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1.0 INTRODUCTION & PROJECT BRIEF  

Introduction  

M H  A r c h i t e c t s  h a v e  b e e n 

commissioned by Hastoe to prepare 

a feasibility study for the addition of 

residential dwellings to the proposed 

Rural exception site at Hartley 

Wintney. 

 

The first stage of this commission is to 

prepare a report for the site. This 

report provides an opportunity to 

record and assess the project brief 

incorporating early stages of site 

analysis to ascertain whether the brief 

is likely to be achievable on site 

b e f o r e  t h e  d e s i g n  p r o c e s s 

commences. 

 

A feasibility option has been 

developed within this stage to test the 

client requirements and highlight 

where further input and site 

investigations may be required.  

 

The design for the site has considered 

Government guidance along with the 

Hartley Wintney Neighbourhood Plan. 

 

The outcomes and findings from this 

document will form the basis from 

which designs for the site are 

developed.  

 

This document sets out the study 

process undertaken to get to this stage, 

and the key rationale and principles for 

the development of a design proposal 

for the site. 

 

 

Project Brief  

The Client is seeking to address the 

existing housing need in Hartley Wintney 

by providing a rural exception site that 

aims to reduce some of this need. 

 

This development will seek to provide 17 

plots comprising affordable homes and 

self build plots and is comprised of 1 

bed, 2 bed and 3 bed units.  

 

The  project outcomes seek to provide 

much needed affordable housing in 

the area, something outlined in the 

Hartley Wintney Neighbourhood Plan. 

 

In addition, to these overall aims the 

client wishes to set out the project 

outcomes including the sustainable  

outcomes, quality aspirations and 

spatial requirements.   

 

Sustainable outcomes include new 

homes, designed with a fabric first 

approach, to ensure the  

 

 

buildings are energy efficient with 

minimal running costs.  A commitment 

to explore renewable energy also 

forms part of the brief to contribute 

toward the heating and hot water 

provision.  

 

Quality aspirations include an easy to 

navigate and friendly design that is 

robust and provide safe homes to live 

in. As well as seeking to reflect the  

rural vernacular of the area. 

 

Inclusive design is a key aim  with a 

view to including a  number of more 

accessible homes located on the 

ground floor for potential residents 

with mobility needs.  

 

The spatial requirements of the units 

will be designed to meet NPPF as a 

minimum and Part M for inclusive 

units.  
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2.0 STRATEGIC POSITION 

At a wide scale the site lies in the 

south east of England between 

Basingstoke and Reading, with good 

connections to the M3, M4 Motorways 

and the A33 , the site is close to key 

routes into London and down to the 

south coast. 

 

Winchfield railway station is situated  

around 2.6 miles to the south of the 

site. This line connects to the east & 

west line along the south coast with 

good and direct connections from 

Southampton to London.   

 

Hartley Wintney is situated between  

North East Basingstoke and South East 

Reading. All the amenities of 

Basingstoke are accessible via bus, 

train or car. 

 

There are public footpaths that run 

close to the site, the scheme would 

seek to enhance and encourage the 

use of these by any future site 

occupants. 

 

The Site is also situated close to 

Conservation areas and has some  

listed buildings nearby. 
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3.0 LOCATION WITHIN THE DISTRICT 

The site is situated on Hares Lane, to 

the north east of the main settlement 

of Hartley Wintney, a rural village. To 

the south west of the site is Hazeley 

heath, providing a large open space 

of woodland. 

 

The village sits within and close to the 

Thames Basin Heaths Special 

Protection Area, which is a biodiverse 

area and is host to a variety of bird 

species and their breeding areas.  

 

The site is located along Hares Lane 

which leads to Springwell Lane and 

Hunts Common. The road connects to 

the A323 offering connection to the 

M3 which connects London to the 

south coast. Pedestrian links exist from 

the London Road back into the 

Village centre. 

 

 

Image courtesy of Google Earth  
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4.0 SITE CONTEXT 

The site sits on the outskirts of Hartley 

Wintney, an established rural village. 

The existing land is made up of  small 

grazing paddocks. The site is a  

roughly rectangular plot of land that 

fronts onto Hares Lane. Offering good 

potential for vehicular access  from 

the  Lane.  

 

Residential properties extend to the 

east along the Lane and more 

sporadically in farmsteads to the west 

and south. 

 

Further west is the local recycling 

centre, while at the corner of London 

Road is an antiques centre. 

 

There are a number of footpath route 

that also link into the village via more 

circuitous routes. 

 

 

 

Image courtesy of Google Earth  
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5.0 NEIGHBOURHOOD PLAN 

W e  h a v e  r e v i e w e d  t h e 

Neighbourhood Plan as part of this 

design assessment and have 

identified the key elements related to 

this site below. 

Housing provisions and policy: 

• New developments include a 

mix of housing in terms of design 

and affordability to meet 

housing needs 

• Rural exception sites are 

encouraged and wil l be 

supported for small scale 

a f f o r d a b l e  h o u s i n g  o n 

exception sites that meet the 

council's criteria for rural 

affordable housing  

Landscape 

• Include green spaces and 

gardens within developments 

• Ensure adequate off-road 

parking as a part of new 

developments, avoid on street 

parking 

• Proposals that protect or 

enhance existing public rights of 

way will be supported  

Materials 

• Include traditional materials with 

local building forms 

Design Guide 

• Proposals should demonstrate how 

consideration has been given to the 

following: 

• Being proportionate to the scale, 

layout and character of surrounding 

buildings; 

• Use of external materials that 

complement the existing external 

materials in the area; 

• Provision of adequate storage for bins 

and recycling; 

• Having a varied appearance; 

• Providing good pedestrian and cycle 

connections with the town and 

countryside; 

• Providing high quality boundary 

treatment; 

• Providing appropriate cycle storage 

facilities. 

• Where appropriate and possible, 

vernacular style buildings will be 

supported which naturally follow this 

local distinctiveness. 

 

Environment 

• Protection of the distinctive views 

of the area  

• Safeguarding the conservation 

areas  

• Preserving styles and respecting 

the scale of the existing street 

scene 

• Thames Basin Heaths SPA, Site is 

within 5km of this and will require 

an assessment/survey due to 

biodiversity assets within this area.  

• Lighting - Artificial light is actively 

discouraged especially in outdoor 

areas, however external lighting 

will be supported where 

assessment has been given for 

the need for this and the 

proposed lighting is appropriate 

for use and location.  

Sustainability and tech 

• aim to be an early adopter of 

new telecommunications 

technology and national energy 

conservation policies  
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6.0 HOUSING NEED 

The following information from Hart’s 

Housing Register forms the basis of the 

housing need in the village and the 

key driver for this project. 

 

Looking at applicants with a 

connection to Hartley Wintney, this 

report shows that there are currently 

87 households registered with a 

connection to the village.  

  

The current breakdown of households 

registered on Hart's Housing Register 

with a connection to Hartley Wintney 

is as follows -  

  

Total = 87 

1 bed need = 54 

2 bed need = 17 

3 bed need = 13 

4 bed need = 3 

 

      

     

 

As you can see the numbers registered 

far outweigh the number of units which 

would be delivered on this site. This 

figure also does not take into 

consideration applicants who would 

meet the local connection to 

neighbouring parish areas through any 

S106 agreement cascade. Therefore, 

we would not have any concerns 

regarding the ability to fill any arising 

vacancies on a site in this location.  

  

Thee numbers for the 1 bed need are 

very high, however a proportion of 

these will be accounted for by older 

people who may be seeking older 

persons housing and may not wish to 

consider a move to this site.  
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7.0  NATURAL ENGLAND FEEDBACK 

The Following notes are taken from 

comments  supplied by Miranda Petty 

from Natural England in a letter dated 

10th June 2019 in relation to a 

previous proposal on the site: 

 

Discret ionary Advice Serv ice 

(Charged Advice) DAS/4608/282301 

Development proposal and location: 

17 residential dwellings at Land off 

Hares Lane, Hart ley Wintney, 

Hampshire.  

 

This advice is being provided as part 

of Natural England’s Discretionary 

Advice Service (DAS). Bell Cornwell 

has asked Natural England to provide 

advice upon potential impacts on 

designated or proposed designated 

sites. 

 

This advice is provided in accordance 

with the Quotation and Agreement 

dated 23 May 2019 and signed 29 

May 2019. 

 

The advice is based upon the 

information within the following 

documents:  

• charged-advice-request-form.pdf 

• Natural England cover letter 

13.05.2019.pdf 

• Site Location Plan 27.01.2015.pdf 

• 15_01322_FUL-NATURAL_ENGLAND

-1034466.pdf  

• 20190513101433.pdf  

 

Natural England Advice 

The application site is within the zone of 

influence of a European designated 

sites (also commonly referred to as 

Natura 2000 sites), and therefore has 

the potential to affect its interest 

features. European sites are afforded 

protection under the Conservation of 

Habitats and Species Regulations 2017 

(a s  a men de d )  ( t h e  ‘Ha b i t a t s 

Regulations’).  

 

The application site lies approximately 

395m from the nearest part of the 

Thames Basin Heaths Special Protection 

Area (SPA) which is also designated as 

the Bramshill Site of Special Scientific 

Interest (SSSI). 

 

The advice given within this letter 

extends to the interest features of the 

nearby SSSI units as well as the 

European site features. 

 

Thames Basin Heaths Special Protection 

Area (SPA) 

It is now widely recognised that 

additional housing development has 

the potential to adversely affect this 

SPA’s interest features, namely nightjar, 

woodlark and Dartford warbler, which 

are the Version dated 12.06.08 2 three 

internationally rare bird species for 

which it is classified. The mitigation 

strategy for additional dwellings within 

5km of the SPA is clearly set out by the 

Thames Basin Heaths SPA Joint Strategic 

Partnership Board, through a Delivery 

Framework which was endorsed in 

February 2009. The principles have been 

embedded in Hart’s Interim Avoidance 

Strategy for the Thames Basin Heaths 

SPA and the emerging Local Plan. These 

documents also refer to a 400m 

‘exclusion zone’ around the sites where 

residential development is unlikely to be 

permitted due to unavoidable impacts 

upon the integrity of the SPA at this 

close proximity. 

 

The avoidance and mit igat ion 

measures accepted for developments 

between 400m and 5km distance from 

the Thames Basin Heaths SPA are the 

provision of, or contribution to existing, 

S u i t a b l e  A l t e r n a t i v e  N a t u r a l 

Greenspace (SANG) & financial 

contributions to the Strategic Access 

Management and Monitoring (SAMM) 

of the SPA. These measures can 

therefore ensure that development can 

come forward in these areas providing 

the mitigation can be appropriately 

secured in advance of any planning 

permission being granted. 

 

The ‘Site Location Plan 27.01.2015.pdf’ 

submitted under this DAS request shows 

that the majority of the development 

site lies outside of the 400m zone from 

the SPA site, however it appears that a 

small corner (approximately 5m) to the 

north west of the site may lie within the 

400m zone. If this area is comprised of 

residential curtilage and does not 

include any access roads or built 

development then Natural England’s 

view is that, in this location, it would be 

unlikely to cause any additional likely 

significant effects on the SPA, above 

that which would be expected at over 

400m away.  

Therefore, as long as mitigation 

measures could be secured, including 

SANG and SAMM as referenced above, 

then we would not object to the 

proposed development in principle. 

 

Reviewing the drawn site plans 

referenced ‘20190513101433.pdf’ it 

appears that the residential boundary 

may in fact avoid the area within 400m 

of the protected site which would 

ensure that there were no conflict with 

the 400m zone at all. This would 

definitely ensure that the proposals 

could come forward without a likely 

significant effect on the SPA, providing 

SANG and SAMM were secured as per 

the Hart Interim Avoidance Strategy. If 

this was the case then Natural England 

would agree that the development 

could be acceptable in principle, in line 

with the existing policy. 
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7.0  NATURAL ENGLAND FEEDBACK 

In terms of SANG mitigation provision 

this can be secured through 

contributing to existing SANGs if the 

development falls within a nearby 

SANG catchment which has available 

capacity for these additional 

dwellings. An alternative, in line with 

the strategic solution approach, 

would be to provide a bespoke SANG 

for the proposed development. Any 

bespoke SANG proposed needs to 

cover all of Natural England’s 

requirements as highlighted in our 

SANGS Guidelines ‘essentials’ (see 

Appendix 1 and 2 of Annex A). For this 

Natural England also need to 

undertake a SANG site visit to ensure 

that the proposed SANG is suitable. 

For a bespoke SANG proposal, we 

would expect any formal planning 

proposal to address the following 

elements in the documentation 

submitted to the Local Planning 

Authority (LPA): 

 

 

• Quantity and quality (in terms of 

the NE Guidelines) of SANG 

being brought forward. Please 

note this includes a minimum 

2.3km circular walk without 

pinch points which may impact 

the amount of land required;  

• Information on the proposed 

long term management of the 

SANGs for in perpetuity (i.e. who 

will management ultimately 

default to, Natural England’s 

preferred option would be the 

LPA);  

• Information on the phasing of 

development and how this 

relates to SANG development;  

• Information on the contribution 

required towards the TBH 

Strategic Access Management 

and Monitoring (SAMM) project. 

 

Hazeley Heath Site of Special 

Scientific Interest (SSSI) 

Natural England note that this 

development proposal is also in close 

proximity to the Hazeley Heath SSSI 

and any impacts upon this site must 

also be considered. We would 

particularly advise connecting to the 

mains sewer systems to deal with 

waste water, rather than proposing a 

package treatment plant which is 

unlikely to be acceptable. Version 

dated 12.06.08 3 Natural England 

note that any changes to the 

proposals, including layout alterations 

and/or additional dwellings above 

the 17 specifically referenced in the 

submitted documents may alter our 

view on whether the development 

could be found acceptable. We 

would be happy to provide 

comments on alternative proposals if 

necessary, under a new DAS quote.  
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8.0  FLOOD RISK  

The Following comments were 

supplied by the outgoing Flood Risk 

Infrastructure engineer at Hart District 

Council in relation to a proposal on 

the site: 

No Objections  

This site is mostly in Flood Zone 1 with a 

small area in the River Hart’s Flood 

Zone 2 and a small area of surface 

water flooding. We are pleased to see 

that the housing has avoided the area 

prone to flooding and that this 

flooding should not affect the access 

to the site. There are no Thames Water 

surface water sewers near the site but 

there is a drainage ditch in the land 

immediately to the north of the site. 

Given that more than 9 dwellings are 

proposed a surface water drainage 

strategy will be required. This will need 

to demonstrate that surface water 

discharge rates are volumes will not 

be increasing for all storm events up to 

and including the 1 in 100 plus climate 

change storm events.  
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9.0  VIEW ANALYSIS 

Part of any process of considering a 

new building needs to be conscious 

of where the proposal will be 

viewable from. 

 

As part of our initial work we carried 

out a photographic view analysis of 

where the site could be seen from 

and how it is approached. 

 

The views focus on how the dwellings 

will be perceived by the neighbouring 

properties and the building styles in 

which make up the immediate 

vernacular. This exercise will be used 

throughout the design development 

process to help refine any design 

proposals. 

 

Close to the site is the what is referred 

to as Distinctive view C (view 1) in the 

Neighbourhood  Plan. However the 

site does not fall within this distinctive 

view or effect it, but does benefit from 

it due it being along one of the routes 

towards the site. 

Image courtesy of Google Earth  
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9.0  VIEW ANALYSIS 
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9.0  EXISTING VIEWS AROUND SITE LOCATION 

Views around the site 
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10.0 SCALE OF THE SURROUNDINGS 

This building storey height study shows 

the surrounding building heights in  

the site’s locality. 

 

The neighbouring dwellings are two –

storey detached or terraced homes 

and single storey garages. 

 

The current arrangement of buildings 

is limited to the north side of Hares 

Lane with a small group of residences 

and an antiques shop on the corner. 

 

The Hartley Wintney Conservation 

area encompasses the neighbouring 

properties but ends around the site. 

As this Conservation area neighbours 

the site the form and materials of 

bui ldings wi l l  be taken into 

consideration. 

 

Looking at what is close to the site we 

aim to keep properties to a two storey 

height maximum with a ridge height 

considerate of what is nearby. 

Positioning of the buildings will be 

spaced out and no more than three 

properties terraced, to reflect a 

reoccurring style in the area. 
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11.0  SITE CONSTRAINTS - BUILDING USES 
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11.0  SITE CONSTRAINTS - MOVEMENT & AMENITIES 
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The site’s immediate context provides 

a number of constraints and also 

opportunities. These include:  

 

Constraints  

• Building heights to respect the 

neighbouring properties. 

• Maintain vernacular form 

• Maintain views to south-west.  

• Close proximity to Conservation 

area. 

• Close proximity to River Hart, 

including flood area. 

 

Opportunities  

• Close proximity to key transport 

routes.  

• Quiet rural position with wider 

range of amenities located  in 

nearby village. 

• Located near existing residential 

properties.  

• Impressive views into woodland 

and rural landscape. 

• Utilises land for much needed 

affordable housing 

 

RESIDENTIAL DEVELOPMENT,  HARTLEY WINTNEY 

11.0  SITE CONTRAINTS & OPPORTUNITIES 
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12.0 ARCHITECTURAL PRECEDENTS 

There are a variety of architectural 

precedents in the village but some in 

particular, such as short terraced 

housing seems quite prevalent in the 

village and also on Hares Lane itself. 

 

The picture opposite, taken on Mount 

Pleasant, with its different door 

colours , showcases relatively simple 

buildings with some added detail that 

enliven the buildings. 

 

Material wise there is a lot of red brick, 

slate and tile roofs, with some other 

detail materials, such as painted brick 

or stone window surrounds. and 

brickwork detailing.  

 

Chimneys are very prevalent, as are 

porches that give rhythm and 

definition to the street scene. 
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12.0 ARCHITECTURAL PRECEDENTS 
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13.0 FEASIBILITY STUDY 

Layout 

 

The layout of the scheme has been 

driven by the analysis of the site and 

the surrounding context. 

 

The proposal looks to introduce small 

semi detached and detached blocks 

carefully spread across the layout, 

with well defined legible entrances. 

Windows will be positioned to allow 

privacy to residents but also provide 

good levels of natural surveillance. 

 

Three self build homes are positioned 

in the north west of the site. This 

provides a distinct area where the self 

build properties will be constructed 

 

The other homes are positioned to be 

positive additions to the new street 

scene and provide active frontages. 

 

The frontage to Hares Lane will 

maintain the tree land hedge line to 

maintain privacy and keep a pleasant 

street scene on Hares Lane. 

 

All homes have been orientated to 

allow for good levels of natural light . 

In terms of amenity space, each 

home has a private garden. 

 

Ample Cycle and Refuse storage are 

provided in gardens, with access to 

the roadside for collections. 

 

We have based the layout on 

feedback from the arboricultural 

consultant about which trees to retain 

and which to remove. 
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13.0 FEASIBILITY STUDY 

Scale and Massing 

 

We have reviewed the scale of the 

surrounding buildings and designed 

the proposal to compliment these, 

while taking on board modern 

construction techniques and the low 

energy standards that Hastoe seek to 

meet. 

 

While a variety of scales and forms 

exist in the immediate surroundings, 

we think this proposal addresses these 

well while also maximising the 

opportunity for affordable housing on 

this site. 

 

Arranged over two storeys the 

proposals maintain a two storey 

residential streetscape as seen further 

down Hares Lane and by the nature 

of the plan allow forms to be broken 

up. 

 

The proposal is domestic in scale and 

sits comfortably with the neighbouring 

homes. 
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13.0 FEASIBILITY STUDY 

Materials 

 

Materials in the area vary but red brick 

and painted brick is often the 

common pallette. Materials are 

chosen to be familiar, robust and 

drawn from a local palette.  This is in 

keeping with the Neighbourhood Plan 

which requires new buildings to be in 

keeping with the style of the village. 

 

The principal elevational material will 

be a good quality multi stock face 

brick. Areas of detail will be defined in 

a palette of brick detailing. We have 

introduced a contrasted material of 

cladding to the first floors of some 

properties to provide variation and 

reflect the site’s edge of settlement 

position. All subject to further detail 

design and consultation with the local 

authority.  

 

Emphasis on brick selection, bond 

pat t e rn s  and in tegrat ion  of 

architectural elements such as front 

doors, canopies and bays will be key 

to delivering a suitable project 

environment for all.  

 

We have shown some architectural 

precedents over these pages that we 

feel could have an influence on the 

way the design progresses. 
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13.0 FEASIBILITY STUDY 

Hard and Soft Landscaping 

 

A number of mature trees and 

hedging surround, and are within, the 

site, where possible these would be 

retained. We have been advised by 

the arboricultural consultant that a 

number of the trees within the site are 

not suitable for retention. These trees 

will be replaced with native hedging 

and tree planting. 

 

All planting would be native, robust, 

easy to maintain and seek to define 

the edges between public and 

private spaces. 

 

In terms of proposed landscaping we 

would include a green buffer, to the 

north, of new hedging and planting to 

soften the boundaries.   New tree 

planting can soften around parking 

frontages and help to give structure to  

street scenes. 

 

Shrub and hedge planting will help to 

define defensible space for the 

properties While trees would be of 

relatively small native fruiting varieties. 

 

Hard surfacing will be simple, robust 

and easy to maintain. 
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14.0   SUSTAINABILITY  

Sustainability will be at the forefront of 

the design to ensure that the building 

is energy efficient and cost effective. 

 

We will adopt a fabric first approach 

to ensure that the building is well 

insulated and reducing the running 

costs. With Building Regulations due to 

be updated shortly we will look to 

exceed current regulations until 

further guidance is provided.  The 

overarching strategy is to explore 

electric service provision enabling air 

source heat pumps and on site 

renewable energy generation. 

 

We will look at whether we can 

include renewable energy into the 

new scheme in the form of air source 

heat pumps and Solar panels (PVS) to 

providing heating and hot water to 

the facility. Subject to discussions with 

the energy consultant. 

 

With the site being within 5km of the 

Thames Basin Heaths Special 

Protection area, consideration will 

need to be made to the biodiversity 

assets of the site. We have engaged 

an ecologist who will feed in further to 

the design as it progresses. 

 

As part of the application we will seek 

to demonstrate the proposal’s 

contribution to reducing carbon 

dioxide emissions in accordance with 

the following energy hierarchy:  

1. Be lean: use less energy  

2. Be clean: supply energy 

efficiently  

3. Be green: use renewable 

energy  

 

One option is to lower the space and 

water heating demand, through 

enhanced fabric U values and 

optimising air permeability, allowing 

electric based heating to become 

more viable. In line with this we will 

explore whether the proposals could 

be design to meet higher energy 

efficiency standards. 
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