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General Comments

The application is reported to Committee due to the number of comments received 
contrary to the officer recommendation. 

Site Description

The site is a sizeable area of land totalling around 1.6ha. At present there is a single 
dwelling, a large bungalow with a floor area of 250 sq.m, which is located in the northern 
corner of the site. The garden area surrounding the bungalow extends to about 1ha and 
the remaining part of the site is a field, separated from the garden of the bungalow by a 
post and rail fence, which extends to Greenwood Lane, a distance of 85m. 

The north western part of the site is relatively level around the existing bungalow, which is 
at the highest point of the land, with land levels dropping down to Greenwood Lane to the 
east (around 5m difference in height) and also to the west. There is an area of woodland, 
Durley Copse which extends to the north western boundary of the site. There are two 
residential properties to the north and east, Greenwood Manor and Greenwood Lodge 
respectively, together with a mobile home at Copperbeech Farm to the south.  

The surrounding area is predominantly rural in character and appearance as, although 
much of the land is laid out as golf courses for the East Horton Golf centre, the topography 
of the area and mature trees and hedges along the lane provide effective screening of the 
golf club activities. The few buildings in the vicinity, including those immediately adjacent 
to the eastern side of Greenwood Lane, are discreetly located and do not intrude into the 
landscape. 

Proposal

The application, as submitted, is for an additional dwelling using the existing access with 
the retention of the existing dwelling. The access to Greenwood Lane has been formed 
and the proposal includes a surfaced drive to the forecourt of the new house. The existing 
access, which runs from Greenwood Lane around the north eastern boundary of the site, 
would continue to serve the retained bungalow. 

The additional house is a substantial dwelling of 408 square metres of internal floor space, 
with accommodation arranged over several floors, including a basement and rooms in the 
roof, providing 6 bedrooms. Further accommodation, amounting to 120sq.m, is provided in 
a wing to the south and front of the dwelling, which contains a triple garage and pool room, 
with a gym in the roof space above the garage. 

Relevant Planning History

17/02393/FUL - Change of use of land to curtilage and proposed replacement dwelling 
using existing access from Greenwood Lane - permitted 11.12.17, subject to a condition 
ensuring the removal of the existing dwelling. 

Consultations

WCC Engineers: Drainage:
Comment on previous application. No risk from flooding. No mains drainage in the area 
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and poor surface water drainage which will need to be dealt with by means of a package 
treatment plant and infiltration. No objection subject to detailed proposals being put 
forward. 

WCC Engineers: Highways:
Comment on previous application. No objection.

Representations:

Durley Parish Council
 No comments

2 letters received objecting to the application for the following reasons: 
 Contrary to policy
 Additional dwelling and retention of existing would be unacceptable and 

disproportionate to the site.
 Detrimental to the character of the area
 Increase in traffic volume, detrimental to the safety of walkers, cyclists and horse 

riders who use this narrow lane which has no street lighting or pavements. 

6 letters of support received.
 Shortage of houses and pulling down a house to replace it is ridiculous
 Enough space for both houses
 Would be in keeping with other properties along the lane
 Existing property cannot be seen from the road and does not cause any visual 

impact
 The removal of the existing well-maintained and recently renovated home would 

be a loss to the village. 

Relevant Planning Policy:

Winchester Local Plan Part 1 – Joint Core Strategy
MTRA3, MTRA4, CP2, CP11, CP13, CP15, CP16

Winchester Local Plan Part 2 – Development Management and Site Allocations 
DM1, DM3, DM15, DM16, DM18, DM23

National Planning Policy Guidance/Statements:
National Planning Policy Framework

Planning Considerations

Principle of development
The property is located in the countryside and is therefore covered by policy MTRA4 of 
LPP2, which does not generally allow new residential development, other than in certain 
circumstances, such as for agricultural workers. Planning permission has recently been 
allowed for the replacement of the existing dwelling, a large bungalow set towards the 
northern part of the site, with a new house in the extended curtilage. A condition on the 
permission required the demolition of the existing dwelling in order to ensure that the 
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proposal did not result in an additional residential property in the countryside for which 
there was no justification.  

The application seeks to retain the existing house and suggests, in the supporting 
information submitted with the application, that the additional dwelling would be acceptable 
under policy MTRA3 of the Local Plan Part 1. Durley does fall within this policy, as a 
settlement with no clearly defined boundary, where development which consists of infilling 
of a small site within a continuously developed road frontage may be supported, where it 
would be of a form compatible with the character of the village and not involve the loss of 
important gaps between developed areas. 

It is not considered that policy MTRA3 is applicable in this case. The site is located in a 
relatively remote part of the district, along a narrow lane which is characterised by 
occasional properties, sporadically located along its length. There are no parts of the lane 
which could be said to have a continuously developed road frontage and the properties 
within the vicinity of the site are set well back from the road with no frontage onto 
Greenwood Lane. The proposed new dwelling is to be set back a distance of around 80m 
from the road. Neither could the site of the proposed dwelling, at a width of over 60m be 
considered to be a 'small' gap. The proposal would not therefore amount to the infilling of a 
small gap within a continuously developed road frontage and would not accord with the 
criteria of policy MTRA3. There is therefore a fundamental policy objection to the proposal.

Design/layout
The layout and the design of the proposed dwelling has not been altered from the 
previous application, and would result in the addition of a substantial property, with 
accommodation on several floors which have been staggered to take advantage of the 
natural slope of the site. It was accepted in the previous application that the size and 
design of the proposed dwelling was acceptable and would be proportionate to the large 
area of land available to it, within which it would be centrally located. 

However, this assessment was based on the premise that the existing bungalow, which 
at the time of the application was described as being somewhat dilapidated and in need 
of significant remedial works, was to be removed. The retention of the bungalow in 
addition to the new dwelling is shown to be achieved by the unequal sub-division of the 
site, leaving the substantial majority of the curtilage, as extended, serving the new 
dwelling and a much smaller area around the existing bungalow. The new boundary, the 
treatment of which has not been provided, is drawn about 3m from the glazed extension 
to the rear of the bungalow and just over 5m from the main rear elevation, in which 
there are a number of windows. Given the area of land available, the unnecessarily 
constrained area around the bungalow, would be uncharacteristic of the more spacious 
nature of the area as a whole. 

Impact on character of area and neighbouring property
It has been accepted, in granting permission for the new dwelling as a replacement to the 
existing, that it could be accommodated in the location shown without unacceptable 
impact on the character and appearance of the surrounding area or adversely affecting 
the amenity of neighbouring properties. 

It is acknowledged that the existing bungalow is less visible in the wider landscape than 
the proposed new dwelling, but this is not sufficient justification for its retention where it 
would result in an additional dwelling in the countryside. 
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Landscape/Trees
The mature trees around the perimeter of the proposed curtilage area are of importance 
in serving to reduce the visual impact of the proposed dwelling and to the visual 
amenities of the area as a whole. The development is at a sufficient distance to ensure 
that its construction can be carried out without harm to or loss of these trees and a 
condition was put on the previous consent to ensure their protection during building 
works and retention thereafter. 

Highways/Parking
The provision of the further access, where it has been constructed, to serve the new 
dwelling is acceptable in terms of the visibility available and it use would not result in 
hazard to highway safety. It is recognised that an additional dwelling would generate an 
increased level of traffic along this narrow lane. However, it is not considered that the 
number of extra vehicle movements that would result would be so significant as to 
justify a reason for refusal on highways safety grounds. 

Other Matters
- Solent Disturbance Mitigation Zone (SDMP). This site is within 5.6 km of the Solent 
coastline.  Tens of thousands of birds come to the Solent coast for the winter and there 
are three Special Protection Areas (Chichester & Langstone Harbours; Portsmouth 
Harbour; and Solent & Southampton Water) to safeguard them. The protection afforded 
by the SPA designations has particular consequences. Under the Habitats Regulations, 
any plan or project can only lawfully go ahead if it can be shown that the development, 
either on its own or in combination with other plans or projects, will have no adverse 
effect on the integrity of the SPAs. 

New housing around the Solent will lead to more people visiting the coast for leisure 
with the potential to cause more disturbance to the birds. Research shows that 
additional disturbance will affect the birds' survival unless mitigation measures are put in 
place. Bird Aware Solent provides a means to deal with the potential impacts along the 
coastline resulting from housing developments. The initiative is run by the Solent 
Recreation Mitigation Partnership,  which is made up of 19 organisations (local 
authorities and conservation bodies) including Winchester City Council, and is funded 
by financial contributions from new dwellings and other forms of residential 
developments within 5.6km of the SPAs. The measures implemented by the Partnership 
provide a means for developers to mitigate the effects of their schemes so that 
obligations under the Habitat Regulations can be met and planning permission granted.

The planned mitigation measures are set out in the Interim Solent Recreation Mitigation 
Strategy. The main one is a team of rangers to help coastal visitors and communities 
understand the importance of the different bird species and the impact of disturbance. 
Additional work is taking place to encourage responsible dog walking and visits to less 
sensitive parts of the coast. This work is particularly important as research shows that 
around 40% of bird disturbance occurs as a result of interactions with dogs. In addition 
the Bird Aware Solent team have secured Local Growth Deal funding which has been 
spent on creating or enhancing alternative local green spaces for some people who 
would of otherwise visited the coast.  The effectiveness of the Strategy's measures are 
also being monitored.  

The Council's Supplementary Planning Document relating to the SDMP states that 



WINCHESTER CITY COUNCIL
PLANNING COMMITTEE

Case No: 18/02185/FUL

Developments of one or more dwellings within a 5.6km radius of the SPA will be 
required to provide financial contributions of £880 for a 5 plus bedroom dwelling towards 
the SDMP in order to prevent additional disturbance to the SPA/ Ramsar site.  In this 
instance the application is not accompanied with the requisite contribution to mitigate 
the harm caused to biodiversity in the affected area as set out above, failing to comply 
with policies CP15 and CP16 of LPP1.

Conclusion
There is recent consent for a replacement dwelling on this site, which was permitted on 
the grounds that it facilitated the applicant’s requirement for improved living 
accommodation in a spacious setting and was acceptable in policy terms. The proposal 
for an additional property on the site is not in accordance with planning policies and 
there is no justification for a departure from these policies.  

Recommendation
 REFUSE for the following reasons

1. The proposed development would represent an undesirable additional dwelling for 
which there is no overriding justification in an area of countryside contrary to Policy 
MTRA4 of the Winchester District Local Plan Part 1 - Joint Core Strategy. In 
addition, it fails to accord with the criteria of Policy MTRA3 in that it does not 
represent the infilling of a small site within a continuously developed road frontage 
and would not be compatible with the character of the village.

2. The proposed development is contrary to Policy CP16 of the  Winchester District 
Local Plan Part 1 - Joint Core Strategy, in that it fails to protect and enhance 
biodiversity across the District by failing to make appropriate provision for the Solent 
Disturbance and Mitigation Charge Zone.

Informatives:

1.        In accordance with paragraph 38 of the NPPF, Winchester City Council (WCC) take 
a positive and proactive approach to development proposals, working with 
applicants and agents to achieve the best solution. To this end WCC:
- offer a pre-application advice service and,
- update applicants/agents of any issues that may arise in the processing of their 
application, where possible suggesting alternative solutions.
In this instance the agent was advised, prior to the validation of the application, of 
the policy objection to the proposal.   

2. The Local Planning Authority has taken account of the following development plan 
policies and proposals:-
Local Plan Part 1 - Joint Core Strategy: MTRA3, MTRA4, CP2, CP15, CP16
Local Plan Part 2 - Development Management and Site Allocations: DM1, DM14, 
DM15, DM16, DM17, DM23


