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1.0 Introduction 

1.1 This Planning Statement has been prepared by Pegasus Group on behalf of 

Miller Homes and Bargate Homes to accompany an application for outline 

planning permission for the development of up to 375 residential dwellings on 

Land East of Newgate Lane East, Fareham.    

1.2 The site forms the central and northern parts of HA2 'Newgate Lane South' 

which was previously proposed to be allocated for about 475 dwellings in the 

Regulation 18 version of the Draft Fareham Local Plan.   

1.3 Planning permission has recently been granted at appeal for up to 99 dwellings 

on the southern part of the former draft allocation, immediately adjacent to 

the application site.  This represents a very significant material change in 

circumstances which must now be taken into account in determining the 

planning application at our clients' site. 

1.4 This statement provides an overview of the site's planning context and a 

description of the proposed development before outlining relevant planning 

policy and why the proposals represent sustainable development having regard 

to the provisions of the National Planning Policy Framework and the Fareham 

Local Plan, and therefore that the application should be approved without 

delay.   

1.5 It should be read in conjunction with the plans and reports submitted with this 

application including the Design and Access Statement and Statement of 

Community Involvement.   
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2.0 The Site and Surroundings  

2.1 The application site lies to the south of Fareham, west of Bridgemary/Woodcot 

and east of Newgate Lane East (B2285), as shown on the Site Location Plan 

below.  The fields immediately to the south benefit from planning permission 

for up to 99 residential dwellings.   

 

Site Location Plan 
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2.2 It measures 20.04 hectares and comprises of four field parcels defined by 

mature hedgerows and trees, and sections of Newgate Lane East to facilitate 

the site access.  A detailed description of the site and its surroundings is 

contained within the Design and Access Statement.    

2.3 The site is located outside the defined settlement boundary identified in the 

Local Plan policies map, in a ‘strategic gap’ known as the Stubbington/Lee on 

Solent to Fareham/Gosport Gap.  Gosport Borough and the urban area of 

Bridgemary/Woodcot lie immediately to the east.  

2.4 The northern part of the site is covered by an area identified as a 'Secondary 

support area' for Solent Waders and Brent Geese whilst part of the central and 

southern portions of the site are identified as ‘low value’ in this regard.  There 

are no other known statutory or non-statutory landscape or ecological 

designations on the site.  

2.5 The site's location in relation to local services, facilities and public transport is 

set out in detail within the Transport Assessment that accompanies the 

application, and is considered further in the planning assessment section of 

this statement.   
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3.0 Planning History and Context  

HA2 Allocation  

3.1 The application site forms the central and northern portions of land that was 

proposed to be allocated for about 475 dwellings in the Fareham Draft Local 

Plan 2036 (Regulation 18, published in October 2017) under allocation HA2 

'Newgate Lane South'.  The plan proposed that the strategic gap boundary be 

moved to the western boundary of the allocation.  The proposed HA2 allocation 

spans the land from Tukes Avenue Play Space/Collingwood Playing Fields in 

the north to Brookers Lane to the south, with the existing urban edge of 

Bridgemary/Woodcot forming the eastern boundary and the relief road 

(Newgate Lane East) forming the western boundary (as shown on the extract 

from the Regulation 18 Local Plan below). 

 

Extract from Draft Fareham Local Plan 2036 showing HA2 allocation 
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3.2 The HA2 allocation sets out a number of site specific requirements for how 

Fareham Borough Council (FBC) envisaged the site would be developed.  These 

include: primary site access from Newgate Lane East; the retention of the 

existing network of field hedgerows, networks and ditches as part of a green 

network and pedestrian routes through the site; and a green corridor along the 

western edge of the site to provide an open landscape setting for Newgate 

Lane East, within the context of its location in a strategic gap, and to help 

maintain connections to the SINC to the south of Rowner Road and for potential 

ecological mitigation.      

3.3 The site specific requirements are supplemented by a Development Framework 

which provides further detail on the indicative layout and access points.   

 

Extract from Draft Fareham Local Plan 2036 showing HA2 Development Framework 
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3.4 HA2 remained a proposed allocation in subsequent iterations of the emerging 

Local Plan for over 3 years until it was deleted as a proposed allocation in the 

Regulation 19 Publication Local Plan in November 2020.  The removal of the 

allocation was on the basis of the Council's flawed decision to plan for a reduced 

housing requirement based upon the assumed implementation of the 

Government's draft Standard Method at that time.  Despite this position, the 

latest version of the Local Plan, published in June 2021 (Regulation 19, Revised 

Publication Local Plan) continues to omit the HA2 allocation, stating 

"Development would have a detrimental impact on the Strategic Gap"  as the 

reasoned justification for the removal of the allocation within the SA/SEA 

Report which supports the plan.   

3.5 Pegasus Group have submitted representations to the Council strongly 

advocating the reinstatement of the HA2 housing allocation (July 2021).  These 

representations set out that the site is sustainably located, its development 

would not cause unacceptable impact upon the strategic gap or landscape, and 

that safe access can be provided without significant impacts upon traffic flows 

on Newgate Lane East.  They explain why the site should be allocated in place 

of other proposed allocations in the Draft Local Plan as it is more sustainably 

located with lesser impacts.  The representations also raise objections to the 

Council's approach to housing delivery which fails to meet the area's housing 

needs, including its affordable housing needs, and the unmet need of 

neighbouring authorities, rendering the Plan unsound.  The Local Plan 

Examination is scheduled to commence in March 2022.  

Draft Local Plan Allocations within the Strategic Gap 

3.6 The Revised Publication Local Plan proposes two significant residential housing 

allocations within the Stubbington/Lee on Solent to Fareham/Gosport Strategic 

Gap:   

 Allocation HA55 'Land South of Longfield Avenue' proposes 1,250 

dwellings on the southern edge of Fareham, and north of Stubbington.  

There is a current undetermined outline planning application at the site 
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for up to 1,200 dwellings (ref. P/20/0646/OA).   

 

 Allocation HA54 'Land east of Crofton Cemetery and west of Peak Lane' 

proposes 180 dwellings on the northern edge of Stubbington, and 

south of Fareham.  An appeal for 206 dwellings at the site was allowed 

on 10th January 2022 (Appeal Ref: APP/A1720/W/21/3275237).  

3.7 The implications of these allocations / permission are considered in the 

'Strategic Gap' section of the planning assessment at section 7 of this 

statement, which includes a Strategic Gap Plan showing the site locations.    

Environmental Impact Assessment Screening 

3.8 A request for a Screening Opinion under Regulation 6 of the Town and Country 

Planning (Environmental Impact Assessment) Regulations 2017 (as amended) 

relating to the proposed residential development of up to 420 dwellings at land 

east of Newgate Lane was submitted to FBC on 7th October 2021 (ref. 

P/21/1656/EA). 

3.9 On the 11th November 2021, FBC opined that, for the purposes of the 

Regulations, the proposed development is not likely to have a significant effect 

on the environment and does not constitute EIA development.  An 

Environmental Statement is not therefore required. 

3.10 Other than this, there is no known planning history relating main portion of the 

site, east of Newgate Lane East.  However, there have been planning 

applications relating to the construction of the Newgate Lane East 'relief road', 

part of which lies within the western portion of the site, as well as planning 

applications and appeals on sites to the south and south-west of the application 

site, as set out further below.   
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Newgate Lane East Relief Road 

3.11 On the 20th November 2015, Hampshire County Council granted planning 

permission for the "Construction of a new southern section of Newgate Lane to 

provide a new connection from Newgate Lane to Peel Common Roundabout 

together with the construction of a junction and link road to access the existing 

route of Newgate Lane" ref. P/15/0717/CC.  

3.12 The Newgate Lane relief road (known as Newgate Lane East), lies directly to 

the west of the main body of the application site, and was opened in April 2018.  

The planning application for the relief road included footway/cycleway 

enhancements at Brookers Lane to the south of the site, which have also now 

been implemented. 

Recent Appeal Decisions at Newgate Lane East 

Land East of Newgate Lane East - appeal ref: APP/J1725/W/20/3265860 & 

APP/A1720/W/21/3269030 – decision 28th July 2021 

3.13 These co-joined appeals relate to Bargate Homes' proposals for the 

development of up to 99 dwellings on Land East of Newgate Lane East 

(immediately south of the application site and north of Brookers Lane).  

3.14 The Concept Masterplan for the proposed development is reproduced below.  

The Strategic Gap Plan at section 7 shows the appeal site in the context of the 

strategic gap and other recently allowed appeal sites and draft Local Plan 

allocations in the wider area. 
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Approved Bargate Homes development at Brookers Lane 

 

3.15 Given that the appeal site straddled the boundary between Fareham and 

Gosport Boroughs (with part of the access lying within Gosport), duplicate 

planning applications were submitted to both authorities. The Gosport 

application was refused planning permission on the basis of the Council's 

opposition to the principle of development and an appeal was subsequently 

lodged.  The Fareham application was appealed against non-determination and 

both appeals were heard at a co-joined hearing on 22nd June 2021.     
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3.16 In the appeal decision letter dated 28 July 2021, the Inspector, Mr. G. D. Jones, 

allowed both appeals. This represented a very significant change in 

circumstances, and we respectfully submit that the Council must now take this 

decision into account.   

Land West of Newgate Lane East - appeal ref: APP/A1720/W/20/3252180 and 

3252185) – decision 8th June 2021 

3.17 These co-joined appeals relate to proposals for the combined development of 

up to 190 dwellings on Land West of Newgate Lane East (south-west of the 

application site and north of Woodcote Lane). 

3.18 Whilst those appeals were dismissed, the Inspector makes pertinent comments 

on the acceptability of development east of Newgate Lane East in his decision 

letter dated 8 June 2021.  

3.19 The implications of the above appeal decisions are considered further as part 

of the planning assessment section of this statement.   

Pre-Application Consultation 

3.20 As set out above, the site has previously been promoted through the plan 

making process and most recently through the submission of representations 

to the ‘Regulation 19’ consultation on the Draft Local Plan which took place 

from June to July 2021. 

3.21 The applicant has entered into pre-application discussions with the Council and 

a request for pre-application advice was submitted on 8th October 2021, with 

a meeting held on 24th November 2021.  The pre-application concept 

masterplan proposed up to 420 dwellings on the site, including residential 

development on the westernmost field.   

3.22 Key matters discussed included: 
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 The principle of development and impact upon the landscape / 

strategic gap; 

 Five year housing land supply; 

 Site layout and potential for development to be pulled eastwards to 

retain an element of open farmland character next to Newgate Lane 

East.  

 Site access; 

 Open space provision; 

 Habitat Regulation Assessment (HRA) matters; and 

 Scope of technical and environmental reports to support the 

application.  

3.23 Consultation responses were received from the Council’s Affordable Housing 

and Environmental Health Officers as well as from Hampshire County Council 

Ecology, Archaeology and Education only.  

3.24 A pre-application meeting was also held with Hampshire County Council 

Highways on 12th November 2021 to agree the scope of the Transport 

Assessment. 

3.25 Community consultation has been undertaken with leaflets sent to c. 280 local 

residents, Councillors and key stakeholders notifying them of the proposals 

and inviting them to a virtual public consultation in November 2021.  Full 

details are contained within the Statement of Community Involvement. 

3.26 All three channels of consultation have provided consultees with the 

opportunity to provide comments which have been used to inform the 

proposals.  
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4.0 The Proposed Development 

4.1 The proposed development has been carefully designed through engagement 

with FBC and HCC Highways pre-application services and following public 

consultation.  The concept masterplan is a product of the constraints and 

opportunities established through the design process, as well as the design 

principles set out within FBC's Development Framework for HA2 as set out in 

the Regulation 18 Draft Local Plan (2017).  Full details of the design approach 

are set out in the Design and Access Statement.  

4.2 The proposed development is for: 

'Outline application with all matters reserved except Access for residential 

development of up to 375 dwellings, access from Newgate Lane East, 

landscaping and other associated infrastructure works.' 

4.3 The illustrative Concept Masterplan is reproduced below. 
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Concept Masterplan 

 

4.4 The key features of the proposals are: 

 Up to 375 market and affordable dwellings across a range of 

housing types, tenures and sizes (to be determined at the reserved 

matters stage); 
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 Vehicular access via a new roundabout on Newgate Lane East (as 

shown on drawing ITB10353-GA-102C); 

 A strong landscape framework incorporating:  

o A range of linked, multi-functional open spaces and green 

corridors that provide leisure options, safe pedestrian 

environments throughout the site, ecological benefits, as well as 

an attractive setting for a high-quality residential development; 

o Omission of development from the western field parcel to 

provide a robust and substantial buffer to soften the edge to the 

strategic gap and countryside to the west.  This area will include 

a bird mitigation area, drainage features and ecological 

enhancements and retains reference to the scale and openness 

of the agricultural context.  The area also contributes to the 

wider strategic green infrastructure network which passes 

broadly through this part of the site.   This quality green frontage 

will replace the existing backdrop of residential dwellings and 

trees along the urban edge of Bridgemary/Woodcot; 

o Key central north to south green corridor with retained hedgerow 

and linear open space.  The retained hedgerow would be 

supplemented by additional tree planting and become the 

boundary to a north/south linear green space, acting as a 

distinct break in the massing of the development and adding a 

green ‘layer’ into the overall scheme.  This linear corridor is wide 

enough to provide a multi-functional space offering recreational, 

ecological and drainage benefits as well as providing a direct link 

between the northern portion of the site and the green corridor 

proposed as part of the approved development to the south.  

This joined up approach offers a continuous green corridor 

through the wider site linking to existing public open space to 

the north and south.     
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o A large central green and Neighbourhood Equipped Area for Play 

(NEAP) acting as focal point which together with pocket 

parks/green spaces will provide a diverse network of access and 

opportunities for recreation; 

o Corner "cushions" of woodland planting at the western edge of 

the site acting as mini buffers at the corner of each field, to 

provide additional set back and more opportunities for planting 

at greater depths and provide additional screening to views from 

Newgate Lane East.  

o Welcome spaces at key connections / points of entry into the 

site, where residential development is pulled back to create 

pocket parks /  spaces which merge with the hierarchy of green 

routes, providing an attractive interface.   

o The retention and enhancement of existing field boundary trees, 

hedgerows and ditches within proposed open spaces; and 

o Attractive sustainable drainage features within proposed open 

spaces. 

 An outward looking development that provides a well overlooked 

and safe public realm; 

 Pedestrian/cycle connections to the site boundaries linking to 

existing services and facilities including nearby schools, shops, the Bus 

Rapid Transit (BRT) route, bus stops and recreational facilities, as well 

as to the approved development immediately to the south, and;  

 Buildings facing towards (although set back from) Newgate Lane East, 

forming an acoustic buffer to rear gardens and the remainder of the 

development behind. 



Land East of Newgate Lane East, Fareham 
Miller Homes and Bargate Homes 

 

 

 

 

January 2022 | P20-3154  Page | 16 

 

4.5 The proposed development will deliver 40% affordable housing (150 

dwellings), compliant with local policy, to be secured through a S.106 

Agreement. 

4.6 The mix of market housing will be determined at the reserved matters stage. 

4.7 The layout and design of the dwellings together with the associated 

infrastructure (including estate roads, car parking, incidental landscaping, and 

drainage and utilities services) will be determined at the reserved matters 

stage. 
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5.0 Local Plan Policy and Guidance 

5.1 The following sections summarise the national and local planning policy and 

guidance pertinent to the application site and development proposals.   

5.2 The plan-led approach to development, as set out by Section 38 (6) of the 

Planning and Compulsory Purchase Act 2004, requires development proposals 

to accord with the adopted Development Plan unless material considerations 

indicate otherwise.  The relevant adopted Fareham Development Plan Policies 

are therefore set out below, before going on to consider material considerations 

including the emerging Local Plan and the National Planning Policy Framework. 

The Development Plan 

5.3 The adopted Development Plan for Fareham Borough consists of three main 

documents (in addition to the Hampshire Minerals and Waste Plan, adopted in 

October 2013): 

 Local Plan Part 1: ‘Core Strategy’ (Adopted in August 2011); 

 Local Plan Part 2: ‘Development Sites & Policies’ (DSP) (Adopted in 

June 2015); and 

 Local Plan Part 3: The ‘Welborne Plan’ (Adopted in June 2015). 

5.4 The Core Strategy contains the strategic policies and the DSP contains the 

development management policies.  The Welborne Plan deals specifically with 

the development of the new garden village. 

5.5 The following section sets out the Core Strategy and DSP policies pertinent to 

the proposals. 

Core Strategy 

5.6 Policy CS2 ‘Housing Provision’ establishes the housing land supply sources 
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to meet the OAN of 3,729 between 2006 and 2026 (excluding Welborne), which 

includes allocated sites and brownfield land.  The supply of sites will be kept 

up to date through a regular review of the Strategic Housing Land Availability 

Assessment (SHLAA) and allocated through Part 2 of the Plan. 

5.7 Policy CS4 ‘Green Infrastructure, Biodiversity and Geological 

Conservation’ affords protection to important habitats within the Borough 

including Sites of Special Scientific Interest, Sites of Importance for Nature 

Conservation, areas of woodland, and the coast and trees will be protected in 

accordance with the hierarchy of nature conservation designations.  In order 

to prevent adverse effects upon sensitive European sites in and around the 

Borough, the Council will work with other local authorities (including the 

Partnership for Urban South Hampshire) to develop and implement a strategic 

approach to protecting European sites from recreational pressure and 

development. 

5.8 Policy CS5 ‘Transport Strategy and Infrastructure’ promotes the 

achievement of sustainable integrated transport systems for the Borough 

including the safeguarding of land for identified works; development will not 

be permitted where this is prejudicial to the implementation of these schemes. 

The Council will permit development which does not adversely affect the 

operation of the local network and is designed and implemented to encourage 

sustainable travel.  Development proposals which generate a high demand for 

travel should be located in accessible areas. 

5.9 Policy CS6 ‘The Development Strategy’ provides that development will be 

focused in the following locations: 

 Fareham; 

 Fareham Town Centre; 

 Western Wards and Whiteley; 

 Portchester; 

 Stubbington & Hill Head and Titchfield; 

 Welborne; and 
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 The Strategic Development Allocations at Coldeast Hospital and 

Daedalus Airfield. 

5.10 It states: 

"In identifying land for development, the priority will be for the reuse of 

previously developed land, within the defined urban settlement boundaries 

including their review through the Site Allocations and Development 

Management DPD, taking into consideration biodiversity / potential 

community value, the character, accessibility, infrastructure and services of 

the settlement and impacts on both the historic and natural environment. 

Opportunities will be taken to achieve environmental enhancement where 

possible. Development which would have an adverse effect on the integrity 

of protected European conservation sites which cannot be avoided or 

adequately mitigated will not be permitted…" 

5.11 Policy CS14 ‘Development on land outside settlements’ states that  

"Built development on land outside the defined settlements will be strictly 

controlled to protect the countryside and coastline from development which 

would adversely affect its landscape character, appearance and function. 

Acceptable forms of development will include that essential for agriculture, 

forestry, horticulture and required infrastructure. The conversion of existing 

buildings will be favoured. Replacement buildings must reduce the impact 

of development and be grouped with other existing buildings, where 

possible. In coastal locations, development should not have an adverse 

impact on the special character of the coast when viewed from the land or 

water." 

5.12 Policy CS15 ‘Sustainable Development and Climate Change’ provides 

that the Council will seek to secure development in locations which are 

sustainable and where there will be a minimum negative environmental impact. 

Development should: 

 make efficient use of land; 
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 seek to properly manage flood risk and waste impacts; and 

 meet Code for Sustainable Homes Level 6. 

5.13 Policy CS16 ‘Natural Resources and Renewable Energy’ requires 

developers to demonstrate best practice in respect of energy and water 

efficiency, reduction of carbon emissions and implementation of the waste 

hierarchy to protect natural resources.  Loss of best and most versatile 

agricultural land should be resisted. Development (of more than 1 dwelling or 

more than 500 sqm of non-residential floorspace) will be encouraged to 

contribute to the Fareham target of 12MW of renewable energy by 2020. 

5.14 Policy CS17 ‘High Quality Design’ sets out a series of design criteria for new 

development including the requirement to respond positively to the 

surrounding environment in terms of scale, form and character, and to promote 

permeability, legibility, open space and a distinct identity of place.  In addition, 

new housing will be required to: secure adequate internal and external space, 

dwelling mix, privacy, and sunlight and daylight to meet the requirements of 

future occupiers. 

5.15 Policy CS18 ‘Provision of Affordable Housing’ provides that on sites of 15 

or more dwellings, developers will be expected to provide 40% affordable units 

unless a lack of viability can be clearly demonstrated. 

5.16 Policy CS20 ‘Infrastructure and Development Contributions’ requires 

development to provide or contribute towards infrastructure and any necessary 

mitigation measures through conditions, legal agreement and/or CIL. 

5.17 CS21 ‘Protection and Provision of Open Space’ safeguards the network of 

open and green spaces for recreation and wildlife value.  New development 

must provide open space in accordance with the Council’s standards. 

5.18 Policy CS22 ‘Development in Strategic Gaps’ provides that land within 

strategic gaps will be treated as countryside, and proposals will not be 

permitted either individually or cumulatively where they significantly affect the 
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integrity of the gap.  Strategic gaps have been identified between 

Fareham/Stubbington and Western Wards/Whiteley (the Meon gap); and 

Stubbington/Lee on Solent and Fareham/Gosport. 

5.19 This policy is concerned with maintaining the settlement pattern and the local 

landscape character rather than inferring any landscape value per se: 

“Strategic gaps do not have intrinsic landscape value but are important in 

maintaining the settlement pattern, keeping individual settlements separate 

and providing opportunities for green infrastructure/green corridors. 

Continuing pressure for high levels of development mean that maintaining 

gaps continues to be justified.” (para. 6.52) 

5.20 The policy wording states that boundaries of strategic gaps will be reviewed in 

accordance with the following criteria: 

“a) The open nature/sense of separation between settlements cannot be   

retained by other policy designations; 

b)   The land to be included within the gap performs an important role in 

defining the settlement character of the area and separating settlements at 

risk of coalescence; 

c)  In defining the extent of a gap, no more land than is necessary to prevent 

the coalescence of settlements should be included having regard to 

maintaining their physical and visual separation.” 

5.21 This commitment to review the boundaries of the strategic gaps was added 

following the comments in the Inspector's Examination Report on the Core 

Strategy 2011, which highlighted the need to provide robust justification to 

meet legal and statutory requirements. At para. 47 the Inspector writes: 

"Concern has been raised by a number of representors that policy CS22‟s 

protection of strategic gaps lacks adequate justification – particularly in view 

of the restrictive approach to development outside settlements set out in 
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policy CS14. Nevertheless, given the built-up nature of much of Fareham 

Borough and noting that some of the Borough's constituent settlements are 

separated by relatively narrow open gaps, I accept the Council's argument 

that the broad identification of strategic gaps in the Core Strategy can play 

a useful role in guiding its intended review of settlement boundaries. 

Furthermore, and with reference to the Government's localism agenda, it is 

clear that there is strong local support for preventing coalescence between 

identified settlements. In principle therefore, the policy is adequately 

justified – although the detailed boundaries of the gaps themselves remain 

to be reviewed in the SADM DPD. The Council accepts that policy CS22 could 

provide clearer guidance for that review, and suggests that criteria be added 

in line with the PUSH Policy Framework for Gaps13 [6.8]. I endorse this 

change for soundness reasons." 

5.22 Para. 6.53 of the policy's supporting text goes on to provide that a review of 

the detailed gap boundaries will be undertaken as part of the DSP to identify 

the land essential to perform this role and that which cannot be protected by 

other designations. 

5.23 This exercise was reported in the FBC's 'Review of Gap Policy Designations' 

document, published in October 2012.  The report considers the role of the 

gaps in respect of three assessment criteria, namely physical and visual 

separation, settlement character and landscape sensitivity, and green 

infrastructure value, and, for Fareham-Stubbington, concludes that it 

continues to provide a function which cannot be fulfilled by other policies.  For 

this reason, the Fareham to Stubbington gap remains unchanged in the DSP. 

Development Sites and Policies (DSP) 

5.24 DSP1 ‘Sustainable Development’ reflects the presumption in favour of 

sustainable development as set out in the NPPF.  The Council will always work 

proactively with applicants to find solutions that enable proposals to be granted 

permission wherever possible, and to secure development that improves the 

economic, social and environmental conditions in the area. 
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5.25 DSP2 ‘Environmental Impact’ states that development proposals should 

not, individually or cumulatively, have a significant adverse impact on 

neighbouring development or the wider environment in terms of noise, air or 

other pollutants.  Proposals should have a satisfactory arrangement for the 

management of waste and protection of water resources. 

5.26 Policy DSP3 'Impact on Living Conditions' states that development 

proposals should ensure that there will be no unacceptable adverse impact 

upon living conditions on the site or neighbouring development, by way of the 

loss of sunlight, daylight, outlook and/or privacy. 

5.27 DSP4 ‘Prejudice to Adjacent Land’ states: 

“Where piecemeal development could delay or prevent the comprehensive 

development of a larger site, a legal agreement will be sought, to ensure 

that any permitted development does not prejudice the development of 

adjacent land and that highway access, pedestrian access and services to 

adjoining land are provided.” 

5.28 DSP5 ‘Protecting and Enhancing the Historic Environment' seeks to 

protect heritage assets including sites of archaeological importance, taking 

account of their significance. 

5.29 DSP6 ‘New Residential Development Outside of the Defined Urban 

Boundaries’ reinforces the Core Strategy's objective to restrict development 

outside existing settlements, unless specific circumstances apply. It states: 

"New buildings should be well-designed to respect the character of the area 

and, where possible, should be grouped with existing buildings."  

5.30 DSP13 ‘Nature Conservation’ provides that development is permitted where 

designated sites and protected/priority species are protected, and where 

appropriate enhanced.  Proposals resulting in detrimental impacts to these 
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sites or species shall only be granted where impacts our outweighed by the 

needs for/benefits of the development; and adverse impacts can be 

appropriately mitigated or compensated. 

5.31 DSP14 ‘Supporting Sites for Brent Geese and Waders’ states that 

proposals resulting in ‘in combination’ effects of recreation on the Special 

Protection Areas can be satisfactorily mitigated through the provision of an 

appropriate avoidance and/or mitigation measures.  Applications resulting in a 

'direct effect' may be subject to appropriate assessment. 

5.32 DSP15 ‘Recreational Disturbance on the Solent Special Protection 

Areas (SPA)’ states that proposals resulting in ‘in combination’ effects of 

recreation on the Special Protection Areas can be satisfactorily mitigated 

through the provision of a financial contribution that is consistent with the 

approach being taken through the Solent Recreation Mitigation Strategy.  

Applications resulting in a 'direct effect' may be subject to appropriate 

assessment.  

5.33 DSP40 ‘Housing Allocations’ sets out the allocated sites for housing on the 

policies map.  In addition, where it can be demonstrated that the Council does 

not have a five-year supply of land for housing against the requirements of the 

Core Strategy (excluding Welborne) additional housing sites, outside the urban 

area boundary, may be permitted where they meet all of the following criteria: 

“i. The proposal is relative in scale to the demonstrated 5-year housing land 

supply shortfall; 

ii. The proposal is sustainably located adjacent to, and well related to, the   

existing urban settlement boundaries, and can be well integrated with the 

neighbouring settlement; 

iii. The proposal is sensitively designed to reflect the character of the 

neighbouring settlement and to minimise any adverse impact on the 

Countryside and, if relevant, the Strategic Gaps; 

iv. It can be demonstrated that the proposal is deliverable in the short term; 
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and; 

v. The proposal would not have any unacceptable environmental, amenity 

or traffic implications.” 

Weight to be given to the Development Plan Policies 

5.34 Not all of the FBC policies cited above should be given full weight in the 

consideration of the proposals.  

5.35 Whilst the purposes of policies CS2, CS6, CS14 and DSP6 are recognized to be 

'broadly' consistent with the NPPF, the settlement boundaries upon which their 

spatial application is predicated are acknowledged as out-of-date.  This is due 

not only to the housing land supply/Housing Delivery Test situation but is 

derived from the fact that the settlement boundaries were based on a now out-

of-date assessment of housing need.  Accordingly, in line with the Supreme 

Court judgement in Hopkins Homes/Suffolk Coastal1, the decision maker is 

entitled to accord these policies reduced weight.  

5.36 This has been confirmed in multiple recent appeal decisions, including most 

recently by Inspector Jordan in her decision letter of 10th January 2022 for 

Land East of Crofton Cemetery, Stubbington (Appeal Ref: 

APP/A1720/W/21/3275237) where she concluded at para. 9: 

"The CS predates the Framework and so is not based on an up-to date 

Framework complaint assessment of housing needs. The housing 

requirement has not been reviewed within the last 5 years. Policy CS2 and 

CS6 cannot therefore be considered to be up to date. In addition, policies 

CS14 and DSP6 are derived from settlement boundaries which are based on 

an out of date housing requirement and this reduces the weight I can 

attribute to them."  Therefore these policies, which control development 

outside the defined settlement boundaries, do not represent up-to-date 

 
1 Ref: [2017] UKSC 37 - Suffolk Coastal District Council v Hopkins Homes Ltd and Richborough Estates Partnership LLP and another v 
Cheshire East Borough) 
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policies / carry limited weight. 

5.37 The same principle applies to the boundaries of the strategic gap policy, CS22.  

These were drawn in the context of a given assessment of development needs 

which is no longer accurate.  This is recognized in the emerging Local Plan, in 

which the Council have proposed significant development within the strategic 

gap.  

5.38 Appeal Inspectors have recently considered this issue.  In his decision letter 

dated 28th July 2021 for the appeal to the south at Brookers Lane, Inspector 

Jones stated at para's 15 and 16:  

"The criteria of DSP40 offer flexibility and are not as restrictive as the 

requirements of those other policies, including CS14, CS22 and DSP6. As 

another Inspector recently concluded when considering two other nearby 

appeals (the Peel Common Inspector), it follows that in circumstances where 

the DSP40 contingency is triggered, the weight attributable to conflicts with 

those more restrictive Policies [LP1 Policies CS14 and CS22 and LP2 Policy 

DSP6] would be reduced and would be outweighed by compliance with LP2 

Policy DSP40. 

That Inspector went on to identify that, because the LP1 pre-dates the 

Framework, Policy CS2 does not represent an up-to-date Framework 

compliant assessment of housing needs, nor has the housing requirement 

of the development plan been reviewed within the last 5 years, and applying 

the Standard Methodology generates a higher housing need figure. In these 

circumstances, I agree with his conclusion that LP1 Policies CS2 and CS6 

are out-of-date in the terms of the Framework and that against this 

background, the weight attributable to conflicts with Policies CS14 and CS22 

of the LP1 and LP2 Policy DSP6 is reduced to the extent that they derive 

from settlement boundaries that in turn reflect out-of-date housing 

requirements." 

5.39 It is therefore clear that Policy DSP40 is in any event the operative FBC policy 

for determining the acceptability of residential development on the application 
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site in light of the Council's failure to demonstrate a suitable housing land 

supply.  

Material Considerations 

5.40 The following are material considerations that are relevant in consideration of 

the application proposals.   

Emerging Local Plan  

5.41 FBC is currently preparing a new Local Plan. The emerging FBC Local Plan has 

comprised the following iterations: 

 Draft Local Plan (Regulation 18), published December 2017; 

 Issues and Options, published July 2019; 

 Supplement to the draft Local Plan, published January 2020;  

 Draft Local Plan (Regulation 19), published October 2020; and 

 Revised Draft Local Plan (Regulation 19), published June 2021. 

5.42 The Local Plan Examination is scheduled to commence in March 2022.  

5.43 As set out above, Pegasus Group have submitted representations to the Council 

strongly advocating the reinstatement of the HA2 housing allocation (July 

2021).  Not only do these representations explain why the site should be 

allocated in place of other proposed allocations in the Draft Local Plan as it is 

more sustainably located with lesser impacts, they also raise objections to the 

Council's approach to housing delivery which fails to meet the area's housing 

needs, including its affordable housing needs, and the unmet need of 

neighbouring authorities, rendering the Plan unsound.   

5.44 Therefore, whilst the plan has been submitted for examination, there are 

significant unresolved objections to the plan and it should therefore be afforded 

little weight, in accordance with para. 48 of the NPPF.    
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National Planning Policy Framework 

5.45 The Housing White Paper ‘Fixing our Broken Housing Market’, published in 

February 2017, set out the Government’s plan for tackling the housing crisis 

by planning for “the right homes in the right places”.  It placed great emphasis 

on the need to plan for and deliver homes much more quickly and identified 

issues around the robustness of the current ‘5-year housing land supply’ 

mechanism, due to inconsistencies in both the OAN and supply methodologies. 

5.46 In response to the White Paper, the National Planning Policy Framework (NPPF) 

was revised in July 2018 and in February 2019. 

5.47 More recently, the NPPF was revised again in July 2021, with an increased 

focus on design quality, with the aim of creating 'beautiful' and 'sustainable' 

places not only for sites individually but for places as a whole.  

Section 2: The Presumption in Favour of Sustainable Development 

5.48 The NPPF is clear that the purpose of the planning system is to contribute to 

sustainable development.  Sustainable development is summarised as meeting 

the needs of the present without compromising the ability of future generations 

to meet their own needs, and should achieve net gains for economic, social 

and environmental objectives.  

5.49 The application of the 'presumption in favour of sustainable development is 

explained in para. 11.  For decision-taking this means:  

"c) approving development proposals that accord with an up-to-date 

development plan without delay ["the straight balance"]; or  

d)  where there are no relevant development plan policies, or the 

policies which are most important for determining the application are out-

of-date, granting permission unless:  
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(i)  the application of policies in this Framework that protect areas or 

assets of  particular importance provides a clear reason for refusing 

the development proposed; or  

(ii) any adverse impacts of doing so would significantly and 

demonstrably   outweigh the benefits, when assessed against the 

policies in this Framework taken as a whole ["the tilted balance"]." 

[Pegasus annotations] 

5.50 The circumstances in which policies are deemed 'out of date' is confirmed in 

footnote 8, which include (but are not limited to), for applications involving the 

provision of housing, where an LPA cannot demonstrate a five-year supply of 

deliverable housing sites OR where the Housing Delivery Test indicates that 

the delivery of housing was substantially below (less than 75% of) the housing 

requirement over the previous three years.  

5.51 Section 9 below provides a summary of Fareham's housing need and supply.  

Having regard to FBC's housing land supply position and Housing Delivery Test 

result, evidence demonstrates that on both counts, the presumption is 

triggered.  FBC has agreed in recent Statements of Common Ground for nearby 

appeals that it cannot demonstrate a five-year supply of housing land, as well 

as within the latest FBC Five Year Housing Land Supply Position Statement 

(January 2022) although Pegasus Group disagree with the extent of the 

shortfall set out therein.  

5.52 The circumstances in which policies in the NPPF 'provide clear reason for 

refusing' a proposed development (such that the presumption does not apply) 

are confirmed in footnote 7, as follows: 

"The policies referred to are those in this Framework (rather than those in 

development plans) relating to: habitats sites (and those sites listed in 

paragraph 180) and/or designated as Sites of Special Scientific Interest; 

land designated as Green Belt, Local Green Space, an Area of Outstanding 

Natural Beauty, a National Park (or within the Broads Authority) or defined 

as Heritage Coast; irreplaceable habitats; designated heritage assets (and 
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other heritage assets of archaeological interest referred to in footnote 67); 

and areas at risk of flooding or coastal change." 

5.53 Specifically, in respect of impacts on local habitat sites, Paragraph 182 confirms 

that the presumption in favour of sustainable development does not apply 

where:  

"the plan or project is likely to have a significant effect on a habitats site 

(either alone or in combination with other plans or projects), unless an 

appropriate assessment has concluded that the plan or project will not 

adversely affect the integrity of the habitats site." 

5.54 As is justified in Section 7 of this statement, the development proposals are 

not caught by para. 182 because significant effects on habitats sites can be 

appropriately mitigated, and therefore the presumption does apply.  

Section 4: Decision-Making 

5.55 The NPPF is explicit that decision makers should seek to champion sustainable 

development by working with applicants to find solutions to approve proposals. 

Paragraph 38 states:  

"Local planning authorities should approach decisions on proposed 

development in a positive and creative way. They should use the full range 

of planning tools available, including brownfield registers and permission in 

principle, and work proactively with applicants to secure developments that 

will improve the economic, social and environmental conditions of the area. 

Decision-makers at every level should seek to approve applications for 

sustainable development where possible." 

5.56 Whilst the NPPF is clear that the planning system should be plan-led, 

paragraphs 48, 49 and 50 explain that the weight to be given to emerging 

plans should be in accordance with their stage of preparation.   
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Section 5: Delivering a Sufficient Supply of Homes 

5.57 The NPPF continues to be an important vehicle to assist the government's 

target to deliver 300,000 net additional homes a year).  Para. 60 asserts: 

"To support the Government’s objective of significantly boosting the supply 

of homes, it is important that a sufficient amount and variety of land can 

come forward where it is needed, that the needs of groups with specific 

housing requirements are addressed and that land with permission is 

developed without unnecessary delay." 

5.58 Other sections of the NPPF relevant to the application proposals are: 

 Chapter 8: Promoting healthy and safe communities; 

 Chapter 9: Promoting sustainable transport; 

 Chapter 11: Making effective use of land; 

 Chapter 12: Achieving well designed places; 

 Chapter 14: Meeting the challenge of climate change, flooding and 

coastal change; 

 Chapter 15: Conserving and enhancing the natural environment; and 

 Chapter 16: Conserving and enhancing the historic environment. 

 

Habitats Regulations Assessment (HRA) 

5.59 The Local Planning Authority is required to carry out an assessment under the 

Conservation of Habitats and Species Regulations 2017 as amended (the 

'Habitats Regulations') known as a Habitats Regulations Assessment (HRA), to 

test if a plan or project proposal could significantly harm the designated 

features of a European site.   

5.60 European sites include Special Areas of Conservation (SACs) and Special 

Protection Areas (SPAs).   
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5.61 The HRA comprises several distinct stages.  The first stage of the HRA process 

includes formally screening a proposed plan or project to decide whether it is 

likely to have a significant effect on a European designated site.  If, at the 

screening stage, any significant effects of a plan or project on a SPA or SAC 

(alone or in combination with other plans or projects) can be excluded, then 

the plan or project can be “screened out” and no further assessment is 

required.  However, where any significant effect of a plan or project on a SPA 

or SAC (alone or in combination with other plans or projects) cannot be 

excluded, then the competent authority will be required to assess the effects 

in more detail through an appropriate assessment, to ascertain whether an 

adverse effect on the integrity of any SPA or SAC can be ruled out. 

5.62 In this case, a HRA is required to assess the impacts of the residential 

development within Fareham Borough upon European Sites and it will be the 

Council's responsibility to undertake a HRA in that regard.   

Other Considerations 

5.63 Other material considerations of relevance to the development as a whole are: 

 FBC Supplementary Planning Guidance, including: 

- Affordable Housing SPD; 

- Design Guidance SPD; and 

- Planning Obligations SPD. 

 Solent Waders and Brent Goose Strategy, March 2018 (produced by 

the SWBGS Steering Group); 

 Solent Recreation Mitigation Definitive Strategy, April 2018;  

 Natural England Nitrates Guidance, June 2020; 

 Executive Briefing Paper 'Implications of Natural England advice on 

New Forest Recreational Disturbance', 7th December 2021; and 

 Executive Briefing Paper 'Fareham Borough Solent Waders and Brent 

Geese Mitigation Solution' 7th December 2021. 
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6.0 Housing Need and Supply, including Affordable Housing 

Housing Need 

6.1 Given the length of time since the adoption of the FBC Core Strategy (2011) 

exceeds 5 years, the Objectively Assessed Housing Need it establishes is out-

of-date.  

6.2 In such circumstances, the NPPF dictates that the 'standard method' for 

calculating housing need applies. 

6.3 The standard method is explained in the NPPG (Paragraph: 004 Reference ID: 

2a-004-20201216).  In brief, Local Housing Need should be calculated using a 

four-step process: 

1. Set the baseline, using 2014-based household projections; 

2. Adjust to take account of affordability; 

3. Cap the level of any increase; 

4. Apply uplift for cities and urban centres (those within top 20 list) –     

not applicable to this application.   

6.4 The minimum housing requirement for Fareham Borough calculated using the 

standard method is 541 dpa, as set out in the Council's latest Five Year 

Housing Land Supply Position Statement, dated January 2022.  The Statement 

identifies a five-year housing requirement of 2,705 dwellings over the period 

from 1st January 2022 to 31st December 2026, excluding a buffer.  

6.5 Para. 74 of the NPPF makes clear that an appropriate buffer should be applied 

as follows: 

 5% to ensure choice and competition in the market for land; or 

 10% where the local planning authority wishes to demonstrate a five-

year supply of deliverable sites through an annual position statement 
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or recently adopted plan, to account for any fluctuations in the market 

during that year; or 

 20% where there has been significant under delivery of housing over 

the previous three years, to improve the prospect of achieving the 

planned supply (to be applied where the annual delivery of housing of 

housing over the past three years falls below 75% of the annual local 

authority's housing requirement).  

6.6 New Housing Delivery Test results were published on 14th January 2022.  

These set out that the Council delivered 62% of their requirement over the 

past three years and as such now require the application of a 20% buffer in 

Fareham Borough.  As a result, there is a five-year requirement for 3,246 

dwellings (649 dpa).   

6.7 The Housing Delivery Test has reduced the ‘homes required’ within the 2019 

to 2020 year by a month and within the 2020 and 2021 year by four months, 

in order to reflect the disruption to local authority planning services and the 

construction sector as a result of the Coronavirus pandemic.  This artificial 

reduction has not reduced the need for new homes however, such that the 

'real' position is worse than the results have indicated.      

6.8 In any case, the fact that the Housing Delivery Test indicates that the delivery 

of housing was substantially below (less than 75% of) the housing requirement 

over the previous three years also means that the presumption in favour of 

sustainable development (the tilted balance) is engaged, as per para. 11(d) 

and footnote 8 of the NPPF.   

Affordable Housing Need 

6.9 The FBC Objectively Assessed Housing Need Update, April 2016 indicates that 

in Fareham Borough in 2016 there were already 7 homeless households, 85 

households in temporary accommodation, 882 households in overcrowded 

accommodation, 199 concealed households, 40 households in affordable 

homes that remained in affordable housing need, and 788 other households in 
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affordable need. 

6.10 The shortfall in affordable housing delivery within Fareham Borough (discussed 

further below) is likely to have adversely affected the ability of households to 

access housing, with adverse effects on affordability.  This in turn is likely to 

have required households to migrate out of Fareham to access appropriate 

accommodation and/or to fall into affordable need including those households 

that have become homeless or are accommodated in overcrowded, shared or 

otherwise unsuitable accommodation. The position is therefore now likely to 

be worse than that identified in the Objectively Assessed Housing Need Update. 

6.11 FBC's Housing Evidence: Overview Report 2017 recommended that the 

emerging Local Plan Review proceeded on the basis of a 30% affordability ratio, 

identifying an annual affordable housing need for 302 homes per annum in the 

period 2011 to 2036.   

6.12 FBC's Affordable Housing Strategy 2019 identifies that 3,000 households are 

in affordable need and that there is a need to deliver 3,500 affordable homes 

until 2036, or circa 206 per annum, although this does not appear to have been 

informed by an evidence-based analysis as the Overview Report was.  

6.13 The Affordable Housing Strategy further identifies that circa 300 households 

are in greatest need and that there is an acute need for affordable housing, 

and in particular an acute need for those households with more urgent needs, 

in Fareham South, where the application site is located.   

Housing Supply 

6.14 The latest FBC Five Year Housing Land Supply Statement (January 2022) sets 

out a supply of  2,800 dwellings from 1st January 2022 to 31st December 2026, 

which equates to a 4.31 year land supply with a shortfall of 446 dwellings. 

6.15 The position of the applicants, however, is that the deliverable supply is 
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actually significantly lower than this.   

6.16 Statements of Common ground between the Council and appellants at recent 

appeals have identified the supply as being between 0.95 and 3.57 years, as 

set out below: 

 Land to the east of Newgate Lane East, Fareham - Appeal Refs: 

APP/A1720/W/21/3269030 & APP/J1725/W/20/3265860 

Statement of Common Ground, 2nd July 2021 - FBC 3.57 yrs, Appellant 

0.95 yrs. 

Inspector's Report, 27th July 2021, para. 29 – "FBC cannot currently 

demonstrate a Framework compliant supply of housing land. Although 

the main parties have differing views on the extent of the housing 

delivery shortfall, FBC and the appellant agree that supply lies in the 

range of 0.95 to 3.57 years. Although it seems likely to be lower based 

on the evidence before me, I have used FBC’s figure of 3.57 years as a 

benchmark to assist in making my decision." 

 Land to the east of Downend Road, Portchester, Fareham - Appeal Ref: 

APP/A1720/W/21/3272188  

Statement of Common Ground, 2nd July 2021 - FBC 3.57 yrs, Appellant, 

1.75 yrs. 

Inspector's Report, 18th October 2021, para. 29 – "The Council is 

unable to demonstrate a five year supply of land for housing 

development. The current supply is 3.57 years at most, and therefore 

the shortfall is significant. This means that the contribution of 350 

houses to supply must count as a benefit of considerable weight. This 

would clearly outweigh the low level of harm identified." 
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 Land East of Crofton Cemetery and West of Peak Lane, Stubbington - 

Appeal Ref: APP/A1720/W/21/3275237 

Statement of Common Ground, 5th October 2021 - FBC 3.57 yrs, 

Appellant 3.17 to 3.44 yrs. 

Inspector's Report, 10th January 2022, para. 6 – "The parties concur 

that the Council is currently unable to demonstrate a five year supply 

of housing land. The current figure is agreed to be between 3.17 and 

3.57 years of supply. The parties also agree that significant weight is to 

be attached to the delivery of housing from the proposed development." 

6.17 The applicants' position is that the current supply is towards the lower end of 

the 0.95 to 3.57 supply range set out above, and certainty that the shortfall is 

significant.   

6.18 In terms of the application of the presumption of sustainable development, 

footnote 8 of the NPPF is clear that para 11d (the tilted balance) is engaged 

where either there is no five year housing land supply or the Housing Delivery 

Test is failed (ie. delivery falls below 75% for the previous three years).  In 

this case, the presumption is engaged on both counts.   

6.19 Pegasus Group's representations on the emerging Local Plan demonstrate that 

the housing land shortfall is not short-lived and will persist for some time with 

no evidence that a five-year land supply will be able to be demonstrated at the 

point of adoption as required by paragraph 74 of the NPPF, and even thereafter 

there is no evidence that a five-year land supply will be able to be restored. 

Affordable Housing Supply 

6.20 There has been a chronic under-supply of affordable housing in Fareham 

Borough for many years.  This is clearly demonstrated in Table 1 below which 

shows an overall shortfall of 2,336 affordable dwellings from 2011 to 2021.   
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Table 1 – Affordable Housing Shortfall 

 Cumulative 
Affordable Need Delivery 

Cumulative 
Delivery Shortfall 

2011/12 302 127 127 -175 

2012/13 604 91 218 -386 

2013/14 906 58 276 -630 

2014/15 1,208 137 413 -795 

2015/16 1,510 27 440 -1,070 

2016/17 1,812 85 525 -1,287 

2017/18 2,114 41 566 -1,548 

2018/19 2,416 44 610 -1,806 

2019/20 2,718 10 620 -2,098 

2020/21 3,020 64 684 -2,336 

 

6.21 Delivery of affordable housing in Fareham has therefore fallen substantially 

since a peak of 137 affordable dwellings delivered in 2014/15.  Since then, 

delivery has collapsed, with an average 45 affordable dwellings delivered per 

year over the last 6 years.  The 150 affordable dwellings proposed as part of 

this application scheme would equate to roughly the same as the last four years 

of FBC's affordable housing delivery combined. 

6.22 Even if the delivery is assessed against the need identified in the Affordable 

Housing Strategy of 206 dpa (although as highlighted above, we have concerns 

that this is not informed by an evidence-based analysis), there is still a severe 

shortfall with only 74 affordable homes having been delivered since the 

strategy was produced in 2019, against a need of 412 dwellings over the first 

two years (a shortfall of 338 dwellings).   

6.23 The ability of FBC to respond to this significant need for affordable housing will 



Land East of Newgate Lane East, Fareham 
Miller Homes and Bargate Homes 

 

 

 

 

January 2022 | P20-3154  Page | 39 

 

also be affected by the amendments to the planning application at Welborne 

Garden Village (6,000 dwellings) which were accepted by FBC’s planning 

committee on 27th January 2021.  These amendments, which are a result of 

viability issues, would see the site delivering only 366 affordable dwellings by 

2036 (based upon FBC's trajectory for the site at that time), over 800 less than 

assumed by FBC when they first resolved to grant planning permission.  Once 

a realistic trajectory is assumed for this site the contribution would be even 

lower.   

6.24 In contrast, the application proposals would deliver half of FBC's annual 

housing affordable housing need on a single site, the majority of which would 

be delivered within five years.  As set out in section 7 below, the 150 affordable 

dwellings can be delivered quickly thereby making a very substantial 

contribution towards the identified affordable housing need in the short term.   

6.25 In Fareham Borough, a household is currently required on average to spend 

10.04 times the annual average income to access housing, which is 

significantly worse than the Government indicate as being ‘acceptable’.  This 

is likely to compromise the ability of a larger proportion of households to access 

the market, with consequent financial and social harms including 

overcrowding, shared households, food and fuel poverty, homelessness and 

implications for social mobility and health. 

6.26 In this context, the provision of 150 affordable dwellings to help address a 

chronic under-supply of affordable housing is a very significant matter to be 

weighed in the planning balance, especially in the context of a much reduced 

delivery of affordable housing at Welborne.  
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7.0 Planning Assessment 

7.1 The following section provides a thematic assessment of the proposal against 

the key policy and material considerations.  

i)  Principle of Development 

7.2 Although ordinarily, the starting point for assessing the principle of proposed 

development is consistency with the Development Plan, in the absence of a 

five-year supply and given that the Housing Delivery Test has been failed, 

policies CS2, CS6, CS14 and DSP6 which control development outside the 

defined settlement boundaries do not represent up-to-date policies. 

7.3 As set out above, where there are no relevant up-to-date housing policies, the 

‘presumption in favour of sustainable development’ is engaged.  The site is not 

located within the Green Belt or AONB or any statutory environmental 

designation as listed in Footnote 7 of the NPPF, nor does the proposal adversely 

affect the integrity of local habitat sites having regard to the test in para. 182 

of the NPPF, which would otherwise preclude the ‘presumption’.  

7.4 As set out in Para. 11 of the NPPF, ‘Sustainable development’ means granting 

permission unless any adverse impacts of doing so would “significantly and 

demonstrably outweigh the benefits”, when assessed against the NPPF. 

7.5 The location of the site outside of the defined urban boundary, although 

contrary to the spatial development strategy, is therefore not prohibitive to its 

development in planning terms because the ‘titled balance’ applies.  

7.6 The identified need for housing growth, both at a national and local scale, is a 

material consideration which must be afforded considerable weight in 

establishing the residential development of the site as having a significant 

economic and social benefit. 
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7.7 In addition to the NPPF test, Policy DSP40 provides a set of criteria for 

assessing sites outside of the urban area boundary where there is no five-year 

supply.  

7.8 Each of these criteria is considered below.  However, before undertaking this 

analysis, it is important to note the comments from Inspector Jones in his 

decision letter dated 28th July 2021 for land the south at Brookers Lane 

(Appeal Refs: APP/A1720/W/21/3269030 & APP/J1725/W/20/3265860) in 

respect of the effectiveness of the policy in helping to address housing land 

supply shortfall:  

"the evidence suggests that the balance they (criteria (ii) and (iii)) strike 

between other interests, including character / appearance and the Strategic 

Gap, and housing supply may be unduly restrictive given that the supply 

shortfall has persisted for a number of years in spite of this Policy".  We 

concur with the Inspector's view in this regard and the assessment below 

should be read in this context. 

i) The proposal is relative in scale to the demonstrated 5-year housing 

land supply shortfall  

7.9 Recent appeal decisions, including those for land immediately to the south of 

this site, have demonstrated that the housing land supply position is 

significantly less than 5 years.  The proposal for up to 375 dwellings would 

assist in reducing the shortfall without over-delivering against local needs.  

ii) The proposal is sustainably located adjacent to, and well related to, 

the existing urban settlement boundaries, and can be well integrated 

with the neighbouring settlement  

7.10 It is helpful to look at the components of this criterion in isolation. 

7.11 First, the site represents a sustainable location.  There is good access to a 
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range of everyday facilities by foot or by bicycle via proposed connections at 

the site boundaries linking to existing footways and cycleways, as well as to 

the south through the approved Bargate Homes development, as highlighted 

on the Concept Masterplan.  These allow access to a range of education, retail, 

employment and leisure facilities in the local area as set out in more detail 

within the Transport Assessment.   

7.12 Higher order facilities in Fareham, Gosport and beyond can be accessed via 

public transport with bus stops served by regular services being located on 

Newgate Lane East and Tukes Avenue.  Furthermore, unlike any proposed 

strategic allocation in Fareham Borough, the site's location offers its future 

residents the opportunity to travel on the nearby Bus Rapid Transit (BRT) and 

cycleway route which currently operates between Fareham railway station and 

Gosport Ferry, with funding in place for its further extension as part of the sub-

regional transport network.  The BRT runs through Bridgemary/Woodcot and 

is within easy walking distance of the site.   

7.13 The Transport Assessment concludes that the site benefits from its location 

close to a wide range of local services and facilities that are located within a 

reasonable walking distance and a comfortable cycling distance.  On this basis, 

the proposed development complies with the NPPF in this regard and, in 

transport and highway terms, the proposals represent sustainable 

development.  

7.14 This is consistent with the findings of the Appeal Inspector who considered the 

development at Brookers Lane to the south who concluded at para. 51:  

"The appeals development would bring a range of benefits, most notably 

the delivery of a reasonably substantial amount of housing in an accessible 

location with good access to a range of services and facilities. In the 

context of the area’s current issues with housing delivery, the benefits 

together carry, at the least, considerable weight in favour of the appeals 

development" and at para. 52 "…it would be sustainable development 

in the terms of the Framework for which there is a presumption in its favour, 
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such that the site is a suitable location for housing".   

7.15 Secondly, we turn to adjacency.  This criterion is principally concerned with 

"existing urban settlement boundaries".  The site's entire eastern boundary lies 

immediately adjacent to the 'Urban Area Boundary' for Bridgemary/Woodcot 

as defined on the Gosport Borough Local Plan 2011-2029 Policies Map, and 

part of the site's northern boundary lies adjacent to the 'Defined Urban 

Settlement Boundary' for Fareham.          

7.16 Finally, the proposals are well related to and well-integrated with the 

neighbouring settlement. 

7.17 The proposals are directly linked to the neighbouring settlement of 

Bridgemary/Woodcot and Fareham through pedestrian/cycle links, as set out 

on the Concept Masterplan.  These links provide direct and safe connections 

from Bridgemary/Woodcot and Fareham to significant areas of public open 

space that are proposed as part of the scheme, including a Neighbourhood 

Equipped Area for Play (NEAP).  This will present a significant social and 

environmental benefit for existing residents thus helping the new development 

integrate with the existing community.   

7.18 It is noted that in considering the site to the south, Inspector Jones concluded 

"…I see no reason why the appeals development would not be well related to 

the neighbouring settlement in a functional sense".  However, he also 

concluded that from a landscape and visual impact perspective, the proposed 

development could not be seen to be well related to the existing settlement 

boundary and well integrated with the neighbouring settlement in terms of 

DSP40 criteria (ii).  The Inspector commented on the "rather uncharacteristic 

extent to which the settlement edge of Bridgemary/Woodcot would protrude 

westward into the countryside as a result of the development".   

7.19 However, the circumstances are materially different in the case of the current 

proposals, which must be viewed comprehensively with the approved 

development of up to 99 dwellings to the south.  The approved development 
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will extend the settlement edge of Bridgemary/Woodcot westwards such that 

it would wrap around the western and southern boundaries of the application 

site.  When the application proposals are viewed comprehensively with the 

approved development they would not be seen as an uncharacteristic 

protrusion but rather as a logical and continuous westward extension of 

Bridgemary/Woodcot, framed by existing and approved development to the 

north and south in Fareham and by Newgate Lane East to the west.  Thus, the 

application proposals will effectively complete the extent of residential 

development to the east of Newgate Lane East. 

7.20 Furthermore, where concerns were raised with regards to the potentially 

exposed northern edge of the appeal site development to the immediate south, 

the application scheme proposes a substantial landscape buffer along its 

western boundary, with the western field now retained, creating a soft new 

settlement edge and buffer to Newgate Lane East which will benefit the 

assimilation of the combined comprehensive site's development within the local 

landscape. 

7.21 For all of the above reasons, the proposals are sustainably located, adjacent 

to, well related to and well integrated with the neighbouring settlement and 

meet the requirements of criterion (ii). 

iii) The proposal is sensitively designed to reflect the character of the 

neighbouring settlement and to minimise any adverse impact on the 

Countryside and, if relevant, the Strategic Gaps  

7.22 The proposal is cognisant of its urban edge location, having regard to the 

character of the nearby countryside, its strategic gap location and the character 

of the adjacent settlement of Bridgemary/Woodcot (this being the key 

'neighbouring settlement' in question). 

7.23 The density and scale of the proposed development has been carefully 

considered to respect the local built form and character, albeit the detailed 

layout and appearance of the development will be "reserved matters".  In 
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particular, the Concept Masterplan allows for the incorporation of tree lined 

streets with grass verges and linked green spaces which are characteristic of 

existing development within Bridgemary/Woodcot. 

7.24 As set out in section 4 above, the Concept Masterplan is very much 'landscape 

led' with a strong landscape framework at its core.  In particular, a substantial 

landscape buffer and retained field and hedgerow along the western edge of 

the site will soften the edge of the development and replace the existing 

backdrop of residential dwellings and trees along the urban edge of 

Bridgemary/Woodcot.   

7.25 Furthermore, the north/south linear green space acts as a distinct break in the 

massing of the development and adds a green corridor into the overall scheme  

The 'corner cushions' further limit any prominence of built form.  These integral 

landscape features ensure adverse impacts upon the countryside and strategic 

gap are minimised through sympathetic design in compliance with criterion 

(iii). 

iv. It can be demonstrated that the proposal is deliverable in the short 

term 

7.26 The applicants are committed to early delivery of the proposals.  Miller Homes 

and Bargate Homes are major housebuilders with a track record of delivery of 

high-quality housing in the region.  An indicative combined housing delivery 

programme is set out below which confirms that the proposal is deliverable in 

the short term and therefore compliant with criterion (iv).  
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Table 2 – Delivery Programme 

Programme Timeframe/Numbers 

Grant of Outline Planning Permission  July 2022 

Submission of Reserved Matters January 2023 

 
Approval of Reserved Matters June 2023 

Discharge of Conditions September 2023 

Commencement on site October 2023 

Housing Completions 

1st Unit 

100th Unit 

200th Unit 

250th Unit 

300th Unit 

350th Unit 

375th Unit 

 

June 2024 

June 2025 

June 2026 

June 2027 

June 2028 

June 2029 

December 2030 

 

v. The proposal would not have any unacceptable environmental, 

amenity or traffic implications  

7.27 The planning application is supported by a suite of technical reports which 

demonstrate that there are no unacceptable environmental, amenity or traffic 

implications associated with the proposal, as discussed further below. 
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7.28 In particular, in terms of environmental implications, the application includes 

a shadow HRA which sets out the mitigation measures that are required to 

ensure that there are no adverse effects on the integrity of designated sites.    

7.29 The application is also supported by an agricultural land assessment which 

demonstrates that the relatively small loss of Best and Most Versatile 

agricultural land is a minor acceptable impact (a principle accepted as part of 

numerous appeals within the Borough, including at the recent appeal at land 

immediately to the south of the application site).    

7.30 With regards to amenity implications, the Concept Masterplan shows how the 

site could be designed to set back built development from existing dwellings in 

Bridgemary/Woodcot, with existing boundary vegetation retained and 

enhanced to minimise any impacts upon the amenity of existing residents.  

Further consideration of 'amenity' issues such as overlooking, access to 

outdoor space and sunlight/daylight will be assessed at the reserved matters 

stage.  However, it is considered that the proposal will not have any 

unacceptable amenity implications.     

7.31 In terms of traffic implications, the proposals will not cause any unacceptable 

impacts. The Transport Assessment prepared by i-Transport assesses the 

technical acceptability of the proposed means of vehicular access to the site 

via a new four-arm roundabout on Newgate Lane East.  This confirms that the 

new access will not have a significant impact on traffic flows on Newgate Lane 

East and that the proposed development will not cause any unacceptable 

impact on highway safety or the wider local highway network. 

7.32 For all of the above reasons, there is no conflict with policy DSP40. 

ii)  Design, Layout and Quantum of Development  

7.33 The application is supported by a Design and Access Statement which tells the 

story of the evolution of the proposals in response to the constraints and 

opportunities of the site and stakeholder consultation.  
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7.34 A ‘landscape led’ approach has been adopted to underpin the concept 

masterplan.  The overarching design principles include: 

 Consider the components of the surrounding landscape character; 

 Retain and make best use of existing landscape elements and features; 

 Optimise protection and screening for visual amenity receptors (albeit 

these are limited); 

 Avoid loss or damage to retained landscape elements and features; 

 Conserve and enhance ecological fabric; 

 Utilise existing key connections through the site; 

 Maximise opportunities to create new connections in the area; 

 A developable envelope that’s informed by the green infrastructure led 

approach; and 

 Outward looking development that provides natural surveillance and 

character to streets and spaces.   

7.35 A 'pre-application' concept masterplan which proposed up to 420 dwellings was 

the subjection of consultation with FBC, HCC and the local community in 

November 2021. 

7.36 Whilst there were concerns around the principle of development and impact 

upon the strategic gap, there were no negative comments from FBC's urban 

designer on the design and layout of the proposals, other than querying the 

loss of the western hedgerow.  The planning officer also queried the potential 

for development to be pulled eastwards to retain an element of open farmland 

character next to Newgate Lane East. 

7.37 The proposals were subsequently revised to retain the western field and 

hedgerow, thereby creating a sizable buffer along the western edge of the site 

which is to be used as a bird mitigation area in perpetuity.  This will help ensure 

the physical and visual level of separation between the residential part of the 

site, and Stubbington to the west, is maintained.   

7.38 The final concept masterplan illustrates a scheme of up to 375 dwellings with 
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a strong green infrastructure that retains and enhances hedgerows, ditches 

and trees.  This green infrastructure offers a network of pathways and spaces 

that provide safe and attractive routes.  Buildings face outwards ensuring that 

streets and spaces are well overlooked, welcoming and safe.  

7.39 The development proposals equate to an average gross density across the site 

(excluding the Newgate Lane East highway works) of 19.87ha Dwellings Per 

Hectare (DPH).  The average net density (excluding all open space and SuDS 

features) is 38.7 DPH.  This is consistent with the density proposed for the 

consented site to the south, which was considered to be acceptable by the 

Inspector in that case, and represents an efficient and sustainable use of land 

in an urban edge location. 

7.40 The masterplan therefore establishes the principles which ensure that high 

quality design in accordance with policy CS17 can be achieved.  

iii)  Housing and Affordable Housing 

7.41 The proposal is for up to 375 dwellings which will be comprised of a mix of 

types and sizes of unit.   

7.42 The mix of the private market housing will be determined at the reserved 

matters stage.  

7.43 40% of the housing will be provided as affordable housing, comprising a blend 

of affordable tenures.  The tenure, mix and delivery of the affordable dwellings 

is described in the Affordable Housing Statement.  

7.44 The new homes will make a significant contribution to meeting local housing 

need and will offer a broad mix of dwelling types and sizes across a range of 

tenures to help foster a mixed and diverse community and provide 

opportunities for local people looking to get on the ‘property ladder’.  As set 

out in section 6 above, the new homes will also make a significant contribution 
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to addressing the Council’s considerable affordable housing shortage.  

7.45 The construction of the new homes will also provide economic benefits to the 

local area through the creation of new jobs and the grant of government 

funding to the local authority.  Once the homes are occupied, new residents 

will help to boost the economy by increasing local spending and will contribute 

to the funding of local services through Council Tax payments. 

7.46 The economic benefits to the local community are described further in the 

Economics Benefits Statement and in section 9 below. 

iv)  Highways and Transport 

7.47 The site benefits from its location close to and well connected to a wide range 

of local services and facilities including retail, schools and employment, as 

shown on Figure 2 and Table 5.2 of the Transport Assessment.  

7.48 Walking and cycling are realistic modes of travel to and from the site, with the 

access strategy providing a permeable and connected development with 

connections to the north, south, east, and west to reduce travel distance to 

local facilities and services. 

7.49 Frequent and regular bus services operate within the local area, with the 

Services 9/9A and the BRT particularly attractive to future residents and 

providing direct and frequent access to Fareham, Gosport, and the wider area.  

Fareham rail station is also accessible by bus and cycle from the site and 

provides connections to destinations further afield such as Portsmouth, 

Southampton, Winchester, and London. 

7.50 The Framework Travel Plan also sets out measures to support increased use of 

sustainable travel. 

7.51 Proposed vehicular access to the site is from Newgate Lane East through the 
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delivery of a new four-arm roundabout junction, designed in accordance with 

relevant standards and in a manner that does not significantly impact on the 

utility / function of Newgate Lane East. 

7.52 A full Pre-Application Design Submission has been made for the proposed 

roundabout junction and is supported by an Independent Road Safety Audit, 

which confirms there are no residual safety concerns.  Capacity assessment of 

the proposed junction has been presented which demonstrates that the 

junction will operate wholly within capacity, will maintain the free flow of traffic 

on Newgate Lane and which resolves existing capacity and access issues at 

Newgate Lane. 

7.53 The internal layout of the site will be designed in accordance with contemporary 

design guidance, and ensures safe movement for all people.  Parking will be 

accommodated at policy compliant levels.  

7.54 The local highway network can accommodate the traffic generated by the 

development during the peak periods without resulting in a ‘severe’ residual 

cumulative impact to the network operation and is therefore in full accordance 

with the policies set out in the NPPF. 

7.55 The Transport Assessment concludes that the development proposal fully 

satisfies local and national transport policies and should be considered 

acceptable in transport terms.  

v)  Strategic Gap 

7.56 The application site lies within the Stubbington/Lee on Solent and 

Fareham/Gosport Strategic Gap, as illustrated on the plan below.  This plan 

also shows recently approved planning applications and draft housing 

allocations within the gap (as discussed further below). 



Land East of Newgate Lane East, Fareham 
Miller Homes and Bargate Homes 

 

 

 

 

January 2022 | P20-3154  Page | 52 

 

  

 

Strategic Gap Plan 

 

7.57 Policy CS22 ‘Development in Strategic Gaps’ provides that land within strategic 

gaps will be treated as countryside, and proposals will not be permitted either 

individually or cumulatively where they significantly affect the integrity of the 

gap.   

7.58 Policy CS22 does not therefore impose a blanket ban on development in the 

strategic gaps, but guards against significant adverse effects on its 

functionality and value.  
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7.59 Policy CS22 must also be read alongside Policy DSP40 in the absence of a five-

year housing land supply.  The Strategic Gap test within policy DSP40 (criterion 

iii) is not that there should be no adverse affects on the gap, but that proposals 

"minimise any adverse impact" through sensitive design; this is a lower test. 

7.60 Indeed, as set out in section 5, Appeal Inspectors have recently confirmed that 

the weight attributable to any conflict with CS22 would be reduced and 

outweighed by compliance with policy DSP40, given the five year housing land 

supply position and age of the development plan.     

7.61 By adopting a sensitive landscape led approach which minimises adverse 

impacts, the proposal is compliant with both policy DSP40 (criterion iii) and 

policy CS22.  The Landscape and Visual Impact Assessment (LVIA) sets out 

that the site is well placed to accommodate development without undue 

consequences or impacts on the role and function of the strategic gap as a 

whole, on the basis that: 

 A substantial distance will be retained across the wider gap, between 

the site and Stubbington; 

 In terms of visibility, the site is physically and visually well contained, 

placed as the area is within a strong framework of green infrastructure 

and the settlement edge – furthermore, the site (and potential 

development) will not be visible across the gap from Stubbington; 

 The surrounding context and urbanising influences, including the 

residential areas of Peel Common, Bridgemary and Woodcot which 

reduce the degree of change as they provide a relevant settlement 

edge context; 

 The opportunity to contribute to, and maintain, a strong green 

infrastructure network and facilitate a strategic green infrastructure 

connection through the area that will reinforce and connect the linear 

routes which cross broadly north to south through this area; and 

 In connection with the green infrastructure provision, the ability to 

incorporate substantial mitigation that will successfully avoid or 

minimise landscape and visual effects. 
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7.62 In particular, following pre-application consultation, the development now 

proposes that the western field and hedgerow are retained, thereby creating a 

sizable buffer along the western edge of the site which is to be used as a bird 

mitigation area in perpetuity.  This will help ensure the physical and visual level 

of separation between the residential part of the site, and Stubbington to the 

west, is maintained.  The Inspector at the Crofton Cemetery appeal recognised 

the benefit of such an approach in his report at para. 46 where she stated:  

"Furthermore, the use of the land to the north of Oakcroft Lane as an 

ecological enhancement area would contribute to ensuring that a physical 

and visual level of separation between Stubbington and Fareham would be 

maintained." She concluded at para 48 "I am therefore satisfied that the 

use of the land south of Oakcroft Lane for housing would not lead to an 

unacceptable erosion of the integrity of the wider gap, and so would not 

undermine its effectiveness and I find no conflict with policy CS22 of the CS 

or DSP40 of the LP in this regard." 

7.63 The proposals will: 

 Not result in the coalescence of local settlements; 

 Allow a visual ‘sense’ of separation to be maintained; 

 Retain the character and identity of the adjacent settlements; and 

 Protect the value of green infrastructure. 

7.64 Indeed, although the Council's position has now changed, earlier iterations of 

the emerging Local Plan were resoundingly clear that development could be 

accommodated within this part of the gap, with the proposed allocation of HA2.  

The Council's 2019 Strategic Housing and Economic Land Availability 

Assessment (SHELAA) assessed the suitability of the application site and 

concluded "Development could be accommodated without significant effects on 

the landscape character of the wider area (following construction of Newgate 

Lane South) or the integrity of the Strategic Gap". 

7.65 As part of the Regulation 19 Revised Local Plan, the Council has proposed two 
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sizeable allocations within the gap.  Allocation HA55 'Land South of Longfield 

Avenue' proposes 1,250 dwellings on the southern edge of Fareham, and north 

of Stubbington.  There is a current undetermined outline planning application 

at the site for up to 1,200 dwellings, care home, primary school, retail uses, 

community centre, open space and supporting infrastructure (ref. 

P/20/0646/OA) which was submitted in July 2020 by Hallam Land 

Management.   

7.66 Allocation HA54 'Land east of Crofton Cemetery and west of Peak Lane' 

proposes 180 dwellings on the northern edge of Stubbington, and south of 

Fareham.    

7.67 Persimmon Homes' full application for 206 dwellings at the site (ref 

P/20/0522/FP) was refused by FBC on 18th February 2021.  The principal 

reasons for refusal related to the quantum/design of development rather than 

the principle of development within the strategic gap.  The subsequent appeal 

was allowed on 10th January 2022 (Appeal Ref: APP/A1720/W/21/3275237).  

In respect of the gap, the Inspector concluded at para 48: 

"I am therefore satisfied that the use of the land south of Oakcroft Lane for 

housing would not lead to an unacceptable erosion of the integrity of the 

wider gap, and so would not undermine its effectiveness and I find no 

conflict with policy CS22 of the CS or DSP40 of the LP in this regard."  

7.68 It is therefore clear that the Council has confirmed that the principle of 

residential development within the strategic gap can be acceptable.   

7.69 The co-joined appeals at Land West of Newgate Lane East (Appeal ref: 

APP/A1720/W/20/3252180 and 3252185) related to the combined 

development of up to 190 dwellings (south-west of the application site and 

north of Woodcote Lane). 

7.70 Whilst those appeals were dismissed, in his decision letter dated 8 June 2021, 

the Inspector, Mr. I. Jenkins, commented on those appeal proposals in relation 
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to the Spatial Development Strategy of the extant development plan at paras. 

78-86.  At para. 84, he commented: 

"Furthermore, in my judgement, the impact on the integrity of the Strategic 

Gap would be greater than would be likely to be the case if the same scale 

of development were to be located to the east of Newgate Lane East, next 

to an existing urban settlement boundary and Peel Common were to remain 

a small, isolated ribbon of development within the gap." 

7.71 This adds significant weight to the case in support for development at the 

former HA2 housing allocation, given that a Planning Inspector has concluded 

that housing development to the east of Newgate Lane East would be 

potentially acceptable in terms of its impact on the Strategic Gap.  In allowing 

the subsequent appeals east of Newgate Lane East, Inspector Jones affirmed 

this view. 

7.72 At paragraph 31 of the appeal decision at Brookers Lane, the Inspector 

concluded that Bargate Homes' development of up to 99 dwellings on the 

southern part of the HA2 site "would not be a significant effect on the integrity 

of the Gap, be it individually or cumulatively." (our underlining).  By 

commenting on its cumulative effect, the Inspector must be referring to its 

development as part of the wider development of the HA2 site because that is 

the only area of land that can be developed together with the appeal site.   A 

Planning Inspector has therefore concluded that the development of the 

current application site would not have a significant effect on the integrity of 

the strategic gap.   

7.73 Now that development of the southern part of HA2 has been granted planning 

permission and is to proceed, and that it has been confirmed by an Inspector 

that development of the whole HA2 site will not significantly harm the integrity 

of the strategic gap, it would be entirely justifiable for the Council to take these 

significant changes in circumstances into account and to work positively with 

the applicants to deliver a scheme which both makes a significant contribution 

to Fareham's housing needs and is designed to create a new landscaped edge 
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to the strategic gap at this point. 

vi)  Landscape and Open Space 

7.74 The landscape impact of the proposed development has been assessed in the 

Landscape and Visual Impact Assessment (LVIA).   

7.75 The LVIA considers the character of the site at the national, county and 

specifically borough level, where it falls within the Woodcot/Alver Valley 

character area (sub area 08.1a).  The report notes that the site sits within a 

variable pocket of landscape and, notwithstanding the nature of the agricultural 

landscape between Newgate Lane East and Woodcot/Bridgemary in 

themselves, these cannot be separated from the extensive urbanising 

influences which surround and frame it, particularly in the context of the more 

recent severance of the agricultural land that has arisen from the route of the 

bypass (Newgate Lane East).     

7.76 A comprehensive and robust scheme of mitigation has been developed to 

successfully mitigate both landscape and visual effects and, more importantly 

assimilate the proposed development into the landscape and deliver a high-

quality landscape context.  Key aspects of the approach to mitigation are 

summarised as: 

 Broad limits to the spatial extent of the development envelope to 

create robust landscape buffers at key points of the site.  This includes 

the retained western field, adjacent to Newgate Lane East (providing a 

substantial buffer) and northern and southern landscape buffers to the 

edges of the site (and interface with consented residential 

development and open space respectively); 

 Division of the development envelope into a series of smaller scale 

parcels so as to maximise the retention of internal field boundaries 

(noting some limited losses remain); 

 Creation of a diverse network of open spaces, including linear parks 

and a central green, interconnected by the proposed linear green 
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infrastructure; 

 For existing vegetation, retain and enhance these components through 

supplemental planting and enhanced programmes of management; 

and 

 Notwithstanding the outline application, a limit of 'two storey dwellings' 

in respect of the proposed height of built form. 

7.77 The report concludes that, in the context of the very limited and highly localised 

landscape and visual effects, the proposed development is considered to be 

acceptable in landscape and visual terms.   

7.78 Public Open Space will be provided on-site which will include informal amenity 

space and a NEAP which will be accessible to the new residents and wider 

community. Pedestrian links will be provided to promote accessibility and 

interconnectivity of these spaces.   

Vii) Ecology 

7.79 DSP13 nature conservation establishes the key principles for development 

proposals in respect of biodiversity, including the protection of designated sites 

and protected and priority species. The biodiversity network should not be 

fragmented and where possible biodiversity ‘gain’ should be sought.  

7.80 The Ecological Impact Assessment submitted with the application describes the 

habitats on site and assesses the potential for protected species.  The site has 

been assessed as being of no more than local value in terms of habitats present 

with the features of relatively higher interest including the mature trees and 

hedgerow network being retained within the scheme design.  Survey work has 

identified the site as supporting a relatively low diversity of foraging and 

commuting bats, breeding and wintering birds and a population of slowworm 

is also present on site. 

7.81 The proposed mitigation and compensation includes the retention and positive 

management of retained features and the creation of new habitats which would 
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deliver an enhancement at the site and an overall net gain in biodiversity of 

10.12 habitat units, which is an increase of 23.01% (further details are set out 

within the Biodiversity Net Gain Assessment).   

7.82 A translocation exercise for reptiles, sensitive lighting scheme in respect of 

bats and the provision of new bat and bird units within newly construction 

dwellings has also been proposed. 

7.83 Policy CS4 seeks to ensure that sites designated for their nature conservation 

importance (including ecologically sensitive European sites) are protected from 

the adverse effect of development.  The site is not within any designated sites, 

but lies within proximity to a number of protected areas.  

7.84 Policy DSP15 established the Council’s policy for dealing with the effects of 

recreational disturbance on the Solent SPAs specifically.  The Solent Recreation 

Mitigation Definitive Strategy was updated in April 2018 and establishes a per 

dwelling contribution (based on unit size) based on the necessary funding 

required to appropriately manage the impact of additional residents arising 

from new development in terms of provision and management of existing and 

additional recreational space. A full payment will be secured through a legal 

agreement.  

7.85 In relation to the New Forest SAC/SPA/Ramsar, Fareham Borough Council has 

adopted an interim mitigation strategy ('Implications of Natural England advice 

on New Forest Recreational Disturbance', 7th December 2021) which includes 

a series of projects to improve and manage open spaces within the Borough to 

deflect visits from the New Forest.  It is proposed that a contribution of £247.05 

per dwelling is made in accordance with the interim strategy, to be secured 

through legal agreement. 

7.86 The northern part of the site is covered by an area identified as a 'Secondary 

support area' (F23) for Solent Waders and Brent Geese whilst part of the 

central and southern portions of the site are identified as ‘low value’ in this 

regard (F15).  Policy DSP14 sets out that applications resulting in a 'direct 
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effect' may be subject to appropriate assessment.   

7.87 To mitigate the partial loss of F15, it is proposed that a Winter Bird Mitigation 

Area measuring 5.0 ha is created at Old Street, Stubbington which will enhance 

the wader and brent goose network.  A Winter Bird Mitigation Strategy setting 

out the background, rationale and proposed management of the Mitigation 

Area is included within the shadow HRA.  This mitigation strategy has been 

approved as part of the appeal allowed at Brookers Lane to the south  

(APP/A1720/W/21/3269030). Originally, it was agreed with Natural England 

that the proposed mitigation area was capable of mitigating the loss of F15 

associated with three sites, Newgate Lane East (at Brookers Lane), Land at 

Newgate Lane (South) and Land at Newgate Lane (North).  Following the 

unsuccessful appeals at the latter two sites, it is now proposed that the strategy 

is secured to mitigate the loss of F15 for this current application, in accordance 

with the 'cluster' approach set out within the 'Fareham Borough Solent Waders 

and Brent Geese Mitigation Solution' dated 7th December 2021. 

7.88 To mitigate the loss of F23, it is proposed that an on-site Winter Bird Mitigation 

Area measuring approximately 2 hectares is also created.  This will be located 

at the western extent of the site (a field compartment which is currently part 

of F15).  A Winter Bird Mitigation Strategy setting out the proposed 

management of the on-site Mitigation Area is included within the shadow HRA. 

7.89 The proposed approach to mitigation provides a significant increase in habitat 

quality (ensuring suitable habitat every year as opposed to only when suitable 

crops are planted) and security in-perpetuity and the shadow HRA concludes 

that there will be no adverse effect on the integrity of the SPA in this regard.  

7.90 Natural England have identified that there is the potential for nutrients arising 

from increased wastewater from residential development to affect the 

qualifying features of European designated sites in the Solent.  This effect has 

been identified as having the potential to promote algae growth that can affect 

aquatic vegetation and increase turbidity thereby affecting foraging efficacy of 

fish-eating birds, and the availability of suitable vegetation for species such as 
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dark-bellied brent geese. 

7.91 The shadow HRA includes a nutrient calculation using the methodology set out 

in Natural England's 'Advice on Achieving Nutrient Neutrality for New 

Development in the Solent Region' 2020.  This shows that the proposed 

development will result in a net decrease in Total Nitrogen. 

7.92 The shadow HRA therefore concludes that with the application of mitigation, as 

set out above, there would be no impact on the integrity of any European site. 

7.93 The development proposals are therefore not caught by para. 182 of the NPPF 

because significant effects on habitats sites can be appropriately mitigated, 

and therefore the presumption in favour of sustainable development does 

apply.  

viii) Arboriculture 

7.94 The application is supported by an Arboricultural Impact Assessment (AIA) 

which provides an assessment of the existing trees on site.  A total of 85 trees, 

groups of trees and hedgerows were surveyed, of which 13 trees and 3 groups 

of trees were identified as high quality 'Category A' for reasons of landscape 

and visual value.  The proposal would require no high quality trees or groups 

of trees to be removed.  A section of one moderate-quality group of trees, one 

low-quality group of trees and 10 sections of hedgerow are proposed to be 

removed.   

7.95 The AIA concludes that the loss of trees can be readily mitigated and the 

retained trees can be adequately protected during construction activities to 

sustain their health and longevity, which can be secured through an 

Arboricultural Method Statement.   
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ix)  Flood Risk and Drainage 

7.96 The application is supported by a Flood Risk Assessment (FRA).  The site is 

located in Flood Zone 1. The FRA sets out that the proposed development will 

incorporate a sustainable drainage system that will discharge surface water at 

a suitably restricted rate into the existing watercourses on site and provide 

storage for all storm return periods up to and including the 1:100 year rainfall 

event with an allowance for climate change. 

7.97 The exact nature of the storage will be confirmed at detailed design stage but 

can be accommodated using a variety of SuDS methods such as permeable 

paving, swales and attenuation basins.   

7.98 Foul water from the site will be drained into the public foul sewer beneath 

Brookers Lane via the approved development to the south.  Where possible 

this will be via gravity, however, due to the very shallow gradients of the site 

it is likely that some areas of the proposed development will need to be pumped 

to allow this connection. 

7.99 This FRA concludes that the site is not at risk of flooding from tidal or fluvial 

sources, overland flows or groundwater and the proposed development is 

suitable in terms of flood risk. 

x)  Noise 

7.100 Having regard to policy DSP2 and the NPPF, a noise assessment has been 

undertaken in accordance by Tetra Tech, who are accredited by the Institute 

of Acoustics.  

7.101 The noise survey results confirm that the dominant noise source in the area is 

road traffic noise from Newgate Lane East. 

7.102 The noise modelling concludes that noise limits for external amenity areas 
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outlined in BS 8233 are met across the site with no mitigation in place, and no 

further measures are required. 

7.103 All indicative residential spaces will benefit from standard double glazing with 

alternative means of ventilation across the majority of facades.  

7.104 The assessment concludes that the proposed noise mitigation is sufficient to 

reduce the effects of identified sources of noise to below adopted thresholds 

(within the context of BS 8233) and avoid the Significant Observed Adverse 

Effect Level (SOAEL), and that the development is acceptable with regards to 

noise.  

xi)  Air Quality and Odour 

7.105 The application is accompanied by an Air Quality Assessment (AQA).  The AQA 

identifies potential effects during the demolition and construction phases, 

including fugitive dust emissions from site activities, such as earthworks, 

construction and trackout.  It concludes that, with mitigation measures in place 

such as dust suppression, the effects from the construction phase are not 

predicted to be significant. 

7.106 In terms of the operational phase, detailed dispersion modelling of traffic 

pollutants has been undertaken, which take into account exhaust emissions 

from additional road traffic generated due to the proposed development. 

7.107 The AQA concludes that the effects associated with the proposed development 

in respect of Nitrogen Dioxide (NO2) and Particulate Matter (PM) is 'negligible' 

and below the Air Quality Objectives, and no further mitigation is required to 

protect future occupants.    

7.108 The AQA also considers odour, given the location of the waste water treatment 

works west of the site.  The proposed residential development site will mostly 

be located within an area (zone C) where the odour impacts from the waste 
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water treatment works are not significant, as such no mitigation will be 

required in this area.  It is considered that the odour may be potentially 

detectable at the western corner of the development site (zone B) on occasions 

and as such, ideally private amenity space should not be located in this area.  

The concept masterplan reflects this position with private rear gardens 

excluded from zone b.   

xii) Sustainability 

7.109 Policy CS15 ‘Sustainable Development and Climate Change’ provides that 

development should:  

 Make efficient use of land;  

 Seek to properly manage flood risk and waste impacts; and  

 Meet Code for Sustainable Homes Level 6.  

7.110 The first two criteria are addressed elsewhere in this section and within the 

supporting technical reports.  The Code for Sustainable Homes has now been 

withdrawn (by virtue of the Written Ministerial Statement of 25 March 2015).  

7.111 The proposed development commits to: 

 Construction to take place in accordance with a Construction 

Environmental Management Plan (CEMP); 

 Installation of electric vehicle charging points; 

 water efficiency measures to seek to meet the government's optional 

standards requirement of no more than 110 litres per person per day; 

 Consideration of internal measures such as low energy appliances, 

lighting and heating systems; and 

 Compliance with Part L of the Building Regulations which takes the 

reduction in emissions from at least 19% to 31%.   
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8.0 Planning Obligations 

8.1 Policy CS20 requires development to provide or contribute towards 

infrastructure and any necessary mitigation measures through conditions, legal 

agreement and/or CIL.  

8.2 The Planning Obligations Supplementary Planning Document for the Borough 

of Fareham (April 2016) sets out the Council’s process for securing planning 

obligations through the Community Infrastructure Levy (CIL) and Section 106 

Agreements. 

Community Infrastructure Levy 

8.3 Fareham Borough Council adopted its CIL Charging Schedule in April 2013. The 

charge for all Class C3 (residential) development excluding Welbourne is £105 

per sqm (index linked).  

8.4 The CIL payment will be used to fund local infrastructure and services as 

directed by the Council.  

Section 106 Agreement 

8.5 The proposed obligations will be discussed with the Council during the course 

of the application and to be delivered through a S.106 Agreement. 
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9.0 Planning Balance 

9.1 One of the fundamental objectives of the NPPF is to boost the supply of housing 

as part of the presumption in favour of sustainable development. 

The Tilted Balance 

9.2 The NPPF test provides that in the absence of a five year housing land supply/ 

failure to meet the Housing Delivery Test, planning permission should be 

granted without delay unless any adverse impacts of doing so would 

“significantly and demonstrably outweigh the benefits, when assessed against 

the policies in this Framework taken as a whole”. 

9.3 The NPPF explains that there are three dimensions to sustainable development, 

and these are: 

 Economic; 

 Social; and 

 Environmental. 

9.4 Whilst it is important to recognise that these three dimensions are not a 

checklist, they do provide a useful tool in contemplating the breadth of 

sustainability considerations to be weighed in the planning balance.  It is 

considered that the proposals reflect all three dimensions and thus represent 

sustainable development.  As explained below the proposals will secure 

significant benefits which must be weighed in the planning balance. 

Economic 

9.5 In respect of economic matters, benefits created by the scheme are set out in 

detail in the Economic Benefits Assessment submitted with the application, and 

are summarised in the infographic below.  These benefits should be given 

significant weight in the planning balance.      
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Social 

9.6 The development will provide a mix of housing types and sizes, meeting the 

needs of the local population. 

9.7 Substantial weight must be given to the provision of housing both per se and 

in the light of the authority's current housing land supply, and the extent of 

the undersupply. 

9.8 Substantial weight must also be given to the provision of affordable housing in 

light of the chronic historic under-delivery of affordable housing in the Borough.  

This would constitute a very significant benefit in terms of paragraph 11 of the 

NPPF. 

9.9 The proposals also include a significant area of public open space and children's 

play area which provide places for recreation, play and walking, and help 

contribute towards wider development plan objectives to support healthy 

communities; this should be afforded moderate weight. 

Environmental 

9.10 In terms of the environmental role, the development of greenfield land will 

typically have some adverse impacts, no matter how sustainably located that 

site is. 

9.11 In this case, the proposals will result in a small loss of agricultural land, 

however, this has been assessed as carrying very minor weight. 

9.12 Although the site is not subject to any landscape designation, we nonetheless 

accept that there is a minor to moderate adverse impact identified as a result 

of the landscape and visual impact of development on greenfield land.  The 

integrity of the strategic gap, however, is not affected, and therefore a neutral 

impact is identified on this matter. 
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9.13 The site has been the subject of ecological surveys and the key ecological 

features, primarily important hedgerows and trees, are proposed to be 

retained.  The development will introduce significant areas of public open space 

and new trees and vegetation alongside water features that serve as part of 

the sustainable drainage system. 

9.14 The applicants are committed to enhancement measures and the Biodiversity 

Net Gain Assessment submitted with the planning application demonstrates 

that an overall net positive effect will be achieved.  These improvements will 

result in a moderate ecological benefit to the site. 

9.15 In terms of the effect on designated sites, the Shadow HRA demonstrates that, 

with appropriate mitigation, the proposals to result in no adverse effects, which 

would weigh as neutral in the planning balance.  The proposals will not 

adversely impact upon local hydrology or air quality, and mitigation payments 

will be secured in respect of the potential increased recreational use of 

designated sites. 

9.16 The dwellings will be designed to reduce overall energy and carbon dioxide 

emissions by reducing energy consumption through design, orientation, 

lighting, heating requirements and air tightness, including low energy 

appliances and heating systems. 

9.17 Furthermore, the applicants are also willing to commit to all dwellings being 

designed with water efficiency measures to seek to meet the government's 

optional standards requirement of no more than 110 litres per person per day 

usage, as well as the provision of electric vehicle charging points. 

9.18 Such design measures would result in minor environmental benefits. 

9.19 The table below summarises the benefits and adverse impacts of the proposals. 
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Economic 

 

Increased local household spending 

 

Significant Benefit 

Construction and supply chain jobs supported 

 

Significant Benefit 

Role of housebuilding in supporting the post- Brexit and 

post-COVID economy 

 

Significant Benefit 

Jobs supported through household expenditure Moderate Benefit 

Community Infrastructure Levy Contribution 

 

Significant Benefit 

Social 

 

Provision of new housing in light of current housing land 

supply position              

               

Very Significant Benefit 

Provision of on-site affordable housing 

 

Very Significant Benefit 

Provision of on-site open space for play, walking and 

recreation  

Moderate Benefit 

 

Increased use of local facilities  

 

Moderate Benefit 

 

Environmental 
 

High quality landscape-led scheme design 

 

Significant Benefit  

 

Effect on Designated Sites 

 

Neutral impact 

On-site retention and enhancement of landscape features 

 

Moderate Benefit 

 

On-site biodiversity mitigation and enhancement to deliver 

Biodiversity Net Gain 

 

Moderate Benefit 

 

Commitment to sustainable design Minor Benefit 

Landscape and visual impact Minor to Moderate 

Adverse Impact 

Loss of agricultural land 

 

Very Minor Adverse 

Impact 
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9.20 The three dimensions of sustainable development have been assessed and it 

is concluded that not only do the adverse impacts not significantly or 

demonstrably outweigh the benefits when assessed against the policies in the 

NPPF as a whole, but the benefits significantly outweigh any harm, and 

planning permission should be granted accordingly. 

Compliance with the Development Plan 

9.21 Notwithstanding the application of the tilted balance described above, it must 

be highlighted that in the situation where a five-year housing land supply 

cannot be demonstrated, policy DSP40 is engaged.  

9.22 Whilst it is accepted that policies CS6, CS14 and DSP6 serve to direct 

development to within the settlement boundaries, DSP40 establishes that 

development will be permitted outside these limits where there is no five-year 

housing land supply and where the relevant criteria are met.  The weight 

afforded to policies CS2, CS6, CS14 and DSP6 is also reduced given that the 

Council's housing requirement has not been reviewed within the last 5 years, 

they are derived from settlement boundaries which are based on an out of date 

housing requirement and that the Housing Delivery Test has been failed.  

9.23 Section 7 above demonstrates that the proposal is: 

 relative in scale to the five-year housing land supply shortfall; 

 well located and integrated with the neighbouring settlement; 

 sensitively designed and respects the landscape and character of the 

area; 

 deliverable in the short term; and 

 all environmental, amenity and/or traffic implications can be robustly 

addressed. 

9.24 In the balancing exercise the urbanising effect of development of a greenfield 

site is therefore weighed against policy DSP40, and having met all the criteria 

described above we conclude that the proposal represents well designed, 
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integrated, and sustainable development which can bring forward up to 375 

new homes in the short term. 

9.25 Similarly, the proposal is also compliant with policy CS22 which allows 

development with the Strategic Gap where it does not adversely affect the 

integrity of the gap. Section 7 above establishes that the proposal would:  

 Not result in the coalescence of local settlements; 

 Allow a visual ‘sense’ of separation to be maintained; 

 Retain the character and identity of the adjacent settlements; and 

 Protect the value of green infrastructure. 

9.26 The provisions of policy CS22 are therefore met. 
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10.0 Summary and Conclusions 

10.1 This Planning Statement supports an application for outline planning 

permission for the residential development of the Land East of Newgate Lane 

East for up to 375 dwellings. 

10.2 The proposed development represents sustainable development providing 

much needed housing, including affordable housing, within Fareham borough. 

10.3 It is accepted that the proposed development would change the nature of the 

site from fields to residential.  However, this is an inevitable consequence of 

any greenfield development.  The site represents a sustainable location for 

development and a logical extension of the settlement of Bridgemary/Woodcot 

in conjunction with the approved development of up to 99 dwellings on land to 

the south.   

10.4 The Concept Masterplan is very much 'landscape led' with a strong landscape 

framework at its core.  In particular, the retained western field and substantial 

landscape buffer along the western edge of the site will soften the edge of the 

development and ensure adverse impacts upon the countryside and strategic 

gap are minimised through sympathetic design. 

10.5 The proposal has been assessed against the relevant Development Plan 

policies, including DSP40 and CS22, and is shown to be compliant in respect 

of its impact on the built and natural environment and local infrastructure. 

10.6 In the absence of a five-year supply and the failure of the Housing Delivery 

Test, the presumption in favour of sustainable development set out in the NPPF 

is engaged, which establishes that new development should be approved 

without delay unless adverse impacts would significantly and demonstrably 

outweigh the benefits.  The planning balance above clearly demonstrates that 

on the counts of economic, social and environmental dimensions, the proposed 

development meets and in fact exceeds this test and planning permission 
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should be granted accordingly.   

10.7 Now that development of the southern part of HA2 has been granted planning 

permission and is to proceed, and that it has been confirmed by an Inspector 

that development of the whole HA2 site will not significantly harm the integrity 

of the strategic gap, it would be entirely justifiable for the Council to take these 

significant changes in circumstances into account and to work positively with 

the applicants to deliver a scheme which both makes a significant contribution 

to Fareham's housing needs and is designed to create a new landscaped edge 

to the strategic gap at this point. The applicants look forward to working 

positively with the local planning authority, in accordance with the Framework, 

to this end. 

 


