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1 .  INTRODUCTION AND APPROACH 

1.1:  This Planning Statement is  submitted on behal f  of Mr  & Mrs Char les Gonszor in 

support of a ful l  p lanning appl icat ion for a new replacement  dwel l ing at Bighton 

Bottom Farm, B ighton Lane, Gundleton.  

1.2 :  The proposed dwel l ing is  of a very high qual ity des ign and wi l l  enhance its  exist ing 

sett ing , and br ing about a range  of env ironmental benef its .  

1 .3 :  On the s ite at present are a number of bui ld ings , in cluding a farmhouse , an 

anc i l lary storage bui ld ing, a barn with extant  consent for convers ion into three 

dwel l ings (permitted under Class Q Pr ior Approval) ,  and addit iona l  barn s which 

have unt i l  recent ly been in agr icultura l use.  

1 .4 :  The intent ion is  that the proposed dwel l ing, that is  des igned to a very high leve l  

of qual i ty and wi l l  represent a far more sustainable dwel l ing than that which  is  

current ly on s ite , wi l l  replace the ex ist ing bui ld ings , and the new dwel l ing wi l l  

ra ise the standard of des ign and sus ta inab i l i ty  on the s ite .  

DESCRIPTION OF DEVELOPMENT 

1.5:  The proposed development seeks the fo l lowing:  

Demol it ion of al l  ex ist ing bui ld ings and the construct ion of a new farmstead 

compris ing of a new house with a wal led garden, access dr ive and associated 

landscap ing, and the construct ion of a replacement land management bui ld ing 

with yard and stable b lock .  

CONTEXT  

1.6:  Submitted in support of this  appl icat ion are the fol lowing documents :  

•  Completed appl icat ion forms, Cert i f icates and CIL forms .  

•  Planning Statement .  

•  Design and Access Statement .  

•  Drawings package .  

•  Landscape Design Statement and accompanying plans .  

•  Landscape and Visual Impact Assessment .  

•  Prel iminary Ecologi ca l Assessment and Biodivers ity Net Gain Calcu lat ions .   

•  Energy Statement .  

•  Drainage Statement .  
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•  Light ing Plans .  

•  Nitrates Assessment .  

•  Estate Solut ions Farm Report .  

1 .7 :  This Planning Statement is  structured as fo l lows:  

•  Sect ion 2 detai ls  the s ite and its  surrounding s , inc luding detai ls  of 

designat ions and the s i te ’s  planning history .  

•  Sect ion 3 provides further de ta i l  on the proposed development .  

•  Sect ion 4 summarises both the loca l and nat ional p lanning pol ic ies pert inent 

to  the cons iderat ion of this  appl icat ion .  

•  Sect ion 5 assesses the mater ia l  p lanning cons iderat ions  when assessed 

aga inst pol icy .  

•  Sect ion 6 sets out the benef its  associated with the development which weigh 

s ign i f icant ly in favour of the proposed development .  

•  Sect ion 7 concludes th is  report .   
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2 .  S ITE AND SURROUNDINGS 

LOCATION 

2.1:  Bighton Bottom Farm i s  located within the Par ish of Bishop’s Sutton, c .300m to  

the southwest of the vi l lage of Gundleton and c .1km to the northeast of the 

vi l lage of B ishop’s Sutton as shown in the image below.  

F igure  1 :  Aer ia l  image o f  B i ghton Bot tom Farm landho ld ing  

F igure  2 :  Aer ia l  image o f  B i ghton Bot tom Farm  
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2.2:  The s ite cons ists  of the fol lowing bui ld ings :  detached farmhouse (1) , anc i l lary 

storage bui ld ing (2) , a barn with extant consent for convers ion into three 

dwel l ings (permitted under Class Q Pr ior Approval)  (3) ,  and addit iona l barns  

which have unt i l  recent ly been in agr icul tura l use (4) . These are ident i f ied on the 

aer ia l  photograph at F igure 3 below.  

F igure  3 :  Ex i s t ing  bu i ld ings  on s i te  

2.3:  The total s ite area is  82 acres (33 hectares) and the f ie lds surrounding the 

bui ld ings compr ise of meadow grass/pasture and arab le lan d .  

2 .4 :  Access to the s ite wi l l  be taken via the ex ist ing access from Bighton Lane to the 

east .  B ighton Lane l inks the sett lements of Bishop’s Sutton to the south with 

Gundleton to the north.  This access was recent ly cons idered to be acceptable 

for use by an addit iona l 3 dwel l ings at the s ite approved v ia a pr ior  not i f icat ion 

appl icat ion (ref :  20/02577/PNACOU) in February 2021.  

F igure  4 :  Ex i s t ing  access  po in t  o f f  B ighton Lane (Source :  Goog le  Ear th ,  2021)  

4 

3 
1 

2 
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DESIGNATIONS 

2.5:  The s ite l ies with in a rural locat ion east of Alresford , outs ide of any def ined 

sett lement boundary . The s ite is  not located with in the National Park,  Area of  

Outstanding Natural Beauty (AONB) or the Green Belt .  

2 .6 :  There are no l is ted bui ld ings with in or adjacent to the s ite and the nearest area 

of ecologica l importance is  Alresford Ponds Site of Special Scient i f ic Interest 

(SSSI) c .1 .3km to the west of the s ite .  

2 .7 :  The s ite is  located in Flood Zone 1, with a low probabi l i ty of f looding  by sea and 

r ivers .  The s ite inc ludes an area ident i f ied as being at h igh r isk of surface water  

f looding .  

2 .8 :  A publ ic footpath crosses the land holding (south to north) and runs to the west 

of the main bui ld ing complex .  

PLANNING HISTORY 

2.9:  A review of the Winchester City Counci l  website (accessed Apri l  2021) provides  

a planning h istory for the landholding a fo l lows:  

LPA Reference  Descr ipt ion of 

Development 

Decis ion 

20/02577/PNACOU Change of use of 

agr icu ltura l bu i ld ing to 

form 3 dwel l ings : 2 

smal ler and 1 larger  

Pr ior Approval  Required 

APPROVED 01/02/2021 

96/03133/FUL Extens ion to gra in store APPROVED 27/01/1997 

96/02580/AGA Grain Store Extens ion 

(See also 

96/02792/APN) 

WITHDRAWN 

11/11/1996 

96/02792/APN Grain store extens ion 

(PLANNING 

PERMISSION 

REQUIRED SEE 

WAG/63/01) (See also 

96/02580/AGA) 

WITHDRAWN 

16/03/1998 
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3 .  THE APPL ICATION 

3.1:  Fol lowing the grant ing of the Pr ior Approval  appl icat ion in February 2021, the 

Appl icant has decided to br ing forward an appl icat ion for a s ing le replacement 

house for their own use on the s ite . The barn that was the subject of the pr ior  

approva l  wi l l  be removed from the s ite .  

3 .2 :  I t  is  now the Appl icant ’s  des ire to rep lace the barn convers ion and exist ing 

dwel l ing at  Bighton Bottom Farm with a contemporary new house.  The house 

wi l l  provide a more energy ef f ic ient and sustainable property  than either the 

exist ing house or the three houses approved under Class Q. The house has been 

des igned speci f ical ly for their needs as long term owners .   

PROPOSED DEVELOPMENT 

3.3:  The proposed development seeks the demol i t ion of  a l l  exist ing bui ld ings at the 

s ite and the construct ion of a new farmstead compris ing of a new house with a 

wal led garden, access dr ive and associated landscap ing, and the construct ion of  

a replacement land management bui ld ing with yard and stable block .  The dwel l ing 

is  to meet the current needs of  the appl icant .  

3 .4 :  The des ign of the proposed dwel l ing has been brought forward by the Architect ,  

Landscape Architect and Susta inabi l i ty Advisor working in tandem. The result  i s  

a dwel l ing that is  to be bui lt  to the h ighest des ign standards , both architectura l ly  

and with regards to energy ef f ic iency , for the bui ld ing fabr ic and its  construct ion 

incorporates a number of sustainable des ign features .   

3 .5 :  The new farmhouse is  a contemporary des ign that enhances its  immediate sett ing ,  

ref lects the highest standards o f architecture, and is  sens it ive to the def ining 

character ist ics of the loca l area.  I t  is  forward - looking in its  env ironmenta l and 

biodivers ity credent ia ls .  

3 .6 :  The project is  not s imply about bui ld ing a new home. It  is  about del iver ing an 

appropriate sett ing in which the appl icant can enjoy the health and wel lbeing 

benef its  of  l iv ing in the countrys ide and maximise the ir exposure to the natura l  

landscape around them by creat ing a sens it ive and open environment. The 

appl icants are pass ionate about regenerat ing a farm that has had no investment 

over recent years and creat ing what is  perhaps best descr ibed as an ecologica l ly  

sens it ive modern farm.  

CONCEPT 

3.7:  The des ign approach has taken its  steer from a document t it led Histor ic 

Farmsteads and Landscape Character in Hampshire produced by Engl i sh Heritage . 

This document adv ises that in Hampshire the predominant farmstead plans are 

either ( i)  l inear plans , farmsteads with farm bui ld ings attached to and in - l ine with 

the house , or ( i i)  by the 19th Century most farmsteads had a courtyard 

arrangement in di f ferent forms - farmhouses in open landscape were typica l ly  

detached from the other bui ld ings with e levat ions fac ing away from the yard and 

with its  own gardens . In the Hampshire Downs the farmhouse is  typical ly s ited 

away from the yard and occas ional ly set at r ight angles .  

3 .8 :  Working conceptua l ly  with the development patterns h ighl ighted above, the 

relat ionsh ip between the proposed farm yard or ientat ion , access and land around 
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them, the aim was to posit ion the house in a more central pos it ion, s it t ing it  

down into the lowest part of the s ite to help minimise impact and enhance its  

connect ion to the landscape by of fer ing v iews from within and down through the 

val ley.  

F igure  5 :  Concept  sketch  o f  the new f armhouse  

3.9:  The dwel l ing is  or ientated to ut i l ise the natural warmth and l ight offered by the 

sun’s path. I t  has been des igned to emerge sens it ively from the natural contours  

of the surrounding landscape.  

3.10 :  The bui ld ing ’s  l inear appearance seeks to represent and emphas ise t he hor izonta l  

feature of the va l ley running from east to west through the bottom of the s ite . 

I t  is  intended to be an embedded, low lying hor izontal form in harmony with the 

landscape.  

DESIGN 

3.11 :  As shown within the support ing Design Statement , the aim of the development 

is  to posit ion the house in a more central pos it ion , embedded into the lowest  

part of the s ite to he lp minimise impact and enhance its  connect ion to the 

landscape by offer ing v iews from with in and down through the va l ley . To achieve 

this ,  the homestead and farmyard have swapped locat ions . The new farmhouse 

is  located on the s ite of the ex ist ing barns and the new farmyard wi l l  be located 

in the area current ly occupied by the ex ist ing homestead.  
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F igure  6 :  Aer ia l  o f  proposed deve lopment  

3 .12 :  The new dwel l ing is  or ientated to ut i l ise the natura l warmth and l ight  offered by 

the sun’s path . I t  has  been des igned to emerge sens it ive ly from the natura l  

contours of the surrounding landscape.  

3.13 :  The bui ld ing ’s  l inear appearance seeks to represent and emphas ise the  hor izontal  

feature of the va l ley running from east to west through the bottom of the s ite . 

I t  is  intended to be an embedded, low ly ing hor izonta l form in harmony within 

the landscape.  

F igure  7 :  Sketch  pe rspect i ve  o f  proposed deve lopment  v iewed f rom the south  

3 .14 :  The use of ful l  height  glass at ground f loor and the cant i levered f irst f loor 

project ions create a feel ing that the bui ld ing has emerged from the landscape 

and sett ing to look out over the surrounding f ie lds and immediate landscap ing 

around the proper ty . The clean l ines and cons idered mater ia l  pa lette help to 

unify each e lement of the bui ld ing and conserve its  sett ing .  

3 .15 :  The appl icat ion is  supported by a Landscape and Visua l Impact  Assessment 

(LVIA) prepared by UBU Design . The landscape and v isua l ef fect s of the 
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proposals have been assessed and found to result  in a combinat ion of neutral  

and benef ic ia l  post construct ion and res idua l ef fects .   

3 .16 :  Overal l ,  the visual assessment showed that the development s ite is  v is ib le from 

l imited local v iewpoints in the wider countrys ide, pr incipal ly the footpath to the 

south-east of the s ite , apart from at close range with in or at the boundary of the 

s ite .  

3 .17 :  The post construct ion visual ef fects comprise a major neutral  ef fect  to the publ ic  

footpath cross ing the s ite , a moderate neutral  e f fect to the publ ic footpath to 

the south-east of the s ite , and s l ight neutral ef fects to Bighton Lane to the east 

of the s ite and Norths ide Farmhouse.  

3.18 :  Fol lowing 15 years ’  growth of embedded mit igatory p lant ing, the res idua l v isua l  

effects wi l l  compr ise s igni f icant moderate benef ic ia l  e f fects to the publ ic footpath 

cross ing the s ite and the publ ic footpath to the south -east of the s ite , a s l ight  

benef ic ia l  ef fect to Norths ide Farmhouse and a neutral ef fect to Bighton Lane to 

the east of the s ite .  

3 .19 :  These benef ic ia l  v isua l ef fects result  from the matur ing tree and hedgerow 

plant ing which wi l l  embed the development in the landscape and predominant ly 

screen v iews of the homestead and farm bui ld ings .  

3 .20 :  There wi l l  be no s igni f icant adverse res idual e f fect on the l andscape, or on views 

from a publ ic or pr ivate locat ion, caused by the proposals .  

3 .21 :  The new house is  a contemporary des ign but  tradit iona l bu i ld ing mater ia l s  and 

techniques wi l l  be used to honour loca l history but in a modern idiom. The 

proposed br ick is  longer and th inner than a convent ional br ick and the colour 

tone and texture references the loca l f l int and histor ic use of Malmstone within 

the Hampshire area . The br ick has been chosen as it  has a l i fespan unmatched 

by other tradit ional bui ld ing mater ia ls  and is  manufactured to the highest  

sustainabi l i ty standards . The palette is  intended to be muted and represent the 

natura l tones seen through the s ite to s ens it ive ly locate the bui ld ing with in its  

context .  
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F igure  8 :  Proposed mate r i a l s  

3 .22 :  The major ity of the roof of the new house wi l l  be covered in an extens ive green 

roof system. The area not covered by th is  blanket wi l l  house solar PV panels .  

The green roof is  a key part of the des ign, as the roof wi l l  be vis ib le at var ious 

points from within the farm.  

3.23 :  In add it ion to the aesthet ic benef its ,  a green roof wi l l  prov ide a rainwater buf fer ,  

pur i fy the air ,  reduce the ambient temperature, regu late the indoor tempera ture ,  

save energy and encourage biodivers ity .  

3 .24 :  The t imber clad features are a reference to the tradit io nal weatherboarding 

commonly found with in the area and on s ites of this  nature .  Only sustainable 

t imber c ladding from FSC cert i f ied forests wi l l  be used.  

3.25 :  Light ing associated with the proposed dwel l ing has been careful ly cons idered as  

part of the appl icat ion and a Light ing Plan is  submitted as part of the submiss ion.  

The l ight ing leve ls have been kept quite low to ensure the new homestead 

respects the exist i ng countrys ide sett ing and mit igates the r isk of disturbing the 

wi ld l i fe .  The dr iveway for instance ha s ‘marker ’ l ight ing (min imum emergency 

l i ght ing leve ls) rather than l i t  c ity pathway leve ls and wi l l  be control led us ing 

motion sensors .  

3 .26 :  To minimise the e ffect  of obtrus ive l ight coming from the new house, var ious  

des ign decis ions have been adopted. These decis ions inc lude the posit ion of the 

most habitab le rooms, the feature roof overhangs , locat ion of strategica l ly placed 

plant ing, se lect ion of mater ia ls  with a low surface ref lectance, and the use of low 

l ight transmittance g lass .  
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3.27 :  In addit ion, the amount of obtrus ive l ight wi l l  be reduced further by locat ing the 

homestead within the lowest part of the s ite . This wi l l  l imit v iews of the property 

and restr ict routes from l ight sources to ne ighbouring propert ies .  

3 .28 :  I t  is  acknowledged that l ight ing can be contro l led by way of  a suitably worded 

condit ion should the appl icat ion be approved, g iv ing the counci l  control over 

this  element of the development in perpetu i ty .  

3 .29 :  As noted , the s ite current ly benef its  from approval  for the convers ion of an 

exist ing barn to prov ide three addit ional res ident ia l  dwel l ings (ref :  

20/02577/PNACOU). Signi f icant ly ,  th is  recent approval does not inc lude any 

condit ions that contro l potent ia l  l ight ing on the s ite . Should th is  consent be 

implemented in future this  could result  in a cons ider ably greater impact upon 

the sett ing through the effect  of uncontrol led l ight -sp i l l  that would be made 

poss ible by the proposed development .  

AMENITY SPACE AND LANDSCAP ING  

3.30 :  I t  is  not uncharacter ist ic for farms around Hampshire to have their own gardens 

and, in this  instance , this  requirement wi l l  be served by careful ly  pos it ioned 

terraces , a more formal grass lawn around the bui ld ing and the prop osed wal led 

garden. The edges of th is  ‘garden area ’ have been des igned to seamless ly disperse 

into the pasture beyond with the use of careful plant ing and prair ie grasses . The 

most ‘res ident ia l ’  aspects are located on the western s ide of the new house 

where there are very l imited opportunit ies for publ ic views into the core of  the 

s ite .  

3 .31 :  The proposed wal led garden has been careful ly located to act as a buf fer between 

domest ic l i fe and the needs of a modern sustainable farmhouse,  the pract ica l  

requirements of  a working farm, and the need for a land management fac i l i ty .  I t  

a lso enhances the common and trad it iona l farmyard pr inc iples .  

3 .32 :  The proposed br ick wi l l  a lso be used to construct the retaining wal ls  around the 

yard and the wal led garden.  

3.33 :  The farmyard and the bui ld ing conta ined with in wi l l  be dropped into the ground 

to ut i l ise the ex ist ing cut in the ground in this  locat i on and the leve l ground 

being left  behind by the removal  of the exist ing farmhouse and polytunnel  

structure which current ly s it  in this  locat ion . Br ick reta in ing wal ls  wi l l  ensure that  

the yard is  ‘ f lat ’  and that the natural contours  of the surrounding lan dscape can 

be appropriately managed. The br ick wal ls  wi l l  seamless ly attach themselves to 

the wal ls  surrounding and forming the wal led garden  as wel l  as form the base on 

which the new bui ld ings wi l l  be constructed .  

3.34 :  The new land management bui ld ing and stab le b lock wi l l  a lso be clad in t imber 

and le ft  to weather natural ly .  

3 .35 :  The proposals out l ined for the wider landscape demonstrate how the farm w il l  

be managed in the future, the types of act iv it ies to be undertaken, and how they 

can be des igned to ensure they  are capable of accommodating greater  

divers i f icat ion . The proposals inc lude lavender f ie lds ,  the introduct ion of  v ines 

and wi ldf lower meadows, as shown in the image below . 
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F igure  9 :  Emerg ing  Farm Wide Mas terp lan  

3 .36 :  The LVIA has been used to inform the maste r planning of the s ite which in turn 

has resulted in a number of embedded mit igat ion measures . These include:  

•  Design of the proposed bui ld ings , inc lud ing heights ,  mass ing and layout of  

the homestead dwel l ing and farm bui ld ings , as wel l  as mater ia ls  compris ing 

pale grey br ick, cast stone edging and some sect ions of t imber c ladding with 

f lat l iv ing green roof and solar panels to the main dwel l ing; wal led garden in 

match ing br ick; and farm bui ld ings in grey br ick pl inth with t imber c ladding .  

•  Sit ing of the main  homestead dwel l ing in a more central  pos it ion in the 

lowest part of the development area to s it  i t  low in the topography and 

minimise impact .  

•  Design features a lso include extended roof overhangs and deeply recessed 

glaz ing which contr ibute to creat ing shade on the glazing, reducing ref lect ion 

and thereby dimin ishing the v isua l impact of the bui ld ing .  
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•  Surfacing mater ia ls  of tarmacadam , b locked pav ing and res in bound gravel  

complement the rural character .  

•  Exist ing f ie ld hedgerows to be reinforced with mixed nat ive species where 

intermittent or where gaps are apparent , as required .  

•  New hedgerow trees to be planted along exist ing hedgerows to enhance 

local b iodivers ity ,  us ing nat ive, local ly d ist inct ive species .  

•  New nat ive hedgerow to be planted along access tr ack to workshops . 

•  Fie lds to be managed with a more d iverse range of crops which wi l l  enhance 

biodivers ity ,  inc lud ing apple orchards , lavender f ie ld , sunf lowers and 

vineyard.  

•  Increased areas of permanent pasture inc luding wi ldf lower meadows . 

3.37 :  Simple landscape framework around dwel l ing compris e pleached trees , amenity 

and species r ich grasses , and ornamental shrubs and perennials  which wi l l  further  

enhance potent ia l  b iod ivers ity value.  

SCALE OF DEVELOPMENT 

3.38 :  The proposed development wi l l  replace the exist ing bui ld ings that exist on s ite .  

The locat ion of the proposed dwel l ing has been chosen so that it  benef its  from 

being at the lowest part of  the s ite so that the dwel l ing is  ‘embedded’ into the 

landscape. This wi l l  l imit the impact from views of the property and ensure 

pr ivacy to the occupants .  The pos it ion is  such that the house wi l l  be further away 

from albeit d istant neighbouring propert ies  (the nearest ne ighbour is  some 375m 

away) , which not only benef its  the ne ighbours amenity ,  but al lows the dwel l ing 

to be or ientated to enjoy the expans ive v iews whi lst  benef itt ing from the solar 

gain.  

3 .39 :  The table be low sets out the ex ist ing f loorspaces of t he exist ing bui ld ings and 

that of the proposed dwel l ing.  

Table 1 : Ex ist ing and Proposed Floorspace  

Exist ing f loorspace GEA (sqm) GIA (sqm) 

Exist ing Dwel l ing  297 232 

Barn with consent for 

three dwel l ings .  

661 601 

Exist ing barns  1,558 1,120 

Total Exist ing F loorspace  2,516 1,953 

Proposed f loorspace    

House inc lud ing garage 

and plant room 

992 804 
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Land management 

bui ld ing 

294 279 

Stable bui ld ing  71 65 

Total Proposed 

Floorspace 

1,357 1,148 

Dif ference in f loor area   -1 ,159 (-46.07%) -805 (-41 .2%) 

 

3.40 :  As demonstrated above the reduct ion in f loorspace over and above the exist ing 

f loorspace of ex ist ing bui ld ings is  -1,159sqm (GEA).  The total f loorspace sought 

by the development represents a s ign i f icant decrease of 46.07% across the s ite .   

3 .41 :  Based solely on approved res ident ia l  f loor area, the proposed development 

proposes an upl i f t  of  f loorspace of 34sqm (GEA). The upl i f t  represents an 

increase of  3.5%. In this  instance the proposed property,  whi lst  being s ited a 

l i t t le further south than the exist ing bui ld ings , is  set with in a large area of 82 

acres and therefore the sca le of the development wi l l  not dominate the 

landscape.  

3.42 :  As wel l  as replac ing the f loor area of the approved barn convers ion, four 

potent ia l  dwel l ings (exist ing farmhouse and three barn convers ions) wi l l  be 

replaced with one house) . This wi l l  result  in fewer cars ,  less l ight ing, reduced 

domest ic curt i lage across the s ite and less domest ic act iv ity .  Also , condit ions can 

be attached to any potent ia l  permiss ion that wi l l  prov ide the counci l  with control  

regard ing landscap ing and l ight ing across the s ite .  

ACCESS 

3.43 :  Access onto the farm f rom Bighton Lane wi l l  remain as  ex i st ing.  No s ign i f icant  

changes are being proposed for the entrance to the s ite which provides  

appropriate v is ib i l i ty and width to accommodate a l l  traf f ic associated with the 

s ite . Improvements to the qual ity and management  of the hedging on the eastern 

boundary is  included which wi l l  improve the visua l appearance as  wel l  as the 

biodivers ity va lues along Bighton Lane in the future.  
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F igure  10 :  Proposed  access  ar rangement   

3 .44 :  Once with in the s ite , the track sp l i t s  to provide a separate access t rack to the 

new dwel l ing and the farmyard . The farmyard access wi l l  use the ex ist ing track .  

This route wi l l  be resurfaced in tarmac and widened to provide a cont inuous 4m 

width . Hedges along this  route wi l l  be revi ta l ised through a combinat ion of  

management improvement and replant ing .  The track wi l l  therefore be less v is ib le 

to views in the landscape due to improved hedgerow screening on ei ther s ide of 

i t .  

3 .45 :  The access to the new dwel l ing wi l l  be v ia a new dr iveway. The dr ive wi l l  wind 

through the edge of the northern f ie lds and sweep down into the ‘bottom’ to 

revea l the front e levat ion of the new farmhouse.  This new access dr ive has been 

des igned to work with exist ing leve ls on the s ite .  

3 .46 :  The pract ica l reasons for the segregat ion of res ident ia l  and farm traf f ic are the 

opportunity to reduce conf l ict and provides  greater f lex ibi l i ty for  large farm 

vehic les/machinery with reduced manoeuvr ing capac ity .  

3 .47 :  The res ident ia l  dr iveway is  to be surfaced in a bound gravel .  This gives a clear  

visual c lue of the change of tone of this  area and the increas ing ly pr ivate nature 

of the area. This mater ia l  is  a lso appropriate because it  of fers the benef it  of  

being more permeable than tarmac. This is  sui table in this  area where the weight  

requirements of the farm access are not required.  

3.48 :  The res ident ia l  dr iveway is  to be bordered by pleached trees which are set at a 

r ight angle to the dr iveway and break up the view of the northern frontage of  

the res idence , from both those moving a long the dr iveway and longer views fr om 

the north.  As shown in Figure 10 , v ineyard p lant ing wi l l  be located to the north 

of the access dr ive provid ing screening / a backdrop to the track .  
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3.49 :  The exist ing publ ic footpath running through the s ite wi l l  be retained but 

restored to its  histor ica l a l ignment as it  wi l l  better ass ist  wi th the Appl icant ’ s  

management p lans for the farm. This has a number of benef its  includ ing :  

•  Al lowing the creat ion of an enclosed lane feature which wi l l  improve 

biodivers ity and reduce ground water run -of f  in this  area; and  

•  Creat ing a quieter and less confus ing route through the centre of the s ite by 

segregat ing walkers from farm vehic les .  

F igure  11 :  Current  route  o f  footpath  i n  ye l low,  res tored route  o f  footpath  in  red .  

3.50 :  For context ,  i t  is  noted that the Appl icant is  very keen to br ing about a landscap e 

enhancement by putt ing two overhead power l ines running across the s ite 

underground. At the t ime of the appl icat ion it  is  not poss ib le , due to ongoing 

technica l discuss ions and feas ibi l i ty work to conf irm these works ,  which it  is  

understood would not require p lanning consent (as permitted development) .  

However , the fol lowing points al l  conf irm the cl ient ’s  commitment to br inging 

this  forward i f  feas ib le :  

•  The Appl icant  took advice before decid ing to purchase the property on 

removing overhead powerl ines .  

•  On 30th July 2020 Waterfox , consult ing eng ineers , approached SSE, the 

owners of the overhead l ines , and appl ied to divert/underground the two 

l ines . This was two months before the appl icants acquired the property in 

September 2020.  

•  In December 2020 the Appl icant had further direct d iscuss ions with SSE.  
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•  The Appl icant contacted SSE in February 2021 to advance the matter and a 

response from SSE regard ing the issues associated with removing the 

powerl ines was received in March 2021.  

•  The Appl icant then commiss ioned a Quant ity Survey ing f irm, Synergy LLP,  

with s ign i f icant expert i se and exper ience in the undergrounding of  LV and 

HV l ines to undertake a quick quantum survey of the costs .  

•  The Appl icant has engaged Gosscha lks LLP,  a law f irm with cons iderab le 

expert ise in this  area to provide advice and act for him to seek to ul t imate ly 

del iver the removal of the overhead power l ines .  

3 .51 :  The Appl icant is  therefore conf ident that i t  wi l l  be poss ib le , post -planning 

consent , to remove the powerl ines . This would enhance their o wn amenity and 

enjoyment of the proposed property and also provide a further landscape 

enhancement, in addit ion to those proposed as part of the planning appl icat ion .   

SUSTAINABILITY 

3.52 :  Sustainab le des ign pr incip les are fundamental to the ethos of  the proposed 

replacement house at  Bighton Bottom Farm. These s it  in tandem with sustainab le 

proposals for the landscape, which br ings ecolog ical and n itrate benef its .  The 

environmental strateg ies and sustainab le technolog ies that form part of the 

proposal inc lude:  

•  Ground Source Heat Pumps.  

•  Solar Photovolta ic Panels .  

•  Wall Construct ion (natural insulat ion) .  

•  Dayl ight and Solar Shading .  

•  Rainwater Harvest ing .  

•  Natura l Vent i lat ion .  

3.53 :  The appl icat ion is  supported by an Energy Statement which conf irms that th e 

proposed dwel l ing reduces CO2 emiss ions over bui ld ing regulat ions by 

approximate ly 44% and reduces energy consumption by approximate ly 26%.  

PRECEDENT DEVELOPMENT  

3.54 :  A rev iew of recent p lanning decis ion made by Winchester City Counci l  for 

replacement dwel l ings  conf irms that a range of modern des igns  have been 

approved with in the d istr ict .  

3 .55 :  A recent decis ion at Windrush Cottage, Compto n (ref :  20/02336) approved the 

replacement of a cottage of some 165sqm with a contemporary 2 -storey dwel l ing 

of some 661sqm.  
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3.56 :  In approving th is  appl ica t ion , the off icer  report states that  ‘whi lst  the 

replacement house wi l l  be more visual ly prominent tha n the one it  wi l l  rep lace 

(due to its  s ize , des ign and posit ion) the part icular circumstances of the s ite 

means that v isual impact wi l l  not  be s ign i f icant .  In any event ,  the house i f  of a 

high qual ity des ign , us ing high qual ity mater ia l s ’ .  

F igure  12 :  Approved la yout / l andscape p lan  a t  Windrush  Cot tage  

3 .57 :  Only a short distance away from Bighton Bottom Farm is Hawthorns , Barnetts  

Wood Lane, B ighton a very modern  and substant ia l  replacement dwel l ing 

(reference 16/03523) .  The scheme involved the demolit ion of an exist ing 3 

bedroom dwel l ing and garage (127sqm) and its  replacement with a 5 bedroom 

dwel l ing and detached tr ip le garage ( in excess of 380sqm).  
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F igure  13 :  Approved la yout / l andscape p lan  a t  Hawthorns  

F igure  14 :  Approved e levat ions  a t  Hawthorns  

3 .58 :  In approving the replacement dwel l ing at Hawthorns , the off icer report is  s i lent  

on the contemporary des ign approach taken as part of this  sch eme.  

3.59 :  Keepers Cottage , Drove Lane (ref :  12/02103/FUL) , is  another contemporary 

dwel l ing that has been approved by the counci l  rep lacing a tradit ional dwel l ing .  

The off icer report acknowledges that ‘whi lst  the approach is  contemporary in 

terms of form and art icu lat ion , the des ign  is  actual ly very contextua l .  More 

speci f ica l ly ,  the hor izontal i ty const itutes a response to the landscape context .



PLANNING STATEMENT  PREPARED BY 

BIGHTON BOTTOM FARM /  MR & MRS CHARLES GONSZOR  RURAL SOLUTIONS LTD  

 

25 

 

F igure  15 :  Sket ch  perspect i ve  o f  approved rep lacement  dwe l l ing  a t  Drover  House  

3 .60 :  I t  is  c lear from the above examples that contemporary des ign can be acceptab le 

where it  takes reference from the loca l context , as is  the case at Bighton Bottom 

Farm, from the pos it ioning within the s ite through to the use of  mater ia ls  that  

reference f l int and Malestone that are typica l to the  local area .  
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4 .  LOCAL AND NATIONAL PLANNING POLICY  

4.1:  Sect ion 38 (6) of the Planning and Compulsory Purchase Act 2004 and Paragraph 

2 of the National Planning Pol icy Framework (NPPF) explain that the start ing 

point for the determinat ion of p lanning appl icat ions is  the development plan and 

the determinat ion of an appl icat ion must be made in accordance with the plan 

unless mater ia l  cons iderat ions ind icate otherwise. Paragraph 2 also qual i f ies that  

the NPPF is  a mater ia l  cons iderat ion in determining app l icat ions .  

THE DEVELOPMENT PLAN 

The Development Plan for Winchester City Counci l  inc ludes :  

•  Local Plan Part 1 –  Jo int Core Strategy (adopted  2013) .  

•  Local Plan Part 2 –  Development Management and Al locat ions  (adopted 

2017) .  

•  Supplementary Planning Document –  High Qual ity P laces (2015) .  

4 .2 :  There is  no known (adopted or emerging) Loca l Neighbourhood Plan for the 

area .  

4 .3 :  LPP1 Pol icy MTR4 Development in the countrys ide essent ia l ly def ines what i s  

cons idered as open countrys ide and what development except ions would be 

permitted in open countrys ide. The pol icy i s ,  however , s i lent on replacement 

dwel l ings . Despite this ,  the pol icy advises  that development proposed in 

accordance with this  pol icy should not cause harm to the character and landscape 

of the area or ne ighbouring uses , or create inappropriate noise/ l ight and traf f ic 

generat ion .  

4.4 :  LPP2 Pol icy DM23 Rural Character adv ises that development proposals which 

accord with the Development Plan wi l l  be permitted where they do not have an 

unacceptab le ef fect on the rural  char acter  of the area, by means of v isua l  

intrus ion, the introduct ion of incongruous features , the destruct ion of loca l l y  

character ist ic rura l assets ,  or by impacts on the tranqui l l i ty of the environment .  

4 .5 :  The pol icy references that  replacement dwel l ings should  not be 

disproport ionately larger than the one being replaced when read in conjunct ion  

with Pol icy DM3.  

4.6 :  The support ing text  to Pol icy DM23 als o conf irms that the use of modern 

mater ia ls  and sty les i s  not ruled out provided the character of  the area is  

maintained and enhanced and the v is ual impact is  carefu l ly cons idered.  

4.7 :  LPP2 Pol icy DM3 specif ica l ly seeks to reta in the stock of ex ist ing smal ler   

dwel l ings in the countrys ide . Smal ler dwel l ings are def ined as those with gross  

externa l f loorspace of up to 120  sqm. on the date of the adopt ion of this  the 

Plan , or as or ig inal ly constructed –  whichever is  the later .  The pol icy adv ises that 
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any such dwel l ing wi l l  be permitted to be extended or replaced by up to 25% of 

its  or ig ina l s ize .  

4 .8 :  As the exist ing dwel l ing at  Bighton Bottom Farm exceeds the  120sq .m. threshold 

in pol icy DM3, the issue of disproport iona l i ty  does not ar ise and that the issue 

of appropriateness of the new dwel l ing wi l l  be cons idered aga inst the 

cons iderat ions set out in Pol icy DM23.  

4.9:  LPP1 Pol icy CP13 High Qual ity Design states that new development wi l l  be 

expected to meet the highest standards of des ign and qual i f ies by cr iter ia how 

this wi l l  be demonstrated.  The support ing text to th is  pol icy states that the 

fol lowing object ive (amongst a number) s hould be ach ieved:  

New development (which inc ludes hard and soft landscap ing) should connect  

seamless ly to surrounding development in terms of layout , sca le , form, 

enc losure, space and mater ia ls  and, where appropriate , take the opportunity 

to enhance the publ ic realm . 

4.10 :  This des ign pol icy ,  aga in at the support ing text ,  spec i f ical ly  references 

contemporary des ign :  

New development should complement but  not seek to mimic exist ing 

development and should be of i ts  t ime.  The Counci l  wi l l  encourage a 

contemporary approach to new des igns which respect and respond posit ively 

to the context , local d ist inct iveness and sense of place in terms of  layout ,  

scale , form, space and mater ia ls  

4.11 :  This pol icy approach is  therefore highly of  key reference when assess ing the 

proposed development at Bighton Bottom Farm. 

4.12 :  Similar ly ,  LPP2 Pol icy DM15 Local Dist inct iveness advises that development 

should respect the qual it ies ,  features and character ist ics that contr ibute to the 

dist inct iveness of the loca l area .  

4 .13 :  LPP1 Pol icy CP11 Sustainable low and zero carbon bui lt  development states that  

that development should achieve the lowest levels of carbon emiss ions and water  

consumpt ion which is  pract ical and v iab le.  

4 .14 :  LPP1 Pol icy CP16 Biodivers ity states that the Loca l Planning Authority wi l l  

support development which maintains ,  protects and enhances b iodivers ity across  

the Distr ict ,  del iver ing a net ga in in biodivers i ty .  

‘High-Quality Places ’  (2015) Supplementary Planning Document  

4.15 :  Winchester City Counci l  has adopted a Supplementary Planning Document  t it led 

‘High-Qual ity P laces ’ (2015) to support the decis ion taking exerc ise.  

4 .16 :  The SPD ident i f ies des ign cr iter ia against which planning appl icat ions  in the area 

wi l l  be assessed and provides further deta i led des ign guidance to encourage h igh 
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qual ity des ign which takes into account local d ist inct iveness and sustainable 

des ign pr incip les .  

4 .17 :  At paragraph 1 .10 th is  document states :  

This SPD does not attempt to impose arch itectural sty les or part icu lar tastes , 

nor does it  seek to st i f le innovat ion , or ig inal i ty or in it iat ive . Rather i t  seeks 

to provide a c lear framework to support both tradi t iona l and contemporary 

des ign solut ions which are high qual ity and respond posit ively to local  

dist inct iveness (paragraph 60 of the NPPF) .  

4 .18 :  Whilst acknowledged that paragraph 60 of the NPPF has been deleted , th is  

object ive must be g iven high s ign i f icant  weight by the counci l  in the 

determinat ion of such appl icat ions .  

4 .19 :  At paragraph 2 .7 the document reviews s ite context and pos it ively s tates that :   

There are near ly a lways var ious des ign solut ions , based on either t radit iona l 

or contemporary des ign pr inc ip les .  However , whatever des ign so lut ion is  

proposed, this  needs to be contextua l in its  approach and h igh qual ity .   

4 .20 :  At paragraph 3 .4 the SPD states :  

Opportunit ies near ly a lways exist to incorporate high -qual ity contemporary 

des ign . This helps to provide added visual interest ,  v ita l i ty and legib i l i ty .  

However , the des ign needs to be heavi ly informed by the context .  

4 .21 :  The SPD inc ludes a sect ion on contemporary mater ia ls  which states that modern 

mater ia ls  can be very ef fec t ive when used as part of contemporary des ign 

solut ions , ut i l is ing either modern or tradit ional bu i ld ing forms.  

4.22 :  I t  is  c lear from the SPD that the counci l  encourages h igh -qual ity des ign that is  

contemporary in nature, providing it  is  informed by the context .  

THE NATIONAL PLANNING POLICY FRAMEWORK 

4.23 :  Whilst i t  is  acknowledged that the Development Plan is  the start ing point for the 

determinat ion of any p lanning appl icat ion , the NPPF is  a mater ia l  cons iderat ion 

which must be taken into account in planning decis ion s .  

Presumption in Favour of Sust a inab le Development  

4.24 :  The NPPF is  c lear ,  at paragraph 10, that suitable development should be pursued 

in a pos it ive way, at the heart of the Framework is  a presumption in favour of  

sustainable development.  

4 .25 :  The presumption of sustainable development is  out l ined in paragraph 11 which 

states :  
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•  Plans and decis ions should apply a presumption in favour of sustainable 

development .  

•  For decis ion taking , th is  means approving development proposa ls that  

accord with the development plan without de lay.  

4 .26 :  There are three d imensions to susta inable development : economic, social and 

environmental .  These dimens ions g ive r ise to the need for a planning system to 

perform a number of d i f ferent roles .  

•  An economic role –  to help bui ld a strong, responsive  and competit ive 

economy, by ensur ing that suf f ic ient land of the r ight types is  avai lab le in the 

r ight places and at the r ight t ime to support growth, innovat ion and improved 

product iv ity and by ident i fy ing and coordinat ing the provis ion of  

infrastructure .  

•  A social ro le –  to support strong, v ibrant and healthy communit ies ,  by 

ensur ing that a suff ic ient number and range of homes can be provided to 

meet the needs of present and future generat ions and by foster ing a wel l -

des igned and safe bui lt  env ironment, w ith access ib le serv ices and open  

spaces that ref lect current and future needs and support communit ies ’  health, 

socia l and cu ltura l wel l -being.  

•  An environmental role –  to contr ibute to protect ing and enhancing our 

natura l ,  bu i l t  and histor ic env ironment, in cluding making ef fect ive use of land , 

help ing to improve b iodivers ity ,  us ing natural resources prudent ly ,  minimis ing 

waste and pol lut ion and mit igat ing and adapt ing to cl imate change , including 

moving to a low carbon economy.  

4.27 :  I t  is  evident that the proposed development wi l l  resu lt  in a number of such 

benef its ,  as highl ighted in a later sect ion of this  submiss ion, that wi l l  be a mater ia l  

cons iderat ion in the determinat ion of the appl icat ion .  

Design 

4.28 :  The importance of good des ign in the p lanning system is c lea r ly out l ined in 

paragraph 124 of the NPPF:  

The creat ion of high-qual ity bu i ld ings and places is  fundamenta l to what the 

planning and development process should ach ieve. Good des ign is  a key 

aspect of sustainab le development , creates better places in which to l ive and 

work and helps make development acceptab le to communit ies .  

4 .29 :  Signi f icant cons iderat ion has been given to paragraph 131 of the NPPF which 

states :  

In determining an appl icat ion , great weight should be given to outstanding 

or innovat ive des igns which promote high leve ls of sustainabi l i ty or  help raise 
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the standard of  des ign more general ly in an area, so long as they f i t  in with 

the overa l l  form and layout of the ir surroundings .  

4 .30 :  I t  is  evident from the plans package and Des ign Statement submitted that  the 

proposed dwel l ing has  been des igned to the highest standard, ut i l i s ing loca l ly  

referenced mater ia ls  and features to help blend the development with the 

exist ing landscape sett ing. Sustainable des ign pr inc ip les wi l l  be appl ied across the 

scheme to deve lop a low impact  proposa l  that is  appropriate to both the 

demands and sett ing of the dwel l ing . Great weight should therefore be 

apport ioned to the high  qual ity des ign of the proposed redevelopment in the  

determinat ion of the forthcoming appl icat ion .  

The Natural Env ironment 

4.31 :  I t  is  important to note from the outset that the NPPF does not , unl ike prev ious 

National P lanning Pol icy ‘protect the countrys ide for its  own sake ’ .  

4 .32 :  Rather than the blanket protect ion of the countrys ide offered by prev ious 

Nat ional Pol icy , the NPPF seeks to protect the greenbelt ,  va lued landscapes 

(paragraph 170) , networks of biod ivers ity (paragraph 170) , green infrastructure 

(paragraph 171) , landscape and scenic beauty in Nat ional Parks and Areas of 

Outstanding Natural Beauty (paragraph 172) ,  and pr ior ity hab itats and pr ior ity 

species (paragraph 174) .  

4 .33 :  Whilst the s ite is  not located with in a des ignated landscape, part icu lar care has  

been taken by the c l ient to ensure that the des ign of each structure wi l l  result  

in an enhancement to the landscape sett ing.  

4 .34 :  The appl icat ion proposes landscape and ecology strategies that shal l  work in 

tandem to provide a s ign i f icant biodivers ity net ga in across the landhold ing , as  

referenced in the fo l lowing sect ion .  
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5 .  ASSESSMENT OF PROPOSED DEVELOPMENT 

AGAINST POLICY  

5.1:  This sect ion sets out the key planning cons iderat ions that are mater ia l  in the 

determinat ion of this  appl icat ion .  

PRINCIPLE OF DEVELOPMENT 

5.2:  The appl icat ion s ite i s  outs ide any sett lement boundary , on land def ined as  

countrys ide where res ident ia l  development i s  general ly res isted . LPP1 Pol icy 

MTRA4 - Development in the Countrys ide does not speci f ica l ly reference 

replacement dwel l ings in the types of development which wi l l  be permitted in a 

countrys ide locat ion .  

5.3 :  Whilst LPP1 Pol icy MTRA4 does not cover replacement dwel l ing, this  form of  

development is  assessed in LPP2 Pol icy DM23 - Rural Character .   

5 .4 :  Pol icy DM23 seeks to protect the character of rura l areas by res ist ing 

development which wi l l  be visua l ly intrus ive,  introduce incongruous features or  

destroy character ist ic rural assets .   

5 .5 :  The pol icy also indicates that ,  in the context  of LPP2 Pol icy DM3, replacement 

dwel l ings should not be disproport ionate ly larger than those being replaced . The 

Counci l 's  assessment as to whether the replacement is  disproport ionate ly larger  

than that which is  replaced takes place in the context of LPP2 Pol icy DM3 which 

seeks to protect the exist ing supply of smal l  dwel l ings in the countrys ide - i .e .  

those under 120sqm.  

5.6 :  In order to retain the s tock of smal ler dwel l ings in the d istr ict  pol icy DM 3 state 

that rep lacement dwel l ings can only increase by up to 25% of their or ig ina l  

f loorspace.  

5 .7 :  Because the ex ist ing dwel l ing at Bighton Bottom Farm  is in excess of  the 120sqm 

threshold in Pol icy DM3, the pol icy provides no restr ict ion on the potent ia l  % 

increase in f loor area that may be cons idered acceptab le .  

5 .8 :  As such the issue of d isproport iona l i ty in terms of the proposed f loor area does 

not ar ise. The Counci l ' s  assessment of the appropriateness of the new house is  

aga inst the other cons iderat ion set out in DM23 specif ical ly the v isual ,  phys ica l  

and tranqui l l i ty ef fects  of any development upon the rural character of an area 

must be cons idered .  

5 .9 :  In conclus ion , the proposed replacement of the exist ing dwel l ing is  acceptab le in 

pr inc ip le provided it  meets the requirements of other loca l plan pol ic ies .   

FALLBACK POSITION 

5.10 :  The start ing point for any decis ion maker is  the development p lan . I f  a proposa l 

is  contrary to the development plan then the decis ion maker must  determine 
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whether there are any mater ia l  cons iderat ions which outweigh that conf l ict .  In 

the present case , i t  would appear that  the grant  of p lanning permiss ion is  

acceptab le to pol icy because there is  an exist ing permanent dwel l ing. There is  

a lso a Class Q consent which provides addit ional res ident ia l  footpr int across the 

s ite .  

5 .11 :  The Court of Appeal in Mansel l  v Tonbridge and Mal l ing Borough Counci l  (2017) 

EWCA Civ1314 has c lar i f ied when a fa l lback development may be a mater ia l  

cons iderat ion for an al ternat ive development scheme.  

5.12 :  The case referenced above concerned an appeal of the f irst instance decis ion of  

Garnham J in dismiss ing a c la im for jud ic ia l  review of a p lanning permiss ion 

granted by Tonbr idge and Mal l ing Borough Counci l .  The development being the 

demolit ion of a barn and bungalow and the construct ion of four detached 

dwel l ings .  

5 .13 :  In this  case , Class Q in the Town and Country Planning (General  Permitted 

Development) Order 2015 (“GPDO”) author ised the barn to be converted into 

up to three res ident ia l  units subject to a combine d f loorspace of up to 450sqm. 

The resultant ef fect being there could be four res ident ia l  dwel l ings ( i .e .  the 

converted barn into three dwel l ings and an exist ing bungalow) on the s ite 

pursuant to th is  GPDO planning route . Such four dwel l ings being the same 

number of un its for the proposed re -development of the s ite .  

5 .14 :  The chal lenge by the appel lant concerned whether there was a ‘real prospect ’  o f  

development under the Class Q GPDO rights on the lack of contemporaneous 

evidence that the landowner had contemplat ed such development .  

5 .15 :  Lindblom LJ conf irmed the lega l cons iderat ions in determin ing th e mater ia l i ty of  

a fa l lback posit ion as a planning judgement were:  

•  The bas ic pr inc iple is  that for a prospect to be a “real prospect”, i t  does 

not have to be probable or l ikely :  a poss ibi l i ty  wi l l  suf f ice.  

•  There is  no rule of law that ,  in every case, the " real prospect"  wi l l  depend,  

for example , on the s ite hav ing been al located for the alternat ive 

development in the development p lan or planning permiss ion hav ing been 

granted for that development, or on there being a f irm des ign for the 

alternat ive scheme, or on the landowner or developer having sa id precise ly 

how he would make use of any permitted development r ights ava i lab le to 

him under the GPDO. In some cases that degree  of clar ity and commitment 

may be necessary;  in others , not . This wi l l  a lways be a ma tter  for the 

decis ion maker 's planning judgment in the part icu lar c ircumstances of the 

case in hand.  

5.16 :  He then concluded that the c lear des ire of the landowner to develop an d 

maximise the value of  the s ite was suff ic ient to demonstrate there was a real  
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prospect to the Class  Q GPDO fal lback posit ion in this  case . Therefore, the 

counci l  made no error in law in g iv ing mater ia l  weight to such a fa l lback posit ion .  

5.17 :  The City Counci l  has  recent ly handled an appeal on appl icat ion reference 

19/02107/FUL concern ing a rep lacement dwel l ing at The Tree Nursery , Shedf ie ld . 

The appl icant was seeking to trade so lely from a Class Q approval  

(17/01939/PNACOU).  

5.18 :  The appeal (ref :  APP/L1765/W/20/3247307) was al lowed in December 2020 with 

the appointed Inspector acknowledging that :  

“The pr inc iple establ ished by the grant of pr ior  approva l represents a genuine 

‘ fa l lback ’ pos it ion and there is  every prospect that the bui ld ing would be 

converted to a dwel l ing should th is  appeal fa i l . ”  

5 .19 :  In a l lowing the appeal the Inspector noted that :  

“The proposal would conf l ict with the development plan taken as a whole.   

However , there is  a genuine ‘ fa l lback’  pos it ion and one which is  greater than 

theoret ica l .  I  have at tached th is  s ign i f icant weight in the p lanning balance.  

The proposal would be s imi lar  to the fa l lback in impacts of traf f ic generat ion 

and the addit iona l v isual impact of a larger bui ld ing and res ident ia l  curt i lage 

would be capable of being mit igated throu gh h igh qual ity landscaping. I  

therefore conclude that there are mater ia l  cons iderat i ons suf f ic ient to 

outweigh the conf l ict  with the development plan . The s ite is  a suitable 

locat ion for a dwel l ing and the proposal  would not be mater ia l ly  detr imenta l 

to p lann ing interests .”  

5 .20 :  The dif ferences between this  case at Shedf ie ld and the subject s i te are s ign i f icant  

in that :  

•  There is  an exist ing dwel l ing at the s ite .  

•  The exist ing dwel l ing i s  very poor in its  env ironmenta l performance.  

•  The development at  Bighton Bottom Farm proposes to s ign i f icant ly enhance 

the v isua l qual i ty of the whole farm in terms of landscaping and removal of  

bui ld ings .  

•  A development at Bighton Bottom Farm would br ing s igni f icant investment 

in the enhancement of biodivers ity .   

•  The intent ion is  to br ing forward a house and associated landscape of  

outstanding or innovat ive des ign which promotes high levels of susta inabi l i ty ,  

help ra ise the standard of des ign more genera l ly in the area .  

5 .21 :  As part of the recent Shedf ie ld appeal ,  the counci l  appeared to  accept that pr ior 

approva l under Class Q is a val id a mater ia l  fa l lback posit ion and  subsequent ly 
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went on to assess the detai l  of the appl icat ion e .g .  landscape impact of the 

convers ion and replacement schemes .  

5 .22 :  I t  is  c lear that a l l  of the exist ing bui ld i ngs at Bighton Bottom Farm have an impact  

upon the landscape sett ing, both through their poor qual ity (visual ly) and 

potent ia l  l ight ing across the s ite , even as farm bui ld ings .  

5 .23 :  There is  a lso the fa l l -back posit ion of the approved Class Q convers ion on s it e 

which,  when implemented, would br ing forward greater levels of  uncontro l led 

impact though the introduct ion of  more cars  and vehic le movements , a greater 

level of l ight ing , increased domest ic curt i lage across the s ite and more domest ic 

act iv ity .  

5 .24 :  The Appl icant has a strong des ire to develop a dwel l ing on the s ite , incorporat ing 

the ‘theoret ica l ’  footpr int of the dwel l ings as  consented by the Pr ior Approval 

on s ite , but cons iders  that a wel l -des igned new dwel l ing wi l l  g ive r ise to far  

greater social and envi ronmenta l benef its ,  than could be ach ieved by the 

convers ion scheme. Furthermore, t he proposed development would al low the 

LPA to apply condit ions to an approval control l ing the above matters .  

DESIGN 

5.25 :  I t  is  evident from the plans package and Des ign Statemen t submitted that the 

proposed dwel l ing responds posit ively to Pol icy CP13 in that it  has been des igned 

to the h ighest standard , ut i l is ing local ly  referenced mater ia ls  and features to he lp 

blend the development with the ex ist ing landscape sett ing .  I t  is  cons idered that  

the des ign responds posit ively to Pol icy CP15.  

5.26 :  The arrangement and layout of  the farmstead in re lat ion to the farmyard and 

bui ld ings has been careful ly cons idered to ref lect typ ica l 19th Century farmstead 

arrangements in Hampshire. The development proposals are proport ionate to 

the nature and scale of the s ite ,  replac ing the ex ist ing farm bui ld ings whi lst  

represent ing a reduct ion in overal l  mass ing .  

5 .27 :  The new house is  a contemporary des ign but  tradit iona l bu i ld ing mater ia ls  and 

techniques wi l l  be used to honour loca l history but in a modern idiom. The 

proposed br ick is  longer and th inner than a convent ional br ick and the colour 

tone and texture references the loca l f l int and histor ic use of M almstone within 

the Hampshire area. The palette is  intended to be muted and represent the 

natura l tones seen through the s ite to sens it ive ly locate the bui ld ing with in its  

context .  

5 .28 :  Located on the western s ide of the proposed farmyard and to the north of th e 

wal led garden is  a large compost area and a stable blo ck. Across the yard and on 

the eastern s ide wi l l  be a new land management bui ld ing. The sca le of th is  

bui ld ing and its  appearance wi l l  rep l icate a modern agr icu ltural barn .  
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LANDSCAPE  

5.29 :  As has been re ferenced throughout this  submiss ion , there are great amb it ions 

for the management and enhancement of the s ite ’s  landscape, ecology and 

biodivers ity .  

5 .30 :  The Appl icant is  of the opinion that the farm in its  current format does not work 

either as a v iab le agr icu ltura l bus iness or as a way of successfu l ly managing the  

land . Consequent ly this ,  a long with a need to demonstrate how the architectural  

elements of th is  appl icat ion wi l l  be seen in context with the wider vis ion for the 

farm. 

5.31 :  Beyond the proposed bui ld ings ,  the Appl icant plans to move away from bas ic 

arable farming and develop a more forward - looking and ecologica l ly sens it ive 

farm with vines , lavender , wi ld f lower f ie lds ,  etc, with s igni f icant new plant ing to 

ass ist  biod ivers ity and sustainabi l i ty  resu lt ing in a b iodivers ity net -ga in of 43 .67% 

across the landhold ing and a 16.82% betterment of hedgerows across the s ite .  

Detai ls  of the wider land management are provided in the submitted Landscape 

Design Statement which accompanies th is  appl icat ion .  

5.32 :  The des ign of  the property and its  landscape context is  such that  th e house 

should s it  with in its  surroundings not upon it .  The landscape des ign is  intended 

to sweep up to the property and there wi l l  be very l i t t le by way of formal  

gardens , the proposed curt i lage reta ining a close relat ionsh ip with the proposed 

dwel l ing .  

5 .33 :  As noted, the appl icat ion includes a Landscape and Visua l Impact Assessment . 

The landscape and v isual ef fects of the proposals have been assessed and found 

to result  in a combinat ion of neutral and benef ic ia l  post construct ion and res idua l 

ef fects .  

5 .34 :  Overal l ,  the visual assessment showed that the development s ite is  v is ib le from 

l imited local v iewpoints in the wider countrys ide, pr incipal ly the footpath to the 

south-east of the s ite , apart from at close r ange with in or at the boundary of the 

s ite .  

5 .35 :  The LVIA concludes that there wi l l  be no s igni f icant adverse res idual ef fect on 

the landscape, or on views from a publ ic or pr ivate locat ion, caused by the 

proposals and that overal l ,  the landscape proposals for the s ite wi l l  enhance the 

landscape assets ,  loca l  dist in ct iveness , sense of place and sett ing of the loca l 

area .  

5 .36 :  I t  is  noted that the publ ic footpath which runs through the s ite wi l l  be returned 

to its  histor ical a l ignment on the opposite s ide of the hedge row. This histor ica l ly  

has a number of benef i ts ;  

•  Al lowing the creat ion of an enclosed lane feature which wi l l  improve 

biodivers ity and reduce groundwater run -of f in this  area ; and 
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•  Creat ing a quieter and less confus ing publ ic route through the centre of the  

s ite by segregat ing walkers from farm vehicles .  

5 .37 :  The development proposals have carefu l ly cons idered the Local P lan pol ic ies in 

relat ion to landscape related pol ic ies ,  spec i f ical ly Pol ic ies MTRA 4, CP13, CP15,  

CP16, and CP20.  

5.38 :  I t  is  o f s igni f icance that the  s ite current ly has  permiss ion for the convers ion of  

an ex ist ing barn for use as three dwel l ings , each with an approved res ident ia l  

curt i lage to the east  of the barn. Should the proposed appl icat ion to 

redevelopment the s ite not be accepted by the counci l ,  the fa l lback opt ion of  

convert ing the barn wi l l  take pl ace . I t  is  cons idered that th is  development wi l l  

result  in wider landscape impacts ,  through the des ign of the dwel l ings and the ir  

use, as wel l  as through the introduct ion of a s igni f icant level of l ight ing upon the 

landscape sett ing. Furthermore, the change of use of th is  bui ld ing wi l l  not result  

in the s igni f icant benef i ts  associated with the proposed landscape and ecolog ical  

development proposed.  

SUSTAINABILITY  

5.39 :  Sustainab i l i ty is  at the heart of the under ly ing des ign ethos . The bui ld ing i s  

des igned to be very energy ef f ic ient .  By adopt ing improvements associated with 

the bui ld ing fabr ic and construct ion techniques , a long with the introduct ion of a 

PV array and heat pump technologies , the new dwel l ing reduces CO2 emiss ions  

over bui ld ing regulat ions by approximate ly 44% and reduces energy consumption 

by approximate ly 26%.  

5.40 :  Every ef fort wi l l  be made dur ing the deta i led des ign and construct ion of  the 

house to reduce any negat ive impact  on the environment and the health and 

comfort of bu i ld ing occupants ,  thereby improving bui ld ing performance. The 

pr imary a im is  to reduce the regulated CO2 emiss ions beyond Bui ld ing 

Regulat ions fol lowing the energy h ierarchy :  

•  Be lean; use less energy .  

•  Be clean ; supply energy ef f ic ient ly .  

•  Be green; use renewable energy .  

5 .41 :  The new house wi l l  adopt a fabr ic f irst approach when it  comes to energy 

consumpt ion. This wi l l  be ach ieved by increas ing the amount of insulat ion used ,  

a irt ight detai l ing and appropriate ly se lected mater ia ls .  

5 .42 :  The homestead has been or ientated to make the most of the natural  sunl ight and 

careful ly pos it ioned overhangs wi l l  he lp to control solar ga in.  

5 .43 :  Low energy l ight ing wi l l  be used throughout , both ins ide and outs ide.  
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5.44 :  Water consumption wi l l  be carefu l ly contro l led and a sustainab le drainage des ign 

has been proposed, includ ing the reuse of water runoff and the inclus ion of a 

borehole water supply .  

5 .45 :  I t  is  cons idered that the proposed development wi l l  exceed the requirements set  

out with in LPP1 Pol icy CP11 result ing in an extremely sustainab le dwel l ing and 

an exemplar for the distr ict .  

ECOLOGY AND BIODIVERSITY  

5.46 :  A Prel iminary Ecological Assessment has been carr ied out across the wider s ite 

ownership . The s ite vis it  was undertaken in Ju ly 2020.  

5 .47 :  The report found that the farmhouse and wider farm complex did not offer the 

roost ing potent ia l  for bats due to ambient l ight and internal construct ion plus  

the presence of rodents within the roof void . The farm bui ld ings do, however , 

offer scope for birds to  nest within it  especial ly commensa l species  such as 

Hirundines and wrens .  

5 .48 :  To mit igate any potent ia l  impact upon bird species it  is  proposed that any 

demolit ion/construct ion act iv it ies should take place outs ide the nomina l b ird 

breeding season. I f  th is  is  not ach ievable then the ecolog ist wi l l  provide advice 

and potent ia l ly a watch ing br ief .  

5 .49 :  The PEA conf irms that  no further survey work is  required with respect to bats  

or barn owls .  

5 .50 :  From the outset ,  the proposed new house has been des igned to have no adverse  

impact and instead to create ecologica l enhancements . As custodians of this  s ite 

and nature lovers ,  in addit ion to the bui lt  a lterat ions , the appl icants are very 

keen to encourage biodivers ity .  The appl icants have worked with the ecolog is t  

and Landscape Architect to develop a ser ies of ecolog ical and biodivers ity 

enhancements that can be implemented across the landhold ing , in accordance 

with Pol icy CP16. These enhancements include:  

•  Management reg ime for exist ing hedgerows to create standard trees with in 

the hedge structure .  

•  Plant ing of new nat ive hedgerows across the landholding .  

•  Inc lus ion of a green roof .  

•  Extens ive new crop plant ing* across the wider landhold ing to provide an 

ecologica l ly sens it ive modern farm. At present the crops being cons idered 

are as fol lows :  

o  Vineyard  

o  Apple orchard  
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o  Sunf lowers  

o  Lavender 

o  Wildf lower meadows  

*The choice of crop plant ing referenced above have been ident i f ied by the 

appl icant and des ign team that  would speci f ical ly improve the biodivers ity of 

the s ite , improve the landhold ings f inancial  v iab i l i ty and make a posit ive 

impact upon the landscape sett ing.  

5 .51 :  Having cons idered the proposed landscaping and biodivers ity enhancements  

across the landhold ing ,  a Biodivers ity Net Gain calcu lat ion has been undertaken 

and is  submitted with this  appl icat ion . The ca lculat ion conf irms that the proposed 

development can resu lt  in a 43.67% biodivers ity enhancement across the 

landhold ing and a 16.82% betterment of hedgerows across the s ite , both of which 

should be af forded s igni f icant weight in the determinat ion of this  appl icat ion .  
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6 .  BENEF ITS 

6.1:  The proposed development wi l l  br ing with it  a number of  benef its  in 

env ironmental ,  soc ia l and economic terms , as out l ined below.  

Environmental Role 

•  A high-qual ity development to enhance the vernacular character of the loca l  

landscape.  

•  The des ign of  the proposed dwel l in g wi l l  enhance the v isua l amenity of the 

landscape sett ing and raise the level of arch itecture with in the d istr ict .  

•  The proposal shal l  retain views to the wider rural landscape due to its  low 

prof i le ,  respect ing v iews of the wider landscape.  

•  The dwel l ing has been des igned to a h igh environmenta l standard and wi l l  

incorporate a number of susta inable energy sources and can resu lt  in an 

exemplar development for the distr ict .   

•  Signi f icant opportunit ies for the development to be accompanied by wider 

landscap ing schemes to provide addit ional v isual amenity and wi ldl i fe habitat 

result ing in biodivers ity net gain across the s ite .  The proposed development 

wi l l  resu lt  in a biodivers ity net -ga in of 43.67% and a 16.82% betterment of  

hedgerows across the s ite .  

•  Regenerat ion of the farmland which has fa l len into disrepair in recent years 

through the plant ing of  new var iet ies ,  e .g .  v ines , lavender , wi ld f lowers , which 

would move the landscape away from trad it ional arab le agr iculture to a 

contemporary and environmenta l ly sens it ive modern farm.  

Social Role 

•  Creat ion of  a new dwel l ing to meet accommodation needs of the appl icant ’s  

fami ly .  

•  The house is  des igned for and to enhance its  immediate sett ing , ref lect s the 

highest standards of  architecture  and is  sens it ive to the def ining 

character ist ics of the loca l area  

Economic Role 

•  Construct ion spend into local economy. A study undertaken on behalf  of  the 

UK Contractors Group  (2009) found that a £1 investment in construct ion 

results in £2.84 in terms of benef its  to the wider economy. W hile an 

indicat ive appraisal o f the development cost for the proposed dwel l ing has 

not been undertaken at  this  stage , i t  is  cons idered that the construct ion costs 

associated with the high -qual ity development wi l l  be s ign i f icant ( l ikely to be 

mult i -mi l l ion pounds) and wi l l  de l iver a contr ibut ion to the loca l and regional  

economy.  
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•  Job creat ion dur ing the construct ion per iod.  

6.2 :  The above demonstrates how the proposed development would br ing about a 

number of economic, social and environmenta l benef its  which are to be weighed 

heav i ly in the p lanning balance.  
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7 .  CONCLUSIONS 

7.1:  The proposed development of a high -qual ity replacement dwel l ing on the s ite 

wi l l  rep lace a dwel l ing of unremarkable arch i tecture  and poor energy ef f ic iency  

and wi l l  make a s igni f icant and pos it ive contr ibut ion to the arch itectural qual i ty 

of the area.  

7 .2 :  Current ly located on the s ite are 3 large barns and a rundown farmhouse. One 

of the barns current ly has permiss ion to be converted into three separate 

dwel l ings which,  combined with the ex ist ing farmhouse,  would mean that there 

would be 4 separate dwel l ings on the s ite .  

7 .3 :  The intent ion is  that the proposed dwel l ing ,  which is  des igned to a very high 

level of qua l i ty and wi l l  represent a far more sustainab le dwel l ing than that  of  

which is  current ly on s ite , wi l l  replace the ex ist ing bui ld ings , and the new dwel l ing 

wi l l  ra ise the standard of des ign and susta inab i l i ty on the s ite .  

7 .4 :  The proposed development is  des igned to a very high standard and incorporates  

a number of sustainable des ign features , both i n its  construct ion and dai ly  

operat ion.  

7 .5 :  The proposed development wi l l  better the exist ing s ite and the approved fa l l -

back posit ion of Class Q convers ion to the exist ing barn in terms of v isua l impact ,  

l ight ing , susta inab i l i ty and biodivers ity ,  across the landhold ing. The LPA ca n 

inc lude condit ions to control this  matter .  

7 .6 :  The qual ity of the dwel l ing and the susta inabi l i ty benef its  that it  can del iver  

outweigh any harm ar is ing from the increased scale and posit ioning of the 

bui ld ing.   

7 .7 :  There are a number of  benef its  ar is ing from the development includ ing :  

•  Enhancing the appearance of the s ite by replacing the ex ist ing mix of  

relat ive ly poor qual ity bui ld ings .  

•  The dwel l ing wi l l  be sustainably bui lt  and incorporate a number of energy 

ef f ic iency measures .  

•  Use of contemporary mater ia ls  that reference loca l f l int and Malmstone, both 

of which are used histor ica l ly with in the Hampshire .  

•  Extens ive landscap ing scheme and land management.  

•  A 43.67% increase in biodivers ity across the landhold ing  and a 16.82% 

betterment of hedgerows across the s ite .  

7 .8 :  The proposed development compl ies with the relevant pol ic ies contained in the 

Winchester City Counci l  Local P lan . On that bas is ,  there is  a presumption in 
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favour of sustainab le development . There are no impacts ar is ing from the 

development which can be cons idered s ign i f icant ,  and the development proposal  

should be approved without delay .  

 

  



 

   

 

Di sc l a imer :  The  i n fo rma t ion ,  ana l y s i s  and  recommenda t ion s  w i th i n  th i s  document  a re  made  by  Ru ra l  

So l u t i on s  L im i ted  i n  good f a i t h  and  rep resen t  ou r  p ro fe s s i ona l  j udgement  on  the  ba s i s  o f  the  i n fo rma t ion  

obta i ned  f rom other s .  No s ta tement  made  w i th i n  th i s  document  may  be  deemed i n  any  c i r cums tance  to  

be  a  rep resen ta t i on ,  under ta k i ng  or  wa r ran ty  and  we canno t  a ccept  any  l i ab i l i t y  shou l d  you  re l y  on  such  

s t a tement s  or  such  s t a tement s  p rove  to  be  i na ccu ra te .  I n  p a r t i cu l a r  th e  a ch i evement  o f  pa r t i cu l a r  goa l s  

depends  on  pa r t i e s  and  f a c to r s  ou t s i d e  ou r  con t ro l .  Any  i l l u s t r a t i on s  and  otherw i se  i n  t h i s  repo r t  a r e  

on l y  i n tended  to  i l l u s t r a t e  pa r t i cu l a r  po i n t s  o f  a rgument .  
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