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Design and Access Statement  
 

41 Osborne Road, Southsea. PO5 3LS 
 

Construction of three storey building comprising ground floor retail unit (Class 
A1) and 6 No. self-contained, one bedroom flats with associated cycle and refuse 
storage (following demolition of existing building) 

 
 

Fig 1: Osborne & Elphinstone Road frontages 

           
1.0 Introduction. 
 
This Design & Access Statement is prepared in support of a Full Planning 
Application  in regard to the proposed construction of a three storey  building 
comprising ground floor retail unit (Class A1) and 6No. self-contained, one 
bedroom flats with associated cycle and refuse storage (following demolition of 
existing building). 
 
This statement is to be read in conjunction with the following information : 
 

 PLC drawings; 19.3174.100P3,101P3,102P3, 
103P3,104P3 & 105P1.  

 P Stubbington survey drawings: 8113.01 & 8113.02 

 Heritage Statement. 

 Transport Statement prepared by Paul Basham Associates. 
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This application follows a Pre-App enquiry submitted to PCC on 29 January 2020 
in regard to ‘ The proposed construction of a part three / part four storey  building 
comprising ground floor retail unit (Class A1) and 8 No .self-contained, one 
bedroom flats with associated cycle and refuse storage (following demolition of 
existing building). 
 
A copy of the Pre-App response from case officer, James Gallini, dated 19 June 
2020,  is included in Appendix A of this document. This raised a number of detail 
issues however the general principle was considered acceptable. 
Following this the proposals have been revised to positively address concerns 
raised. This includes reduction of the height of the proposed building resulting in 
a decrease in the number of apartments proposed. 
 
 
2.0 Site Analysis. 
 
The site is within Southsea Town Centre and Conservation Area No. 2: (Owen’s 
Southsea). It located on the corner junction of Osborne Road and Elphinstone 
Road. To the north is a four storey flatted development (No.27) whilst to the east 
is a two storey mixed use terrace extending eastwards to Serpentine Road.  
 
Osborne Road generally comprises 3 to 4 storey terraced buildings of mixed use 
and tenure, including a variety of commercial and residential accommodation 
dating back to Victorian and Edwardian times. Elphinstone Road comprises a mix 
of buildings ranging from two to four storeys in height. The skyline and 
architectural styles are varied which adds to the interest of the locality.  
 
Southsea Town Centre is within a medium accessibility area and is served by 
several bus routes. The site benefits from immediate access to local facilities and 
shops.  
 
The Southsea Town Centre Area Action Plan (Adopted July 2007) recognises the 
location as a Secondary Retail Area, including secondary frontage within the 
designated Restaurant Quarter. (STC policies 5 & 4 respectively). 
 
The subject property forms the western end of a terrace of flat roofed properties. 
It comprises a single storey (with mezzanine level) retail unit of limited 
architectural merit. The two outer elevations comprise glazed shopfront whilst the 
northern and eastern boundaries abut adjacent properties. A small yard area to 
the north-west includes gated pedestrian access from Elphinstone Road.  
 
The building does not reflect the general character of the area and sits at odds 
with neighbouring buildings. It has a negative presence within the Conservation 
Area. 
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The site is located within Flood Zone 1. 
 

 
 

Fig 2: Elphinstone Road frontage 

 

   
 

   
 

Figs 3-:6 Elphinstone Road views  
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Figs 7 & 8: Neighbouring buildings along Osborne Road. (No’s 39 and 43) 

    
 
3.0  Relevant Planning History. 

 B*11449/AA Installation of new shopfront and associated alterations. 
Permitted 27 June 1989. 

 B*11449/J    Use of premises as Wine Bar and Restaurant Permitted 28 
February 1986. 

 B*11449/G    Erection of 3 storey building to form public house /cocktail 
bar and club.  Refused 9 August 1985. 

 B*11449/H   Demolition of building. Refused 5 August 1985. 
 B*11449/E   Conversion to form restaurant and take away hot food shop 

Refused   9 August 1985 
 B*11449/D   Use as Wine Bar.   Permitted 16 July 1984. 
 B*11449/C   Construction of a first floor extension for residential use.      

Permitted 4 February 1971. 
 B*11449/B   Restoration of war damage at premises. Permitted 21 

January 1960. 

4.0  Planning Policy 
 
The policies contained within the National Planning Policy Framework published 
24 July 2018 (revised February 2019), The Portsmouth Plan (adopted January 
2012), The Southsea Town Centre Area Action Plan (Adopted July 2007) and 
Parking Standards and Transport Assessments SPD will apply. 
 
5.0  Use / Amount 
 
The existing building provides 2,630sqft retail space including 203sqft at 
mezzanine level.  
 
The application proposes the replacement of the existing building with the 
following accommodation within a three storey building: 
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Unit:   No. Beds Area (sqm)  Area ( sqft) 
 
Ground floor: 
 
Retail Unit  -  130  1,399 
 
First floor: 
 
Apartment 1  1b2p  51  549 
Apartment 2  1b2p  52  559 
Apartment 3  1b2p  50  538 
 
Second floor: 
 
Apartment 4  1b1p  39  420 
Apartment 5  1b1p  39  420 
Apartment 6  1b1p  40  431 
 
 
All residential units have been designed to accord with the requirements of the 
Nationally Described Space Standards. 
 
In addition, secure residential cycle and refuse storage facilities would be 
provided in accordance with the requirements of the Local Plan: Parking 
Standards and Transport Assessments SPD.  
 
6.0  Scale & Mass 
 
Osborne Road and the immediate locality includes buildings of varied scale and 
mass ranging generally form single through to four storeys in height. The existing 
building comprises ‘single storey’ flat roof accommodation but includes internal 
mezzanine level.  
 
The application proposes the demolition of the existing building and replacement 
with a three storey building.  The replacement building would be more 
representative of the scale and mass of buildings in the immediate locality.  
 
 
7.0  Design & Appearance. 
 
This application has considered the following matters relevant to the design: 
 

 Principle of the proposal. 

 Design and Appearance. 

 Standard of living accommodation. 
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 Impact upon residential amenity. 

 Access and parking.  
 
 
The application site falls within Southsea Town Centre where proposals for 
residential development will be encouraged at upper floor level. 
 
The Portsmouth Plan recognizes the location as one where additional 
development can be supported in principle, subject to particular criteria and site 
constraints. 
 
The application seeks to replace the existing unattractive unit with a more 
appropriate building of high quality. This would reinforce the Osborne Road and 
Elphinstone Road frontages, making the most efficient use of the site in this 
Town Centre location. In this respect the application proposes the construction of 
a three storey building including ground floor retail use with residential 
accommodation (6 x one bed apartments at upper level.) The proposed 
accommodation reflecting the local need for small, affordable apartments which 
are located within close proximity to high frequency public transport routes, local 
facilities and services. 
 
The existing building contributes little to the street scene and the redevelopment 
of the site offers an opportunity to deliver a building which would enhance and lift 
the overall character and appearance of the immediate street scene whilst not 
compromising neighbouring residential amenity. 
 
The proposed design seeks to make the most efficient use of the site taking 
advantage of the corner location with a layout which primarily aspects outwards 
to the public realm. The L-shaped configuration of the proposed building seeks to 
respect the outlook daylight and sunlight of south facing residential units within 
No.27 Elphinstone Road. In this respect the proposed building would step down 
in scale in relation to this building whilst also being set away from those habitable 
room windows of No.27 which are located to the south eastern corner. 
  
The proposed residential access and staircore would be located towards the rear   
of the site, thereby maximizing the space for the retail unit. The proposed layouts 
are designed to prevent inter-visibility between properties with all rear elevation 
windows being frosted and including restricted openings.  
 
The retail unit entrance would be located on the angled corner in similar manner 
to the current situation. 
 
The rear pedestrian access would include cycle, refuse and recycling storage 
facilities for the apartments (3 x 1,100 litre bins) whilst the retail unit would have 
access to 2 x 1100 litre Eurobins within a separate enclosure.  
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At three storeys in height, the proposed building would have an appropriate 
relationship with the varied scale of the surrounding streetscape. The design 
seeks to provide continuity with the adjacent terrace, including matching 
relationships with shopfront and fenestration. 
 

The use of projecting bays and mansard slate roof would add character, skyline 
interest and articulation to the new building. Many nearby buildings include such 
elements and the proposals seek to reflect these features albeit in a more 
contemporary style: Proposed external materials would include painted brick and 
render elevations, painted timber windows, doors and shopfront with natural slate 
mansard roof including lead faced dormers. 
 
8.0  Transport.  
 
The scheme seeks to promote a sustainable lifestyle which is not dependent 
upon use of the car. In this respect the scheme has no associated on-site parking 
provision. Instead appropriate levels of good quality secure cycle storage (10 
cycle spaces) are included at ground floor. 
 
The application site is within a highly accessible urban location. Southsea Town 
Centre benefits from a high frequency bus service and taxi ranks. Community 
facilities, retailing and employment opportunities are located within the immediate 
locality. 
 
The location is an area where there is great potential to encourage a car-free or 
reduced car-dependency lifestyle with good transport links and easy access to a 
wide range of services. Although the location is one where parking demand can 
be high, the location benefits from the extensive public car parking along the 
Seafront. 
 
The Portsmouth Plan through Policy PCS17 (Transport), positively supports and 
promotes walking and cycling to encourage a reduction of city resident 
dependence on the ownership and use of private vehicles particularly in 
sustainable locations which have convenient access to public transport services, 
taxis and private hire vehicles. 
 
Map 25 of Policy PCS21 (Housing Density) illustrates that the Osborne Road  
area is considered appropriate to support high density developments on the 
acceptance that the location is well served by public transport and which have 
the added benefit of local facilities. In the case of this proposed development the 
site is within very close walking distance of Southsea Common and access to its 
amenities. 
 
The existing situation does not provide opportunity for on-site parking however 
high quality, secure cycle storage facilities ( 10 x cycle spaces) would be 
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provided taking full advantage of the flat topography of Southsea and the 
availability of the nearby town centre facilities and services.  
Visitor car parking facilities are within close walking distance from seafront meter 
parking and or public car parking at Ashby Place.  
 
The Southsea Town Centre Area Action Plan confirms the Government’s overall 
objectives for transport which are to decrease the need to travel and promote 
sustainable methods of transport such as walking, cycling and public transport. 
The location of this proposed development will therefore assist  with these  
objectives.  
 
Please refer to Transport Statement by Paul Basham Associates for further 
details. 
 
 
9.0 Noise Impact Assessment 

Given the Town Centre location and nearby uses there is potential for noise 
impacts to the proposed residential properties from the commercial use below 
and the main Osborne Road in particular.  

In this respect, noise mitigation measures will be considered; informed by a noise 
survey/report by specialist consultant . This would be secured via Planning 
condition. The Council's Environmental Health Team would be consulted and 
inform this specific aspect.  

 
10.0 Habitats Regulations 
 
The Solent Special Protection Areas Supplementary Planning Document (SPD) 
identifies that any development in the city which is residential in nature will result 
in a significant effect on the Special Protection Areas (SPAs) along the Solent 
coast. The SPD sets out how development schemes can provide a mitigation 
package to remove this effect and enable the development to go forward in 
compliance with the Habitats Regulations.   
  
This proposal would lead to a net increase in population, which would be likely to 
lead to a significant effect as described in section 61 of the Habitats Regulations 
on the Portsmouth Harbour and the Chichester and Langstone Special Protection 
Areas (SPAs)  
  
The applicant confirms their willingness to pay such contribution should Planning 
Permission be granted. 
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11.0 Nitrate Neutrality  
 
Following changes in European case law, Natural England has advised local 
planning authorities in the Solent catchment area that all new development 
generating additional overnight stays in the catchment area should be ‘nutrient 
neutral’ to ensure that there will be no significant adverse effects on the 
internationally designated Solent habitat sites from increased nutrient levels in 
wastewater. 
 
Mitigation measures to ensure proposed developments are nutrient neutral are 
therefore required for additional dwellings, tourism-related development and any 
other development likely to generate an overnight stay, due to the additional 
wastewater generated.  
 

Portsmouth City Council has produced a draft Interim Nutrient Neutral Mitigation 
Strategy for New Dwellings for the 2019-2023/24 period (November 2019), which 
states that applications for development requiring mitigation must submit 
information on how it is proposed to achieve nutrient neutrality, including a 
calculated nitrogen budget of the proposal and the options explored and 
discounted as applicable. This statement seeks to fulfil this requirement. 
 
Nitrogen Budget: The proposed development includes 6 x one bedroom 
apartments, along with ground floor retail unit. 
 
The uplift in additional overnight accommodation would be 9 people and 
therefore it is on this basis that the Nitrogen Budget would be calculated. 
 
Stage 1 of the methodology is to calculate the total nitrogen in kilograms per 
annum derived from the development that would exit the wastewater treatment 
works after treatments.  The required inputs are as follows: 
 
The residential units will have an assumed occupancy of 2.4ppd (being the basis 
of the nitrogen budget) with a maximum water use of 110 litres per person per 
day. 
 
Applying these inputs to the model shows that an additional population of 16 
persons, each using 110 litres of water per day, will generate a wastewater 
volume of 990 litres per day. 
 
There will therefore be a resultant increase in nitrogen load generated by the 
proposed development.  
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Options for Mitigation: 
 
Option 1: Offsetting against the existing lawful land use (water use) on an 
application site, extant permissions or other land controlled by the applicant; 
and/or 
 
The site does benefit from an extant residential planning permission and this 
option is not applicable. 
 
Option 2: Other bespoke direct and indirect mitigation measures, agreed in 
discussion with the council and Natural England, such as sustainable drainage 
systems (SuDS), interception or wetland creation; and/or 
 
As the proposed development is for the replacement of an existing building on 
this small site, incorporating a SuDS network is not feasible. The applicant does 
not own any agricultural land in the catchment that could be used for green 
infrastructure offsetting. 
 
Option 3: Purchasing of ‘mitigation credit’ from the control of, and water efficiency 
improvement works to, the council’s own property assets or other recognised 
source of ‘credit’ in perpetuity. 
 
As neither of the first two options is viable for the proposed development, the 
applicant will seek to purchase mitigation credit from the council’s ‘nutrient 
neutral mitigation credit bank’. The council has identified a charging schedule to 
cover the direct cost of water efficiency measures and ongoing maintenance. 
This enables a proportionate cost of creating sufficient ‘credit’ (the water savings 
to enable the headroom for overnight stays) to be calculated and the relevant 
amount to be secured by a planning obligation. 
 
This application is for a new development which would include 8No. dwellings 
and retail unit. It is therefore considered to be a 'minor' scheme for the purposes 
of the strategy.   
 
As set out in part 4 of the above mentioned Strategy (paragraph 4.3), for minor 
schemes, the 'credits' can be purchased for a fee of £200 per unit.   
 
We understand that, the total mitigation amount for this scheme would be based 
on a net gain of 6 x dwellings at £200 each, totalling £1,200.  
 
We can confirm that the applicant would be willing to secure the mitigation credit 
outlined above by legal agreement should this application be recommended for 
permission.   
 
 
 



PLC Architects                                                                                                                      11 Nov 2020 
19.3174 

 
 
12.0 Conclusion 
 
The proposals have been considered with particular regard to the Portsmouth 
City Council Planning Policy document, The Portsmouth Plan, The Southsea 
Town Centre Area Action Plan (STCAAP) and National Planning guidance.  
 
The existing retail unit is unattractive and makes poor use of the town centre 
location. It is considered that the proposed redevelopment will make the most 
efficient use of the land and would be an attractive addition to the streetscape, 
sitting comfortably alongside neighbouring properties of similar scale. 
 
The development will not have any significant effect on the amenity of adjacent 
occupiers in terms of noise, disturbance overbearingness or loss of light 
 
In accordance with the objectives of the AAP which seek to encourage good 
quality design, the proposed alterations will improve the quality of the 
environment, reinforce civic pride and attract people and businesses to the area. 
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Appendix A 
Pre-App enquiry response from PCC. 19/06/20: 
 

Dear Sir  

LOCATION: 41 Osborne Road, Southsea, PO5 3LS.  

Planning and Economic Growth - Development Management Civic Offices 
Guildhall Square  

Portsmouth 
PO1 2AU 
Phone: 023 9268 8165  

Reference: 20/00142/PAPA04 19th June 2020  

PROPOSAL: Construction of three/four party storey building and 8 self- contained 
1-bed flats with associated cycle & refuse storage (20/00142/PAPA04).  

I am writing to provide you with pre-application advice on the above site.  

Please note that due to the Covid-19 pandemic and social distancing measures, and the 
resultant impacts on how the Planning Department has been able to operate, no site visit 
has been carried out and it may not have been possible to carry out all usual processes 
which normally inform pre-application advice.  

The Site  

The pre-application site is a single-storey, flat roof, dual-frontage building situated within 
a corner plot at the junction of Osborne Road and Elphinstone Road. The building, 
understood to most recently have been in use as a retail unit (Use Class A1), is within 
the defined Secondary Retail Area of the Southsea Town Centre. The site is also within 
the Owen's Southsea Conservation Area, although the property is not listed, nor are 
there any other nearby listed buildings or other designated heritage assets. The site is 
within Flood Zone 1.  

The surrounding area is mixed in character, with the area immediately to the west falling 
outwith the conservation area. There are also a variety of uses in the street and 
surrounds, although predominantly commercial units at ground floor; including 
pubs/bars, restaurants, shops, and professional/financial services.  

Planning History  

There is no apparent recent planning history for the site. It is understood that the building 
has been in operation as a glazing sales unit for the last 25 years. Prior to that, a 
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number of different applications were granted; including a wine bar, restaurant, and first 
floor extension for residential.  

 

The Proposal  

This pre-app submission seeks advice on the acceptability of replacing/retaining the 
existing commercial unit at ground floor level, albeit with slightly reduced floorspace (and 
the potential for alternative commercial uses other than retail), and extending upwards 
by three storeys to provide 8no 1-bedroom apartments. Refuse storage and provision for 
10no bicycles is also included. No car parking provision is proposed.  

The submission is supported by the following documents:  

 -  Site Location & Block Plan  
 -  Application Form and Covering E-mail  
 -  Existing & Proposed Floor Plans  
 -  Existing & Proposed Elevations  
 -  Proposed Site Layout  
 -  Topo Survey  
 -  Design & Access Statement  
 -  Heritage Statement  

Assessment  

The main assessment criteria of a planning application for the proposed 
development are as follows:  

 -  Principle of development  
 -  Design, scale, character & heritage impact  
 -  Neighbouring amenity  
 -  Amenity of future occupiers  
 -  Highways safety, access and parking provision  
 -  Impacts on the Solent Special Protection Areas (SPA)  
 -  Any other material considerations including public comments  

The main relevant planning policies of the Portsmouth Plan 2012, in which the 
proposed development would be assessed against, are as follows:  

 -  PCS10 (Housing Delivery)  

 -  PCS13 (A Greener Portsmouth) [specifically SPA mitigation]  

 -  PCS15 (Sustainable Design and Construction)  

 -  PCS16 (Infrastructure and Community Benefit) [specifically CIL liability]  

 -  PCS17 (Transport)  

 -  PCS19 (Housing Mix, Size and the Provision of Affordable Homes)  

 -  PCS23 (Design & Conservation)  
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A link to the Local Plan can be found at:  

https://www.portsmouth.gov.uk/ext/documents-external/pln-portsmouth-plan-
post- adoption.pdf  

The adopted Southsea Town Centre Area Action Plan 2007 also forms part of 
the Development Plan. The following policies from this document are relevant:  

 -  STC1 (Sustainable Design & Construction)  
 -  STC2 (Southsea Town Centre)  
 -  STC4 (Restaurants & Cafes)  
 -  STC10 (Design)  
 -  STC11 (Shop Fronts)  
 -  SJ6 (Secondary Retail Area)  

Considerations will also be given to the following, which are available online:  

Local Guidance Documents  

 -  The Car Parking and Transport Assessment SPD 2014  

 -  Owen's Southsea Conservation Area Guidance 2006  

 -  The Solent Special Protection Areas SPD 2017  

 -  PCC Nutrient Neutral Mitigation Strategy for New Dwellings 2019  

National Guidance Documents  

 -  The National Planning Policy Framework (NPPF) 2019  
 -  The National Planning Practice Guidance (NPPG)  
 -  Section 72 of the Planning (Listed Buildings & Conservation Areas) Act 1990  
 -  The Nationally Described Space Standards (NDSS) 2015  

Comments  

Principle 
Assessment of the principle of development will take into account the 
acceptability of:  

1. a)  a reduction in retail/commercial floorspace;  

2. b)  the proposed commercial use of the ground floor unit in this location; and  

3. c)  the provision of residential accommodation above.  

The vision of the Southsea Town Centre Area Action Plan is: "To create a safe, thriving 
and attractive town centre where people want to come to visit, shop, live and work. To 
create a town centre that has a unique character and lively atmosphere" 
The relevant aims of the Southsea Town Centre Area Action Plan are:  

• Improving the attractiveness of the town centre by encouraging good quality design of 
both contemporary and traditional styles, protecting the built heritage of the area and 
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improving and greening the public realm 
• Encouraging a good range of shops to provide choice to those who visit the centre  

• Encouraging other uses in the town centre such as offices, cultural facilities, 
restaurants/cafes, community uses so that there is an adequate level of local services  

Policy STC2 of the Action Plan supports granting applications for: A1-A5 uses; B1a 
uses; community uses, including arts, tourism and cultural facilities (D1 & D2) and 
theatres; in addition to upper floor residential uses. Policy STC4 of the Action Plan 
supports café development along Osborne Road. The NPPF mirrors these flexible town 
centre principles, in addition to residential use; in order to ensure vitality within town 
centres.  

Retention of retail at ground floor, or a change of use to the above listed commercial 
uses would therefore be appropriate in principle. A commercial use should be retained at 
ground floor level, however. Upper floor residential use is also supported. With regards 
to the loss of some commercial floorspace, this would only be a minor loss. 130 sq m of 
commercial floorspace would remain, with the lost areas being to bicycle storage, refuse 
storage and a stairwell to the proposed upper flats; the storage areas being shared 
between the commercial and residential uses. Given the modest loss of floorspace, 
which is also to be used partly for bicycle and refuse storage, this is considered to be 
acceptable.  

It is noted that all new dwellings proposed are single bedroom apartments. A better 
mixture of residential properties would typically be preferred, as indicated within Policy 
PCS19 of the Portsmouth Plan, although it is acknowledged that the nature and location 
of the site/building does not afford itself to family dwellings.  

 

Design & Heritage Impact 
The pre-app site is within the Owens Southsea Conservation Area at the boundary. It 
also sits on a corner plot at the junction of Osborne Road and Elphinstone Road, within 
the defined Town Centre. It is therefore in a very prominent location and forms part of 
the western gateway to this conservation area when entering from along Osborne Road 
from this direction. Thus, appropriate and high-quality design is of paramount 
importance.  

The current building is single-storey and appears to be of simple Art Deco design. This is 
somewhat at odds with the taller and more traditional late-Georgian / early-Victorian 
architecture and character of the conservation area. Given the limited architectural merit 
of the building, its somewhat poor condition, and its appearance not being in- keeping 
with the character of the area, the complete replacement with a more traditional 
appearing property is not considered to be unacceptable generally; potentially resulting 
in conservation gain.  

The proposal is for a four-storey, mixed use replacement of commercial and residential; 
including a slightly lower ground floor commercial unit comprising dual shop frontage, 
with two full storeys of residential above and a fourth mansard-style floor of roof 
accommodation.  
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Concerns are raised regarding the overall scale at four-storeys, in addition to the miss- 
match in levels in comparison to the attached properties along Osborne Road. Looking 
at the immediate surrounds and neighbouring properties, although the wider 
conservation area is characterised by a mixture of predominantly three and four storeys, 
there is variation; especially within the immediate context of the site. Immediately to the 
east is an attached two-storey building, to the west and separated by Elphinstone Road 
is a two-storey building (with the second storey being set-back), to the north is a 
detached three-storey residential building, and on the opposite side of Osborne Road to 
the south is a terrace of mixed three and four storeys. The most important relationship is 
considered to be that with the attached property to the east, given this is a continuation 
of the terrace. The western and northern properties are then deemed to be the next most 
important relationships in this scale/appearance hierarchy, followed by the opposite 
buildings to the south, then the wider conservation area.  

In comparison to the neighbouring attached building to the east, the proposed building 
would be two-storeys higher, would have a lower shop front that does not match or 
continue the line of the shopfront eaves of the neighbouring building(s), and would have 
its fenestration at significantly different levels to the remainder of the terrace. Similarly, 
the neighbouring building to the west broadly matches the height of the eastern 
neighbouring building, and the proposed building would again be two-storeys taller than 
this. These factors are considered to result in a poor relationship with immediate 
neighbouring buildings, an excessively tall building out of character with its surroundings, 
and discontinuity within the street scene; culminating in a detrimental impact upon the 
conservation area.  

Excluding these issues with scale, and levels of floors/roofs/windows, the broad design 
appears to be good; particularly with regards to the residential element. The use of taller, 
narrower windows, and bay windows, are features of the conservation area and 
surrounding architecture and are therefore supported. Set-back mansard-style roofs with 
accommodation and small dormers are widely evident within the area. Proposed 
materials such as light render, slate roof, stone detailing and metal rainwater goods are 
appropriate materials for the conservation area.  

 

In terms of the shopfront, the existing shopfront appears to comprise predominantly 
timber and large sections of glazing, with rendered modest stone stallriser and small 
brick and stone coping at the roof. Without visiting the site, it is difficult to confirm this 
situation, or fully gauge the materials used in surrounding shopfronts. However, it 
appears that there is some variety, including in the attached shopfront and its two 
neighbours which seem to be aluminium/metal; albeit the prevailing design in the street 
and conservation area looks to be traditional timber, as would be expected in a 
conservation area comprising buildings of this age and style. The proposed plans 
indicate powder coated aluminium framed sections of glazing between brick. Although 
not necessarily unacceptable given some other nearby shopfronts in the conservation 
area seemingly utilising similar material, although only one other apparent usage of brick 
(white brick), the preference would be to use timber instead of aluminium. Potential 
concern is also raised regarding the expanse of brick, especially along the western 
elevation where a large section would be brick; a similar proportion to the amount of 
glazing - seeming quite dominant. The choice of brick will be crucial in achieving a high 
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quality designed and appropriate shopfront, and to avoid an overly residential or modern 
appearance. Painted brick, render or stone may all be more appropriate in this instance, 
and should be considered. Notwithstanding, in order to break up the expanse of brick 
currently proposed, it may be suitable to paint the brick stallriser (or differentiate in 
another manner). I note the fascia material is not specified, but it is encouraged to be 
timber or stone, rather than PVC or metal.  

It is suggested that the proposal is reconsidered to reduce the height to three-storeys in 
total, with the third storey being subservient/set-back - perhaps most appropriately 
through use of mansard style roof accommodation as already proposed. This is 
considered to result in a more appropriate upward transition from the neighbouring two-
storey buildings to a three-storey corner plot building. Furthermore, the ground floor and 
first floor levels should match those of the attached terrace, particularly the height and 
features of the shopfront and the residential windows. It is also suggested that the 
materials and appearance of the replacement shopfront are more carefully considered. 
Any new signage would, of course, require separate ADV consent.  

Neighbouring Amenity 
The main consideration with regards to neighbouring amenity is the relationship with the 
neighbouring residential building to the north; specifically the potential for an overbearing 
development, and loss of light and outlook as a result of the proximity and height of the 
proposal. This neighbouring residential building is only a few metres from the pre-
application site and the proposed northern elevation reaching 4 full storeys in height. It is 
understood to comprise 7no flats. From looking at the floorplans of the 1998 planning 
consent for these flats, B*20041/AC, there appears to be a basement level bedroom with 
sole window looking south to the application site, and a lounge with the same sole south 
facing window at the three above floors. All of these habitable rooms are likely to be 
affected to some degree by any addition in height at the application site, which notably 
lies to the south and would have a greater impact in terms of loss of sunlight due to this 
orientation. However, the affected rooms/windows are within the eastern part of the 
apartment building and set back another 1-2 metres. The neighbouring apartments' 
affected windows, which are mostly large bay windows with one third of their glazing 
facing south-east, would therefore be separated from the proposed northern elevation by 
6-7 metres and may still receive an adequate level of light and outlook in spite of 
additional height at the pre-application site. The reduction of height through removal of a 
storey would crucially, in addition to addressing the scale/design concerns, aid in 
reducing any impact to the adjacent northern flats with regards to their respective 
outlook and light levels.  

 

No windows are proposed on the northern elevation, which would face the residential 
property/windows opposite, with the exception of recessed shared stairwell windows 
which aren't deemed to raise any overlooking/privacy concerns. The remaining windows 
all face the dual frontage roads and are therefore not considered to raise overlooking 
concerns.  

Amenity of Occupiers 
Any application for new apartments would be assessed taking into account the 
Nationally Described Space Standards (NDSS) 2015, which outlines the minimum 
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required internal space of a dwelling based on number of bedrooms/occupiers, in 
addition to storage space and bedroom sizes. Any habitable room (kitchen/diner, living 
room, and bedroom) should also receive adequate natural light and outlook, in 
accordance with Policies PCS19 and PCS23 of the Portsmouth Plan, and the NPPF.  

The minimum internal space for a one-bedroom dwelling, as set-out within the NDSS, is 
39 sq m. All the flats proposed range between 51 sq m to 55 sq m; thus clearly 
exceeding the minimum standards and considered to provide good quality living spaces. 
Likewise, each habitable room has at least one window, all of which look out on to the 
street, affording them good outlook and levels of natural light.  

The main amenity concern is likely to be potential noise impacts to the residential 
properties given the Town Centre location and nearby uses; from the commercial use 
below and the main Osborne Road in particular. It is suggested that these sources of 
noise and potential mitigation measures are considered. It is likely that mitigation 
measures, informed by a noise survey/report, will be required; which may secured via 
condition if not possible to provide up front. The Council's Environmental Health Team 
would be consulted on any application and inform this specific aspect. Subject to 
overcoming noise issues, the proposal is likely to be considered to provide a 
good/acceptable level of amenity for future occupiers.  

Highways 
Policy PCS17 of the Portsmouth Plan relates to transport generally, and signposts 
parking requirements to the Council's parking SPD. The Council's Parking Standards 
does not set minimum or maximum parking provisions for non-residential uses. Instead, 
applicants are expected to robustly justify their parking provision in accordance with this 
guidance document.  

In terms of parking for the residential use, the Council's Car Parking and Transport 
Assessment SPD outlines a requirement of 1no car parking space per 1-bed dwelling 
(and 1.5 spaces per 2-3 bed dwelling). Similarly, 1no bicycle parking space is required 
per 1-bed dwelling (and 2 spaces per 2-3 bed dwelling). Proposed cycle parking for 10 
bicycles is therefore considered to comply with the parking standards (assumed 1no 
cycle space per 1-bed dwelling and 2no cycle spaces for the commercial use), but the 
proposed nil car parking provision would conflict with the guidance; thus, concerns are 
raised with regards to no car parking without adequate justification.  

From looking at mapping and street view, both frontages of the site have double yellow 
lines and there are no nearby apparent places to park along Osborne Road. Elphinstone 
Road, which is a one-way street, has parking along the opposite side from the site. This 
appears to be parking for a maximum of 3 hours, shared with residents' permitted 
parking. Therefore, the lack of parking for the site would potentially conflict with the 
limited residential parking provision of this street.  

 

It is suggested that a Transport Survey/Statement is undertaken and submitted as part 
of any application; to clarify any transport and parking impacts; including number of 
journeys, method of transport, concentration of demand, safety implications, and 
car/cycle parking provision - for both the commercial and residential uses; particularly if 
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an under-provision or nil parking provision is proposed. The Council's Highways 
Engineer would be consulted on the application, and inform any decision or requirement 
for additional information.  

SPA Impacts 
It has been identified within planning policy that any new residential development has 
the potential to have a significant effect on the Portsmouth Harbour and Langstone and 
Chichester Harbour Special Protection Areas (SPA). This includes impacts from 
increased recreational pressure and impacts from an increase in nutrients (nitrates and 
phosphorous) entering the Solent and causing eutrophication.  

In relation to recreational pressure, the impact of new development can be mitigated by 
making a financial contribution towards a Solent Wide Mitigation Strategy, the amount of 
which would depend on the number and size of dwellings proposed (and taking account 
of existing dwellings on site). The fee for 1-bedroom flats is currently £356; thus 8no 1-
bed flats would require a contribution to the Bird Aware Scheme of £2848.  

In terms of the impact of increased nitrogen, the Council has recently adopted a Nutrient 
Neutral Mitigation Strategy (November 2019). The Strategy is based on the Council 
carrying out water efficiency improvements to its own housing stock in order to create 
'credits', which can then be used to off-set the increased nitrate and phosphorus output 
from new developments.  

The Strategy first requires applicants to consider whether it is possible to make their 
development 'nitrate neutral', either by direct off-setting or by taking account of a 
previous land use (refer to Part 3 of the Strategy, Options 1 and 2). If this is not possible, 
then it may be agreed for credits to be purchased in accordance with the Council's 
Strategy (Option 3).  

Please note that the availability of credits is subject to on-going monitoring. It cannot be 
guaranteed that credits will be available for every development. You would therefore be 
advised to carefully consider Options 1 and 2 as set out in the Strategy, to determine if 
there are any bespoke measures that can be implemented to make the development 
nitrate neutral. If you do intend to rely on the Council's Strategy (Option 3), you would be 
advised to contact the Local Planning Authority prior to submission of a planning 
application to seek an update on the availability of credits for the proposed development. 
At present, the fee for access to credits is £200 per dwelling; so in this instance would 
require a contribution of £1600.  

Assuming access to the Council's credit scheme as the mitigation method against 
nutrient output, both SPA mitigation measures/contributions (Bird Aware and Nutrients) 
would be secured through a S106 legal agreement. To summarise, the current required 
contributions based on 8no 1-bed flats would be:  

 -  £2848 Bird Aware contribution  
 -  £1600 Nutrients contribution  
 -  £50 Legal/Admin fee  
 -  Total = £4498.00  
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A 'Nutrient Neutrality Statement' should be submitted, outlining how you intend to 
provide mitigation against the SPA impacts i.e. through Bird Aware payment and  

 

access to the Council's credits scheme. Please see links below to the Solent Recreation 
Strategy and the Council's Nitrate Strategy below:  

https://www.portsmouth.gov.uk/ext/development-and-planning/planningpolicy/solent- 
special-protection-areas (please note fees increase in-line with inflation on April 1st)  

https://www.portsmouth.gov.uk/ext/development-and-planning/planningpolicy/nitrate- 
mitigation-strategy  

Community Infrastructure Levy (CIL) 
All new residential development would be liable to pay the Community Infrastructure 
Levy. The rate for residential development is currently £157.26 per m2. Further 
information can be found via the following link:  

https://www.portsmouth.gov.uk/ext/developmentandplanning/communityinfrastructure -
levy-cil/community-infrastructure-levy-cil  

Conclusion  

The pre-application development is considered to be acceptable in principle in relation to 
the replacement of the retail unit with a new, albeit slightly smaller retail unit or other 
appropriate commercial use, in addition to the creation of residential above.  

Proposed design is deemed to be broadly appropriate, but could be improved through 
modest tweaks, and could provide a high-quality building of traditional design within the 
conservation area. It appears that decent sized flats with a good level of amenity can be 
provided, subject to ensuring nearby noise sources are mitigated against. The main 
amenity concerns regarding the impact to the neighbouring flats to the north can 
potentially be addressed through the reduction in height of the proposal by a full storey.  

The current proposal would see a significant shortfall in car parking contrary to 
guidelines, seemingly without the realistic possibility of providing any; and therefore 
needs to be robustly justified, in addition to any highway safety implications, in order for 
the scheme to be considered acceptable.  

Taking on board the above advice, if you wish to submit a planning application the 
following documents would be required as a minimum:  

 -  Application Form  
 -  Site Location Plan (1:1250)  
 -  Block/Site Plan (1:500)  
 -  Existing & Proposed Floor Plans  
 -  Existing & Proposed Elevations  
 -  Heritage Statement  
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 -  CIL Forms  

It is also considered the following documents should be submitted, or would be 
beneficial, to support such an application:  

 -  Planning / Design & Access Statement  
 -  Street Scene Drawing (Elevations in context of surrounding buildings)  
 -  Noise Impact Assessment (and specific details of noise output/mitigation)  
 -  Transport & Parking Survey/Statement  
 -   Topo Survey/Plan  
 -  Nutrient Neutrality Statement (outfling SPA mitigation)  

 

I trust that this is of assistance. Please accept these comments without prejudice to any 
future decision of the Local Planning Authority on any formal application.  

Yours faithfully  

Mr James Gellini Planning Officer  

 
 
 
 


