains undeveloped gaps between the settiements of Emsworth/Havant:
Havant/Waterlooville; Havant/Portsmouth; Emsworth/Westbourne and Leigh
Park/Rowlands Castle as shown on the Proposals Map.
Protects the best and most versatile agricultural land that has the greatest potential
for local food security.
Responds to the emerging evidence from the Solent Disturbance and Mitigation
Project, the published recommendations, and future related research,



7.03 The borough has a rich and varied landscape which sustains
habitats for a wealth of biodiversity and wildlife. This unique
natural environment has been internationally and nationally
designated for its importance to biodiversity (over 2,500
hectares of nature designations, see map Appendix 3). In
20089 the borough had 243 buildings listed grade |, II*or I, a
number of locally listed buildings, an Area of Qutstanding
Natural Beauty, 14 conservation areas and a range of BTN o N
ancient monuments and listed gardens which contribute to Plestale Eore st Bty
our culture and heritage. A significant amount of new : —
development is planned for the borough up to 2026 and it is fundamental to the achievement of
the council's vision that the borough's natural and built environment assels are central to the
delivery of this development, The council will seek ways of ensuring that new development not
only protects the borough's environmental assets but also uses them to generate higher quality
development, to bring environmental enhancement benefits and put the assets at the centre of
the regeneration of the borough. This idea is referred to by English Heritage as a ‘win, win, win'
and is strongly supported by the council.

7.04 A primary objective of both the Sustainable Community Strategy Forward Together and the
Core Strategy s the preservation and enhancement of the borough's natural landscape, open
space, its biodiversity and built heritage. However, the council must still seek growth and
appropriate development in order for the borough to become a vibrant place to live providing
opportunity and facilities for its residents. It is vital to find a balance between these objeclives
without harming the natural and built environment which forms the borough's identity.

7.05 The internationally designated habitats in the borough, the
Special Protection Areas (SPAs); Special Areas of
Conservation (SACs) (collectively called ‘Natura 2000 sites)
and Ramsar sites have high levels of protection.
Development will nol be permitted that would cause harm 1o
their designated interests. Nationally designated Sites of
Special Scientific Interest (SSSIs) and the National Area of
Outstanding Natural Beauty (AONB) designations enjoy
protection as set out in government guidance. The
government's guidance on nature and heritage is contained Hayling Istand SS51. Famy Point
in PP31, PPSS, PPST and PPS9, PPG15 and PPG16 and
other legislation. The South East Plan also conltains policies that add regional detail to national
policy. The national and regional policies provide a clear framework of protection for the
borough's environmental assets. The Core Strategy provides the next level of detall, identifying
what is special about the borough and how the council will protect and enhance the
environmental assets of the borough.

Where else to look:

PPS7:Susla Development in Rural Areas: Sets out




7.38 The value of good design Is also recognised by government at a

7.40

7.41

7.42

national and regional level, Planning Policy Statement 1 Delivering
Sustainable Development (PPS1) requires all local authorities to
include policies that promate high quality design in their Core
Strategies. Good design is important because it helps to improve
quality of life, by providing economic, social and environmental
benefils. Together well designed buildings, streets and spaces help to
create attractive appealing places where people want to live, work
and enjoy themselves. Well designed places can encourage social
integration, equal access to opportunities, services and facilities, by o
reducing opportunities for crime and promoting management and i =
maintenance of open spaces and public realm through natural
surveillance.

"Waterdooyl-

The borough has a diverse townscape character and built heritage, which is linked to the
borough'’s historic relationship to the sea, waterways, agriculture and connections to larger
urban areas including Portsmouth. The council recognises that certain places have a value that
should be protected and enhanced and therefore there are a number of designated
conservation areas; listed buildings; buildings of local interest; and historic parks and gardens,
However, well designed buildings, places and spaces should not just
be things we associate with the past or pleasures to be enjoyed by a
few. Therefore it is important that good design is secured through all
new developments including housing, retail, community, education,
office or industry to ensure that every member of the community
enjoys the benefits.

Whilst it is acknowledged that many parts of the borough are
undoubtedly attractive, many others, particularly some of our
suburban areas, are not well designed and in many cases they lack
local identity, suffer from neglect, are vulnerable to crime and have
poor connections to surrounding areas. The HBLDF's planned growth
and regeneration of the borough up to 2026 offers a unigque
opportunity to turn this around and secure the highest design standards and quality in new
developments to deliver attractive, inclusive, safe and sustainable communities for the future.
The council therefore requires all new development is designed to a high quality through Policy
CS16.

-
me
ettt N |

Cielisk Watadoowille

In accordance with PPS1 and the South East Plan, the design of
developments should consider and respond to local context. By
understanding the local context it is possible to determine positive
elements of local character that helps to distinguish one place from
another. This can include the materials used, typical plot widths and
heights of buildings. In addition, development sites often have their
own distinguishing features or character to take into account. This
could include the form and layout of existing buildings and/or trees,
plants and wildlife, which could be considered an asset. It is also
important that new development sits well with its neighbours and does
not have an adverse effect on their existing uses and amenity. These
elements should influence the design of new development to ensure it
integrates with its surroundings and either enhances areas of existing
quality or introduces a more distinctive character to areas of weaker character. This does not
restrict the style of the building; innovative contemporary designs may also be acceptable
providing they have been inspired by the local context and make a positive contribution to the
local area.
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When streels and spaces are well overdooked, well used, well
managed and they are nol dominated by vehicular traffic they
are perceived as safe, secure and attractive places. This can
be achieved by ensuring buildings, streets and spaces relate
well to one another, spaces are well located and have a
definite role and purpose; streets and spaces are well
overlooked by buildings and passing vehicular and pedestrian
traffic, and the amount of dead frontage, such as blank gable
walls or high rear boundary walls, is kept to a minimum. The
layout of traditional streets and perimeter blocks produces a
more favourable development pattern where properties are
secure, the public realm is overlooked by active street
frontages and the number of dead facades can be kept to a
minimum. The Urban Design Compendiums, Manual for Streets
and By Design provide more information. The principles set out
in Secure by Design should also be referred to for guidance on
how good design can help reduce opportunities for crime and
antisocial behaviour and can help improve perceived
community safety.

The public realm includes all the public space between and around buildings. This includes
footpaths, roads, open space, hard and soft landscape and public art. The quality of the public
realm helps to create a perception of a place. If the quality is poor then people have a poor
perception of a place, it is considered a less attractive area to live, work and enjoy and this can
in tum result in negative economic, social and environmental effects. These negative effects are
most apparent in places like Markel Parade, Havant and Leigh Park centre, which have been
identified as priority regeneration areas. Wherever possible it is important to maximise any
opportunilies to invest and improve the public realm in and around development areas,
particularly targeting improvement for our town, district and local centres most in need.

Itis essential that new developments are designed to be inclusive places that can be used by
everyone, regardiess of age, gender or disability. Inclusive design considers people's diversity
and breaks down unnecessary barriers and exclusions and provides solutions that enable all of
us to participate in mainstream aclivities equally, independently, with choice and with dignity.
Planning and Access for Disabled People: a Good Practice Guide 2003 should be referred to for
advice on how to ensure development is designed to be inclusive. Planning Policy Statement 3
Housing (PPS3) states thal developments should promote sustainable, inclusive and mixed
communities. Mixed communities include a variety of housing, in terms of tenure, affordability
and a mix of different households such as families with children, single person households and
older people. To ensure affordable housing is fully integrated with market housing to produce a
sustainable, inclusive mixed community, the council will require residential developments to be
tenure blind from their external appearance; so it is not possible to tell the difference between
social rented, intermediate and private homes.

Mixed use developments help to produce sustainable patterns of living when close to transport
hubs and town, district and local centres where services and facilities are concentrated. A range
of uses close to each other helps to reduce the need to travel by vehicle and helps to
encourage active streets and spaces in urban areas at all times of the day. This approach is
supported by Planning Policy Statement 4 Planning for Sustainable Economic Growth (PPS4),

Sustainable design is a vital tool in addressing the sustainability and climate change agenda. It
helps to reduce the impact of new development on the environment for us and for future
generations by ensuring that the design of buildings takes into account the efficient use of
resources, both during the construction of the building and in the future. Developments should
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8. Spatial Distribution and Strategic Sites

Policy CS17 Concentration and Distribution of Development within the
Urban Areas

Development will be permitted that makes the most effective use of land in the borough
by granting planning permission that;

1. Concentrates new housing, employment, retail, leisure and other development within
the five urban areas of Havant, Leigh Park, Waterlooville, Emsworth and Hayling
Island, as shown on the Proposals Map.

2. Prioritises development on previously developed land, including redundant, derelict
or underused land and buildings within the urban area.

3. Broadly distributes the new housing and employment development in the five areas
of the borough as indicated on the Spatial Distribution Map (Key Diagram).

Development in the non-urban areas will only be permitted if it is consistent with the
policies for the countryside set out in national policy.

The overall character of the borough is largely urbanised. There are less developed parts of the
borough on Hayling Island and between the main settlements on the mainland, some of which
are still actively farmed. The Core Strategy identifies the most suitable areas for growth and
development to meet the requirements set out for the borough in the South East Plan. The
priority for locating new development is in the existing urban areas where there are existing
facilities to use and new development would have least impact on the range of highly protected
biodiversity designations.

The South East Plan defines built up and urbanised places as the urban areas. There is a
national presumption that development should be concentrated in these areas. The areas
beyond the urban areas (previously countryside) are now defined as non-urban areas. The
boundary definition for the urban and non-urban areas is identified on the Proposals Map.

The council has undertaken a number of assessments to understand and evaluate the
development capacity of the borough's urban areas. The assessments included the Strategic
Housing Land Availability Assessment (SHLAA), the Employment Land Review (ELR), the Open
Spaces Plan, the Landscape Sensitivity Assessment and the Sustainability Appraisal. Despite
pricritising future developments within the existing urban areas, it is clear that these areas
cannot fully accommodate the housing and employment growth targets. As a result, the council
has concluded that the urban areas must be extended in order to meet the South East Plan
development requirements. The urban areas identified on the Proposals Map incorporate the
strategic site urban extensions. Additional urban extensions will be identified in the

Development Delivery (Allocations) Plan. The urban area will therefore be revised as part of that
plan.

The Spatial Distribution Map (Key Diagram) Figure 8.1 shows the five areas of the borough and
how the housing and employment development required by the South East Plan will be
distributed. The housing numbers are shown as a range in order to comply with the
requirements of PPS3 for a flexible supply of housing land and ensure that the South East Plan
target of 6,300 homes is met. These potential sites have been identified in the Strategic
Housing Land Availability Assessment (SHLAA). The housing figures do not include windfalls,

The spatial distribution has taken account of a wide variety of research evidence, stakeholder
comments and the actual availability of sites. The Core Strategy sets out the overall distribution



Where else to look:
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DM9 Development in the Coastal Zone

Planning Permission will only be granted for development in the coastal zone which
addresses all of the relevant criteria as set out below as shown on the Proposals Map:

1.

Has no harmful effects on nature conservation within the Chichester and Langstone
Harbour SS5is and SPA, Solent Maritime SAC and Ramsar site, or any SINCs and
Local Nature Reserves.

Maintains and enhances the appearance and distinctiveness of existing settlements
and landmarks along the coast.

Contributes positively to the landscape and has regard to best practice on the
design of new buildings in coastal locations.

Upgrades existing footpaths and ensures that public access is retained and
provided to connect existing paths along the waterfront where appropriate.

Would result in improvements to or redistribution of moorings, marine berths or
launch on demand facilities (dry berths) in the harbours.

Would not be detrimental to infrastructure for, and quality of, water-based
recreation, or be detrimental to the safety of navigation.

Provides recreational opportunities that do not adversely affect the character and
appearance of the coast.

135



Infrastructure - Transport

DM11 Planning for More Sustainable Travel

The council will seek to ensure that every opportunity is taken to increase integration of
sustainable travel modes and availability of non-motorised modes by appropriate
measures including:

1. Securing on-site and/or off-site interventions that promote integrated travel and
access by non-motorised modes.

2. Requiring safe and secure vehicular and cycle parking and turning facilities to
adopted standards.

3. Securing appropriate improvements to public and community transport (including
infrastructure requirements) in accordance with the Hampshire Local Transport
Plan and (where applicable) the relevant sub-regional transport strategy.

4.  Proposals for reducing opportunities for informal parking in the area surrounding
the development where this would impact on the capacity, operation and safety of
the local highway network and/or the amenity of the locality.

5. Ensuring that new developments are located and designed at the outset to
encourage lower vehicle speeds and safe, permeable, inclusive layouts that
integrate with existing pedestrian, cycle and public transport routes. This will
facilitate and encourage short distance trips by cycle and walking, including to
public transport interchanges.

DM12 Mitigating the Impacts of Travel

New developments will be required to mitigate their travel impact, including the
environmental impacts of travel (such as noise, air and visual pollution) and impacts on
amenity, health and climate change by ensuring that, where relevant, the following
criteria are met:

1.  Adequate provision is made for integrated and improved transport infrastructure or
appropriate mitigation measures, through direct improvements and S106
contributions in accordance with the Hampshire County Council Transport
Contributions Policy.

2.  The submission of a transport assessment and travel plan alongside any planning
application on proposals for major development or where a proposal is likely to
have significant transport implications.

3. The submission of a transport statement must accompany planning applications to
explain changes to travel demand.

4. Abond is provided which will be used to mitigate negative travel impacts of the
development, should the travel plan fail to achieve its targets. This bond will be held
by the relevant local transport authority.

3.  In relation to outline planning applications, a framework for the preparation of travel
assessments and travel plans will be submitted with the planning application

proposals.
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as Sites of Special Scientific Interest, Local Green Spaces, Chichester Harbour Area of
Outstanding Natural Beauty, designated heritage assets and locations at risk of flooding or
coastal erosion.

Policy AL2 Urban Area Boundaries and Undeveloped Gaps between Settlements

The urban area boundaries for Emsworth, Havant and Bedhampton, Hayling Island, Leigh
Park and Waterlooville are defined on the Policies Map.

The Borough's undeveloped gaps are those areas between the urban area boundaries of
Waterlooville, Leigh Park, Havant, Emsworth; together with the undeveloped gaps
between them and neighbouring boundaries with Portsmouth, Winchester, East
Hampshire and Chichester.

Planning permissions will be granted for developments within the undeveloped gaps that

help to define the separate identity of settlements and prevent their coalescence, and

meets any of the following:

1.  Relates to small scale householder development.

2.  Meets an overriding public need e.g. For community or recreation use, that cannot
be accommodated elsewhere in the Borough.

3. Meets the policies for exceptional development in ‘rural areas’, set out in the NPPE.

Land outside the defined urban area on Hayling Island is ‘non-urban’ rather than
undeveloped gap. Development of exceptional affordable housing in the non-urban areas
of Hayling Island is not considered appropriate or necessary and is likely to be refused
planning permission.

The principle of concentrating development within the five urban areas of the Borough;
Emsworth, Havant and Bedhampton, Hayling Island, Leigh Park and Walerdooville was
established in Policy CS17 of the Core Strategy. Concentrating development within the
boundaries of the urban areas is a key component of sustainable development in Havant
Borough. The built up areas shown on the Policies Map have been adjusted as part of the
process of preparing this Allocations Plan to reflect the present extent of the built-up areas,
strategic sites allocated in the Core Strategy and allocations in this plan. The smalier
settlements to the north of Hayling Island; Fleet, Stoke and North Hayling have established
urban area boundaries, as shown on the Policies Map. The boundaries have not changed as
future growth is being accommodated more sustainably in the main settlements.

Protecting and enhancing the special environment of Havant Borough is a core element of the
local plan and is rooted in the need to balance the economic, social and environmental roles of
sustainable development. The undeveloped gaps form an important part of the Borough's
special environment, as they separate larger settliements from one another creating distinctive
identities. The undeveloped gaps also contain a number of important nature conservation
designations such as the Chichester and Langstone Harbours Special Protection Areas. The
undeveloped gap between Havant and Emsworth is partially designated as Chichester Harbour
Area of Outstanding Natural Beauty, which is given the highest status of protection in the NPPF,
along with National Parks and the Norfolk Broads, in relation to landscape and scenic beauty.

Policy CS11.9 of the Core Strategy establishes the principle of undeveloped gaps between the
‘mainiand’ seltlements of Emsworth/Havant, HavantWaterlooville, Havant/Portsmouth,
Emsworth/Westbourne and Leigh Park/Rowlands Castle. The Core Strategy states that land
with a gap function will be identified in the Allocations Plan. The main study supporting Policy
AL2 is 'The Formation of Strategic and Local Gaps in Havant Borough' report produced for the
Council by Kirkham Landscape Associates in 2008. This was updated in the Havant Borough

13



2.08

2.10

Gaps Review (2012), which assessed the impact of potential housing and employment
allocations, incorporaling detailed analysis of the gaps for their landscape qualities and value in
separating settiements.

Planning applications to develop land within an undeveloped gap will need to demonstrate
clearly that the proposal will not undermine the separate identities of mainland settlements or
result in their coalescence. This still allows small scale householder development to come
forward, which is defined as an extension or alteration of a building that does not result in
disproportionate additions over and above the size of the original building. The Council is aware
that a number of the Borough's sports and leisure clubs are exploring opportunities to improve,
extend or relocate their existing facilities in the Borough. In light of this criterion 2 of the policy
has been included to sensitively enable the provision of appropriate facilities for sport,
recreation and for cemeteries in the undeveloped gaps where these cannot be accommodated
elsewhere in the Borough. Development that meets criterion 2 of the policy, an overriding public
need or interest that cannot be accommodated elsewhere in the Borough will need to be
carefully designed so as not to significantly affect the separate identities of settlements and to
prevent their coalescence. The NPPF also allows for development in the non-urban areas in
special circumstances, for example to meet the needs of rural workers and to reuse redundant
or disused buildings

The undeveloped areas of Hayling Island are not a designated gap in accordance with Core
Strategy Policy CS11, however these areas help to define the Borough's special environment
and identity. Core Strategy Policy CS17 sets out the strategy for delivering development within
the urban areas, while protecting the non-urban areas. Proposals for development in the non-
urban areas need o be considered on the basis of the local plan policies and also the NPPF
policies on rural areas. There are a number of established developments outside the urban
area on Hayling Island. These include established holiday centres, which make a significant
contribution to the Borough's tourism offer and local economy. Proposals that would enhance
these facilities will be encouraged providing that they comply with all other Local Plan policies
particularly with regard to flood risk and nature conservation. The NPPF policies allow
authorities to consider exception development for affordable housing in the non-urban area.
However, Havant Borough Council does not consider it necessary or appropriate to allow rural
exception sites for affordable housing on Hayling Island. The Council and the Government
Inspector who examined the Core Strategy considered ‘that growth on Hayling Island should be
limited/restricted’ because of local circumstances. Clearly there is a need for affordable housing
on Hayling Island. The Council is satisfied that the housing needs of the local community and
the rest of the Borough can be met through the allocated sites and sites within the urban area
boundaries on the island and in the rest of the Borough. The predominantly urban and compact
nature of the Borough means that the distances between settlements are relatively small, and
therefore the need for small scale affordable housing to serve remote rural settlements does not
apply. Decision on planning applications will be determined in accordance with the NPPF, Core
Strategy and Allocations Plan including Policy AL2. The Council's Landscape Architect will
advise the Council's Development Management Team on the impact of relevant developments
in the undeveloped gaps. The Council has given due regard to these impacis in the selection of
sites in the Allocations Plan. It is considered appropriate to assess these developments against
the criteria and impact threshold as set out in the Havant Borough Gaps Review, November
2012.
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Hayling Island North Policies Map
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NORTHNEY & TYE

Village Design Statement




Village Design Statement

Purpose and Aim

Phis Village Design Statement (VDS) is the result of extensive
comsultation, under the auspices of the North East Hayling
Residents’ Association, which began in 2005, and included a
questionnaire that was distributed to every household at the start of
the projeclt This was followed l"}' well-attended I.'ILIl'I|I4.' 'n"-'l!l'Lh!'H_!'l_'l:'i_,
mectings, discussions and an exhibition. Publicity about the projec
was carried out through posters, fthers to cach houschold, the
Havling Islander newspaper and our website. The VDS represents
the considered and collective opinion of thie }-..;11:.}-.||,- of Northney
and Tve and is a statement about the local characteristics which the
resicents value in this beautiful area.

| he purpose of this VDS is to he Jp guide change and to conserve
and enhance the lustoric and  natural legacy of North East
Havling. It offers local guidance to all those making planning
and development decisions for Northney and Tve and is intended
tor use by local householders, businesses and farmors, ]_ﬁjlq;|'||'|q_1|'§l~;‘
engineers, architects, designers, developers, builders, statutory
bodies and utilily CUOIMPAnIes

Change occurs not only by the creation of large developments bul
dlso by the smaller, sometimes less obvious, alterations to homes
and gardens, commercial buildings, farmland and Ereen spaces.
Un their own they mav noet seem to amount to much but their
cuntlative attect can alter the appearance of an area considerably.

Cur VDS documents this community within its historic and
landscape setting by highlighting the pattern of settlement, the style
and location of ]'..HIIJI NEs, and the views and Hreen spaces Each
section s accompanied by Design Considerations to be applied to
any tulure development or building modification. These Design
Considerations should be read together with the relevant current
planming policies and design guidelines that apply (See Appendix 1
for detatls), During the course of the VDS project a number of issues
arese through the questionnaire, workshops and public consultation
which although are not Design Considerations are, nevertheless,
very important o the area (Sve _-*l.PFwndia, 3 tor details)

Phe productionof this VDS hasbeenaided by grantsfrom Hampshire
County Council, Chichester Harbour Conservancy and North East
Havling Residents' Association and their support 1s acknowledged
with gratitude, The VDS Steering Group also appreciates the
support le of Northney and Tve,

The Executive and the Full Council of Havant Borough Council have
approved the Northney and Tye Village Design Statement and the
Design Considerations it contains as non-statutory planning guidance
and is to be used as material consideration in Development Control.

Our website is www.nehraorg.uk




Introduction

Northney and Tve, the area coversd by this "L't|.|.‘|;|.:_1' l}l‘hi:ﬂ,ll
statement, fes in the north east corner of Havling Island, | lampshire
and 1s recognised by Havant Borough Council as a character area
which should be respected by any new development. St Peter’s
Conservation Area sits at the heart of Northney village with the
church at its centre

Parts of the VDS area fall within the Chichester Harbour Area of
Clitstanding Natural Beauly (AONB), and are designated either
as a Site of Special Scientific Interest (S551), a Spevial Protection
Area [BPA) or a Ramsar site for protected wetlands (see _-"I.}ﬂ]_ﬁuml:i\.

sources websites); these desienations often overlap. Much of the
VIS boundary is the shoreline of Chivhester Harbour and this gives

the area its distinchive character and .'I.I,'I."r.'ul.l

Phe importance of the area shown by these bio-diversity and nature
conseryvation designations arises from the tidal waters of Chichester
Harbour, which provide internationallv-known feeding grounds
tor @ wide variety of birds, The outlook from the shore changes
with the ebb and flow of the tide from a wide seascape to one of
mudtlals reaching out to Sweare Deep and Emsworth Channel. The
land is protected from the tidal waters of Chichester Harbour by
sea walls, mainly earth embankments, with some constructed by
Napoleonic prisoners of war,

Noarthney and Tve lies on the old coach road that erossed the harbour
by the Wadeway until it was replaced by a wooden toll bridge in
I824. This one road connects Langstone Bridge with Stoke in a semi-
circular sweep through farmland, However, the road’s narrow and
meandening form remains a significant feature of Northnev and
Tve but is not well suited to the current heavy traflic usage. The
magorty of the 260 residential dwellings in the area are found on
this route, the others front a number of short side roads

There are about 25 commercial buildings, ranging from small
specialist suppliers, such as the timber fencing and chandlery
businesses, to the larger vacht sales and repair firms of Northney
Marina. The Longstone Hotel and a few bed and breakfast
establishments provide accommodation for visitors locally, Both
Northney Farmand Lower Tye Farm and their land are of paramount
tmyportance (o the o haracter of the whole VDS area, |"‘|'1"'r'i1t||'lF. much
of the open green SpPaces

Within this VD5 area there is no public house, food/ convenience
shop or school and it is not served by any regular bus service
Fhere is, however, a school bus which residents may use and a
responsive taxi share scheme subsidised by Hampshire County
Council Passenger Transport Department, The nearest petrol
station cum convenience shop is situated on the Havant Road just
south of the Langstone Bridge. Otherwise, shops, Post Offices,
banks and schools, are to be found further south on Hayling Island
or in Havant, on the mainland,
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Executive Summary m

The aim of the Havant Borough Council Design Guide Supplementary Planning Document (SPD)
is to provide detailed information that supplements Policy CS16 of the Havant Borough Core
Strategy, to raise the standard of design across the Borough and set out what the Council expects
developers to deliver in terms of the design of new developments and how the distinctive character
and qualities of the Borough should be respectfully improved and enhanced through development.

The SPD has been prepared for use by both planning and design professionals and the public.

The SPD forms part of Havant Borough Council's Local Development Framework (LDF) and is a
material planning consideration in the determination of planning applications in the Borough.

Public Consultation

Havant Borough Council consider it vital that local people are involved in the plan making process
and have an opportunity to make their views known. A draft version of this SPD was issued for
consultation from 27 May until 8 July 2011, The comments received were assessed and where
appropriate the document was amended to make the final Havant Borough Design Guide SPD a
more accurate and useful document. The Council would therefore like to thank the community for
their vital contribution.

The Council's response to the public consultation and the adoption documentation is available to
view at www.havant.gov.uk, at the Public Service Plaza and libraries throughout the Borough.

If you have any queries please contact the Planning Policy and Urban Design Team at

policy.design@havant.gov.uk or telephone 023 92446539,

This document is available in many other formats such as Braille, large print and on CD.
Other languages are also available. To request any of these formats please contact
023 9244 6609.

HAVANT BOROUGH DESIGN GUIDE SPD 3



Figure 5.6: Appropriate boundary structures for rear private gardens

Hrica wisll, nol bmbar o

Services and Waste

5.23 All developments should provide adequate communal facilities for the storage of domestic

5.24

5.2
9.25

waste prior to collection. These can be arranged and designed in a variety of ways
including, designated communal storage areas on the ground fioor of buildings and
detached storage buildings.

These facilities should not have an adverse visual impact on the street. Where a bin store
is proposed as a separate building it needs to be designed with the same care and detail
as the rest of the development. The facilities should have convenient access for residents
and collection vehicles. The maximum distance that residents should have to carry refuse
to a bin store should be no more than 30 metres. The collection point should be reasonably
accessible for collection and within a distance of 30 metres of the adopted highway. The
design should allow for sufficient space around the container for movement and cleaning.
The facility should also be permanently ventilated at high and low levels.

Residential Backland and Infill Developments

Havant Borough Council acknowledges that backland and infill developments have a role to
play in delivering the council's housing and development targets. However, many of these
sites are siluated amongst existing neighbours and can create an adverse impact.
Development of backland and infill sites should not have an adverse effect on neighbouring

properties, should maintain and enhance the existing character and quality of an existing
area and should create pleasant and altraclive places to live.

HAVANT BOROUGH DESIGN GUIDE SPD 41



be of an adoptable standard as agreed by Hampshire County Council. A private road
serving five dwellings or less must take account of the servicing requirements of refuse
collection and emergency vehicles. Shared drives can be a solution for particularly
constrained sites, the suitability of this solution would need to be assessed on a case-by-
case basis. The bin collection areas need to be carefully sited and designed so as not to
have a detrimental effect on the streetscene or create amenity issues.

Infill Development

5.33 Infill development should look to the immediate site context for reference and respect the
layout and character of the surrounding area, looking to immediate neighbouring properties
in the first instance. Where perimeter block development predominates, rear garden infill
breaks the perimeter block structure and may reduce the security of internal areas and
therefore may be unacceptable.

Figure 5.9 An example of acceptable and unacceptable types of infill
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5.3 Extensions and Additions to Existing Residential Properties

2.34  With regard lo the need for planning permission for works, applicants should note that not
all extensions and alterations require planning permission. Some extensions of dwellings
are covered by permitted development. Applicants are strongly advised to obtain written
confirmation as to whether planning permission is required. Building Regulations approval
is also required for most building works and therefore it is important that applicants check
with the council before beginning any work. More information and useful contacts are
contained in Section 6: The Planning Application Process, Design Review and
Neighbourhood Plans.
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