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EAST HAMPSHIRE DISTRICT COUNCIL 
 

PLANNING COMMITTEE 
REPORT OF THE DIRECTOR OF REGENERATION AND PLACE 

 

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

 
12 March 2020 

 

SECTION 1 – SCHEDULE OF APPLICATION RECOMMENDATIONS  
 

 
   
Item No.: 1 
 

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 Retirement living apartments with communal facilities and car parking 
following demolition of existing buildings  

LOCATION: Alton Magistrates Court, 25 Normandy Street, Alton, GU34 1DQ 

REFERENCE : 56420/001 PARISH: Alton 

APPLICANT:  McCarthy and Stone Retirement Lifestyles LTD 

CONSULTATION EXPIRY : 06 December 2019 

APPLICATION EXPIRY : 06 February 2020 

COUNCILLOR: Councillor P L Langley 

SUMMARY RECOMMENDATION: PERMISSION 

 

This application has been included on the Agenda at the discretion of the Director of 
Regeneration and Place. 



Site and Development 
 
Site 
 
The site is rectangular in plan form and extends to an area of approximately 0.55 ha.  It is 
surrounded by highways on three sides (Normandy Street, Knox Terrace and Orchard Lane) 
with a further access track (Nether Street) linking Normandy Street and Orchard Lane, 
bisecting the site.  The eastern section of the site is occupied by the vacant Alton Magistrate 
Court and Alton Police Station, which are two storey buildings separated by a parking area.  A 
further parking area is located to the west of Nether Street.  The site has a gentle slope 
downwards from the north and has boundaries comprising the existing buildings and brick 
boundary walls. 
 
There is a vehicular access into the site from Knox Terrace, approximately midway along the 
frontage, with a further pedestrian access from Normandy Street.  Access into the western car 
park is from Orchard Lane to the south. 
 
The site is within an area of mixed uses on the north-eastern edge of Alton Town Centre.  The 
site is within the Alton Neighbourhood Plan area and within Alton Conservation Area. 
 
Development 
 
The application seeks full planning permission for the demolition of the buildings occupying 
the site and their replacement with a development of 43 age restricted apartments.  The 
apartments would be sold on a leasehold basis, for persons over 60 years of age, or in the 
case of a couple one occupant over 60 and the other over 55.  The building would be 2 to 3 
storeys in scale and provide 19 x 1 bedroom apartments and 24 x 2 bedroom apartments.  In 
addition, communal facilities would be provided including: reception / manager’s office, 
homeowners lounge, guest suite and a mobility scooter store.  
 
The building would have an “I” shaped footprint in a similar position on the site to the existing 
buildings.  The frontage to Normandy Street would be two storeys in scale designed as a 
terrace of dwellings with a stepped roof profile, incorporating some small flat roofed dormers 
to serve some accommodation in the roofspace as well as chimneys.  With a fall in ground 
levels to the south, the scale increases to 3 full storeys along the Orchard Lane and Nether 
Street frontages. The building would be of a traditional design with elevations broken up 
through the use of stepped profiles projecting gables, balconies and changes in the material 
palette, shown as a mix of red and buff brick, render and vertical tile hanging. 
 
The car park to the west of Nether Street would be retained as a parking area to serve the 
development, utilising the access from Orchard Street, providing space for 43 vehicles, 
included 2 disabled persons spaces. 
 

 

 

 

 



Relevant Planning History 
 

56420 57 sheltered apartments for the elderly 
(comprising 34 x 1 bed and 23 x 2 bed 
apartments age restricted to 60 years and 
over); with associated access, 45 car parking 
spaces, electric buggy / cycles store, refuse bin 
store and a ground floor tea room / cafe 
following demolition of existing buildings. 

Withdrawn 

 
 
Development Plan Policies and Proposals 
 
The Draft version of the Local Plan (2017 -2036) was published under Regulation 18 of the 
Town and Country Planning (Local Planning) (England) Regulations (2012) for public 
consultation from 5 February to 19 March 2019. Paragraph 48 of the NPPF (2019) sets out 
the circumstances when emerging planning policies may be given weight in determining 
planning applications. Based on the current early stage of preparation, the draft Local Plan 
policies are currently afforded no weight.  
 
East Hampshire District Local Plan: Joint Core Strategy (2014) 
CP1 -  Presumption in favour of sustainable development  
CP2 -  Spatial Strategy 

CP10 -  Spatial strategy for housing 

CP12 -  Housing and extra care provision for the elderly 

CP13 -  Affordable housing on residential development sites 

CP16 -  Protection and provision of social infrastructure 

CP21 -  Biodiversity 

CP24 -  Sustainable construction 

CP25 -  Flood Risk 

CP27 -  Pollution 

CP29 -  Design 

CP30 -  Historic Environment 
CP31 -  Transport 
CP32 -  Infrastructure 
 

East Hampshire District Local Plan: Second Review (2006) 

C6 -  Tree Preservation 

H3 -  Residential Development within Settlement Policy Boundaries 

P7 -  Contaminated Land 

T3 -  Pedestrians and Cyclists 

TC3 -  Town and Village Centres 
 

Alton Neighbourhood Plan (2016) 
DE2 – Building Design and Town Character 
HO1 – Housing Mix on Development Sites  
HO2 – Storage Facilities for Household Waste 



TR1 – Pedestrian Networks 

TR3 – Cycle Storage and Parking 

TR5 – Parking Provision and Standards 

 
Planning Policy Constraints and Guidance 
 
National Planning Policy Framework (NPPF) June 2019 
 
In this instance the following sections of the NPPF are considered to be particularly relevant 
to the consideration of the development; 
 
 1.  Introduction 
 2.  Achieving sustainable development  
 4.  Decision-making  
 5.  Delivering a sufficient supply of homes  
 7.  Ensuring the vitality of town centres  
 8.  Promoting healthy and safe communities  
 9.  Promoting sustainable transport  
11. Making effective use of land  
12.  Achieving well-designed places  
15.  Conserving and enhancing the natural environment  
16. Conserving the historic environment 
 
 
Town Design Statement - Alton Town Design Statement - non statutory planning guidance 
that has been the subject of public consultation and therefore is a material planning 
consideration. 
 
Alton 2020 Town Plan 2005 
 
Holybourne Village Plan 2010 
 
 
Consultations and Town/Parish Council comments 
 
EHDC Arboricultural Officer – Objection is raised as it removes 7 trees that are subject to a 
Tree Preservation Order and add to the character to the Conservation Area that they stand in 
or adjacent to without good arboricultural reason. 
 
EHDC Conservation Officer – No objection, subject to conditions. 
 
EHDC Drainage Consultant – No objection in principle, subject to conditions 
 
EHDC Environmental Health (Pollution) – Expresses concern about noise levels in external 
amenity areas and balconies.  A condition requiring noise mitigation is requested. 
 



EHDC Environmental Health (Contamination) – No objection subject to the imposition of 
conditions. 
 
EHDC Housing Officer - Support the approach of an off-site commuted sum to delivering the 
affordable housing obligation. 
 
EHDC Landscape Officer – Agree the landscaping proposal and tree planting plan. Although 
an objection raised to loss of the protected trees. 
 
EHDC Refuse and Recycling – Raise no objection to the development. 
 
EHDC Traffic Management – Comments that advice in the vehicle parking standard states as 
a starting point there should be one space per property and then space for visitors and staff, 
so more than 43 spaces would be expected. The number of disabled spaces seem quite low 
at 2.  
 
Hampshire Constabulary Crime Prevention Design Advisor – No comments received. 
 
HCC Archaeology – Comment that the proposed development would be located within an 
area already heavily impacted by the 1960s Magistrate’s Court and Police Station.  It is 
advised that the potential for as yet unrecorded archaeological features to be found within the 
development footprint to be negligible, therefore no archaeological issues are raised. 
 
HCC Drainage – No objection, subject to a condition. 
 
HCC Ecology – No objection. A condition to secure the ecological mitigation and 
enhancement measures detailed within the Mitigation and Enhancement plan (Abbas 
Ecology, December 2019) is requested. 
 
HCC Highways – No objection.  Conditions securing a construction method statement and the 
construction of the access are requested. 
 
NHS South East Hampshire CCG – No comments received. 
 
Scottish and Southern Energy – No comments received. 
 
South East Water – No comments received. 
 
Southern Gas Networks – No comments received. 
 
Thames Water – No objection in terms of foul water infrastructure capacity.  A condition 
relating to piling and an informative relating to public sewers are requested.  
 
Alton Town Council – Alton Town Council welcomes the application for the redevelopment of 
this site which has been derelict since 2014, however it has to  
 OBJECT for the following material reasons: 



 
 1. The Town Council is concerned that 5 apartments do not comply with the National Space 
Standards and are not Lifetime Homes Compliant, (4, 7, 11, 21 and 28). This is in direct 
contravention of the JCS CP29 Design. 
 
 2. No affordable homes are included, and the Planning Statement argues instead for a 
Commuted Sum of £559,491.62. This is wholly unacceptable to the Town Council and it is 
contrary to JC Strategy 2014 ("JCS") CP13. A revised scheme with a separate block of 
affordable housing, which could include starter homes for young people would overcome the 
barrier to affordable housing on this site caused by the on-going management fees and the 
age restriction. 
 
 3. The proposed development does not comply with the requirements of Policy TR5 of the 
Alton Neighbourhood Plan and whilst accepting its town centre location, it is deemed that a 
more creative solution for parking can be achieved to improve the quantum of parking. 
 
4. The site is in Flood Zone 1, but the southern half of the site is shown to be potentially 
susceptible to surface water flooding. As with any development at this location it will generate 
increased run-off, which must be attenuated on site and not increase flood risk elsewhere. 
Conditions will be required to ensure that any potential for increasing run off exacerbating 
flooding in the area are strictly complied with and the applicant will be required to provide 
detailed plans showing the flood flow routes for an exceedance event and a maintenance 
management plan, based on the final drainage design. 
 
 5. The lack of solar panels proposed will not comply with the requirements of the 2020 Future 
Home Standards legislation for sustainability for development and needs to be addressed to 
ensure that it does conform in totality given the Climate Emergency declared by the local 
planning authority as well as the Town Council. 
 
 6. The ridge heights of the development fronting Normandy Street are considered excessive 
and demonstrates a lack of uniformity with the ridge heights of not only the neighbouring 
properties but also those in the vicinity of this gateway entrance to the town. 
 
 7. The Town Council strongly endorses the comments made by the EHDC Ecologist and 
would seek the planning authorities assistance in insisting on the inclusion of common swift 
nesting boxes and bat roosting features such as modified tiles. 
 
 
Representations 
 
55 letters of representation have been received to the application, which object to the 
proposal on the following grounds as summarised below: 
 

a) Alton has sufficient retirement properties, no more are needed; 
b) impact on health facilities; 
c) low cost / affordable housing for the younger population is needed; 



d) Community, retail and social facilities should be provided; 
e) lack of any element of affordable housing; 
f) design is poor on this gateway site and does not fit with surrounding properties; 
g) visitor / staff car parking is lacking; 
h) lack of sustainable construction elements in the design; 
i) loss of protected trees; 
j) overlooking of the Chapel opposite the site; 
k) lack of adequate amenity space; 
l) certain units are not Lifetime Homes compliant; 
m) building should be re-orientated to a south facing “U” shape and, 
n) lack of consideration for heritage assets 

 
5 letters have been received which support the application for the following reasons: 

 
 i. Development would remove an eyesore 
ii. Convenient location for town 
iii. Would provide economic opportunities for the area 
iv. Existing buildings are a blot on the landscape. 
v. Development of a brownfield site. 
vi. Enable residents to be close to family and friends. 
vii. The site is goof for elderly accommodation as it has easy access to shops and  
  facilities. 

 
 
Determining Issues 
 
1. Principle of development. 
2. Affordable housing and viability. 
3. Siting, design and visual impact. 
4. Impact on the setting of the Conservation Area and Listed Buildings. 
5. Impact on the amenity of neighbouring properties. 
6. Access and parking arrangement. 
7. Trees 
8. Drainage 
9. Ecology 
10. Planning obligations. 
11. Other issues. 
 
Planning Considerations  
 
1. Principle of development. 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that planning 
applications must be determined in accordance with the development plan unless other 
material considerations indicate otherwise.  This requirement is reinforced by paragraph 2 of 
the NPPF.   



For this area of East Hampshire, the development plan comprises the East Hampshire District 
Local Plan: Joint Core Strategy (2014), the saved policies of the East Hampshire District 
Local Plan: Second Review (2006) and the Alton Neighbourhood Plan.  Since these are 
adopted documents, they carry full weight in the decision-making process. 
 
Settlement Policy Boundary 
 

The EHDLP: 2nd Review (as saved) defines the Settlement Policy Boundary in this location 
and identifies the application site as falling within the Settlement Policy Boundary (SPB) for 
Alton.  Policies CP1 of the Joint Core Strategy and saved policy H3 of the Local Plan Second 
Review permit sustainable development within the settlement policy boundary.  Policy CP2 
(Spatial Strategy) of the JCS directs new development growth and seeks to make the best 
use of previously developed land and buildings within existing built up areas.  Policy CP10 (2) 
(Spatial Strategy for Housing) seeks the provision of new dwellings within defined settlement 
policy boundaries of towns and villages where it is consistent with maintaining and enhancing 
their character and quality of life to meet the housing provision requirements of the 
development plan.   
 
Policy CP12 of the JCS seeks to provide for housing for the elderly on sites which are in 
locations to suit the needs of the elderly.   
 
Since the site is located within the SPB and is within easy reach of the facilities and services 
offered by Alton, the principle of residential development on the site would be in accordance 

with the aims of Policies CP2, CP10 and CP12 of the JCS and H3 of the EHDLP: 2nd 
Review, subject to consideration against all other policies of the development plan, as 
discussed below. 
 
Town Centre 
 
The site is within the Alton Town Centre boundary where Policy CP8 (Town and Village 
Facilities and Services) seeks to maintain and improve the vitality and viability of the District’s 
town centres to provide for new retail, leisure, entertainment and cultural facilities.  The 
current use of the site as a police station / magistrates court, although town centre type uses, 
do not provide any real contribution to the vitality and viability of the area, and these uses 
have relocated elsewhere.  As such the proposal is not considered to conflict with the aims of 
this policy. 
 
Loss of Community Facilities 
 
The loss of land and buildings in public service use is protected through Policy CP16 of the 
JCS, which only permits the loss of such uses where two criteria are met: 

a) the facility is no longer required and alternative facilities are easily accessible for the 
community they are intended to serve; 

b) it can be demonstrated through a rigorous marketing exercise that the use is no longer 
viable and that all reasonable efforts have been made to retain it and that there is no 
alternative use that would provide a beneficial facility to the local community. 



The application is supported by an Economic and Marketing Statement (JLL: December 
2019) which seeks to justify the loss of the buildings to a non-community use.  The Statement 
advises that the Magistrates Court and Police Station are assets that the Ministry of Justice 
and Police Crime Commissioner have deemed to be surplus to requirements, with the 
buildings vacant.  The Courts closed in December 2014 and the Police Station in May 2017, 
with the police functions relocated to Southampton, Basingstoke and Portsmouth and the 
Courts to Aldershot and Basingstoke.  As such it is considered that criterion (a) is met. 
 
The Statement also details the marketing which has been undertaken on the site by JLL from 
October 2014 to February 2019.  This seeks to demonstrate that all reasonable efforts have 
been made to support a community facility before a residential use is considered.  The 
information shows that the site was initially released in e-pims to make government bodies 
aware before its disposal on the open market.  Marketing of the site commenced in November 
2015, including display of a marketing board and posting on various websites.  The marketing 
generated considerable interest, following which expressions of interest were requested by 
way of informal tender in February 2016.  This resulted in 15 bids from largely residential 
developers, narrowing down to 2 bids from retirement sector providers following the EU 
Referendum.   
 
From the Statement, JLL were instructed to remarket the site to the full market as per the 
agreed marketing strategy set out above with bids invited on 30th November 2018.  This was 
following the withdrawal of the previous application (56420) by Renaissance Retirement.  At 
this time 7 bids were received, all from care / retirement home providers.   
 
The submitted information is considered to be a comprehensive statement and is considered 
to meet criterion (b) of Policy CP16. 
 
To conclude, the site constitutes a brownfield site within the Settlement Policy Boundary of 
Alton.  Sufficient evidence has been produced in support of the loss of the existing community 
facilities on the site, therefore the principle of residential development on this site is therefore 
in accordance with Policies CP1, CP2, CP10 and CP16 of the JCS. 
 
2. Affordable Housing 
 
Policy CP13 of the JCS seeks the provision of affordable housing on all residential 
development sites.  The development is a C3 Use, albeit restricted to residents over the age 
of 60, thus the development is required to provide 40% of the units as affordable.  With a 
development of 43 units this equates to 17.2 affordable units.  The policy requires this 
provision to be provided on-site.    
 
The applicant has provided an Affordable Housing Statement which proposes that the 
affordable housing is provided through an off-site contribution, since due to the special 
characteristics of development, such as service charges and maintenance arrangements, it 
would make a mixed tenure development unattractive to registered providers.  In addition, the 
applicant advises that the site is too small to accommodate two separate blocks with the 
requisite facilities, such that the provision is impractical to be made on-site.  



The Council's Housing Officer has commented that the proposal triggers an affordable 
housing contribution to provide a minimum of 40% affordable housing to comply with CP13 of 
the JCS.  
 
The Housing Officer has advised that the number of applicants registered on Hampshire 
Home Choice that require 'sheltered’ accommodation with a local connection to Alton is 
currently; 

1 bedroomed - 105 
2 bedroomed - 2 
3 bedroomed - 0 
4 bedroomed - 0 
Total - 107 

 
Although there is a high number of applicants registered, it can be difficult for the Housing 
department to find a suitable tenant for the existing sheltered schemes in Alton. This has 
resulted in prolonged void periods or a very low number of bids for a property (typically 
between 1 and 5).  Applicants with a local connection to Alton can be re-housed in a very 
short time due to the existing sheltered provision and the Housing Officer advises that there is 
no requirement for additional sheltered apartments. 
 
Anecdotally older persons tend to require a specific type of accommodation that is suitable for 
their individual needs, or require accommodation in a particular location, close to support 
networks.  Furthermore, development at Cadnam Farm, Anstey Gardens and Will Hall Farm 
will deliver on-site affordable housing with no age restrictions.  Applicants highlighted in the 
figures above will be able to apply to live in these properties if they wish to do so. 
 
Some of the local sheltered schemes in Alton include; 
 

Orchard House - (88X1&2BF Radian HA) 
Inwood Court - (29X1BF Sanctuary HA) 
Fielders Court - (25x1&2BF Hanover HA) 
Gilmour Gardens - (26 1&2BB Radian HA) 
Alpha Cottages - (4x1BB Radian HA) 
Boyneswood Road - (6X1&2BB Radian HA) 
Eastbrooke Road - (11x2BB Radian) 
Edward Road - (8x1BF Radian HA) 
Nursery Road - (13X1&2BF Radian) 

 
CP13 allows for affordable housing contributions to be negotiated on a site by site basis and 
the Housing Officer advises that it would be more suitable for an off-site affordable housing 
contribution in the form of a commuted sum and this approach to delivering the affordable 
housing obligation is supported. 
 
The applicant proposes a financial contribution of £559,491.62.  This has been calculated on 
the following basis, using the methodology set out within the SPD, with an adjustment for 
vacant building credit. 



Gross financial contribution 
 

 GIA 3,717.96 sqm x £410.39 / sqm = £1,525,813.60 
 
This is then adjusted for Vacant Building Credit on the basis of the following percentage, as 
set out in the NPPG: 

 Existing GIA 2,388.49 / Proposed GIA 3,717.96 = 64.24% 
 
Thus the contribution should be 100% - 64.24% = 35.76% of the total figure. 
 
Therefore applicant calculates the contribution as: £1,525,813.60 x 0.3576 = £545,630.94 
 
The Local Planning Authority has checked the applicant’s floorspace figures for the existing 
and proposed buildings.  The only figure which has altered is the indexation for the financial 
contribution figure, which is now £433.74.  The figure within the legal agreement would need 
to be based on a formula relating to the Council’s indexed rate at the time of first occupation. 
 
The calculation, at present, is therefore as follows: 3,717.96 x £433.74 x 0.3576% = 
£576,675.73 
 
This contribution would need to be secured through a legal agreement, with the actual 
contribution figure indexed according to the SPD. 
 
3. Siting, design and visual impact. 
 
Policy CP29 (Design) requires the District’s built environment to be of an exemplary standard 
of design and architecture that respects the character, context and identity of the area.  
Proposals should harmonise with the townscape and the general character of the town or 
village in which it is set and that it easily assimilates into the landscape or is well related to a 
group of buildings. Policy DE2 of the Neighbourhood Plan requires development to seek 
exemplary standards of design and architecture with a high quality external appearance that 
respects the characteristics of its setting.  Issues relating to the setting of Alton Conservation 
and neighbouring listed buildings are considered in Section 4 below. 
 
The site is occupied by buildings which housed Alton Magistrates Court and Police Station, 
although have been vacant for some time.  The buildings were constructed in the 1970’s and 
are not considered to be attractive or of any architectural merit and are viewed as being out of 
keeping with the character and appearance of the area.  The buildings are considered to have 
a ‘negative’ visual impact on the area and, as such, their demolition is not contested.  The site 
therefore affords an opportunity to provide a development that more properly knits into the 
local area. 
 
The drawings show that the building would be 2 to 3 storeys in scale and provide 19 x 1 
bedroom apartments and 24 x 2 bedroom apartments.  In addition, communal facilities would 
be provided including: reception / manager’s office, homeowners lounge, guest suite and a 
mobility scooter store.  



The building would have an “I” shaped footprint in a similar position on the site to the existing 
buildings.  The frontage to Normandy Street would be two storeys in scale designed as a 
terrace of dwellings with a stepped roof profile, incorporating some small flat roofed dormers 
to serve some accommodation in the roofspace as well as chimneys.  With a fall in ground 
levels to the south, the scale increases to 3 full storeys along the Orchard Lane and Nether 
Street frontages. The building would be of a traditional design with elevations broken up 
through the use of stepped profiles projecting gables, balconies and changes in the material 
palette, shown as a mix of red and buff brick, render and vertical tile hanging. 
 
An assessment of the surrounding area informs that a key characteristic along Normandy 
Street and the Alton Conservation Area is the graduations of scale and form that help to 
create the sense of place and informs the built quality and character of Alton.  These 
graduations tend to fluctuate from 2 to 2.5 storeys, providing variety in the roofscape, which 
should be reflected in any development along the frontage of Normandy Street.   
 
The proposed development, in effect, shows a traditional terrace of dwellings along the 
Normandy Street frontage, of 2 storey scale, with small dormers in the roofslope serving two 
of the units.  A stepped roofline broken by party wall feature details helps to create the 
fluctuating rooflines that is characterful of the area.   The building would be set back from the 
pavement by around 3 – 4 metres, with small front garden areas enclosed by 1.2m high 
vertical railings.  As such the building would be in keeping with the character of Normandy 
Street. 
   
The north-eastern frontage to Orchard Street would include a resident’s garden area, with 
dimensions of 25 x 16 metres enclosed by a railings and shrub planting, beyond which a 
grassed landscape buffer to the highway would be provided.  The building would increase in 
scale from the 2 storey element fronting Normandy Street, to 3 full storeys to the south-east.  
It is noted that ground levels fall across the site to the east, with the highway at a higher level, 
such that from Orchard Street the building would appear as just over two storeys in scale, the 
ground floor largely obscured from views due to the level changes.  The façade along this 
frontage is of some significant scale, although it has been broken visually with steps in the 
profile, differing materials and a gable projection.  Balconies and projecting bays would also 
assist in reducing the massing of the building, such that it would appear visually acceptable 
within the street scene.  
 
The development would retain the current open space to the south-east of the built form, with 
the trees along Orchard Street maintained, providing an open setting along this frontage 
enclosed by a hedge and metal railings. 
 
The main entrance into the development would be from Nether Street.  Whilst normally one 
may expect the main entrance into the building to front the principal road, in this instance the 
parking area would be directly opposite the entrance, thus this has some logic to it.  The 
building is stepped in plan form, with set backs from the footway of between 3 and 14 metres.  
A landscaped garden area would be provided to the entrance, with 1.2 metre vertical railings 
adjacent to the footway.   



Overall the set back and massing of the building would provide more of an open feel than with 
the current building and would provide an acceptable siting and scale along Nether Street.   
 
In terms of elevational treatment, the Conservation Officer notes that the design approach is 
considered appropriate given the relationship to surrounding development.  It is helped that 
the blocks are read as distinct individual properties rather than one large monolithic block and 
advises that the development would represent somewhat of an improvement on the existing 
landscaping and buildings that currently exist.   Based on the street elevations, the 
Conservation Officer is satisfied that the buildings are of an appropriate scale and mass.  
 
Landscaping  
 
The application is supported by landscape plan which shows the strategic landscape details 
for the development including tree, shrub and hedge planting as well as boundary treatments.  
The Council’s Landscape Officer has agreed to the landscape proposals plan, in principle, 
and recommends a condition is imposed to secure full planting details, to ensure that species 
are planted in appropriate locations, eg no prickly shrubs adjacent to car parking spaces.  It is 
also noted that the Landscape Officer objects to the removal of the protected silver birch 
trees, which is discussed in more detail in section 7 below. 
 
Standard of accommodation 
 
Policy CP29 of the JCS states that the District’s built environment must be of an exemplary 
standard and highly appealing in terms of visual appearance. All new development will be 
required to respect the character, identity and context of the district’s towns, villages and 
countryside and must help to create places where people want to live, work and visit.  
Paragraph 7.73 of the justification text to this policy states: 
 
‘In addition, the Commission for Architecture and the Built Environment (CABE), now 
incorporated into the Design Council, has produced a Building for Life standard that sets out 
20 criteria for achieving good design. This provides a useful guide for developers on the 
standards that are now expected and what factors are considered when assessing design. 
The criteria are not exhaustive nor meant to be regarded as providing a ceiling to innovation. 
Rather they are seen as helping to provide a framework for assessment that may be of 
assistance in meeting the requirements of the policy’. 
 
Paragraph 7.74 of the justification text to policy CP29 states the following: 
 
‘Future developments must be fit for purpose for many years and meet the changing 
circumstances and needs of everyone.’ 
 
The 17 core principles of the NPPF includes the following core principle: 

 always seek to secure high quality design and a good standard of amenity for all existing 
and future occupants of land and buildings; 

 



The DCLG Technical Housing Standards state that a 1 bed/2 person (single storey) 

residential dwelling should have a minimum gross internal area (GIA) of 50m2 and a 2 bed/3 

person dwelling 61 m2. 
 

The GIA of the 1 bedroom units ranges from 44.59 to 54.15 m2 and the 2 bedroom units from 

72.98 to 78.49 m2.  It is noted that 5 of the 1 bed units at 44.59 m2 are below the 50 m2 
recommended standards.   
 
Assessment of the units shows that although many of the flats would be single aspect, the 
main living area and bedrooms would be served by their own windows and all would have a 
reasonable outlook towards open areas.  The 5 one bedroom flats which fall below the 
floorspace standards (units 4, 7, 11, 21 and 24) have a floorspace of 44.59m2, and an 
assessment of the internal area of these units shows that they would all have a separate 
bedroom (3.4 x 2.8 m), lounge (4.7 x 3.6m), kitchen (2.4 x 2.2m) and bathroom (2.2 x 1.7 m), 
with dual open aspects.  Whilst below the standards, the level of accommodation provided 
appears to be of a reasonable size to provide an acceptable standard of living.  It is noted that 
the Joint Core Strategy does not contain minimum dwelling sizes.   
 
Communal areas of open space would be provided both within the building, in the form of a 
72.66 m2 resident’s lounge, as well as a communal outside amenity area.  Some ground floor 
units have small private terraces, with balconies to some of the first and second floor units.  
 
As such it is considered that the development would be acceptable in terms of providing an 
acceptable standard of living accommodation for future residents.  
 
Design Conclusions  
 
Overall, the siting, design, scale and landscaping are considered to be in keeping with the 
character and appearance of the area and would provide acceptable living conditions for 
future occupiers of the building.  In consequence, the development is considered to be of an 
acceptable design and in accordance with Policy CP29 of the Joint Core Strategy, Policy DE2 
of the Neighbourhood Plan and the National Planning Policy Framework. 
 
4. Impact on the setting of the Conservation Area and Listed Buildings. 
 
The car parking area to the west of the buildings is within Alton Conservation Area, with the 
site of the replacement building adjacent to the boundary affecting its setting.  There are also 
listed buildings near to the site, thus an assessment will need to be made as to the impact the 
development would have on their setting. 
 
Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that in 
considering whether to grant planning permission for development which affects a listed 
building or its setting, the local planning authority or, as the case may be, the Secretary of 
State shall have special regard to the desirability of preserving the building or its setting or 
any features of special architectural or historic interest which it possesses. 
 



Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires 
planning authorities, when considering whether to grant planning permission for development 
which affects a Conservation Area, to have special regard to the desirability of preserving or 
enhancing the character and appearance of that area. 
 
The National Planning Policy Framework (NPPF) sets out the policies that the Council must 
take into account when determining planning applications. The ‘Historic Environment Good 
Practice Advice in Planning Note 2’, states at paragraph 4:   
‘The significance of a heritage asset is the sum of its archaeological, architectural, historic, 
and artistic interest’ and provides at paragraphs 8, 9 and 10 that in order for the Local 
Planning Authority to make decisions in line with legal requirements, the objectives of the 
development plan; and, the policy requirements of the NPPF, great importance is placed on 
understanding the nature, extent and level of the significance of the heritage asset. 
 
The revised NPPF sets out in Chapter 16, the core principles relating to development 
affecting Heritage Assets that local planning authorities should consider in making planning 
decisions in the following paragraphs: 

 184. Heritage assets range from sites and buildings of local historic value to those of the 
highest significance, such as World Heritage Sites which are internationally recognised to 
be of Outstanding Universal Value. These assets are an irreplaceable resource, and 
should be conserved in a manner appropriate to their significance, so that they can be 
enjoyed for their contribution to the quality of life of existing and future generations. 

 189. In determining applications, local planning authorities should require an applicant to 
describe the significance of any heritage assets affected, including any contribution made 
by their setting. The level of detail should be proportionate to the assets’ importance and 
no more than is sufficient to understand the potential impact of the proposal on their 
significance. As a minimum the relevant historic environment record should have been 
consulted and the heritage assets assessed using appropriate expertise where 
necessary. Where a site on which development is proposed includes, or has the potential 
to include, heritage assets with archaeological interest, local planning authorities should 
require developers to submit an appropriate desk-based assessment and, where 
necessary, a field evaluation. 

 190. Local planning authorities should identify and assess the particular significance of 
any heritage asset that may be affected by a proposal (including by development affecting 
the setting of a heritage asset) taking account of the available evidence and any 
necessary expertise. They should take this into account when considering the impact of a 
proposal on a heritage asset, to avoid or minimise any conflict between the heritage 
asset’s conservation and any aspect of the proposal.  

 191. Where there is evidence of deliberate neglect of, or damage to, a heritage asset, the 
deteriorated state of the heritage asset should not be taken into account in any decision.  

 192. In determining applications, local planning authorities should take account of:  
a) the desirability of sustaining and enhancing the significance of heritage assets and 
putting them to viable uses consistent with their conservation;  
b) the positive contribution that conservation of heritage assets can make to sustainable 
communities including their economic vitality; and  



c) the desirability of new development making a positive contribution to local character 
and distinctiveness. 
Considering potential impacts  

 193. When considering the impact of a proposed development on the significance of a 
designated heritage asset, great weight should be given to the asset’s conservation (and 
the more important the asset, the greater the weight should be). This is irrespective of 
whether any potential harm amounts to substantial harm, total loss or less than 
substantial harm to its significance. 

 194. Any harm to, or loss of, the significance of a designated heritage asset (from its 
alteration or destruction, or from development within its setting), should require clear and 
convincing justification. Substantial harm to or loss of:  

a) grade II listed buildings, or grade II registered parks or gardens, should be 
exceptional;  
b) assets of the highest significance, notably scheduled monuments, protected wreck 
sites, registered battlefields, grade I and II* listed buildings, grade I and II* registered 
parks and gardens, and World Heritage Sites, should be wholly exceptional  

 
Local Plan Policies 
 
Policy CP29 of the Joint Core Strategy states that proposals should harmonise with the 
townscape and the general character of the town or village in which it is set and that it easily 
assimilates into the landscape or is well related to a group of buildings. 
 
Policy CP30 of the Joint Core Strategy states that development proposals must conserve 
and, where possible, enhance the District’s historic environment. This includes point c) which 
seeks to: 
‘Conserve, enhance, maintain and manage the district’s heritage assets and their setting 
including listed buildings, conservation areas, Scheduled Ancient Monuments, archaeological 
sites and Historic Parks and Gardens.’ 
 
Saved Policy HE12 states that development which harms the setting of a listed building will 
not be permitted 
 
The Council’s Conservation Officer notes that the buildings were constructed in the 1970’s as 
part of the town’s new police station complex and could be considered to be unattractive and 
out of keeping with the character of the adjacent Conservation Area.  The Conservation 
Officer considers that It is my view that the buildings have a ‘negative’ impact on the area and 
as such the principle of demolition would not be contested. The site therefore affords an 
opportunity to provide a development that knits into the local area. 
 
The application proposals have evolved over several iterations.  One of the key 
characteristics along Normandy Street and the Alton Conservation Area are the graduations 
of scale and form that help create the sense of place in the conservation area. This tends to 
fluctuate from 2 to 2.5 storeys.  It appears from the submission that the Normandy Street 
elevation reflects the historic character and scale of the adjacent conservation area. 
 



The site levels also show that the 3-storey element of the site would not overly dominate the 
listed United Reform Church and Knox Terrace on the opposite side of Orchard Lane. Lower 
land levels within the site have been used to allow for a taller structure on the site.  
 
In general, the design approach is considered appropriate given the relationship to 
surrounding development. It is helped that the blocks are read as distinct individual properties 
rather than one large monolithic block.  The new development would represent somewhat of 
an improvement on the existing landscaping and buildings that currently exist. 
 
Based on the street elevations, the Conservation Officer is satisfied that the buildings are of 
an appropriate scale and mass.  New landscaping would greatly improve the environment 
around the buildings and the street scene in this part of Alton.  Access and car parking will 
remain in their current location, in the south-west corner of the site. 
 
However, the quality of materials and fine detail of the elevations are essential to the success 
of the scheme, therefore it is suggested that more detailed plans be provided at this stage to 
show all architectural features such as window detailing, louvres, brick bond etc, rather than 
to be agreed by condition at a later stage (should permission be granted).  It should be noted 
that details of materials have been outlined within the plans and the Conservation Officer 
advises that at this stage that the quality of these materials is disappointing. They lack any 
real quality for such a sensitive site. 
 
In general, the proposed scheme is considered to preserve the appearance of the 
Conservation Area. Given the scale, design, distance and degree of separation from the 
nearby listed buildings, the proposals are not considered to have a detrimental impact on their 
setting and any features of special architectural or historic interest which they possess. 
 
For these reasons the Conservation Officer raises no objection.  If further details are not 
submitted, then conditions are requested relating to: 

1. Sample materials.   
2. Sample panel of brickwork. 
3. Details of the siting and design of any proposed external meter boxes/metal 

ducting/flues, shall be submitted to and approved in writing by the Local Planning 
Authority prior to the commencement of development.  

4. Detailed landscaping proposals submitted 
 
In terms of archaeology, the County Archaeologist has advised that development would be 
located within an area already heavily impacted by the 1960s Magistrate’s Court and Police 
Station.  Therefore, the potential for as yet unrecorded archaeological features to be found 
within the development footprint to be negligible, therefore no archaeological issues are 
raised. 
 
 
 
 



For the reasons set out above, the application would preserve the character and appearance 
of Alton Conservation Area and the setting of the neighbouring Listed Buildings, thus is in 
accordance with the aims of S.66 and S.72 of the Planning (Listed Buildings and 
Conservation Areas) Act 1990, Policy CP30 of the Joint Core Strategy and Government 
advice in the NPPF. 
 
5. Impact on the amenity of neighbouring properties. 
 
Policy CP27 of the JCS seeks to resist development which would have an unacceptable 
effect on the amenity of the occupiers of neighbouring properties through loss of privacy or 
excessive overshadowing.  This is supplemented by Policy CP29 which seeks to ensure 
development is appropriate in its relationship to adjoining buildings and spaces around 
buildings. 
 
The application site is bounded on three sides by highways, with development fronting 
Normandy Street to the north-west around 14 metres from the street elevation.  The 
separation distance between the building is similar to that between the frontage of those 
further down Normandy Street with public access along the street.  The separation distances 
to properties fronting Orchard Lane is between 22 and 40 metres to dwellings in Orchard 
House in excess of the 21 metre standards and are sufficient to ensure the outlook, privacy, 
daylight and other residential amenities of neighbouring properties are not harmfully affected. 
 
Normandy House, located to the south-west of Nether Street, is a 2 ½ storey building in office 
use.  There are ground, first and second floor windows in the north-eastern side elevation 
serving this property.  The current two storey building is located between 8 and 12 metres 
from this property and has no windows in this flank elevation.  The proposal would move the 
footprint of the building slightly away from this neighbouring building at around 9 metres, with 
the main element approximately 18 metres from the side elevation.  The closest element of 
the new building would serve a stairwell, with no windows facing this neighbouring property, 
with the main element further away, improving the aspect for occupiers of this property.    
 
The ground floor of 23 Normandy Street is in use as a barber’s shop, with a residential flat 
(21A) to the first floor.  To the rear is a further residential property (23B) accessed from 
Nether Street.  This property has windows in its side elevation.  The proposal in the vicinity of 
this neighbouring dwelling would been on a similar footprint and at 2 storeys, be a similar 
scale to the existing building.  As such, the scale and massing of the proposed building would 
be similar in terms of outlook.  The proposed building would have windows serving kitchens at 
ground and first floor level facing this site.  Therefore, to prevent mutual overlooking between 
dwellings it is recommended that these windows be obscure glazed below 1.7m above 
finished floor level.  As side hung casements, any views when open would be directed 
sideways along the footway.  
 
 
 
 



The Council's Environmental Health Officer has reviewed the acoustic report dated 8 October 
2019 Ref: 19276/001B/pm produced by AAD and originally expressed concern that a number 
of apartments located on the north-western façade along Normandy Street and a small 
section close to the roundabout on Orchard Road would be affected by high levels of road 
traffic noise.  Supplementary information was supplied which confirms that the applicant 
intends to provide full mechanical ventilation heat recovery (MVHR) systems throughout the 
proposed development so that windows will not be required to be opened for ventilation.  The 
EHO recommends that the design of such a system should take into account potential 
overheating of the worse affected apartments with a fully automated summer bypass being 
considered by the applicant to protect the health and wellbeing of future occupants of the 
proposed development.  As such, the EHO confirms that this addresses the concerns 
regarding this matter, and recommends that a condition requiring a MVHR system together 
with the mitigation measures detailed in the acoustic report dated 8 October 2019 Ref: 
19276/001B/pm. 
 
The EHO has also raised a concern that limited information has been provided on external 
noise levels within the proposed private gardens and balconies across all storeys of the most 
affected façade and in external amenity space.  In particular, the EHO has concerns that by 
providing doors onto private gardens and balconies, it is likely that residents may bypass the 
noise mitigation measures to provide acceptable internal noise levels, by opening doors 
during good weather.   
 
Officers note the concerns of the EHO, however, it must be remembered that this is a town 
centre location, where some traffic noise may be expected.  In addition, it would be for the 
occupants of the dwelling to self regulate and close doors if they found traffic noise an issue, 
thus is a personal decision in purchasing such an apartment.  To remove all balconies and 
external doors from facades facing onto roads in such locations would be unreasonable, and 
could result in poor external design whereby blank facades would be provided if the EHO 
concerns where following, which would not be in the best visual interests of the street scene.  
For these reasons the provision of balconies on the facades is considered to be acceptable.   
 
The proposal would not, therefore, have an acceptable relationship with the neighbouring 
properties, to accord with policies CP27 and CP29 of the JCS. 
 
6. Access and Parking Arrangements. 
 
The site is currently served via two vehicular accesses: the first from Orchard Lane to the east 
of the site serving the former police station, and the second from the southern section of 
Orchard Lane providing access into a car park for both the police station and courts.  A 
pedestrian footpath, Nether Street, crosses the site linking Orchard Lane to Normandy Street 
bisecting the buildings from the car park to the east.    
 
The development would stop up the current access to the police station from Orchard Lane, 
with the sole access to the site being from Orchard Lane to the south utilising the existing 
access into the car park.  Nether Street would be retained as a public footpath, with the main 
access into the building from this route.   



Car parking for 43 vehicles would be provided within the existing car parking area.  A footway 
would be maintained around the perimeter of the site. 
 
Accessibility 
 
The site is located near the Town Centre and has a range of facilities as presented in 
Table 1 of the Transport Statement in close proximity.  The site is split by a public footpath, 
Nether Street which also provides vehicular access from Normandy Street to adjacent 
properties. The footpath is narrow in places, particularly to the southern section.  The Local 
Highway Authority advise that it is in the gift of the applicant to widen this footway to provide 
better connectivity for modes from the site to the centre of Alton and beyond and should be 
explored further by the applicant. 
 
Personal Injury Accident (PIA) data 
 
The Local Highway Authority has confirmed that it accepts the scope and the range of the PIA 
data and is satisfied that the recorded PIA data does not show any trends which will be 
exacerbated by this development. 
 
Access 
 
The development proposes to use the existing vehicular access from Orchard Lane to the car 
park, which is in the form of a priority bellmouth junction.  Following concerns from the Local 
Highway Authority that the width of the internal access road may not allow two vehicles to 
pass one another, the applicant submitted a swept path drawing, 034.0127.006 Rev A, which 
shows that a large car can wait off the public highway whilst a vehicle egresses the site and 
vice versa. The Local Highway Authority has confirmed that this has addressed their concern 
that vehicles would overhang or have to reverse on to the public highway.  It is also noted that 
there would be a net reduction in trips associated from this development than the existing use 
and therefore the risk of two cars meeting is reduced. 
 
The secondary vehicular access close to the Normandy Street/Orchard Lane roundabout 
would be closed and converted into a footway, to continue the 2 metre wide footway around 
the site.  The applicant has confirmed this would be acceptable, and the applicant will be 
required to enter into a Section 278 agreement with the Highway Authority to secure these 
works to the public highway. It is recommended that an informative to the applicant is made in 
this regard.  
 
Trip Generation 
 
The applicant has presented an existing trip rate for the current development site and a trip 
rate for the proposed development site.  Both trip rates have derived from the TRICS 
database which is an industry standard tool.  The existing trip rates have been based on B1 
office use and the applicant has stated that these are acceptable due to the administrative 
nature of the former use.  The Local Highway Authority does not agree with the applicant and 
office use is not appropriate to use for the total floor area.   



It is acknowledged that TRICS database does not contain magistrate court and police station 
trip rates and due to the closure of this site, surveys cannot be undertaken.  The proposed 
two-way vehicular trip rates are acceptable.  It is acknowledged that the proposed land use 
has different peak hour for two-way trips than the traditional AM and PM peaks. 
 
The applicant has produced Table 9 which shows the Net Impact of both sites which suggests 
that there will be 22 less two-way trips in both AM and PM peaks and 136 less vehicular two-
way trips across an average day.  As above, the existing trip rates are not considered 
appropriate, however the Local Highway Authority is satisfied that the extant use of the site 
would give rise to a higher number of trips than the proposed.  
 
With regard to the above, the Local Highway Authority is satisfied that the proposed 
development will not result in an increase in vehicular trips on the local highway network and 
therefore is acceptable. 
 
Parking  
 
The development would provide a total of 43 parking spaces to serve the 43 residential units, 
2 of these spaces would be disabled bays.  In addition, the main building includes a mobility 
scooter store, which has also been stated would include provision for cycle storage.  No 
provision is made for electric vehicle charging points. 
 
The adopted minimum parking standards for this site are currently as set out within Policy 
TR5 of the Alton Neighbourhood Plan.  As a C3 Use, the development will be expected to 
provide:  
 1 bedroom dwellings: 1 parking space 
 2 and 3 bedroom dwellings: 2 parking spaces 
 Visitor parking at a minimum of one space per two dwellings. 
 Communal, unallocated off-street parking for eight or more dwellings, the minimum 

standard for 2 bedroom dwellings and above may be reduced by one space per four 
dwellings 

 Non-residential uses negotiated on a case by case basis  
 
The Town Council's Guidance note (August 2017) on application of TR5 for homes 
considered ‘retirement homes’ or homes with age restrictions for occupancy can fall within 
C2, C3 or even sui generis use classes. If C3 use, Policy TR5 applies.  If a non C3 use class, 
proposals will be considered on a case by case basis, but Policy TR5 is considered the 
starting point.  The development is a C3 Use thus it is clear Policy TR5 applies to this 
development. 
 
Full compliance with Policy TR5 would require: 
 Residents: 19 x 1 + 24 x 2 = 67 spaces 
 Visitors: 43/2 = 22 spaces 
 Manager = 1 space 
 Total Requirement = 90 spaces. 
 



The Town Council's Guidance note also advises that if a site is particularly accessible with 
good public transport, whilst Policy TR5 applies and the standards in Policy TR5 are the 
starting point, consideration of these criteria as part of the planning balance may mean that a 
reduction in parking standards is appropriate. 
 
The Council has adopted a Vehicle Parking Standards SPD which advises that as a starting 
point, it is likely that retirement homes (for example, homes for the over 55s/60s) will need to 
provide at least one parking space per home, subject to location (for example, rural) and 
accessibility by public transport, with additional space for visitors and staff.  Where the type of 
housing involves more care and less likely travelling by car of residents, the amount of 
parking likely to be needed by residents may be less, however, more parking for staff may be 
required. Consideration should be given to the provision and allocation of disabled parking, 
recognising that a higher proportionate may be appropriate than the standard for dwelling 
houses.  
 
The EHDC Traffic Management Team has commented that advice in the vehicle parking 
standard states as a starting point there should be one space per property and then space for 
visitors and staff, so more than 43 spaces would be expected. The number of disabled 
spaces seems quite low at 2. 
 
The Local Highway Authority has commented that parking is a function of the Local Planning 
Authority. The Highway Authority note that the parking officer has stated that an additional 
number of spaces should be provided. The Highway Authority only comment on the level of 
parking provision if the LPA raises concerns which could result in overspill onto the local 
highway network.  The applicant proposes 43 spaces which provides one space per flat. 
EHDC parking standards requires a further 9 visitor parking spaces to be provided. The 
Highway Authority is satisfied that two public car parks, Victoria Road and Rogers Court, are 
a suitable distance away that could accommodate visitor provision and therefore will not result 
in parking on the local highway network. 
 
In assessing the parking provision for the development in light of the above comments, it is 
noted that the development would be restricted to occupation by over 60's, or in the case of a 
couple one over 60 and the other over 55.  There is no care package provided as part of the 
service package, thus these units would be occupied by elderly persons who are relatively 
active.  Therefore, there is a high likelihood that such residents are likely to own a vehicle.  In 
practice, however, it is likely that such not all residents in such development would own a car, 
indeed the applicant has advised that the take-up of spaces for 1 bed units in such schemes 
is about 1 space per 2 of the 1 bed units and one space per 2 bed unit, with spaces allocated 
on a waiting list system.  In addition, space for around 10 buggies would be provided in a 
secure store which would offset parking for some of the units.  Therefore, the practical parking 
requirement would be: 19 x 0.5 spaces + 1 x 24 spaces = 34 spaces for residents, which 
would allow 1 space for a manager and 8 spaces for visitors. 
 
As such, the quantum of parking proposed for this development is considered to be 
acceptable.  With the availability of a public car park adjacent for visitors to supplement this 
on-site provision, the development is unlikely to result in on-street parking issues.   



The applicant has advised that 4 electric vehicle charging points would be provided initially, 
with ducting provided to the car parking to allow future expansion.  It is recommended that 
this should be secured through a condition. 
 
Cycle Parking 
 
The submitted plans show a joint cycle / mobility scooter store on the ground floor of the 
building, close to the entrance for use by residents of the development.  It is noted that no 
cycle parking is shown for visitors, so this would need to be conditioned to secure such 
provision.   
 
Highway Conclusion 
 
For these reasons the parking associated with the development is considered to be unduly 
limited for the scale of the proposal and not detailed sufficiently.  The Local Highway Authority 
has also maintained a holding objection to the development on grounds of insufficient 
information relating to accident data.  As such the development is not considered to be in 
accordance with Policy CP31 of the Joint Core Strategy, nor Policy TR5 of the Alton 
Neighbourhood Plan. 
 
7.  Trees 
 
The site contains numerous trees of high amenity value, which are protected by a Tree 
Preservation Order.  The application is supported by a Tree Survey and Impact Assessment 
[Keen Consultants: September 2019]. 
 
The Council’s Arboricultural Officer has objected to the development on grounds that it 
removes 7 trees that are subject to a Tree Preservation Order and add to the character to the 
Conservation Area that they stand in or adjacent to without good arboricultural reason. 
 
From an assessment of the Tree Survey the trees proposed to be removed are as follows: 

 Tree 1, a Category U Silver Birch protected as part of a Group Preservation Order 
(G6). This tree is located at the corner of Normandy Street and Knox Terrace, which is 
forked and susceptible to failure, therefore no objection is raised to its removal. 

 Tree 3, a Category B1 Silver Birch individually protected as T1.  This tree is located 
adjacent to the internal parking area within the site.  It is of moderate quality, although 
being set back within the site is not of high public amenity, and its retention would 
impact greatly on the developable area of the site.  On balance, therefore there is no 
objection to its removal. 

 Tree 16, a Category B1 Norway Maple protected as part of a Group Preservation 
Order (G3), within the soft landscaped area to the south of the buildings.  As a group 
these trees are of high public amenity value.  It is noted that 7 other trees in this group 
would be retained within this amenity area. 

 Tree 20, a Category U English Oak protected as part of a Group Preservation Order 
(G2).  The tree survey notes that there is a failure in this tree which represents a 
hazard to users of the adjacent footpath.  The tree is therefore not of sufficient quality 



to be retained and no objection is raised to its removal.  

 Tree 21, a Category B1 Silver Birch protected as part of a Group Preservation Order 
(G2), located within the soft landscaped area to the south of the buildings.  As a group 
these trees are of high public amenity value.  It is noted that 7 other trees in this group 
would be retained within this amenity area. 

 Tree 22, a Category B1 Ash protected as part of a Group Preservation Order (G2), 
located within the soft landscaped area to the south of the buildings.  As a group these 
trees are of high public amenity value.  It is noted that 7 other trees in this group would 
be retained within this amenity area. 

 Tree 32, an unprotected Category C1 Rowan.  This is a small tree amidst a hedge 
which is not protected under the Tree Preservation Orders, thus could be removed at 
any time.  No objection is therefore raised to the removal of this tree. 

 Tree 34, a Category B1 Silver Birch individually protected as T3.  This tree is located 
within the Nether Street frontage adjacent to the Magistrates Court building.  It is of 
high public amenity value and there is concerns regarding its removal. 

 Tree 35, a Category B1 Silver Birch individually protected as T2. This tree is located at 
the junction of Normandy Street with Nether Street adjacent to the Magistrates Court 
building.  It is of high public amenity value and there is concerns regarding its removal. 

 
From the above assessment of the trees which are proposed to be removed as part of the 
development, Officers have concerns about the removal of 5 trees of moderate quality, albeit 
of high public amenity value (Trees: 16, 21, 22, 34 and 35).  In particular, there is concern 
about the removal of the two Silver Birch trees which are along Nether Street, since these are 
key features which enhance the street scene. 
 
The applicant is proposing to mitigate the loss of these trees through a planting scheme of 
replacement trees.  The planting plan shows that 18 new trees would be planted, comprising: 
English Oak / Liquidamber / Hornbeam / Field Maple / Japanese Maple / Magnolia and 
Japanese Rowan, and the applicant has confirmed that these would be heavy standard in 
size.  It is also noted that Silver Birch are one of the shortest-lived native trees with a lifespan 
of around 60 years.  The Landscape Officer has assessed the proposed planting plan and 
confirms that the proposed tree species are acceptable. 
 
To conclude, the development would result in the loss of 7 protected trees, of which 5 in 
particular are of a moderate quality and are not being removed for sound arboricultural 
reasons.  Their removal is therefore contrary to Policy C6 of the EHDLP: Second Review.   
 
8. Drainage 
 
The site is located in Flood Zone 1 (low risk of flooding) although a large area fronting 
Orchard Lane is susceptible to surface water flooding.  The proposals will generate increased 
run-off, which must be attenuated on site and not increase flood risk elsewhere.  The 
drainage system must be designed to cater for the 1:100 year + 40% climate change event. 
 
The application is supported by a Drainage Strategy Statement and a Drainage Management 
and Maintenance Report [Calcinotto: October 2019], indicating infiltration may be feasible. 



However, this is based on only one trial hole, and a full site investigation will be required to 
confirm the drainage design. Currently, the strategy is for roof water draining to soakaways, 
and car park run-off discharging to ground via permeable paving.  Foul drainage will drain to 
an onsite pumping station and discharge to the existing public foul sewer, subject to Thames 
Water approval.  
 
The Council’s Drainage Consultant has no objections in principle, subject to satisfactory 
drainage systems for both foul and surface water, secured through conditions and supported 
by site percolation tests to BRE 365 if discharge to the ground is to be implemented.  The 
applicant also needs to provide a plan showing the flood flow routes for an exceedance event 
and a maintenance management plan, based on the final drainage design. 
 
Hampshire County Council, as Lead Local Flood Authority, has reviewed the Drainage 
Strategy has reviewed the following documents: Drainage Strategy Statement v1 and 
Drainage Management and Maintenance Plan v1.0.  Supplementary network calculations 
have been provided to demonstrate that the system will function appropriately at the different 
return periods and this addresses previous concerns.  As such, the County Council has 
advised that any additional information can be addressed by secured through a condition to 
cover additional infiltration testing. 
 
Thames Water has advised that there are public sewers crossing or close to the 
development.  In order to protect public sewers and to ensure that Thames Water can gain 
access to those sewers for future repair and maintenance, approval should be sought from 
Thames Water where the erection of a building or an extension to a building or underpinning 
work would be over the line of, or would come within 3 metres of, a public sewer.  
 
The application indicates that surface water will not be discharged to the public network and 
as such Thames Water has no objection, however approval should be sought from the Lead 
Local Flood Authority.  Should the applicant subsequently seek a connection to discharge 
surface water into the public network in the future then Thames Water would consider this to 
be a material change to the proposal, which would require an amendment to the application. 
 
Thames Water would advise that with regard to the foul water sewerage network 
infrastructure capacity, they would not have any objection to the planning application, based 
on the information provided.  A condition relation to agreement of any piling is requested.  
 
For these reasons the development is in accordance with the aims of Policy CP25 of the Joint 
Core Strategy. 
 
9. Ecology 
 
The application is accompanied by an Extended Phase I Survey [Abbas Ecology, April 2019].  
The County Ecologist advises that this assessment was conducted without the use of data 
supplied by the Hampshire Biodiversity Information Centre (HBIC) but rather by the much less 
informative MAGIC website.   



The HBIC database provides the most accurate and up-to-date biological records for 
Hampshire, and local record centre data should be the default option for all desk-based 
assessments.  
 
As with the previous report (and despite this issue being highlighted previously), the focus on 
tree sparrows is entirely unnecessary: this species does not breed in Hampshire, there are no 
HBIC records near Alton and it is extremely unlikely to be found anywhere near Alton town 
centre. This demonstrates the need to use only the best available data.  Of much greater 
relevance would be the various HBIC records of roosting bats from within the town centre.  
 
The buildings are of relatively modern construction and are considered not to offer potential 
for supporting roosting bats: there are a few gaps in some places but these have been 
investigated and are considered not to be suitable.  Despite saying so in the methods section, 
no assessment is included of the several trees to be removed.  The County Ecologist has 
reviewed the submitted Tree Schedule and associated documents and is content that the 
trees being removed (T9, T15, T29, T32-35) are not likely to be suitable for roosting bats. It 
would have been preferable if the ecologist had included these within their assessment.  
 
The grounds of the site comprise predominantly managed grassland with some hedge 
plantings.  The grassland is of amenity-type and situated within much hardstanding. The 
hedgerow sections are well-maintained and a mix of ornamental and native species.  Whilst of 
some value at the site-scale they are not high-value examples of this habitat.  
 
The County Ecologist initial comments highlighted that the Extended Phase I Survey makes 
no mention of ecological enhancement measures and suggests that the application provides 
an excellent opportunity to provide common swift nesting boxes and bat roosting features.   
The applicant subsequently submitted a Mitigation and Enhancement Plan (Abbas Ecology, 
December 2019) which contains a series of mitigation and enhancement measures, including 
the sensitive timing of vegetation removal and the provision of a suite of bird (including 
common swift) nesting boxes on the building.  The County Ecologist has confirmed that these 
measures are acceptable and requests they are secured through a condition. 
 
For these reasons the proposal is considered to be in accordance with Policy C21 of the East 
Hampshire District Local Plan: Joint Core Strategy.  
 
10. Planning Obligations and CIL 
 
Policy CP32 of the JCS seeks to secure the provision or improvement of infrastructure 
necessary to meet community or environmental needs associated with new development.  
Much of this infrastructure is now secured through CIL, although with major developments 
there are other relevant requirements set out in the adopted Planning Obligations and CIL 
SPD.   
 
In this instance a financial contribution towards a Community Project Worker of £250 per 
dwelling (£10,750) is sought, as well as to secure the Affordable Housing contribution detailed 
in section 2 above. 



A draft Heads of Terms has been submitted by the applicant in relation to the Planning 
Obligations, which only covers an off-site contribution towards affordable housing.  No Heads 
of Terms have been offered to cover the Community Worker Contribution, which was 
requested by the Community Team on the basis that the development would exceed the 20 
dwelling threshold specified in the SPD. The applicant has argued that this contribution does 
not meet the Regulation 122 tests and the need for such a contribution set out in the 
justification contained within the SPD is not directly applicable to this form of development.  
For these reasons the Local Planning Authority is unable to pursue the Community Project 
Worker contribution any further. 
 
The development would result in the creation of new dwellings / residential floorspace and 
thus the development is liable for CIL. 
  
11. Other issues. 
 
Contaminated Land - The Council’s Contaminated Land Officer has reviewed the Ridge and 
Partners Desk Top Study dated 28/03/19.   The Desk Top Study is satisfactory and has 
identified some low risk potential contaminative activities to future site users. The existing 
footprint of the building will be retained for the proposed residential accommodation but there 
may be a need for considerable ground works in terms of new soft landscaping or installation 
of services and these could disturb contaminated soils. 
 
A Site Investigation should be carried out to further refine risks identified in the preliminary 
conceptual site model.  In terms of contamination and refining preliminary risk levels, the Site 
Investigation should target the following areas: 

 Fuel infrastructure in police compound inclusive of two diesel USTs, fuel pump, 
interceptor and fill points; 

 Areas in the far north and east of the site to assess any impact from former foundry and 
metal manufacturing works; 

 Proposed garden areas; and 

 Test positions to allow sufficient site coverage.  
 
Conditions relating to; phased site investigation, validation of remedial works and 
unsuspected contamination are recommended.  
 
Sustainable Construction –  Following changes to national legislation in respect of the Code 
for Sustainable Homes, the Council seek residential development to incorporate measure that 
provide at least 10% of energy demand from decentralised and renewable or low carbon 
energy systems. 
 
The application is supported by an Energy Strategy Report which considers the feasibility of 
various options to meet the requirements of Policy CP24.  The strategy considers that the 
most suitable forms of low and zero carbon technologies for this development would be 
building fabric efficiencies, solar pv panels, solar water heating and air / ground source heat 
pumps.   



At this stage the report only considers options to provide the energy savings, as such the 
precise details would need to be secured through a condition attached to any approval to 
require details of such energy requirements to be submitted and approved prior to 
commencement of development and subsequent implementation / verification of said 
measures. 
 
Recycling and Refuse – The Recycling and Refuse Team advised that the refuse capacity 
allowable for flats is 220L per unit for refuse and 220L per unit for recycling. For 43 units, 
based on 2 persons per unit this is the equivalent of 18 x 1100 bins.  The applicant has 
provided supplementary information detailing the layout of the refuse room, which could 
accommodate 14 x 1100 litre bins.  For a predicted occupancy rate of 1.18 persons per unit, 
this is considered to be adequate 
 
It is noted that the management of the development would bring the bins out to a collection 
point in the car park and Refuse Collection Vehicle tracking for movements in the car park is 
requested.  This plan was provided as an Appendix to the Transport Statement, and the 
Recycling and Refuse Team have subsequently commented that the details are satisfactory. 
 
Response to Parish/Town Council Comments 
 
Alton Town Council has objected to the proposal on the following grounds: 
 

 5 apartments do not comply with the National Space Standards and are not Lifetime 
Homes Compliant. 

[Officer comment: this matter is discussed in Section 3 of the above report] 
 

 No affordable homes are included, and the payment of a commuted sum is 
unacceptable to the Town Council.  A revised scheme with a separate block of 
affordable housing should be provided. 

[Officer comment: This matter is discussed in Section 2 of the above report, with the 
financial contribution to be secured through a legal agreement] 

 

 The proposed development does not comply with the requirements of Policy TR5 of the 
Alton Neighbourhood Plan. 

[Officer comment: This matter is discussed in Section 5 of the above report] 
 

 The site is in Flood Zone 1, but the southern half of the site is shown to be potentially 
susceptible to surface water flooding.  

[Officer comment: The surface water drainage details have been agreed by the Lead Local 
Flood Authority, as discussed in Section 8 of the above report] 

 

 The lack of solar panels proposed will not comply with the requirements of the 2020 
Future Home Standards legislation for sustainability. 

[Officer comment: The application is supported by an Energy Strategy Report which 
advises that the provision of solar panels would be a suitable measure for this building.  
These final details would be secured through a planning condition.] 



 The ridge heights of the development fronting Normandy Street are considered 
excessive and demonstrates a lack of uniformity with the ridge heights of not only the 
neighbouring properties but also those in the vicinity of this gateway entrance to the 
town. 

[Officer comment: The scale of the development is considered to be acceptable, see 
sections 3 and 4 of the report] 

 

 The Town Council strongly endorses the comments made by the EHDC Ecologist and 
would seek the planning authority’s assistance in insisting on the inclusion of common 
swift nesting boxes and bat roosting features such as modified tiles. 

[Officer comment: A supplementary Ecological Mitigation report was submitted detailing the 
provision of swift / bat boxes, which has been agreed by the County Ecologist.]  

 
Conclusion 
 
The development plan identifies the application site as falling within the Settlement Policy 
Boundary (SPB) for Alton and within Alton Town Centre.  Whilst the site is currently within a 
community service use, the application is accompanied by sufficient information to 
demonstrate that the site is no required for these purposes, consequently the principle of new 
residential development on this site is accepted under the strategic policies of the 
development plan. 
 
The design of the proposed development, in particular in terms of its siting, form, scale and 
massing would have an acceptable visual impact within street scene, as well as to the 
amenities of neighbouring occupiers and future occupiers of the development itself.   
 
The site is partially within Alton Conservation Area and in close proximity to listed buildings.  
The Conservation Officer has no objection to the development and it is considered that the 
proposal would preserve the character and appearance of Alton Conservation Area and the 
setting of the neighbouring Listed Buildings, thus is in accordance with the aims of S.66 and 
S.72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, Policy CP30 of the 
Joint Core Strategy and Government advice in the NPPF. 
 
It is noted that no objections have been raised to the development by statutory consultees 
with regard to: highways, drainage, ecological, archaeological or ground contamination 
issues.  A concern was expressed by the Environmental Health Officer regarding noise levels 
on external amenity areas, although as a town centre location some traffic noise is to be 
expected.  
 
A key issue in the consideration of this proposal is that it would result in the loss of protected 
trees.  An assessment of the 7 trees which are proposed to be removed shows that 2 are in a 
poor condition, with 5 trees of moderate quality, albeit of high public amenity value (Trees: 16, 
21, 22, 34 and 35).  In particular, Officers have concern about the removal of the two Silver 
Birch trees which are along Nether Street, since these are key features which enhance the 
street scene.  The loss of the 5 trees not in the interests of good arboricultural practice is 
contrary to Policy C6 of the Local Plan Second Review. 



The applicant is proposing to mitigate the loss of these trees through a planting scheme of 
replacement trees.  The planting plan shows that 18 new trees would be planted, comprising: 
English Oak / Liquidamber / Hornbeam / Field Maple / Japanese Maple / Magnolia and 
Japanese Rowan, and the applicant has confirmed that these would be heavy standard in 
size.  It is also noted that Silver Birch are one of the shortest-lived native trees with a lifespan 
of around 60 years.  The Landscape Officer has assessed the proposed tree planting plan 
and confirmed that the proposed replacement species are acceptable. 
 
In terms of planning balance, the loss of these protected trees needs to be weighed against 
the benefits of the scheme in terms of the delivery of 43 new dwellings and the development 
of a vacant brownfield site.  In this instance, Officers consider that with the mitigation tree 
planting and the lifespan of the trees, then more weight may be attributed to the delivery of 
the development then retention of the trees. 
 
For these reasons the development is recommended for the approval of Planning Permission.  
 
RECOMMENDATION   
 
Provided that the applicant enters into a Planning Obligation to secure a financial contribution 
towards the off-site provision of affordable housing and this obligation is completed by 12 May 
2020, then the Director of Regeneration and Place be authorised to grant PLANNING 
PERMISSION subject to the following conditions. 
 
However, in the event that all parties do not enter into a Planning Obligation to secure the 
above matter by this date, then the application will be refused under the adopted scheme of 
delegation unless the Director of Regeneration and Place, in consultation with the Portfolio 
Holder for Planning, authorises further time extension(s) for the completion of this obligation. 
 
 PERMISSION subject to the following conditions: 
 
 
1 The development hereby permitted shall be begun before the expiration 

of three years from the date of this planning permission. 
Reason - To comply with Section 91 of the Town and Country Planning 
Act 1990 
 

2 Each unit of the development hereby permitted shall be occupied only by 
persons over the age of 60 years, or by persons living as part of a single 
household with such a person or persons; or persons who were living as 
part of a single household with such a person or persons who have since 
died. 
Reason – to apply an age restriction to the occupation of the dwellings, 
since these have reduced parking and amenity standards. 
 
 
 
 



3 Notwithstanding any indication of materials that may have been given in 
the application or in the absence of such information, no development 
above slab level shall take place on site until samples / details including 
manufacturers details of all the materials to be used for external facing 
and roofing for the development hereby approved have been submitted 
to, and approved in writing by, the Local Planning Authority.  The 
development works shall be carried out in accordance with the approved 
details. 
Reason - To ensure that the materials used in the construction of the 
approved development harmonise with the surroundings. 
 

4 No development, other than demolition, shall take place until a detailed 
surface water drainage scheme for the site, based on the principles within 
the Drainage Strategy Statement, has been submitted to, and approved in 
writing by, the Local Planning Authority. The submitted details shall 
include: 

a) Infiltration test results undertaken in accordance with BRE365 and 
providing a representative assessment of those locations where 
infiltration features are proposed; 

b) A technical summary highlighting any changes to the design from 
that within the approved Drainage Strategy Statement. 

c) Detailed drainage plans to include type, layout and dimensions of 
drainage features including references to link to the drainage 
calculations and taking into account any changes required as a 
result of the infiltration testing. 

d) Detailed drainage calculations updated to take into account the 
infiltration testing for storm events up to and including 1:100 + 
climate change. 

Development shall be carried out in accordance with the approved details. 
Reason - To ensure the satisfactory disposal of surface water from the 
development to prevent flooding of land and property. 
 
 

5 No development shall start on site until a construction method statement 
has been submitted to and approved in writing by the Local Planning 
Authority, which shall include: 

 A programme of and phasing of demolition (if any) and 
construction work; The provision of long term facilities for 
contractor parking; 

 The arrangements for deliveries associated with all construction 
works; 

 Methods and phasing of construction works; 

 Access and egress for plant and machinery; 

 Protection of pedestrian routes during construction; 

 Location of temporary site buildings, compounds, construction 
material, and plant storage areas; 



 Provision for storage, collection, and disposal of rubbish from the 
development during construction period; and 

 Re-use of on site material and spoil arising from any site clearance 
or demolition work. 

Demolition and construction work shall only take place in accordance with 
the approved method statement. 
Reason - In order that the Local Planning Authority can properly consider 
the effect of the works on the amenity of the locality. 
 

6 No development shall commence on site, including demolition, until 
protective fencing has been erected around all trees, shrubs and other 
natural features not scheduled for removal and shall be retained for the 
duration of the works and shall be in accordance with the 
recommendations of BS5837:2012, unless otherwise agreed in writing by 
the Local Planning Authority. 
No unauthorised access or placement of goods, fuels or chemicals, soil 
or other materials shall take place inside the fenced area. 
No burning of materials shall take place where it could cause damage to 
any tree or tree group to be retained on the site or on land adjoining. 
No soil levels within the root protection area of the trees/hedgerows to 
be retained shall be raised or lowered.  
Reason - To ensure that trees, shrubs and other natural features to be 
retained are adequately protected from damage to health and stability.  It 
is considered necessary for this to be a pre-commencement condition as 
these details need to be agreed prior to the construction of the 
development and thus go to the heart of the planning permission. 
 

7 The development hereby permitted shall not be first occupied until space 
for vehicle parking has been provided in accordance with the approved 
plans.  The vehicle parking shall include the provision of 4 spaces for the 
charging of electric vehicles.  The vehicle parking shall be retained for this 
purpose thereafter. 
Reason - To ensure adequate on-site car parking provision for the 
approved 
development. 
 

8 No part of the development hereby approved shall be occupied until 
details for the on site provision of visitor cycle parking facilities have been 
submitted to, and approved in writing by, the Local Planning Authority. 
The development shall not be occupied until the cycle parking has been 
constructed in accordance with the approved details and thereafter 
retained and kept available. 
Reason - To ensure the adequate provision of on site facilities. 
 

9 Development shall be carried out in accordance with the ecological 
mitigation and enhancement measures detailed within the Mitigation and 
Enhancement Plan [Abbas Ecology: December 2019].   



All ecological mitigation and enhancement features shall be installed as 
per ecologist instructions prior to the first occupation of the building and 
shall be retained and maintained in perpetuity in a condition suited to their 
intended function.  
Reason - To protect and enhance the biodiversity of this site. 
 

10 All hard and soft landscape works, including tree planting, 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 a suitable alternative species are otherwise 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.   
 
 

11 No development, other than demolition, shall commence on site 
until the following details have been submitted to, and approved in writing 
by, the Local Planning Authority:- 
(a)   a scheme outlining a site investigation and risk assessments 
designed to assess the nature and extent of any contamination on the 
site.  
(b)   a written report of the findings which includes, a description of the 
extent, scale and nature of contamination, an assessment of all potential 
risks to known receptors, an update of the conceptual site model (devised 
in the desktop study), identification of all pollutant linkages and unless 
otherwise agreed in writing by the Local Planning Authority and identified 
as unnecessary in the written report, an appraisal of remediation options 
and proposal of the preferred option(s) identified as appropriate for the 
type of contamination found on site. 
and (unless otherwise first agreed in writing by the Local Planning 
Authority) 
(c)   a detailed remediation scheme designed to bring the site to a 
condition suitable for the intended use by removing unacceptable risks to 
human health, buildings and other property and the natural and historical 
environment. The scheme should include all works to be undertaken, 
proposed remediation objectives and remediation criteria, timetable of 
works, site management procedures and a verification plan outlining 
details of the data to be collected in order to demonstrate the completion 
of the remediation works and any arrangements for the continued 
monitoring of identified pollutant linkages. 



The above reports should be completed by a competent person, as 
stipulated in the National Planning Policy Framework, Annex 2, and site 
works should be undertaken in accordance with DEFRA and the 
Environment Agency's 'Model Procedures for the Management of Land 
Contamination, CLR 11' and BS10175:2011 Investigation of potentially 
contaminated sites - Code of practice. 
 
Reason - To ensure that risks from land contamination to the future users 
of the land and neighbouring land are minimised, together with those to 
controlled waters, property and ecological systems, and to ensure that the 
development can be carried out safely without unacceptable risks to 
workers, neighbours and other offsite.  It is considered necessary for this 
to be a pre-commencement condition as these details need to be agreed 
prior to the construction of the development and thus go to the heart of 
the planning permission. 
 
 

12 Before any part of the development is first occupied or brought into 
use (unless otherwise first agreed in writing by the Local Planning 
Authority) a verification report demonstrating the effectiveness of the 
remediation works carried out and a completion certificate confirming that 
the approved remediation scheme has been implemented in full shall both 
have been submitted to and approved in writing by the Local Planning 
Authority.  
The verification report and completion certificate shall be submitted in 
accordance with the approved scheme and undertaken by a competent 
person in accordance with DEFRA and the Environment Agency’s ‘Model 
Procedures for the Management of Land Contamination, CLR 11’. 
Reason - To ensure that risks from land contamination to the future users 
of the land and neighbouring land are minimised, together with those to 
controlled waters, property and ecological systems, and to ensure that the 
development can be carried out safely without unacceptable risks to 
workers, neighbours and other offsite receptors. 
 

13 No development above slab level shall take place until details of a 
mechanical ventilation heat recovery (MVHR) system have been 
submitted to, and agreed in writing by, the Local Planning Authority.  
Development shall be carried out together with the agreed details as well 
as the noise mitigation measures detailed in the acoustic report [AAD: 
19276/001B/pm: 8 October 2019] and retained to the agreed specification 
thereafter. 
Reason – In the interests of the amenity for future residents of the 
development. 
  
 
 



14 No piling shall take place until a piling method statement (detailing the 
depth and type of piling to be undertaken and the methodology by which 
such piling will be carried out, including measures to prevent and 
minimise the potential for damage to subsurface sewerage infrastructure, 
and the programme for the works) has been submitted to and approved in 
writing by the local planning authority in consultation with Thames Water.  
Any piling must be undertaken in accordance with the terms of the 
approved piling method statement.  
Reason - The proposed works will be in close proximity to underground 
sewerage utility infrastructure.  Piling has the potential to impact on local 
underground sewerage utility infrastructure. The applicant is advised to 
contact Thames Water Developer Services on 0800 009 3921 to discuss 
the details of the piling method statement. 
 

15 The dwellings hereby approved shall not be first occupied until the 
secondary access into the site from Orchard Lane has been closed and 
the existing footway extended, in accordance with the details shown on 
drawing number 034.5127.001 Rev A. 
Reason – In the interests of highway safety. 
 

16 The development hereby approved shall not be first brought into use until 
the approved means of access, including the footway works, have been 
constructed in accordance with the approved plans.  The lines of sight 
splays shown on the approved plans shall be kept free of any obstruction 
exceeding 1 metre in height above the adjacent carriageway and shall be 
subsequently maintained so thereafter. 
Reason - To provide satisfactory access and in the interests of highway 
safety. 
 

17 No development above slab level shall take place until details of the siting 
and design of any proposed external meter boxes/metal ducting/flues 
have been submitted to, and approved in writing by, the Local Planning 
Authority.  Development shall be carried out in accordance with the 
agreed details.  
Reason - To protect the character and appearance of Alton Conservation 
Area. 
 

18 The development hereby permitted shall be carried out in accordance 
with the following approved plans and particulars: 
 
Application Form  
CIL form Additional Information  
Design and Access Statement 
Planning Statement 
Tree Survey and Impact Assessment 
Transport Statement 
Refuse and Waste Management Statement 



Preliminary Ecological Appraisal 
Ecological Mitigation and Enhancement Plan [Abbas Ecology: December 
2019] 
Noise Assessment 
Ground Condition Assessment 
Energy Strategy Report 
Statement of Community Involvement 
Heritage Statement  
Drainage Management and Maintenance Report 
Drainage Strategy Statement 
Desk Top Study 
Impact Assessment Listed building by Listed Building. 
Economic and Marketing Statement [JLL: December 2019] 
001 P2 - Site Location plan 
002 P4 - Existing Site layout Plan  
005 P3 - Proposed Demolition site plan  
010 P5 - Proposed site Layout - Lower Ground floor plan  
011 P7 - Proposed site Layout - Ground floor plan  
026 P3 - Lower Ground floor plan GA 
027 P5 - Ground floor plan GA 
028 P5 - First floor Plan GA 
033 P3 - Roof plan GA  
036 P5 - Elevations 01 (Coloured) 
037 P3 - Elevations 02 (Coloured)  
039 P4 - Proposed Site Section A-A & B-B  
040 P4 - Proposed Site Section C-C  
041 P4 - Elevations 01 (Presentation) 
042 P2 - Elevations 02 (Presentation)  
043 P1 - 3D Perspective view 
MCS665/Drg02 Rev E - Landscape proposals 
MSC665/Drg05 - Proposed Tree Planting 
S0-2643-03-DE-005 P3 - Proposed Drainage Drawing Lower Ground floor 
sheet 1 of 2  
S0-2643-03-DE-006 P3 - Proposed Drainage Drawing Lower Ground floor 
sheet 1 of 2  
S0-2643-03-DE-007 P3 - Proposed drainage drawing ground floor  
S0-2643-03-DE-SK001 P2 - Lower Ground Floor Drainage Overview 
Sketch 
S0-2643-03-DE-SK002 P2 - Ground Floor Drainage Overview Sketch 
S0-2643-03-DE-010 Rev P1 - Proposed Site Overland Flood Plan 
034.5127.001 Rev A - External Works: General Arrangement 
SD19105-01A Sheet 2 of 2  - Topographical Survey Rev A  
SD19564-01 Sheet 1 of 1 - Ground floor plan  
SD19564-02 Sheet 1 of 1 - First Floor  
SD19564-03 Sheet 1 of 1 - Elevations  
1210-KC-XX-YTREE-TPP01 Rev B - Tree Protection plan 



1210-KC-XX-YTREE-TCP01 Rev O - Tree Constraints plan 
SO 2643 DR 010 P1 - Overland Flood Plan 
SO 2643 -53 – HE -006 Rev A - Access Vehicle Tracking 
 
Reason - To ensure provision of a satisfactory development 
 

 

Informative Notes to Applicant: 
 
 

1 In accordance with paragraphs 38 and 39 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, 
and, 
·  by adhering to the requirements of the Planning Charter. 
 
In this instance the applicant; 
·  was updated of any issues after the initial site visit. 
Negotiations took place with the application to secure the provision of 
supplementary information to address concerns raised by consultees. 
 

2 The proposed development referred to in this planning permission is a 
chargeable development liable to pay Community Infrastructure Levy 
(CIL) under Part 11 of the Planning Act 2008 and the CIL Regulations (as 
amended) 
 
In accordance with CIL Regulation 65, East Hampshire District Council 
will issue a Liability Notice in respect of the chargeable development 
referred to in this planning permission as soon as practicable after the 
day on which planning permission first permits development.  Further 
details on the Council’s CIL process can be found on the East Hampshire 
District Council website: 
http://www.easthants.gov.uk/sites/default/files/documents/Planning%20C
ontributions%20and%20CIL%20Supplementary%20Planning%20Docum
ent%20-%20April%202016.pdf 
 

3 All development shall be stopped immediately in the event that 
contamination not previously identified is found to be present on the 
development site and details of the contamination shall be reported 
immediately in writing to Environmental Health.  An investigation and risk 
assessment should then be undertaken by competent persons and in 
accordance with ‘Model Procedures for the Management of Land 
Contamination, CLR 11’.   



A written report of the findings, to include a remediation statement, 
should then be forwarded to the Local Planning Authority for appraisal.  
Following completion of remedial measures a verification report should 
be prepared that demonstrates the effectiveness of the remediation 
carried out.  It is recommended that no part of the development be 
occupied until all remedial and validation works are complete and a 
Completion Certificate has been issued.  This would ensure that no 
future investigation is required under Part2A of the Environmental 
Protection Act 1990. 

4 The applicant is reminded that they will need to enter into a S.278 
Agreement under the Highways Act 1980, to secure the works which are 
within the public highway.  

 
 

CASE OFFICER: Stephen Wiltshire 01730 234229 
——————————————————————————————————————— 
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Proposed site plan 
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Proposed North East Elevation 
 
 
 
 

 
 

Proposed North West Elevation 
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Proposed South East Elevation  
 
 
 
 

 
 

Proposed South West Elevation 
 


