


PART 1

EAST HAMPSHIRE DISTRICT COUNCIL

PLANNING COMMITTEE
REPORT OF THE HEAD OF PLANNING

Applications to be determined by the
Council as the Local Planning Authority

PS.485/2017
1 June 2017

SECTION 1 – SCHEDULE OF APPLICATION RECOMMENDATIONS 

  
Item No.: 01
The information, recommendations and advice contained in this report are correct as at the 
date of preparation, which is more than one week in advance of the Committee meeting. 
Because of the time constraints some reports may have been prepared in advance of the final 
date given for consultee responses or neighbour comments.  Any changes or necessary 
updates to the report will be made orally at the Committee meeting.

PROPOSAL Reserved Matters Pursuant to outline permission 30016/018 - 106 
dwellings with access off Whichers Gate Road and traffic calming; 
pedestrian/cycle/emergency access off Redhill Road, hard and soft 
landscaping and open space; foul and surface water drainage 
systems and other associated works (Appearance and landscaping to 
be considered) (as amended by plans received 15 May 2017)

LOCATION: Land South of Oaklands House, Redhill Road, Rowlands Castle
REFERENCE 30016/026 PARISH: Rowlands Castle
APPLICANT:  Bellway Homes
CONSULTATION 
EXPIRY :

10 May 2017

APPLICATION EXPIRY : 16 June 2017
COUNCILLOR(S): Cllr M Johnson
SUMMARY RECOMMENDATION: APPROVAL



The application is referred to the Planning Committee at the discretion of the Head of 
Planning.

Site and Development

The application site

The site comprises approximately 5.5 ha of land south of Oaklands House, and is located 
between Redhill Road to the north-west and Whichers Gate Road to the south-east.  The site 
is generally open grassland, interspersed with mature trees and a hedgerow across the 
centre of the site. The boundaries to the site are well defined by a mix of mature hedges, tree 
screening and a brick wall along the northern boundary of the site.  The southern boundary 
includes residential development fronting Redhill Road and St John’s Primary School on 
Whichers Gate Road. The northern boundary is contained by the curtilage of Oaklands 
House.

Oaklands Woodland to the south and east of the site is designated as a Site of Importance for 
Nature Conservation (SINC), this designation also includes a small area of woodland along 
the boundary between Oaklands House and the northern part of the application site.  The site 
also contains other locally important trees and mature screening within it and along its 
boundaries, some of which are protected through a mix of group and individual Tree 
Preservation Orders (TPOs).

The site is approximately 800 metres to the south-west of Rowland's Castle village centre.  
There are pedestrian links from the site to the village centre, including footways running along 
both sides of Redhill Road to the centre of the village and also along Whichers Gate Road.  
An alternative pedestrian route from the site into the village centre is provided by a public 
bridleway (Bridleway 24).  This runs through the woods to the east of the site, connecting with 
the end of The Drift, before running northwards to connect with The Green in the village 
centre.  

The application site is included in the East Hampshire District Local Plan: Housing and 
Employment Allocations Plan for residential development of approximately 106 dwellings 
(RC2).

The reserved matters proposal 

Outline planning permission for the erection of 106 dwellings was granted in September 2015 
and details of access, layout and scale were approved at that stage. This reserved matters 
application seeks approval of appearance and landscaping only. The application proposes 
that the buildings would have a traditional form and appearance and will be explored in this 
report, the design approach is that the buildings have a vernacular appearance using mostly 
brick, with areas of tile hanging and timber boarding to the walls and a mix of tiles to the roofs. 
The landscaping proposals preserves the hedgerows and trees that was defined in the outline 
layout plan and specifies additional planting throughout the common areas and private 
gardens.



Relevant Planning History

30016/018 - Outline - 106 dwellings including 42 affordable dwellings, access off Whichers 
Gate Road and traffic calming; pedestrian/cycle/emergency access off Redhill 
Road, hard and soft landscaping and open space; foul and surface water 
drainage systems and other associated works.  Outline Permission 24/09/2015

30016/020 - Deed of Variation to Section 106 Agreement for 30016/018.  Approved 
23/06/2016

30016/025 - Display of 3 non illuminated free standing signs and flagpoles with flags.  Not yet 
determined 

Development Plan Policies and Proposals

East Hampshire District Local Plan: Joint Core Strategy (2014)

CP1 - Presumption in favour of sustainable development 
CP20 - Landscape
CP27 - Pollution
CP29 - Design
CP31 - Transport

Planning Policy Constraints and Guidance

National Planning Policy Framework (NPPF)

In this instance the following sections of the NPPF are considered to be particularly relevant 
to the consideration of the development;

Core planning principles: Paragraph 17: Good amenity for all.

Section 4 – Promoting sustainable transport.
Section 6 – Delivering a wide choice of high quality homes.
Section 7 – Requiring good design.
Section 8 – Promoting healthy communities.
Section 10 – Meeting the challenge of climate change, flooding and coastal change.
Section 11 – Conserving and enhancing the natural environment.

Village Design Statement - Rowlands Castle Village Design Statement  - non statutory 
planning guidance that has been the subject of public consultation and therefore is a material 
planning consideration.

Rowlands Castle Parish Plan 2008

Consultations and Town/Parish Council comments

EHDC Arboricultural Officer - No objection.



EHDC Traffic Management Team - The development is well served by the 232 parking 
spaces provided. The Traffic Team therefore has no adverse comments.

EHDC Housing Officer - The ‘Affordable Housing Layout plan’ displays the location of all the 
dwellings and shows how the affordable homes have been interspersed with the market 
housing. This fulfils the ‘pepper-potting’ requirements of CP13. Support the application as 
presented.

EHDC Landscape Officer - The revised landscape plans address all of the initial comments 
raised. No objection.

Environment Agency - No objection. 

EHDC Drainage Consultant - The applicant has submitted a revised FRA & Drainage Strategy 
indicating amended surface water and foul outfalls. The site plan indicates the existing pond 
and surface water outfall to Whichers Gate Road is outside the red line area and this needs 
clarifying. 

The drainage strategy proposes swales and attenuation pond to cater for the 1:100 year + 
30% climate change event. Discharge will be to the existing ditch and highway drain on the 
north side of Whichers Gate Road, with flows restricted to greenfield rates. While the use of 
water butts for the reuse of roof water is to be supported, these cannot be used to reduce 
overall design flows from the development. During prolonged wet periods flooding does occur 
in Whichers Gate Road and there are some concerns that the proposals could result in an 
increased residual risk to both the highway and adjacent property.

Foul drainage will discharge to the existing public foul sewer in Whichers Gate Road, which 
Southern Water has indicated will require some upgrading.

Objection pending receipt of a plan showing the flood flow route for an exceedance event and 
confirmation that run-off will be retained on site; A detailed maintenance management plan for 
all drainage features remaining private; A copy of the designers risk assessment for the 
attenuation pond and other open water features. 

Southern Water - A desk study indicates that Southern Water currently cannot accommodate 
the needs of this development without the developer providing additional local infrastructure, 
therefore a condition is required to ensure the agreement of full foul and surface water 
drainage. 

Natural England - Further information required to assess impacts on protected species to 
include an ecological mitigation plan. The mitigation plan should take account of the 
recommendations set out in the submitted Phase I Habitat Survey Report. 

HCC Highways Officer -  The reserved matters for which approval is being sought relate to 
appearance and landscaping only. The Highway Authority therefore propose to make no 
comments as there are no highway issues for consideration.



Rowlands Castle Parish Council - No further comment appertaining to appearance and 
landscaping, but would like to reiterate Council’s concern that the pedestrian/emergency 
access on Redhill Road does not reflect the proposals, and would ask what the applicant 
plans to do to rectify this.

Representations

23 letters of objection were received and 5 neutral letters, which raised the following concern 
that is of relevance to this reserved matters application:

a) Concerns regarding loss of privacy from overlooking from the buildings that would be on 
higher ground.

All other concerns/issues received were in respect of the principle of development, flood 
risk/drainage, highway impacts, parking provision and pressure on local services that were 
addressed at the outline stage and are not under consideration in this reserved matters 
application.
 
Determining Issues

1. Principle of development
2. Design and appearance considerations
3. Impact on the amenity of adjoining development
4. Landscaping proposals and implications for the character of the area
5. Other matters

Planning Considerations 

1. Principle of development

The principle for the development of 106 dwellings on this site has been established through 
the grant of outline planning permission (ref: 30016/018). This permission gave full 
consideration to the means of access for the development, layout and scale.

This current reserved matters application, therefore, seeks approval for the remaining detailed 
matters relating to appearance and landscaping. These matters will be considered in detail 
within the report below.

It should be noted that following the grant of outline permission, the East Hampshire District 
Local Plan: Housing and Employment Allocations Plan has been adopted which confirms this 
site as an allocation for about 106 dwellings under policy RC2. The site specific criteria listed 
therein do not contain any matters relating to the two detailed issues for consideration under 
this application.



2. Design and appearance considerations

The design approach was subject to pre-application discussions with Officers and the 
applicants also undertook consultation with the Parish Council. The discussions led to a 
Design Code being prepared and on which the design proposals are based. The key principle 
is that the appearance of the buildings reflect the materials and best architectural features 
found in the local area. 

Policy CP29 is the key policy consideration which sets out that proposals must be of an 
exemplary standard and highly appealing in visual appearance. All proposals are required to 
respect the character and identity of the area to which it relates and whilst several design 
considerations have been addressed at the outline stage (layout and scale most notably) the 
key consideration here is the appearance of the buildings. Policy CP29 refers to the need for 
proposals to take account of village design statements, so the Rowlands Castle Village 
Design Statement (VDS) is a material consideration. In respect of design, the VDS states 
proposals should take account of the diversity of the housing stock; that there should be 
variations in house styles to avoid repetition; materials should be characteristic to the village; 
and proposals should use mellow roofing materials.

The majority of buildings in Rowlands Castle date from the last 150 years, reflecting the 
development of the village since the arrival of the railway station and the Victorian and 
Edwardian buildings are a strong characteristic of the village. This is particularly apparent in 
the Conservation Area and along Redhill Road to the north of the site. Red brick is the 
predominant material but flint is also vernacular. There are a variety of buildings dating 
throughout the twentieth century which reflect their period of construction and these generally, 
relate less successfully to the local vernacular styles. Another notable feature of Rowlands 
Castle is the extent of decorative features to buildings, particularly in the use of lighter bricks 
in detailing around windows and quoins with the result that Rowlands Castle has a distinctive 
and high quality built environment.

The application proposes 28 different house types and a balanced mixture of detached, semi-
detached and terraced dwellings. As required by condition 5 of the outline permission, all 
buildings would be no higher than two storey. 

A materials plan has been provided, which illustrates that the majority of buildings would be 
faced with brick with tile hanging interspersed throughout the development. At the request of 
Officers, flint stone has also been added to prominent buildings around the turning circle 
towards Redhill Road. Condition 4 of the outline permission requires full details of the 
materials to be agreed, but it is expected that there will be a variety of bricks used to avoid 
uniformity in appearance. The applicant is also proposing three different roof tiles, which 
again provides an appropriate balance of variety against uniformity. The primary service 
roads would be finished in tarmacadam with the secondary drives and courtyards surfaced 
with block paving. 



The overall design approach is welcomed and provides a good variety of house types, with a 
good level of architectural forms and decorative features such as finials, feature brick quoins 
and window surrounds, string course brick details and decorative fascia boards, which, 
together with the palette of materials, reflect the character of Rowlands Castle. Revised plans 
have been received, which addresses a number of points of detail on some of the plots, for 
example additional quoin details, additional chimneys and the removal of a first floor balcony 
from plot 69 that looked towards the school. 

The position of the affordable housing was established at the outline stage and they are 
integrated in groups through the development. As required by policy CP14, their design is 
indistinguishable from the market housing.  The proposal is considered to accord with policy 
CP29 of the JCS and the Rowlands Castle Village Design Statement. 

3. Impact on the amenity of adjoining development

Policy CP27 of the JCS states that development will not be permitted if it would have an 
unacceptable effect on the amenity of the occupiers of neighbouring properties through loss 
of privacy or excessive shadowing. 

Due to the tree cover around the site and the fact that the eastern and north-eastern 
boundary of the site is adjacent to countryside, few properties would be directly affected by 
the proposal. The recently completed development to the north-west of the site is screened by 
trees and dwellings are orientated so that there would not be any direct overlooking. 101 
Redhill Road adjoins the site in the north-west corner, however, again, having regard to the 
boundary treatment and the distance of proposed buildings from that property, there would 
not be an unacceptable loss of privacy or overshadowing. 

Five properties in Redhill Road adjoin the site to the west with rear gardens facing towards 
the site. Three of the properties are separated by mature trees and plots 54 and 55 adjoining 
these properties would be detached buildings with a minimum distance from the boundary of 
7m and only one obscure glazed window facing. Numbers 125 and 127 have a low hedge 
forming the boundary and the gable end of a terrace of three (plots 45-47) would be 
positioned 3m from the boundary. The gable end is shown to be blank with no facing 
windows. A first floor bedroom to plot 47 would have a view to part of the rear of 125 Redhill 
Road (and a rear bedroom window to plot 47 would have a view of part of the rear garden of 
127 Redhill Road), however, having regard to the angle, the degree of over looking is not 
considered to be unacceptably harmful. The proposed building would be north of the 
neighbouring gardens and subsequently any overshadowing would also not result in 
unacceptable harm to the living conditions of adjoining property. 

Condition 18 of the outline planning permission removed permitted development rights from 
the development, so no extensions or alterations could be made to properties without 
obtaining planning permission that may otherwise compromise neighbouring amenity. For 
these reasons the proposal is considered to comply with policy CP27 of the JCS.



4. Landscaping proposals and implications for the character of the area

The layout plan was approved at the outline stage and this fixes the position of buildings and 
roads. The layout retains the protected trees and the hedgerows within the site along with the 
established boundary planting. The landscaping details submitted in this reserved matters 
application confirm that they would be retained and also provide details of planting to common 
areas and gardens. From a landscape perspective, the site is relatively concealed by existing 
buildings, topography and boundary planting and the retention of the mature trees and 
boundary trees would retain these attributes of the site. 

In terms of boundary treatment, the majority of rear gardens would be enclosed by 1.8m high 
close board fencing, but front gardens adjoining the service roads are generally open with soft 
landscaping. Some brick walls and estate style railings would also be interspersed throughout 
the site to provide a variety and vernacular appearance to the communal areas and street 
views. At the request of the adjoining primary school to the south, a 1.8m high chain link 
fence is proposed to the school boundary between plots 47 and 38, with the remaining shared 
boundary enclosed by 1.8m high fencing. 

The Landscape Officer made a number of minor observations to the proposed planting 
scheme and the applicant has accommodated all of these in the revised landscape plans. The 
main change is the addition of a number of additional small trees to be planted throughout the 
site to increase the overall vegetation in street views. The Landscape Officer raises no further 
comments in response to the revised plans. Condition 13 of the outline permission requires 
that the development is undertaken in accordance with the approved Arboricultural Method 
Statement to ensure the protection of trees during construction. 

The S106 legal agreement secured at the outline stage, requires the approval of the 
arrangements for the set up of a management company that would be responsible for the 
future maintenance of all common parts in perpetuity. This would secure arrangements for the 
management and maintenance of soft landscaping, hard surfaces, street lighting and cleaning 
of all common areas. A separate planning condition is recommended to ensure the planting is 
undertaken with the approved details to a satisfactory standard. 

A revised boundary plan has been submitted, which shows most gardens to be enclosed by 
1.8m fencing, but where gardens adjoin the established hedges, the boundaries would be 
enclosed by post and rail fences. 

In summary, the landscaping proposals conserve the key landscape character features such 
as the mature trees, hedgerows and boundary planting to minimise the impact of 
development on the area and the landscaping within the site would further soften the 
appearance of buildings and result in attractively landscaped street views. The proposal is, 
therefore, in accordance with policies CP20 and CP29. 



5. Other matters

The applicant has confirmed that the emergency access shown linking the site to Redhill 
Road would incorporate a collapsible bollard that the emergency services can control. The 
applicant has also confirmed that this route would not be used for construction traffic, but a 
full construction method statement is required to be provided as a requirement of condition 3 
of the outline permission. 

The applicant has discussed the pedestrian access arrangements with the school where a 
gate is proposed linking the site to the existing footway leading from Redhill Avenue to the 
school and agreed that the school would manage the gate so that there is no access outside 
school times. 

The Parish Council have raised concerns that the proposed access agreed at the outline 
stage is unsuitable in view of the traffic levels on Whichers Gate Road and would like to see a 
mini-roundabout introduced, which, they consider, would also have a traffic calming effect on 
traffic speeds. However, as the detailed means of access was agreed at the outline stage, 
this is not an issue that can be revisited here. Comments from the Parish Council and the 
school regarding the footpath beside the school and Whichers Gate Road are also noted, but 
again this was agreed at the outline stage. The applicant has agreed through discussions with 
the school the pedestrian access arrangements and to provide planting within the school 
alongside the fence adjoining Whichers Gate Road. The provision of a pedestrian link from 
the site to the school forms part of the S106 legal agreement.

The comments from Natural England are noted, however, ecology was addressed at the 
outline stage where it was concluded impacts would be acceptable and a condition (14) was 
imposed on the outline permission requiring development to be undertaken in accordance 
with the Ecological Assessment. The S106 legal agreement also requires the submission of 
management and maintenance arrangements, in perpetuity, of land to the south of the site. 
Any comments from the County Ecologist will be reported at the meeting.

Similarly, the objection from the Drainage Consultant due to the absence of a plan showing 
flood flow routes for an exceedance event is noted, but this is to be submitted and agreed to 
discharge condition 6 of the outline permission. All other foul and surface water details are to 
be agreed to enable the discharge of condition 20 of the outline permission (details to be 
agreed before commencement of development). The foul and surface water details are also 
subject of the S106 legal agreement, which requires the provision of the surface water 
drainage system and foul drainage before occupation of the development and that it would be 
maintained thereafter in accordance with a maintenance plan that is also to be agreed as part 
of the S106 requirements.  



Response to Parish/Town Council Comments

The Parish Council raise no objection to the proposed appearance and landscaping. The 
pedestrian and emergency access proposed on Redhill Road is as approved at the outline 
stage and the applicant has confirmed that there would be a collapsible bollard here which 
only the emergency services would have access to and so there would be no other vehicular 
access at this point. The applicant has also confirmed that the access at Redhill Road would 
not be used for construction traffic. 

Conclusion

The only matters for consideration in this reserved matters application are appearance and 
landscaping with the principle of development issues relating to access, layout and scale 
having been determined at the outline stage. The design approach is considered to reflect 
local character through the use of materials and detailing of the buildings. The proposals 
accord with policy CP29 of the JCS and the Village Design Statement as they reflect local 
distinctiveness and have a sense of place with a high quality external appearance. The 
landscaping proposals retain the key features of the site that were fixed at the outline stage 
and all other planting through the site would ensure the buildings are suitably landscaped.  
For these reasons the development is considered to be in compliance with the policies of the 
development plan. 

RECOMMENDATION  APPROVAL subject to the following conditions:

1 All hard and soft landscape works shall be carried out in accordance with 
the approved details and in accordance with the recommendations of the 
appropriate British Standards or other recognised codes of good practice.  
These works shall be carried out in the first planting season after 
practical completion or first occupation of the development, 
whichever is earlier, unless otherwise first agreed in writing by the Local 
Planning Authority.  Any trees or plants which, within a period of 5 years 
after planting, are removed, die or become seriously damaged or 
defective, shall be replaced as soon as is reasonably practicable with 
others of species, size and number as originally approved unless 
otherwise first agreed in writing by the Local Planning Authority.
Reason - To ensure the provision and establishment of a reasonable 
standard of landscape in accordance with the approved designs.



Informative Notes to Applicant:

1 In accordance with paragraphs 186 and 187 of the NPPF East 
Hampshire District Council (EHDC) takes a positive and proactive 
approach and works with applicants/agents on development proposals in 
a manner focused on solutions by:

 offering a pre-application advice service,

 updating applications/agents of any issues that may arise in the 
processing of their application and where possible suggesting 
solutions.

In this instance the applicant was provided with pre-application advice 
and was updated of issues after the initial site visit.

CASE OFFICER: Jon Holmes 01730 234243
———————————————————————————————————————



SECTION 1   Item 01    Land South of Oaklands House, Redhill Road, Rowlands Castle

Street elevations


