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1. Introduction 

1.1 This Statement has been prepared by Fowler Architecture & Planning Ltd in relation to the 

submission of a Full Planning Application by Eton College to Isle of Wight Council (‘the LPA’) 

for the ‘Erection of 9 no. dwellings with associated access, car parking, landscaping and 

highway works’ on Land rear of Solent View Road, Seaview, Isle of Wight.  

1.2 The purpose of Section 6 of this Statement is to provide an assessment of the proposal having 

regard to the development plan and other material considerations.  

Proposed Development 

1.3 The proposed development is for: 

• Erection of 9 new homes; 

• New tree and hedgerow planting and habitat creation; 

• Highways improvements to Seagrove Manor Road and Seagrove Farm Road. 

Submitted Documentation 

1.4 This Statement should be read in conjunction with the following documents submitted in 

support of this Full Planning Application, including: 

• Arboricultural Impact Assessment by M Jones Arborist IW Ltd; 

• Flood Risk Assessment & Drainage Strategy by EEES; 

• Further Surveys Report by EEES; 

• Preliminary Ecological Appraisal by EEES; 

• Plans and Drawings by Fowlers; and  

• Transport Assessment by Transport Seeds.  
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2. Site Description 

2.1 The Application Site (‘The Site’) is located at the village of Seaview, which is situated on the 

Isle of Wight, Hampshire. The nearest postcode to the site is PO34 5HJ, at Solent View Road to 

the south. 

2.2 The Site comprises land in agricultural use (grazing) and extends to 1.3 hectares and is located 

to the north of Solent View Road. The rectangle shaped Site is substantially enclosed by the 

settlement of Seaview to the north and Nettlestone to the south and is located approximately 

150 metres from the coastline. The site is bound by ancient replanted woodland to the north, 

and residential dwellings to both the east and south. To the west, the site is bound by a 

paddock subject to planning permission for the erection of 9 no. dwellings (reference: 

21/00779/FUL) 

2.3 A Public Right of Way bridleway– reference no.67 – runs north/south along the western edge 

of the site from Seagrove Manor Road before travelling west along Solent View Road and 

south along Caws Avenue. Another Right of Way footpath – reference no.68– runs east/west 

from the esplanade along the southern boundary of the site, parallel with Solent View Road, 

to Old Seaview Lane.  

2.4 The nearest bus stops are located approximately 250 metres to the west, leading to both 

Newport and Ryde, whilst the local shops and facilities are located approximately 550 metres 

to the north. The town of Ryde and the A3054 is located approximately 3.5km to the north 

west, whilst the village of Bembridge is located approximately 4.2km to the south east.  

2.5 The following local services and facilities are within close proximity to the site: 

 

Table 1: Approximate walking distances to local services and facilities 

 

 
 
 
1 Distances are taken as an actual walking distance as measured from the centre of the site frontage to the west of the site 

Local Facility  Distance from site1 

Recreation Ground & Football Club 0.2km 

The Hobbit Bus Stops  0.3km 

Esplanade  0.4km 

Nettlestone Primary School 0.6km 

St Peters Church 0.6km 

Village Community Shop 0.8km 

Londis 0.8km 

Yacht Club  0.9km 

The Boathouse Public House  1.7km 
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2.6 The site is located in Flood Zone 1, with low chance of surface water flooding.  

2.7 In September 2020, the Isle of Wight Council issued a Tree Preservation Order (TPO) to the 

site, under Section 198 of the Town and Country Planning Act 1990. The TPO covers the 

entirety of the site, and protects ‘all trees of whatever species’.  

2.8 There are a number of Ecological designations within the close proximity of the site: 

• Brading Marshes to St Helens Ledges SSSI and Ryde Sands and Wootton Creek SSSI 

are partially within 1km of the site; 

• The Solent and Southampton Water SPA is partially located within 1km of the site; 

• The Solent and Dorset Coast pSPA is partially located within 1km of the site; and 

• The Solent and Southampton Water RAMSAR is partially located within 1km of the 

site. 
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3. Planning History 

Planning Applications 

3.1 There is no planning application history associated with the site.  

3.2 The adjacent paddock to the west of the application site has recently submitted a Full Planning 

Application for the ‘proposed construction of eight dwellings and formation of vehicular 

access’ at Land at Seagrove Farm Road, Seaview. The application has been registered under 

21/00779/FUL, and is currently under determination and within the consultation stage.   

Pre-Application Enquiry  

3.3 A Pre-Application Enquiry for the development of the site was made in 2019 for a 9 no. 4 or 

5-bedroom detached dwellings, see Figure 1 below. A copy of the Response reference 

G.0069.19 is enclosed at Appendix A. The Response confirmed that the principle of 

development could be supported subject to inter alia providing a more appropriate unit mix 

to accord with the aims of the Housing Needs Assessment.  

Figure 1 – Extract from the Pre-Application Scheme for 9 no. detached dwellings 

 

SHELAA 

3.4 The site is identified within the Isle of Wight Strategic Housing Land Availability Assessment 

(SHELAA) published November 2018 under SHELAA Reference IPS104 ‘Land off Solent View 

Road, Seaview (Land to the rear of 51 – 67)’ (relevant extracts at Appendix B). The SHELAA 

concluded: 

• The site is available and suitable for residential development. 

• The site is achievable for between 10 to 12 dwellings.  
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• The site is deliverable with a reasonable prospect of being delivered within 5-years. 

Draft Allocation 

3.5 The Draft Island Planning Strategy Development Plan of November 2018 identified the 

application site and the adjacent paddock to the west as an allocation for the plan period 

under reference ‘HA073’ (relevant extracts at Appendix C). The site, along with the adjacent 

paddock to the west, is allocated for a total indicative yield of 25 dwellings. This is explored in 

more detail in Section 5.  
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4. Proposed Development 

4.1 This Full Planning Application is made to Isle of Wight Council for the following: 

• 9 no. dwellings with associated access, parking and garaging; 

• New tree and hedgerow planting and habitat creation; and  

• Highways works to Seagrove Manor Road and Seagrove Farm Road. These works are 

consistent with those defined in Full Planning Application 21/00779/FUL to the west. 

4.2 The dwellings will be located in a north-west/south-east layout, with an access road leading 

through the site. Plots 1-6 will be located to the north-west section of the site, while plots 7-

9 will be located to the south-east.  

4.3 Plots 1, 2, 5 & 6 will be semi-detached, plots 3 & 4 will be bungalows, and plots 7, 8 & 9 are 

proposed to be detached. Plots 8 & 9 benefit from private driveways with detached garages.  

4.4 The materials for the proposed dwellings are as follows:  

• Plot 1: Brick, brick soldier course with a clay tile roof. Timber windows, doors and sills.  

• Plot 2: Brick, brick soldier course with a clay tile roof. Timber windows, doors and sills. 

• Plot 3: Brick, brick soldier course with a clay tile roof. Timber windows, doors and sills. 

• Plot 4: Brick, brick soldier course with a clay tile roof. Timber windows, doors and sills.  

• Plot 5: Brick, brick soldier course, stone quoins with a clay tile roof. Timber windows, doors 

and sills.  

• Plot 6: Brick, brick soldier course, stone quoins with a clay tile roof. Timber windows, doors 

and sills.  

• Plot 7: Brick plinth, brick, brick soldier course and brick banding with a clay tile roof. 

• Plot 8: Brick plinth, brick and brick soldier course with a clay tile roof. Lead roof porch with 

stone detailing.  

• Plot 9: Brick, brick soldier course and stone banding with a clay tile roof. Lead roof porch 

with stone detailing.  
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4.5 Schedule of accommodation: 

Plot No. Bedrooms Gross Internal Area 

Plot 1 2 83.4sqm 

Plot 2 2 83.4sqm 

Plot 3 3 140.9sqm 

Plot 4 3 140.9sqm 

Plot 5 3 93sqm 

Plot 6 3 93sqm 

Plot 7 4 235.2sqm 

Plot 8 4 323.1sqm 

Plot 9 4 318.9sqm 

 

4.6 The accompanying technical reports discuss the above proposals in more detail. 
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5. Planning Policy Context  

5.1 Section 70(2) of the Town and Country Planning Act 1990 (as amended) states that in dealing 

with an application for planning permission the LPA shall have regard to the provisions of the 

development plan, so far as material to the application; any local finance considerations, so 

far as material to the application; and any other material considerations. Section 38(6) of the 

Planning and Compulsory Purchase Act 2004 requires that, if regard is to be had to the 

development plan for the purpose of any determination to be made under the planning Acts 

the determination must be made in accordance with the plan unless material considerations 

indicate otherwise.  

5.2 For the purposes of this application, the development plan comprises the Isle of Wight Core 

Strategy (including Waste and Minerals) and Development Management Development Plan 

Document (CS) adopted March 2012. 

5.3 The Government’s policies are within the revised National Planning Policy Framework (the 

Framework) published July 2021 that describes how the planning system should achieve 

sustainable development and when the presumption in favour of sustainable development is 

engaged. The Planning Practice Guidance (PPG) provides further interpretation of the policies 

of the Framework. 

5.4 In respect of emerging plans, a consultation on a Draft Island Planning Strategy opened in 

November 2018. An updated Draft Island Planning Strategy has been published in July 2021 

for public consultation.  

5.5 Policy DHWN 2 of the 2018 Draft Island Planning Strategy set out the sites proposed to be 

allocated for housing. The 2018 consultation proposed the application site (and adjoining land 

to the west) in Seaview as an allocation under reference HA073 (see Appendix C) as a 

‘greenfield site which is allocated to deliver high quality sustainable residential development 

which shall provide: (a) at least 25 homes providing a mix of sizes and an affordable housing 

contribution in line with DHWN6; (b) improved and safe access to and through the site for both 

pedestrians and vehicles; (c) landscape buffer and biodiversity enhancements to the north east 

of the site as a buffer to the ancient woodland; and (d) appropriate landscape buffers to the 

west and football grounds’. 

5.6 The 2021 Draft Island Planning Strategy no longer proposes this allocation. The site and 

adjoining land are identified as ‘white land’ within the settlements of Nettleton and Seaview. 

The site is unaffected by any land-use designations and does not form part of the proposed 

Settlement Gap between Ryde, Nettlestone and Seaview (Policy ENV10). While the site is no 

longer proposed for allocation, the updated Draft Island Planning Strategy housing strategy 

heavily relies on windfall development at settlements.  

5.7 In terms of neighbourhood planning, there is no designated neighbouring area covering 

Nettlestone and Seaview Civil Parish.   
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5.8 A range of supplementary planning guidance and documents published by the LPA are 

relevant to the proposed development: 

• The Affordable Housing Contributions SPD was adopted in March 2017 and sets out 

when the Isle of Wight Council will ask developers to provide financial contributions 

towards affordable housing and how much the contributions will be expected to be. 

• The Solent Recreation Mitigation Strategy (December 2017) by Bird Aware was 

adopted by the Isle of Wight Council in April 2018. The strategy aims to prevent bird 

disturbance from recreational activities. The strategy seeks developer contributions to 

mitigate the impact upon the bird species. 

• Guidelines for Parking Provision as Part of New Developments SPD was adopted 

January 2017 and provides a clear direction on what it expects to see provided as part 

of new development 

• Guidelines for Recycling and Refuse Storage in New Developments SPD was adopted 

January 2017 and sets out that all new development will be expected to provide 

facilities for waste and recycling. 

• Nettlestone and Seaview Parish Plan SPD was adopted in December 2012 and sets out 

the vision for how the community wants to develop, and identifies the actions needed 

to achieve it.  
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6. The Development Plan 

6.1 The purpose of this section is to provide an assessment of the proposal against the 

development plan for the area, reflecting the statutory status of the development plan as the 

starting point for decision making.  

Isle of Wight Core Strategy (CS) 

6.2 Policy SP1 ‘Spatial Strategy’ confirms that the Council will support development on 

appropriate land within or immediately adjacent the defined settlement boundaries of the 

Key Regeneration Areas, Smaller Regeneration Areas and Rural Service Centres. Unless a 

specific local need is identified, development proposals outside of, or not immediately 

adjacent to the defined settlements will not be supported.  

6.3 Seaview is not defined under any of the supported areas for development – therefore 

considered to be part of ‘The Wider Rural Area’. Residential development proposals need to 

demonstrate that there is a specific local need is identified to justify development, and how it 

can contribute to delivering development as set out in Policies SP2, SP3 and SP4. In this case, 

a specific local need arises from the need to significantly boost the supply of housing and the 

contribution of housing in a location where it will enhance or maintain the vitality of the rural 

community.  

6.4 Policy SP2 ‘Housing’ states that the strategy provides for 8,320 dwellings for the Isle of Wight 

in the period 2011-2027, which is an average of 520 dwelling per year. The CS no longer forms 

the basis for assessing housing supply and delivery in line with paragraph 73 of the Framework.  

6.5 The site in Seaview is defined as being located within The Wider Rural Area (WRA). The CS 

envisages the WRA to make a contribution towards housing delivery despite its low status in 

the Policy SP1 Spatial Strategy. The CS is reliant on at least 980 dwellings to be delivered 

through smaller-scale development at the Rural Service Centre and WRA. This figure must be 

treated as a minimum and is not in-line with the current Framework.  

6.6 Paragraph 5.37 states that in relation to the Rural Service Centres and the WRA, the Council 

expects to see smaller-scale development (a terminology not defined in the CS) occur in 

sustainable locations, where a local need is identified. Paragraph 5.38 sets out that smaller-

scale development should:  

a) meet an identified local need;  

6.7 The Isle of Wight Council cannot currently demonstrate a five-year housing land supply, and 

has only achieved 54% of the required homes delivered within the past 3-years. As discussed 

in Section 7 below, while the proposed development would not make a significant difference 

to the supply, the lack of a sufficient supply of deliverable housing is considered to be an 
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identified local need. Further to this, the site is identified both within the SHELAA as a 

deliverable site, and confirmed as a site allocation within the Emerging Planning Strategy. 

6.8 The 2018 Housing Needs Assessment for the Isle of Wight identifies a need for 2-bedroom 

(35%) and 3-bedroom (40%) market housing dwellings on the Island.  

b) demonstrate that deliverable previously developed land is not available within the 

settlement boundary;  

6.9 The absence of the LPA being able to demonstrate a five-year housing land supply and failing 

the housing delivery test, thereby both triggering the presumption in favour of sustainable 

development, means a wider choice of land must be provided outside of the settlement 

boundaries on greenfield land.   

c) be commensurate to the size, scale, design and character of the settlement;  

6.10 The proposed site layout, in terms of density, is comparable to the surrounding residential 

development of Seaview – in particular, the dwellings located on Pier Road to the east of the 

site. The Emerging Planning Strategy identifies the site (along with the adjacent site to the 

west) to have a total predicted yield of 25 units. This application proposed 9 no. dwellings on 

a site that enclosed within the village.  

d) not significantly adversely change the size, scale, design and character of the settlement; 

and  

6.11 The application site is bound on three sides by existing residential development. Additionally, 

the paddock to the west of the site (that is enclosed within the built-up area) has submitted a 

Full Planning Application for residential development. The approval of built form on this site 

will not significantly adversely change the character of the area which is predominantly 

residential. The use of traditional materials and landscape planting further ensures that the 

proposed development sits comfortably within the locality.  

6.12 The 2018 Site Assessment (Appendix B) confirms that ‘the area forms a gap between 

development to the north and south’ and ‘the steering group concluded that the site is suitable 

for some development’. As such, the site has the capacity to accommodate change and 

residential development.  

e) be sustainably situated close to local services and facilities’.  

6.13 The site is located within the village of Seaview where there are a number of local services and 

facilities within close proximity to the application site, as noted within Table 1 above. Such 

services and facilities are accessible by foot, cycle and other sustainable transport modes.  

6.14 Within the pre-application response in 2019, the planning officer stated ‘I recognise that some 

facilities including shops, schools, pubs, restaurants etc are located nearby and that the site is 



Land to the rear of Solent View Rd, Seaview  Fowler Architecture and Planning Ltd 

 
 

14 

situated between two built-up areas of Seaview and therefore I do consider the site to be within 

a relatively sustainable location’. 

6.15 Overall, the applicant contends that due to the site’s inclusion within the SHELAA and the 

proposed allocation, the proposed development can realistically and sufficiently bring forward 

a total of 9 no. dwellings to help meet the Council’s housing targets. Furthermore, due to the 

Council’s lack of the 5-year housing land supply, the presumption in favour of sustainable 

development is engaged, therefore the Council are required to consider the use of sustainable 

sites located outside of the defined settlement boundaries. 

6.16 SP5 ‘Environment’ confirms that ‘the Council will support proposals that protect, conserve 

and/or enhance the Island’s natural and historic environments. All development proposals will 

be expected to take account of the environmental capacity of an area to accommodate new 

development and, where appropriate and practicable, to contribute to environmental 

conservation and enhancement’. The policy continues to state that all development proposals 

will be expected to demonstrate how they have taken into account the historic and built 

environment. The Council also expect development proposals to reduce the overall and local 

risk of flooding on the Island. These considerations are addressed below.  

6.17 SP7 ‘Travel’ states the Council will support proposals that increase travel choice, provide 

alternative means of travel to the car and help reduce the impact on air quality and climate 

change. The policy states ‘development proposals should not negatively impact on the Island’s 

Strategic Road Network, not on the capacity of lower-level roads to support the proposed 

development. If negative impacts are identified, appropriate mitigation measures are 

expected. Improvements to the existing road network will be required to support 

development’.  

6.18 A Transport Statement by Transport Seeds is submitted in support of the application. The 

report concludes: 

• The site is located sustainably within adequate walking distances to adjacent bus stops, 

which are served by regular bus services. It is expected that the residential 

development will increase demand along the bus route and potentially enhance the 

service.  

• Traffic generation from the development has been estimated and considered 

negligible. As a result, the additional development traffic will have no detrimental 

impact on the existing highway network in terms of capacity and safety in future. 

• Overall, it is considered that the proposals will not result in any material adverse 

impact on the adjacent highway network and are thus compliant with NPPF and local 

transport Policies SP7 and DM17.  

6.19 SP8 ‘Waste’ confirms that all new development will be expected to maximise contribution of 

waste prevention and minimisation, and provide facilities for waste and recycling. Each 

proposed dwelling has been designed to include sufficient space for the collection and storage 
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of waste and recycling facilities within the curtilage of each dwelling. Waste and recycling 

collection is alternative Mondays and residents are advised that the correct waste is set out 

by 7am on the day of collection. 

6.20 DM2 ‘Design Quality for New Development’ states that the Council will support proposals for 

high quality and inclusive design to protect, conserve and enhance the existing environment 

whilst allowing change to take place. Development proposals will be expected to comply with 

criteria (1)-(5). The accompanying technical evidence demonstrates why the developable area 

has the capacity to accommodate appropriate change and a development of 9 homes that 

follows a robust design-led approach to establishing the principle of the use and amount.  

6.21 DM3 ‘Balanced Mix of Housing’ confirms that the Council will support development proposals 

that provide an appropriate mix of housing types and size, in order to create inclusive and 

sustainable communities. Development proposals will be expected to ‘(1) reflect the most up 

to date Strategic Housing Market Assessment; (2) contribute to meeting the identified housing 

need for the local area; and (3) contribute to meeting specialist housing requirements’. The 

housing mix has been revised following the Pre-Application Enquiry and is defined having 

regard to the latest evidence as outlined above in the commentary to Policy SP2.  

6.22 DM4 ‘Locally Affordable Housing’ states the Council will seek to deliver around 1,790 

affordable homes over the plan period. On developments of less than 10 units, a financial 

contribution is required for developments of 1-9 units in Smaller Regeneration Areas and rural 

areas. As the development proposal is for 9 no. dwellinghouses, a financial contribution will 

be made in accordance with the Planning Obligations SPD. 

6.23 DM11 ‘Historic and Built Environment’ is concerned with the historic environment. Proposals 

are expected to positively conserve and enhance the special character of the Island’s historic 

and built environment. There are no known Heritage Assets within the development site and 

the potential for the presence of unknown buried archaeological deposits and structures 

within the site is Low. It is judged that there will be no impact upon the two Nationally 

Important designated Heritage Assets which lie within the wider search area around the site. 

6.24 DM12 ‘Landscape, Seascape, Biodiversity and Geodiversity’ ensures the Council will support 

proposals that conserve, enhance and promote the landscape, seascape, biodiversity and 

geological interest of the Island. Development proposals are expected to protect the integrity 

of international, national and local designations and to ensure that new development avoids 

both direct and indirect adverse effects upon the designated sites. The Preliminary Ecological 

Appraisal by Eagle Eye Environmental Solutions Ltd confirms that the site is not located within 

an international, national or locally designated site. The site is also ‘white land’ with no land-

use designation. Given the size of the proposed development, it is considered that appropriate 

mitigation measures can be developed to avoid risk to protected species. Proposed mitigation 

measures are outlined within the accompanying Ecological Appraisal.  
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6.25 DM13 ‘Green Infrastructure’ states that development proposals are expected to protect, 

enhance and manage a diverse network of multi-functional Green Infrastructure assets across 

the island. This includes providing opportunities to enhance and increase the coverage, 

connectivity and multi-functionality of the Islands GI network. Where on-site provision of not 

possible, contributions will be sought to make appropriate GI provision and/or enhancement 

off-site. The scheme fully accords with the development plan standard with the creation of 

new community greenspaces and landscaping throughout the site. 

6.26 DM14 ‘Flood Risk’ expects development proposals to reduce the overall and local risk of 

flooding on the island. Development proposals are required to provide appropriate on-site 

sustainable draining systems and all planning applications for all new development on sites 

over 0.25ha in Flood Zone 1 should be accompanied by a Drainage Strategy. The supporting 

Flood Risk Assessment confirms that the site is not within a Flood Zone and will not contribute 

to flooding either upstream or downstream of the site. The surface water generate from the 

site will be dealt with using a series of attenuation tanks cascading via a positive drainage 

system to discharge into the nearby brook. The foul effluent from this site will discharge into 

the Southern Water public sewer under the footpath at the end of Solent View Road. All design 

will be to cater for the 1 in 100-year event with an allowance for climate change of 40%. A 

drainage strategy is shown on accompanying drawing no.NN1250 at Appendix H of the 

Drainage Strategy and Flood Risk Assessment by EEES.  

6.27 DM17 ‘Sustainable Travel’ ensures that proposals should increase travel choices and provide 

alternative means of travel to the car. Proposals are expected to provide and improve 

accessibility for pedestrian, cycling, equestrian and public transport and demonstrate that the 

development is well-related to the Island’s Strategic Road Network and that the network has 

adequate capacity to accommodate the development.  

6.28 The submitted Transport Statement confirms that it is considered that there will be no road 

safety or capacity issues associated with the proposed development. The internal layout has 

been designed as a shared residential road, allowing safe access by all modes including 

services and emergency vehicles. Car (and cycle) parking is provided with the guidelines and 

ensures no adverse impact on local roads.  

6.29 DM22 ‘Developer Contributions’ confirms that the Council will work in partnership with other 

public sector providers, utility companies and developers to ensure that development 

provides high quality infrastructure commensurate with the scale of the development and the 

needs of different communities across the Island. Potential Heads of Terms within Section 

106: 

• Affordable housing contribution 

• Ecology and Solent SPA/SAC payment 
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7. Other Material Considerations  

7.1 The purpose of this Section is to provide an analysis of the development proposals, including 

the relevance of any material planning considerations.   

Housing Land Supply 

7.2 The site is located within the WRA in the settlement hierarchy, where Policy SP1 confirms that 

development is only permitted where a local need for development can be demonstrated, or 

it is tourism related development. The preceding section addresses the local needs for a range 

of new housing at this location.  

7.3 The aim of SP2 is to distribute housing development to the most sustainable locations, 

including the WRA where ‘smaller-scale development’ is supported.  The preceding section 

addresses how the development accords with the five bullet point criteria under CS paragraph 

5.38. 

7.4 The CS is out-of-date and in conservable need of updating. The spatial and delivery strategy 

under Policies SP1 and SP2 are wholly ineffective in meeting the strategic and local housing 

need. The Council cannot demonstrate a 5-year supply of deliverable housing sites and has 

achieved only 54% of the required homes delivered in the past 3-years. As such, should the 

Council identify any conflict with Policies CP1 and SP2 these policies should only be afforded 

limited weight. Fundamentally, the presumption in favour of sustainable development at 

paragraph 11 of the Framework is engaged, as confirmed by footnote 7 of the Framework.  

7.5 The site, in conjunction with adjoining land, has been identified by the Council as deliverable 

in the SHELAA (2018) leading to the site being proposed as a housing allocation in the 2018 

version of the Draft Island Plan (Appendix C). Importantly, the site is accounted within the 

Five-Year Land Supply Update 2018 at Appendix D as a deliverable component of supply 

contributing to the overall (limited) supply. Contrary to the assumptions made in that 2018 

update, all 9 dwellings proposed by this application have a reasonable prospect of being 

delivered in the next 5-years. It is therefore essential for this white land (within the adopted 

and emerging plans) to be brought forwards with a deliverable planning permission at the 

earliest opportunity. It is of considerable importance to release this land for housing without 

delay.  

7.6 The main benefit of the proposal would be the provision of additional dwellings towards the 

overall supply where there is unmet need. The location of housing would be made on a site 

that is closely related to the village in physical terms and there would be some choice of modes 

of travel for future residents in accessing the facilities in the settlement. For similar reasons, 

it would comply with paragraph 78 of the Framework which states that rural housing should 

be located where it will enhance or maintain the vitality of rural communities.  
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7.7 Whilst the proposal would not make a significant difference to overall supply, nor represent 

strategic development, great recognition must also be given to the identification of the site 

within the components of deliverable supply and the important contribution small sites can 

make to meeting housing requirements highlighted in paragraph 69 of the Framework. 

Character and appearance 

7.8 Policy DM12 sets out that development should conserve, enhance and promote the 

landscape, seascape, biodiversity and geological interest of the island.  

7.9 The site itself does not contain any notable landscape features. The site is predominantly 

grazing grassland falling to the east. The site is enclosed by fencing on all boundaries.  

Hedgerows with trees bound the site to the south, and mature trees are present along a 

portion of the northern boundary, which are covered by a TPO. The application is 

accompanied by an Arboricultural Impact Assessment to demonstrate how key trees of value 

can be retained.  

7.10 Residential development encloses the site to the east, south, and north-west, and the adjacent 

paddock to the west has submitted an application for residential development. Views into the 

site are screened from this residential development, with the exception of the public right of 

way bridleway to the western boundary of the site.  

7.11 Consequently, the site is very well contained from the open countryside beyond and 

development here would be read in conjunction with the existing character of established 

development within Seaview, being well related, both visually and functionally, to the existing 

settlement. The existing boundaries will be reinforced, with planting to the north, east and 

south to filter views. 

Promoting Sustainable Transport 

7.12 The Site is accessible to existing services and facilities within Seaview and is not an isolated 

location (see table 1 above). Sustainable access will be available, including access by public 

transport in accordance with CS Policy DM17.  

 
 
 
2 Distances are taken as an actual walking distance as measured from the centre of the site frontage to the west of the site 

Local Facility  Distance from site2 

Recreation Ground & Football Club 0.2km 

The Hobbit Bus Stops  0.3km 

Esplanade  0.4km 

Nettlestone Primary School 0.6km 

St Peters Church 0.6km 
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7.13 Access to the site will be taken from Seagrove Manor Road and Seagrove Farm Road, and 

through the adjacent paddock. Seagrove Farm Lane is an un-adopted road that carries a public 

bridleway. It connects at its northern end to the unclassified public highway Seagrove Manor 

Road and at its southern end to the unadopted Seagrove Manor Close. These sections of the 

highway network are governed by 30mph speed limits.  

7.14 There have been no accidents on the last five years on any of the residential streets in 

Seagrove. It is therefore considered that there are no deficiencies to the existing highway in 

terms of road safety at present in the vicinity of the Application Site.  

7.15 There is a public right of way bridleway to the west of the site, and a public right of way 

footpath running east-west to the southern boundary of the site.  

7.16 As identified in table 1, buses are located on Solent View Road, approximately 0.3m from the 

site access. The stops are accessible by walking along the existing footway from the site. 

Southern Vectis bus service 8 provides travel between Newport and Ryde every hour Monday 

to Sunday.  

7.17 Cross Solent travel is available via Red Funnel, Hovertravel or Wightlink, providing links to 

Southampton, Portsmouth, Southsea and Lymington. The nearest terminals are Wightlink 

Catamaran service and Hovertravel, both located in Ryde (5km). 

Requiring Good Design 

7.18 The Applicants are committed to delivering ‘good design’ and this development contributing 

positively to making places better for people. 

7.19 Accompanying Design and Access Statement outline how the development of the Site will be 

informed by features and characteristics of Seaview in order to reinforce local distinctiveness 

in accordance with Policies DM1, DM2 and DM3. 

Meeting the Challenge of Climate Change and Flooding 

Flood Risk & Drainage 

7.20 The site falls from north west to south east with average gradient of 12.5% (1 in 8). There are 

no visible drainage ditches, and the land appears to drain east to discharge into the Solent via 

a brook south east of the site. At its highest point the elevation is 30.0m AOD falling to 9.0m 

AOD in the south east corner. 

Village Community Shop 0.8km 

Londis 0.8km 

Yacht Club  0.9km 

The Boathouse Public House  1.7km 
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7.21 The site is located entirely within Flood Zone 1, where residential development will be in full 

compliance with Government and EA planning policy on Flooding. There is no record of surface 

water flooding on, or in the vicinity of the site.   

7.22 As a development of a green field site over 1 hectare in area within Flood Zone 1 (Low Risk), a 

Flood Risk Assessment & Drainage Strategy by Eagle Eye Environmental Services Ltd has been 

provided as part of this planning application to fully assesses the impact of flooding from all 

fluvial, surface and ground water sources on the development in accordance with CS Policy 

DM14 and Section 10 of the NPPF. 

7.23 The Flood Risk Assessment and Drainage Strategy confirms that the site is not located in a 

Flood Zone and will not contribute to flooding either upstream or downstream of the site. The 

surface water generated from this site will be dealt with via the use of attenuation tanks 

cascading via a positive drainage system to discharge to the nearby brook.  

7.24 By locating a series of four crate storage attenuation tanks under the highway all surface water 

can be retained on site and released at no greater than greenfield runoff rate. An allowance 

for Climate Change for 40% is included within the calculations.  

7.25 The foul effluent from the site will be discharged to the Southern Water public sewer under 

the footpath at the end of Solent View Road.  

Conserving and Enhancing the Natural Environment 

Ecology 

7.26 The site is predominantly improved grazing grassland falling gently to the east. The site is 

enclosed with fencing to all sides with a footpath bounding the site to the west. Hedgerows 

with threes bound the site to the south. Mature trees are present along a portion of the 

northern boundary along with residential properties to the east and west of the northern 

boundary. Footpaths run beyond the hedgerows on the southern boundary.  

7.27 A Preliminary Ecological Appraisal and Further Survey Report have been undertaken by Eagle 

Eye Environmental Solutions Ltd. The reports concluded: 

• Reptile Survey – The site does not qualify as a key reptile site, and it is considered that 

appropriate mitigation and enhancement measures can be included within the 

proposed development.  

• Dormouse Survey – Evidence of dormouse activity was recorded within the hedgerow 

located to the south east of the site. As no disturbance of the hedgerow is proposed, 

it is considered that enhancement measures can be developed and incorporated into 

the proposed development scheme.  
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• Bat Survey – There are a low number of bats which commute and forage around the 

edge of the site. Little activity was detected in the centre of the site during the surveys. 

The lack of variation in habitat and the poor quality of the grassland are likely 

contributors. It is considered that the proposed development will have negligible 

impact on bats.  

7.28 The development provides opportunities to enhance the ecological value of the site and 

provide biodiversity net gain in accordance with Policy DM12.  

Conserving and Enhancing the Historic Environment 

7.29 The site lies within an area three different bands of bedrock. At its north-western edge, the 

site sits on the Bembridge Marls Member, a Calcareous Mudstone and Limestone Sedimentary 

Bedrock formed approximately 34 to 38 million years ago in the Palaeogene Period. A band of 

the Bembridge Limestone Formation runs from north to south across the centre of the site. 

This comprises Limestone, Shelly. The south-eastern part of the site sits on the Headon Hill 

Formation which comprises interbedded Mudstone and Limestone Sedimentary Bedrock. 

Following a desk-based assessment, it has been recorded that there are no known Heritage 

Assets within the proposed development site, and the potential for the presence of unknown 

archaeological deposits and structures within the site is Low for all periods.  

7.30 The Application Site does not fall within a designated Conservation Area, and is not within the 

setting of any Scheduled Ancient Monuments or a World Heritage Site. The nearest listed 

building is the ‘Old Boat House’, on Pier Road, which is located some 275m to the north of the 

site. The southern point of the Seaview Conservation Area (CA) is a distance of around 390m 

metres from the Development Site. The CA extends to include the historic core of the village, 

residential area and outskirts.  

7.31 The village of Seaview expanded significantly over the 20th Century with development pushing 

out to the south and east of the historic core. The site is bound by residential development to 

the east, south and north-west, along with a planning application submitted for residential 

development to the adjacent paddock. The Application Site represents a logical in-fill 

extension of the existing settlement and does not impinge on the historic core, Conservation 

Area or other heritage assets.  

Community Infrastructure 

7.32 The development will deliver significant social benefits for the community in accordance with 

CS Policies DM7 and DM22.  

7.33 Scoping of any planning obligations relevant to the proposal is therefore sought as part of this 

Planning Application. 
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Nitrate Neutrality  

7.34 Natural England raised the issue of a likely significant effect on several internationally 

designated sites. These sites are: Special Protection Areas (SPA); Special Areas of Conservation 

(SAC) and Ramsar Sites.  

7.35 On the 30th April 2021 the Isle of Wight Council published a position statement which sets out 

the Councils approach to new housing development being proposed on the island, and island 

land being used for ‘nitrate credits’ to offset mainland development.  

7.36 The position statement confirms that Sandown Waste Water Treatment Woks (WwTW) 

outfalls into the English Channel and is therefore excluded on that basis and developments 

that will contact to Sandown WwTW do not have to demonstrate nutrient neutrality.  

7.37 In this case, the foul drainage will be discharged via a foul public sewer system in the footpath 

at the end of Solent View Road. This is part of the public sewer system that is pumped from 

Seaview to Sandown STW. The Foul flow from this site does not discharge into the Solent and 

therefore a nitrate neutrality statement is not required.  

Building a strong, competitive economy 

7.38 There will be positive economic benefits of the proposed residential development that are 

material considerations and carry significant positive weight. 

7.39 The scale of employment supported by house building is equivalent to between 2.4 and 3.1 

direct, indirect and induced jobs per new permanent dwelling built3. The development would 

create or support between 22 and 28 direct, indirect and induced jobs from the homes built 

on the site.  

7.40 In terms of household expenditure, data from the ONS Family Expenditure Survey 2017-184 

shows that the ‘average UK household spend’ in South East England (Table A335) is £657.80 

(or £34,205.60 per annum). For this scheme, the total gross expenditure is estimated to be 

£307,850.40 per year to the economy. The average gross disposable household income per 

head6 in Isle of Wight at 2018 for working households is £18,666 per annum thus the 

 
 
 
3 See page 13 of the Homes Builders Federation “Economic Footprint of UK Housebuilding“ (July 2018)  
https://www.hbf.co.uk/documents/7876/The_Economic_Footprint_of_UK_House_Building_July_2018LR.pdf  
4 
https://www.ons.gov.uk/peoplepopulationandcommunity/personalandhouseholdfinances/expenditure/bulletins/familyspe
ndingintheuk/financialyearending2018/relateddata?:uri=peoplepopulationandcommunity/personalandhouseholdfinances/
expenditure/bulletins/familyspendingintheuk/financialyearending2018/relateddata&query=&size=50&sortBy=title&page=2  
5 
https://www.ons.gov.uk/peoplepopulationandcommunity/personalandhouseholdfinances/expenditure/datasets/househol
dexpenditurebycountriesandregionsuktablea33  
6 Gross disposable household income (GDHI) is the amount of money that all of the individuals in the household sector have 
available for spending or saving after they have paid direct and indirect taxes and received any direct benefits. GDHI is a 

https://www.hbf.co.uk/documents/7876/The_Economic_Footprint_of_UK_House_Building_July_2018LR.pdf
https://www.ons.gov.uk/peoplepopulationandcommunity/personalandhouseholdfinances/expenditure/bulletins/familyspendingintheuk/financialyearending2018/relateddata?:uri=peoplepopulationandcommunity/personalandhouseholdfinances/expenditure/bulletins/familyspendingintheuk/financialyearending2018/relateddata&query=&size=50&sortBy=title&page=2
https://www.ons.gov.uk/peoplepopulationandcommunity/personalandhouseholdfinances/expenditure/bulletins/familyspendingintheuk/financialyearending2018/relateddata?:uri=peoplepopulationandcommunity/personalandhouseholdfinances/expenditure/bulletins/familyspendingintheuk/financialyearending2018/relateddata&query=&size=50&sortBy=title&page=2
https://www.ons.gov.uk/peoplepopulationandcommunity/personalandhouseholdfinances/expenditure/bulletins/familyspendingintheuk/financialyearending2018/relateddata?:uri=peoplepopulationandcommunity/personalandhouseholdfinances/expenditure/bulletins/familyspendingintheuk/financialyearending2018/relateddata&query=&size=50&sortBy=title&page=2
https://www.ons.gov.uk/peoplepopulationandcommunity/personalandhouseholdfinances/expenditure/datasets/householdexpenditurebycountriesandregionsuktablea33
https://www.ons.gov.uk/peoplepopulationandcommunity/personalandhouseholdfinances/expenditure/datasets/householdexpenditurebycountriesandregionsuktablea33
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development will see an estimated potential disposable income per household and 

expenditure of between £165,294 and £307,850. A proportion of which will be spent locally 

thereby helping to sustain local businesses and services and other nearby settlements. 

7.41 Increased expenditure in the local area will support FTE jobs. 

7.42 The provision of much needed housing provides an immediate boost for the local area, 

including the construction industry, as highlighted by DEMOS research. 

“House building – in whatever form it takes – is seen by many as highly beneficial to the 

economy in the current climate. It would stimulate growth and create jobs in a variety of 

construction – related industries, reduce spending on housing benefit and bring down the 

cost of living…”7  

 

7.43 Helping to deliver a significant boost to the local economy through ‘first occupation’ 

expenditure to make a house a home.  

7.44 The scheme will generate a New Homes Bonus economic benefits for the Council. 

  

 
 
 
concept that is seen to reflect the “material welfare” of the household sector – Source 
https://www.ons.gov.uk/economy/regionalaccounts/grossdisposablehouseholdincome/bulletins/regionalgrossdisposableh
ouseholdincomegdhi/1997to2018  
7 See “The Top of the Ladder” published in 2013. 

https://www.ons.gov.uk/economy/regionalaccounts/grossdisposablehouseholdincome/bulletins/regionalgrossdisposablehouseholdincomegdhi/1997to2018
https://www.ons.gov.uk/economy/regionalaccounts/grossdisposablehouseholdincome/bulletins/regionalgrossdisposablehouseholdincomegdhi/1997to2018
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8. Planning Balance and Conclusion 

8.1 Applications for planning permission must be determined in accordance with the 

development plan unless material considerations indicate otherwise, in accordance with 

section 38(6) of the Planning and Compulsory Purchase Act (2004). The Framework is only one 

such material consideration and even where its paragraph 11 applies, it remains necessary to 

reach a final conclusion against section 38(6). 

8.2 The Framework supports the government’s objective of significantly boosting the supply of 

homes. It is important that a sufficient amount and variety of land can come forward where it 

is needed, that the needs of groups with specific housing requirements are addressed and that 

land with permission is developed without unnecessary delay. In order to ensure this objective 

is delivered, Councils must inter alia maintain supply and delivery. The LPA cannot 

demonstrate specific deliverable sites sufficient to provide a minimum of 5 years’ worth of 

housing.  

8.3 Paragraph 11 of the Framework recites the presumption in favour of sustainable 

development, setting out what it means for decision-taking. In relation to applications for the 

provision of housing, Framework paragraph 11 confirms, through its footnote 7, that the 

policies most important for determining the application, i.e. SP1 and SP2 which control the 

supply of housing and relevant to the ability of the LPA to demonstrate a 5 year supply of 

deliverable housing sites, are to be considered as out-of-date in situations where the Council 

cannot demonstrate a 5-year supply of housing land and a failure of the housing delivery test. 

In such circumstances, permission should be granted subject to limbs (d)(i) and (d)(ii). 

8.4 As there are no policies of the Framework that provide a clear reason for refusing the 

development proposed, paragraph 11(d)(ii) then requires consideration of whether adverse 

impacts of granting permission would significantly and demonstrably outweigh the benefits. 

8.5 In terms of the benefits: 

• There is a significant shortfall in housing land supply and delivery and the nine homes 

will contribute towards boosting significantly the supply of housing (Framework 

paragraph 59) and the supply of small sites that can make an important contribution 

to meeting the housing requirement of the area, and are often built-out relatively 

quickly (Framework paragraph 69). These housing considerations carry very 

substantial weight8. 

 
 
 
8 It is important to note that ‘significant weight’ is afforded to the benefits of new homes even when a 5 year housing land 
supply exists as confirmed by the Secretary of State in ‘Land off Audlem Road / Broad Lane, Stapeley, Nantwhich and Land 
off Peter De Stapleleigh Way, Nantwich 
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• The site is a suitable and deliverable location for housing as confirmed by the planning 

history.  

• The site is included within the LPA’s monitoring evidence as a deliverable component 

of housing land supply in the next five years and should be released at the earliest 

opportunity.  

• The development makes an effective use of land in meeting the need for homes, while 

safeguarding and improving the environment and ensuring safe and healthy living 

conditions (Framework paragraph 113). Nine dwellings is the optimal use of the 

potential for this particular site (Framework paragraph 123) as such significant weight 

should be afforded. 

• The homes would be located in an accessible location that is conveniently and 

sustainably located in terms of accessibility to local services and facilities (Framework 

paragraphs 103, 78 and 79).  

• The development would bring benefits in terms of construction expenditure, 

employment and consumer expenditure. These economic benefits carry significant 

positive weight.  

• The development would provide a mixture of homes on-site, with the majority (six 

dwellings) containing two and three bedrooms. This delivers a high percentage of 

smaller homes, as sought by Policy DMP3.  

• The development would make a financial contribution towards the delivery of 

affordable housing in-line with policy which is a significant benefit of the scheme.  

• The application also quantifies the proposal would result in a measurable biodiversity 

habitat net gain within the residential site and the ongoing management of the green 

infrastructure on-site (Framework paragraphs 170, 175, 176 and 177).  

• The scheme represents ‘good design’, a key aspect of sustainable development 

(Framework paragraphs 124 and 127).  

8.6 In terms of the adverse impacts, there would be no technical or environmental harm arising 

from policies of the development plan which are consistent with the Framework. These 

matters are set out within the accompanying technical reports.  

8.7 The Framework does not preclude sustainable development in rural areas and states housing 

should be located where it will enhance or maintain the vitality of rural communities, which 

supports the general thrusts of the settlement and delivery strategies of the development 

plan. The continued shortfall in housing supply, poor housing delivery levels and good 

accessibility of the site heavily supports the Site being released at the earliest opportunity.  
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Therefore, overall, the development does not conflict with the development plan, when read 

as a whole.   

8.8 Having regard to paragraph 11(d) of the Framework, there are no adverse impacts of the 

proposal would not significantly and demonstrably outweigh them when assessed against the 

Framework as a whole. In these circumstances, it is considered that the scheme would 

comprise sustainable development and the presumption in favour of such, as set out in the 

Framework, and the development plan, applies. That is a substantial material consideration. 

8.9 Therefore, for the reasons set out above, the Applicant has made this Full Planning Application 

and welcomes the opportunity to work with the Isle of Wight Council to find solutions to 

enable the delivery of these much-needed homes at the earliest opportunity.  
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Appendix A: Pre-Application Enquiry Response  

  



 

 

 

fut 

PRE-PLANNING APPLICATION ADVICE - RESPONSE FROM PLANNING 
 

 

Application Reference G.0069.19  

Please note: There are limits to the pre-application advice that can be given by officers. The 
pre-application advice service is not a passport to getting permission for unsuitable planning proposals. The 
final decision on planning applications is made by council members or senior officers. It can only be taken 
once a formal planning application has been received and consultations have been carried out with 
adjoining occupiers, those bodies which the council has a statutory requirement to consult and other 
interested parties. You should therefore be aware the council’s officers are unable to give any guarantees 
about the decision that will be made on an application. 
 
The pre-application advice provided is based on the information that you submitted. Formal planning 
permission will be the subject of publicity and consultation in accordance with the council’s procedures. 
These and other matters which may subsequently come to light could result in additional issues being 
raised that are relevant to the outcome of the application.  

 

Agent Details 

Title Mr 

Forename Simon  

Surname Craddock  

Building/house name/number 12  

Street Address Kings Road  

Town Name East Cowes  

County Isle of Wight 

Postcode PO32 6SE  

 

Application Site Address 

Building/house name/number Land adjacent Solent View Road  

Street Address Solent View Road  

Town Name Seaview  

County Isle of Wight  



 

 

Postcode  

 

Description of the Proposal 

Proposed development of residential units.  
 
Option 1- 9 detached units 
Option 2- 3 detached units.  

 

Pre-Application Advice (Please note the amount of advice will likely relate to the scale of the proposal) 

Planning Officer’s name Bishop, Maria 

 
General comments: 
 
The proposed development relates to the following plans:  
 
190801 Site Plan Scheme 2  
190801 Site Plan Scheme 5  
Land at Seaview (A4) 
Supporting Statement  
Transport Scope.  
 
This response has been provided on the basis that a ‘Gold’ pre-application enquiry has been selected and therefore a 
site visit to the parcel of land has been carried out prior to this response.  
 
 

 

Relevant policies:  

 

National Policy 

  

National Planning Policy Framework  

 

• Section 5 – Delivering a sufficient supply of homes  

• Section 7 – Achieving well-designed places 

• Section 11: Making effective use of land.  

• Section12: Achieving well designed places. 

• Section 15 - Conserving and enhancing the natural environment 

 

Island Plan Core Strategy  

 

SP1          Spatial Strategy  

SP2          Housing  

SP5          Environment  

SP7 Travel 

DM2 Design Quality for New Development 

DM7 Social and Community Infrastructure 

DM10       Rural Service Centres and the Wider Rural Area   

DM12       Landscape, Seascape, Biodiversity and Geodiversity  

DM17 Sustainable Travel 

 



 

 

 

Supplementary Planning Documents  

 

Guidelines for Parking Provision as Part of New Developments Supplementary Planning Document 

 

The Guidelines for Parking Provision as Part of New Developments Supplementary Planning Document (SPD) was 

adopted by the Isle of Wight Council at its Executive meeting on Thursday 12 January 2017 and came into force on 23 

January 2017. The document sets out the expected parking provision for motor vehicles and the minimum number of 

cycle parking spaces required for all use-classes as part of new development, as well as the infrastructure 

requirements for electric vehicles. It also signposts other sources of information in relation to general design and 

dimensions of parking provision as part of new development. I would advise you view this document prior to any 

submission as the Zone 2 guidelines would be relevant to your proposal – please see the following link for relevant 

information: 

 

https://www.iwight.com/Residents/Environment-Planning-and-Waste/Planning-Policy-new/Supplementary-Planning-

Documents/Guidelines-for-New-Development-SPDs 

 

 

Guidelines for Recycling and Refuse Storage in New Developments Supplementary Planning Document 

 

The Guidelines for Recycling and Refuse Storage in New Developments Supplementary Planning Document (SPD) 

was adopted by the Isle of Wight Council at its Executive meeting on 12 January 2017 and came into force on 23 

January 2017. The document seeks to ensure that new developments include suitable provision for the storage of 

recycling and waste containers and ease of access to collection points as well as adequate access for refuse 

collection vehicles. Any application will need to conform with these guidelines – please see the following link for 

relevant information: 

 

https://www.iwight.com/azservices/documents/2779-Guidelines-for-Recycling-and-Refuse-Storage-SPD-v1.pdf  

 

 

Affordable Housing Contributions SPD 

 

The Affordable Housing Contributions Supplementary Planning Document (SPD) was adopted by the Isle of Wight 

Council at its Executive meeting on 15 September 2015 and came into force on 24 September 2015 with a revised 

Affordable Housing SPD setting out the LPA’s updated proposed approach towards the collection of financial 

contributions for affordable housing through the planning process adopted in March 2017. Please see the following 

link for relevant information: 

 

https://www.iow.gov.uk/Residents/environment-planning-and-waste/Planning-Policy-new/Supplementary-Planning-

Documents/Contributions-Related-SPDs  

 

Solent Recreation Mitigation Partnership Financial Contribution  

 

The application site is located within the identified Solent Special Protection Area buffer zone. As of 1 April 2018, the 

full Solent Recreation Mitigation Strategy is being used by the Isle of Wight Council, in terms of requiring mitigation for 

impacts on the Solent Special Protection Area, as a result of increased recreational pressure from certain types of 

residential development that are located within 5.6km of the designated Solent Special Protection Areas.  

 

http://www.birdaware.org/strategy (page 16 of the Bird Aware Solent Strategy document specifically sets out 

information regarding developer contributions)  

 

 

 

Constraints  

• Wider Rural Area  

• Undeveloped/greenfield site  

• Trees  

https://www.iwight.com/Residents/Environment-Planning-and-Waste/Planning-Policy-new/Supplementary-Planning-Documents/Guidelines-for-New-Development-SPDs
https://www.iwight.com/Residents/Environment-Planning-and-Waste/Planning-Policy-new/Supplementary-Planning-Documents/Guidelines-for-New-Development-SPDs
https://www.iwight.com/Residents/Environment-Planning-and-Waste/Planning-Policy-new/Supplementary-Planning-Documents/Guidelines-for-New-Development-SPDs
https://www.iwight.com/Residents/Environment-Planning-and-Waste/Planning-Policy-new/Supplementary-Planning-Documents/Guidelines-for-New-Development-SPDs
https://www.iwight.com/azservices/documents/2779-Guidelines-for-Recycling-and-Refuse-Storage-SPD-v1.pdf
https://www.iwight.com/azservices/documents/2779-Guidelines-for-Recycling-and-Refuse-Storage-SPD-v1.pdf
https://www.iow.gov.uk/Residents/environment-planning-and-waste/Planning-Policy-new/Supplementary-Planning-Documents/Contributions-Related-SPDs
https://www.iow.gov.uk/Residents/environment-planning-and-waste/Planning-Policy-new/Supplementary-Planning-Documents/Contributions-Related-SPDs
https://www.iow.gov.uk/Residents/environment-planning-and-waste/Planning-Policy-new/Supplementary-Planning-Documents/Contributions-Related-SPDs
https://www.iow.gov.uk/Residents/environment-planning-and-waste/Planning-Policy-new/Supplementary-Planning-Documents/Contributions-Related-SPDs


 

 

• Adjacent to designated Open Space (to the west/north-west – land which includes the football pitch)  

• SPA Buffer Zone  

 

 

Principle of development: 

 

Policy SP1 sets out the overarching spatial approach to the location of new development on the Island and states that 

the Council will support development on appropriate land and sets a hierarchy of settlements beginning with three key 

regeneration areas (The Medina Valley, Ryde and the Bay), then two smaller regeneration areas (Freshwater and 

Ventnor) and finally a further eleven rural service centres within which new development will be expected to be 

directed.  

 

The Island Plan Core Strategy also seeks to restrict new residential development in rural areas and requires new 

development to take place within defined settlement boundaries in order to direct development to the most sustainable 

locations. This proposal in this instance falls outside of a settlement boundary and the Council will not support 

development proposals unless a specific local need has been identified.  

 

Policy SP1 also highlights that in all cases development on non-previously developed land will need to clearly 

demonstrate how it will enhance the character and context of the local area and therefore the layout, retention of the 

green gap and high-quality design of the dwellings would be essential, along with providing benefits such as the 

financial contributions/improvements to the rights of way etc.  

 

Policy SP2 of the Island Plan Core Strategy further identifies that the Council is planning for 8,320 new dwellings 

across the Island within the plan period of 2011-2027 and that, broadly speaking, 980 of those dwellings would be 

expected to be smaller scale development within the Rural Service Centres and wider rural area. It is further set out 

that the Council expects smaller scale development to:  

 

• Meet an identified local need;  

• Demonstrate that deliverable previously development land is not available within the settlement boundary;  

• Be commensurate to the size, scale, design and character of the settlement;  

• Not significantly adversely change the size, scale, design and character of the settlement; and  

• Be sustainably situated close to local services and facilities.  

 

Policy SP2 states that regardless of land potentially being considered to be deliverable, in all cases: ‘development on 

non-previously developed land will need to clearly demonstrate how it will enhance the character and context of the 

local area.  

 

I recognise that some facilities, including, shops, schools, pubs, restaurants etc are located nearby and  that the site is 
situated between two built up areas of Seaview and therefore I do consider the site to be within a relatively sustainable 
location. 
 

Paragraphs 77 and 78 of the NPPF explain that planning policies and decisions should be responsive to local 

circumstances and support housing developments that reflect local needs and to promote sustainable development in 

rural areas, housing should be located where it will enhance or maintain the vitality of rural communities. It adds that 

where there are groups of smaller settlements, development in one village may support services in a village nearby. 

 

There is no up-to-date housing needs assessment specifically for the Nettlestone & Seaview area and you would need 

to show how the proposal would meet a specific local need for housing. Notwithstanding this, from a review of the 

Council’s Housing Needs Assessment 2018, it is apparent that the Island has experienced an under-supply of housing 

in recent years and that forecasted demand for new homes across the Island, including the Ryde area, is focused on 

the provision of 2 and 3-bed dwellings. 

 

Further to the above the site has been put forward as a site within the Strategic Housing Land Availability Assessment 

November 2018 (SHLAA) and is included within the trajectory of deliverable site which could be considered for 



 

 

potential allocation. The plot of land is considered under SHLAA reference: IPS104. The review of the SHLAA states 

that the indicative yield for housing on this plot would be between 10 and 12 in this instance.  

 

Nonetheless, limited weight would be given to this designation of potential housing sites, on the basis that the SHLAA 

does not state or imply that the Council would necessarily grant planning permission for residential. Furthermore, the 

identification within the SHLAA does not automatically qualify the site for allocation for residential or alternative 

development. As such, any future planning applications will continue to be determined against the development plan 

and other relevant material considerations.  

 

Any development would need to meet the aims of the above policies and address other constraints of the site as 

discussed further below (such as highways matters, rights of way, trees and ecology) then the principle of dwellings 

on this plot could be acceptable on the basis that a high-quality design can also be achieved.  

 

 

Impact on the character of the area and design considerations  

 

In this instance the enquiry relates to two options, one being the provision of 9 units, which all be detached and of 

footprints of large scales than the majority of existing properties located within the wider streetscene of Solent View 

Road and Seagrove Manor Road. For the purpose of the enquiry, the elevations and the design of the scheme has not 

been included in the proposal.  

 

Nonetheless, despite the provision of nine units, they do appear to all be of a large scale. Any development should 

meet the needs of the area, which does appear to be smaller two and three bedroomed units in this instance. An 

application would need to identify the mix of housing, highlighting whether it meets the needs of the area, or providing 

justification for the shortfall in the needed provision, if this was to be the case.  

 

On review of the layout of nine units, there is some concern over the layout and design of the proposals. The site 

currently provides an attractive and needed green gap in this vicinity, given its position outside of a settlement 

boundary and in a locality in which housing prevails the boarders of the site. The site offers an elevated position in 

relation to the coastline and therefore views of the current open and verdant backdrop to this section of the foreshore 

are welcomed. 

 

Any development therefore in this section of land should provide a suitable vista of green spacing which runs through 

the site, on the basis that a green section would be retained (outside of this proposal) to the rear of the site and the 

development of the nine units within this layout would restrict the views into the open parcel of land to the north-east of 

this site.  

 

The development proposal also relates to the construction of potentially three much larger detached units, which 

would be formed in a relatively linear format through the middle section of the plot, with access through a neighbouring 

site and to the north east of the dwellings. Rear curtilages would be located towards the west of the plots. There is a 

level of concern on this design in terms of the prevailing character of the area. The proposed units would be much 

larger and aspirational in nature.  

 

Given the importance of this current green gap and the significance that it offers locally and from wider views, the 

need for an in keeping design is fundamental to the support for the scheme. Whilst landscaping is shown, the 

provision of these units would under utilise the site and still generate a loss in the semi-rural nature of the site with 

limited green views offered outside of residential curtilage which would not replicate the openness of the current plot. 

There a high number of trees within the boundary of the site and their retention should be sought, providing important 

screening and mitigation for such a development in this location.   

 

The access and hardstanding arrangement appear to overly domestic the plot, with drives to each of the properties 

and therefore within Option 1, there is little to no buffering through landscaping and retention of hedgerow within the 

scheme. The provision of access also dominates the site in relation to the second option for three units.  

 

As such, although the principle of development could be supported, subject to details meeting the aims of SP1 and 

SP2 and the NPPF. In order to minimise the impact on the character of the area a revised design of properties would 

be required, offering a size and scale which would meet the aims of the Housing Needs Assessment 2018. However, 



 

 

for Ryde the properties required are two and three bedroomed units, with the number of four bedroomed units 

required being considerably reduced.   

 

Therefore, the focus should seek to meet the aims of the assessment, which the provision of three bedroomed units 

would provide. The presence and dominance of the garages should be further considered. The layout and the number 

of units should be protecting current views surrounding the site and complement the wider area, in accordance with 

the aims of Policy DM2 of the Island Plan Core Strategy.  

 

Given the high-quality design of the local area and the semi-rural nature of the site the LPA would seek high quality 

design within any forthcoming proposal for residential units, which would be illustrated through appropriate and 

effective materials, fenestration detailing and architectural design.  

 

Regard should be had to landscaping and softening of the proposed residential site, through the potential alterations 

to the scheme as highlighted above, a greater degree of landscaping could be provided throughout the site in order to 

support the realms of a high-quality design in accordance with the aims of DM2 and DM12 of the Island Plan.  

 

 

 
Impact on neighbouring properties/uses: 
 

No elevational drawings have been provided in terms of assessing overlooking in this instance and suitable 

fenestration and separation detailing should be provided in relation to the existing properties along Solent View Road 

and Seagrove Manor Road. This consideration should also be applied to the development of each of the plots, 

especially the current relationship.  

 

Policy DM2 of the IPCS requires proposals to have regard to the constraints of neighbouring properties and the NPPF 

states that proposals should provide a good level of amenity for existing and proposed occupiers of land and 

buildings.  

 

The proposed curtilages appear suitable for achieving high levels of residential amenity for future occupiers.  

 
 

 
Highway considerations:  
 
Any proposal would need to demonstrate that the proposal would provide safe access to service the development 

from the public highway and that the site is well related to the existing road network, facilities/amenities, and existing 

public transport services in line with the objectives of Policies DM2, and DM17 of the Island Plan Core Strategy. 

 

The LPA do raise some concerns of this relatively narrow lane both in terms of providing suitable passing places and 

also with regards its intensification and access onto Seagrove Manor Road. As such, I would suggest pre-application 

advice is sought from Island Roads to establish if they have any objection to the proposal and which would include an 

intensification of the existing access from the business park. 

 

Further liaisons are encouraged with Island Roads if this proposal is forthcoming in terms other matters relating to 

highway safety in this regard. https://www.iwight.com/Residents/Environment-Planning-and-Waste/Planning-Policy-

new/Supplementary-Planning-Documents/Guidelines-for-New-Development-SPDs 

 

Furthermore, I also advise that you seek to provide cycle facilities to provide appropriate sustainable facilities.  

See Policies SP7, DM2 and DM17 which require development proposals to provide safe access, to be well related to 

the road network, to demonstrate that there is capacity within the network to accommodate the development, to 

provide adequate on-site car parking whilst seeking to reduce reliance on the private car. 

 

Surrounding public rights of way should be considered, and relevant liaisons with the relevant parties undertaken in 

this instance. Details of any impact on existing paths should be considered within a planning application.  

https://www.iwight.com/Residents/Environment-Planning-and-Waste/Planning-Policy-new/Supplementary-Planning-Documents/Guidelines-for-New-Development-SPDs
https://www.iwight.com/Residents/Environment-Planning-and-Waste/Planning-Policy-new/Supplementary-Planning-Documents/Guidelines-for-New-Development-SPDs
https://www.iwight.com/Residents/Environment-Planning-and-Waste/Planning-Policy-new/Supplementary-Planning-Documents/Guidelines-for-New-Development-SPDs
https://www.iwight.com/Residents/Environment-Planning-and-Waste/Planning-Policy-new/Supplementary-Planning-Documents/Guidelines-for-New-Development-SPDs


 

 

 
Financial Contributions   

Solent Special Protection Area Mitigation 

 

The application site is located within the identified Solent Special Protection Area buffer zone. As such, a mitigation 

payment towards the Solent Special Protection Area Project would be required in relation to the development to 

mitigate the impact of the development on the Solent Special Protection Area in line with the requirements set out in 

the Bird Aware Solent Recreation Mitigation Strategy.   

 

Planning Contributions  

Policy DM4 (Locally Affordable Housing) of the Island Plan requires financial contributions towards the delivery of 

affordable housing for developments. The Council’s Affordable Housing Contributions SPD sets out the level of 

contribution required for new housing development. If a planning application was forthcoming, then the applicant 

would need to enter into a Legal Agreement for this proposal meaning that they would comply with the guidance within 

the SPD and would need to sign a legal agreement with the Planning Authority to secure a contribution towards 

affordable housing. If this was not undertaken, then the development would not comply with the requirements of Policy 

DM4.  

 

Other Matters  
 
In the light of recent European Court of Justice decisions relating to Ecology, you will need to demonstrate that this 

development would not lead to harmful effects on the Southampton and Solent Waters Special Protection Area (SPA) 

as a result of nitrate enrichment. Recent advice from Natural England is that the SPA is currently in an unfavourable 

condition as a result of excessive levels of nitrogen and phosphate, which has led to a detrimental impact on the 

habitats and species of birds to which the designation relates. As a result of a European Court of Justice ruling known 

as the ‘Dutch Case’ you will need to demonstrate that your development would not add to the current unfavourable 

state of the SPA.  

 

You will need to provide evidence to show means of drainage for your development and ways of mitigating impacts on 

the SPA in order to achieve a nitrate neutral development. It is advised that you seek formal advice from Natural 

England on this matter at the earliest opportunity. The Planning Authority will undertake an Appropriate Assessment 

for applications that involve proposals that could impact on the SPA and in the absence of suitable information to 

demonstrate nitrate neutrality, it is likely that your proposal would be refused as a result of a significant effect on the 

SPA.      

 

Trees and Ecology  

 

Taking into consideration the nature of the land, ecological and tree assessments may be required to support a 

planning application. The site should be surveyed for features/habitats and trees of value and the Council’s 

biodiversity checklist (which can be viewed at www.iow.gov.uk) offers guidance on when an ecological assessment is 

required and what surveys should be undertaken to inform that assessment. 

 

 

Public consultations: 

 

You may wish to discuss the proposed development with the groups listed below. Please do note that they are not the 

decision makers for planning applications and therefore, their role at this stage would be simply for you to gain their 

input and initial thoughts/ concerns over proposals.  

• Town Council,  

• Neighbouring property/land owners. 

• Island Roads 

• Tree Officer  

• Public Rights of Way 

 

http://www.iow.gov.uk/
http://www.iow.gov.uk/


 

 

 
Documentation or information requirements:  
 

• Location plan (with redline shown around the residential curtilage of the site and a blue line around the 
remaining land which is owned by the applicant).  

• Block/site plan showing access and relevant visibility splays; 

• Existing plans and elevations.  

• Proposed plans and elevations.  

• Section plans demonstrating relationship between the building/its windows and neighbouring properties and 
gardens;  

• Design and Access Statement (see requirements for a DAS in The Town and Country Planning (Development 
Management Procedure) (England) (Amendment) Order 2013);  

• Tree/ecological report 

• Proposed parking details/layout plan  

• Landscaping scheme suggested it is included with any application to show retained and proposed 
landscaping/ boundary treatments; 

• Tree/hedge surveys/reports; 

• Parking spaces (as per the SPD); 

• Details of open space/public amenity and communal car parking for the football ground; 

• Refuse/recycling provision (as per the recent SPD); 

• Justification with local need and Sequential Testing of other sites/previously developed land; 

• Confirmation to enter into a legal agreement (as set out above). 
 
 
 

Further guidance on submitting a planning application can be found on the Planning Portal website which offers 
step-by-step help and advice.  
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Appendix B: Strategic Housing and Economic Land 

Availability Assessment (SHELAA) 2018 Extracts  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Isle of Wight SHLAA  2018
 

15 
 

IPS184 
Land east of Hillway Road and south of 
Steyne Road, Bembridge Ryde 80 4.9 GF Deliverable   15 15 15 15 20 

  

IPS183 
Land north of Mill Road and east of High 
Street Bembridge Ryde 100 6.14 GF Developable           15 85 

 

IPS102 
Land Near Brading Roman Villa / Land off 
Morton Road Brading Ryde 15 2.24 GF Deliverable         15 

   
IPS213 Wrax Farm, New Road, Brading Ryde 20 1 GF Deliverable       10 10 

   
IPS145A Land north of Quay Lane, Brading Ryde 25 2.73 GF Developable           10 15 

 
IPS319 The Builder's Yard, Yarbridge, Brading Ryde 5 0.48 GF Developable           5 

  

IPS072 
Car sales area  on the east side of the 
Main RoadPO33 4DR Havenstreet Ryde 10 0.3 BF Deliverable       5 5 

   
IPS060 Coppid Hall Farm, Main Road,  Havenstreet Ryde 25 2 GF Developable           15 10 

 

IPS125  Land at Seagrove Farm Road 
N & 
Seaview Ryde 13 1.95 GF Deliverable         5 8 

  

IPS104 Land off Solent View Road Seaview  
N & 
Seaview Ryde 12 0.95 GF Deliverable         5 7 

  

IPS127 Land west of Eddington Road 
N & 
Seaview Ryde 40 3.9 GF Deliverable     10 15 15 

   

IPS281 Gibb Well Field, off Seaview Lane 
N & 
Seaview Ryde 15 1.87 GF Deliverable       15   

   

IPS027 Former Flamingo Park, Oakhill Road,  
N & 
Seaview Ryde 15 6.3 Mix Developable           15 

  
IPS331 Guildford Park Caravan Site  St Helens Ryde 50 1.9 Mix Deliverable       15 15 20 

  
IPS347 Fakenham Farm, St Helens Ryde 50 5.51 Mix Deliverable       15 15 20 

  

 
0 15 45 185 170 235 577 25 

IPS065 Learning Centre, Berry Hill, Sandown The Bay 30 1.4 BF Deliverable         30 
   

IPS074 23 Carter Street, Sandown,  Sandown The Bay 12 0.19 BF Deliverable       12   
   

IPS077 Former Sandham Middle School Site Sandown The Bay 84 2.29 BF Deliverable         30 30 24 
 

IPS081 Sandown Town Hall, Grafton Street, Sandown The Bay 14 0.15 BF Deliverable       7 7 
   

IPS177 Chester Lodge Hotel, 7 Beachfield Road, Sandown The Bay 5 0.8 BF Deliverable         5 
   

IPS217  Land adjacent Perowne Way Sandown The Bay 65 6.84 GF Deliverable         10 15 40 
 

IPS135 
Land north of Perowne Way and west of 
Brook Close, Sandown, Isle of Wight. Sandown The Bay 60 3 GF Deliverable         5 15 40 

 
IPS025 Winchester House, Sandown Road Sandown The Bay 20 0.76 BF Developable           

 
20 

 
IPS068 Former SPA Hotel, Shanklin Esplanade Shanklin The Bay 50 0.6 BF Deliverable         25 25 
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SHLAA Site Assessments - Deliverable SHLAA Ref No: IPS104

Site Address: Land off Solent View Road Seaview PO35 ( Land to the rear of 51 - 67 )

Site Area: 0.95

Site Description: The site is located between Pier Road and Solent View Road.  It is currently a field for grazing 
donkeys that slopes from west to south east.  The boundary to the residential to the south is a mix 
of scrub and trees to the east is a fence and to the north are protected trees.

Discount

DiscountEnvironmental designations A2: The site is not located within any environmental designations 
including heritage coast, historic park or garden, open space.

Flood zones/agricultural class/size: The site is located in FZ1 and is not class 1 or 2 agricultural 
land

Discount

Proximity to settlement: Seaview does not have a settlement boundary.

It is brownfield/greenfield: The site is greenfield and there are no buildings or structures located on the site.

Potential landscape impact: The site is not located in an AONB.  The area forms a gap between development to the 
north and south.  If development is considered appropriate, the impact on the wider 
area and views into and out of the site will need to be considered and reflected in any 
design principles.

Potential biodiversity impact: 0.5ha to the north of the site is located in an ancient woodland buffer.  The remainder 

Stages A and B - Discounting

Stage C - Assessment - Suitability

Site location

SHLAA Ref No: IPS104

Environmental designations A1: 0.5ha to the north of the site is located in an ancient 
woodland buffer.

The remainder of the site is not located within any 
environmental designations including, ancient woodland, LNR, 
marine conservation zone, NNR, RAMSAR, SAC, SINC, SPA, 
SSSI, scheduled ancient monument or RIGG.

Page 67



SHLAA Site Assessments - Deliverable SHLAA Ref No: IPS104

of the site is not located in any designations.  There are no TPOs on the site but there 
are a number of trees.  Relevant biodiversity studies may be required.

Potential heritage impact:  The site is not located in a conserva on area and there are no listed buildings close by.

Site access aspects: The site currently has pedestrian access to the east and west onto Solent View Road.  
The submission sets out that  there is a right of access from Solent View Road and 
subject to relevant permission access may be able to be achieved onto Pier Road

Access to public transport: There is a bus stop in close proximity.  This is along Route 8 - Newport | Robin Hill | 
Amazon World | Sandown | Bembridge | St Helens | Seaview | Ryde.  This service runs 
Mon - Sat up to every 60 minutes | Sundays up to every 60 mins

Access to pedestrian/ cycle: There is a public right of way to the south and east of the site.  There is no dedicated 
cycle link and the immediate roads do not benefit from pavements.

Access to services/ facilities: There are some services in Seaview but it is not a rural service centre

Access to open spaces: There is some public open space facilities nearby.

Air quality sensitivities: None known

Mineral resources?: The site is not located in a mineral or mineral safeguarding area

Agricultural land class:

Is there a loss to employment?: No

Potential constraints to delivery: There is one landowner and there are no known covenants or legal issues

Infrastructure capacity aspects: The site is immediately adjacent to other properties which appear to benefit 
from connections to utility services

Potential compatibility impacts: The site is close to existing residential, no compatibility issues are envisaged.

Brief planning history: No recent planning history.

Overarching policy context: The site is located outside the settlement boundary.  Nettlestone and Seaview 
have a Parish Plan SPD (2005) which in relation to housing sets outs the need for 
a residential nursing home, sheltered accommodation and affordable housing.

Site suitable if ticked

Put forward for:  The site has been put forward for general housing

Availability:  The site is immediately available, owned by developers with a reasonable prospect of 
development taking place within 5 years.  Once commenced could be achieved within 1-2 years.

Conversion?: No

Steering group's conclusion: The steering group concluded that the site is suitable for some development, 
although acknowledge that there may be potential access issues.  A single row of 
dwellings could be achieved towards the south of the site to ensure a buffer to 
the trees.

Steering group's conclusions: The steering group concluded that the site is suitable and achievable subject to access.  
Years 1-5.  Final yield would be dependent on access potentially 10-12.

Site achievable if tickedIndicative yield: 10-12

Stage D - Assessment - Availability

Stage E - Assessment - Achievability

Stage F - Assessment - SHLAA Panel Comments

Site available if ticked

Rural exception?: No

Page 68



SHLAA Site Assessments - Deliverable SHLAA Ref No: IPS104

Panel comments: The SHLAA panel agreed with the steering group's conclusions.

Final conclusions: Following the panel discussions and the overall SHLAA assessment process the steering group 
concluded that the site is suitable for the purposes of SHLAA, deliverable and could be 
considered for potential allocation

Stage G - SHLAA Conclusion

Site is suitable for BFR if ticked

The site is considered: Deliverable

Site could be considered for 
allocation if ticked

Page 69
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Appendix C: 2018 Draft Island Planning Strategy 

Development Plan – Sites Allocated for Housing 
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Sites Allocated for Housing

DHWN 2

Sites Allocated for Housing

The sites listed in Appendix 1, and shown on the Policies Map, are allocated for residential or
residential-led mixed use development. Proposals for these sites should demonstrate how they will
deliver an appropriately phased development in accordance with:

1. The generic allocation requirements set out in Policy DHWN3; and

2. The specific allocation requirements set out in Appendix 2, where relevant; and

3. All other relevant policy requirements set out in this plan.

The yield identified in Appendix 1 is for indicative purposes only and the final number of homes or
other development provided will be determined through the planning application process.

Proposals will not be permitted where the infrastructure required to serve the development is either
not readily available, or will not be provided alongside the development.

5.21 To contribute to meeting it's objectively assessed housing need the council has allocated a mix
of larger and smaller development sites which are on previously developed land, greenfield land
or a mix of both.

5.22 This policy seeks to facilitate delivery of housing across the Island by setting out those sites that
are suitable for residential and other development. The allocation of these sites should provide
certainty for developers and other stakeholders to bring development proposals forward across
the Plan period thereby increasing the rate of housing delivery.

5.23 Most sites have been submitted and assessed through the strategic housing land availability
assessment and are assessed as suitable, available and achievable at some point in the plan
period. It is therefore hoped that by allocating a range of sites that they will come forward and
be delivered in a way that helps meet the objectively assessed housing need figure.

5.24 Each allocated site has been considered individually. Only sites with specific and in some cases
unique characteristics or specific policy features due to their size or location are subject to more
detailed requirements.

5.25 Where a proposal is for an allocated site, applicants are expected to refer specifically to Policies
DHWN2, DHWN3 and Appendices 1 and 2, and submit applications taking into account the
relevant policy requirements as well as incorporating any other Island Planning Strategy
requirements where applicable.

5.26 No timeline has been provided within the policy for the allocations, but it is expected that delivery
will be phased and take into account any nearby proposals where relevant.

5.27 Sites should be started and completed within the timeframe of any planning permission. In
exceptional circumstances and subject to the consideration of any newly arising material planning
considerations and valid reasons for sites not coming forward in a timely manner, planning
permission may be granted for those major sites committed to residential development that
currently have planning consent.

45Draft Island Planning Strategy Isle of Wight Council
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This is a strategic policy and links to the following Island Planning Strategy Objectives and
Key Priorities:

People have a place to call home and can live with independence

Isle of Wight Council Draft Island Planning Strategy46
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Ryde Regeneration Area

Indicative
Yield

Specific or Generic
Policy Requirement

Housing Allocation
Reference Number

Settlement

25SpecificHA063Ryde

128SpecificHA0112*Ryde

100GenericHA064Bembridge

80GenericHA065Bembridge

15SpecificHA066Brading

25SpecificHA067Brading

20SpecificHA068Brading

5SpecificHA069Brading

25SpecificHA070Havenstreet

10SpecificHA071Havenstreet

15SpecificHA072Seaview & Nettlestone

25SpecificHA073Seaview & Nettlestone

40GenericHA074Seaview & Nettlestone

15GenericHA075Seaview & Nettlestone

100SpecificHA076St Helens

1438Total

The Bay Regeneration Area

Indicative
Yield

Specific or Generic
PolicyRequirement

Housing Allocation
Reference Number

Settlement

20GenericHA077Sandown

30GenericHA078Sandown

12GenericHA079Sandown

84SpecificHA080Sandown

14SpecificHA081Sandown

5GenericHA082Sandown

125SpecificHA083Sandown

50SpecificHA084Shanklin
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Ryde Regeneration Area

Policy / RequirementsAddressHousing
Allocation
Ref Number

the east of the site.

A vehicular access option should be explored that will
improve the visibility of the corner for both development
traffic and road traffic. Archaeological assessments may
need to be undertaken by any potential applicant and
early liaison with the council's Archaeology and Historic
Environment Service is advised.

A brownfield site of approximately 0.3 hectares isCar sales area on theHA071
allocated at Land at Main Road, Havenstreet to delivereast side of the Main
high quality sustainable residential development whichRoad, Havenstreet
shall provide:

a) At least 10 homes providing a mix of sizes and an
affordable housing contribution in line with DHWN6;

b) onsite parking; and

c) a financial or other contribution to facilitate
reinstatement of the bus service.

It is anticipated that the site can be comprehensively
redeveloped.

A brownfield site of approximately 2.4 hectares isFormer Flamingo Park,HA072
allocated at Land at Flamingo Park, Seaview to deliverOakhill Road, Seaview
high quality sustainable residential development which
shall provide:

a) At least 15 homes providing a mix of sizes and an
affordable housing contribution in line with DHWN6 (not
including the existing dwellings);

b) onsite parking and access improvements as required;

c) retention of onsite and roadside trees and hedges;

d) landscape buffers to the north and east;

e) pedestrian connections to and improvements of the
adjacent public right of way network; and

f) removal of existing unused buildings.

When considering flood risk across the site please refer
to the council’s SFRA Level 2 Fact Sheet.

A greenfield site of approximately 2 hectares is allocatedLand at Seagrove FarmHA073
at Land at Seagrove Farm Road & Solent View Road,Road & Land off Solent

193Draft Island Planning Strategy Isle of Wight Council
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Ryde Regeneration Area

Policy / RequirementsAddressHousing
Allocation
Ref Number

View Road, Seaview Seaview to deliver, high quality sustainable residential
development which shall provide:

a) At least 25 homes providing a mix of sizes and an
affordable housing contribution in line with DHWN6;

b) improved and safe access to and through the site for
both pedestrians and vehicles;

c) landscape buffer and biodiversity enhancements to
the north east of the site as a buffer to the ancient
woodland; and

d) appropriate landscape buffers to the west and football
grounds.

A mixed greenfield and brownfield site of approximatelyGuildford Park CaravanHA076
5.0 hectares is allocated at Guildford Park Caravan SiteSite & Fakenham Farm,
& Fakenham Farm, St. Helens to deliver, sustainableSt. Helens
high quality predominately residential development
resilient to climate change. The development shall
provide:

a) At least 100 homes providing a mix of sizes and an
affordable housing contribution in line with DHWN6;

b) a mix of onsite SANGs, open and recreation space;

c) public transport and highway improvements as
required;

d) safe access to and through the site for both
pedestrians and vehicles; and

e) retention or incorporation of existing businesses where
appropriate well related and accessible to all.

Development and required infrastructure will be delivered
on a phased basis in line with housing delivery.

Proposals will not be permitted where they would prevent
a comprehensive approach to the delivery of development
and infrastructure across the whole site. Archaeological
assessments may need to be undertaken by any potential
applicant and early liaison with the council's Archaeology
and Historic Environment Service is advised.
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1. Introduction 

1.1 The National Planning Policy Framework (NPPF) sets out that local planning authorities 

should identify and update annually a supply of specific deliverable sites sufficient to provide 

five years’ worth of housing against their housing requirements. It also requires that a buffer 

be incorporated into this figure, of either five per cent or twenty per cent depending on the 

record of housing delivery in the area.  

1.2 If a local authority cannot demonstrate a five year land supply, then its relevant policies for 

housing should not be considered up-to-date. If this occurs then applications for residential 

development should be considered in the context of the presumption in favour of 

sustainable development.  

1.3 This document establishes the Isle of Wight Council’s five year land supply position as at 1 

April 2018. It has been prepared and calculated based on the National Planning Policy 

Framework (NPPF) and the government’s planning practice guidance.  

1.4 The overall position outlined in this document has been informed by the most recent 

versions of the following sources: 

 Strategic housing market assessment and relevant updates 

 Authority (planning) monitoring report 

 Strategic housing land availability assessment update 

 Ongoing dialogue with the development industry 

1.5 The Isle of Wight housing market is constrained, due in part to the severance factor of the 

Solent. This creates a unique set of circumstances, and an accompanying unique set of 

challenges to delivering housing to the levels we know we need. In no particular order these 

can be identified as being: 

 Higher build costs (due to increased costs of transporting materials). 

 Shortage of the skilled trades required to build houses. 

 Difficulty in attracting medium to large scale housebuilders to the island. 

 House prices significantly lower than the national and regional average1. 

 A house price to earnings ratio above the national average2. 

 Unrealistic expectations over the value of land. 

                                                           
1
 The average Isle of Wight house price in September 2018 was £215,048; £328,059 for the South East; and £232,554 for 

the UK (Land Registry House Price Index).  
 
2
 In 2017 the ratio of median house price to median earnings on the Isle of Wight was 8.20.  This ratio is at its highest 

level since 1999 when the data was first collected.  

http://planningguidance.communities.gov.uk/blog/guidance/housing-and-economic-land-availability-assessment/
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1.6 The council is reliant on private landowners, builders and developers to build the houses 

that meet the needs and demands of the island’s residents. The council can contribute to 

housing delivery through its planning policies and by permitting enough dwellings 

(recognising that not all permissions are actually built).  

1.7 The council’s five year land supply position will be reviewed and an update published on an 

annual basis.   

 

2. Housing needs 

2.1 The council’s adopted housing need figure is 520 dwellings per year, and this is set out in the 

Island Plan Core Strategy. Because this is the adopted figure, the council is using it to 

calculate its five year land supply.  

2.2 The council has undertaken a housing needs assessment which will inform the new Island 

Planning Strategy.  

 

3. Authority (planning) monitoring report 

3.1 This annual document identifies the permissions granted and the number of dwellings 

completed within the preceding financial year. The permission and completion figures since 

the adoption of the Island Plan Core Strategy are shown in the table below, along with the 

total number of dwellings with planning permission.  

 Table 1- Permission and completion figures 
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17/18 520 360 -160 69 1413 2806 

16/17 520 321 -199 62 481 2684 

15/16 520 417 -103 80 661 2473
4
 

14/15 520 396 -124 76 526 2227 

13/14 520 410 -110 79 471 2371 

12/13 520 409 -111 79 805 1984
5
 

11/12 520 418 -102 80 217 3200
6
 

                                                           
3
 As at 1 April of the following year (i.e. 17/18 would be 1 April 2018) 

4
 15/16 – 13/14 figures are taken from previous published SHLAA updates 

5
 5 year housing land supply report 1 April 2013 

https://www.iwight.com/Residents/Environment-Planning-and-Waste/Planning-Policy-new/Core-Strategy/Monitoring-Reports
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3.2 The table shows that generally there are far more dwellings permitted than the number of 

dwellings planned for at any given point.  

3.3 The 2017/18 Monitoring Report highlights what the council considers to be the key issues 

relating to housing delivery within the Island’s unique housing market. It also identifies a 

range of measures the council has undertaken to boost the supply of permissions. 

 

4. Strategic Housing Land Availability Assessment update  

4.1 The council has just completed a comprehensive review of its strategic housing land 

availability assessment (SHLAA). This is publically available at www.iow.gov.uk/shlaa .  

4.2 In brief, the total number of SHLAA sites assessed within the 2017/18 process was 378. Of 

which, 82 sites are classified as deliverable and 66 sites are classified as developable. There 

are 192 sites which are currently not developable and 38 which are currently not suitable.  

 

5. Ongoing dialogue with the development industry 

5.1 Officers of the local planning authority undertake ongoing dialogue with the development 

industry. These relationships have grown over a number of years. By speaking to agents, 

architects, builders and developers, officers have an understanding of sites and their likely 

timescales for progression, and, if there are any, issues affecting the delivery of sites.  

5.2 As part of the review of the SHLAA a panel of development industry professionals was set up 

to consider the site assessments and comment on suitability and deliverability where 

applicable. 

5.3 This knowledge has informed the assumptions made in relation to the delivery of sites when 

identifying the supply element of the five year land supply.  

5.4 As part of the draft Island Planning Strategy consultation, the council will consider 

mechanisms, including dialogue with the development industry to better understand and 

determine delivery of the proposed allocations.   

  

                                                                                                                                                                                     
6
 Figure published in the Island Plan Core Strategy and reference to the July 2010 Land Availability Update and Housing 

Trajectory  

http://www.iow.gov.uk/shlaa
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6. Housing Trajectory 

6.1 The housing trajectory in Appendix 1 brings together the information relating to the sites 

that form the council’s housing land supply, and plots the anticipated delivery timescales. 

This helps the council, and all interested parties, to understand the likely delivery rates of 

residential development. 

6.2 A robust examination has been undertaken on all permitted and proposed sites to 

understand a realistic trajectory.   

6.3 The anticipated delivery timescales for each site have been informed by:  

 information submitted as part of the planning application;  

 existing delivery on permitted sites; 

 officer knowledge of the site;  

 the developer’s previous delivery track record;  

 dialogue with developers and the SHLAA panel; and 

 recent definitions of deliverable and developable.  

6.4 This information has then been used by the council to undertake an assessment of whether 

sites will come forward as anticipated.  

6.5 In terms of sites proposed through allocation or determined suitable through the SHLAA the 

council’s housing need can be met over the plan period.  However, the council has seen a 

consistent under delivery of housing completions since the adoption of the Island Plan Core 

Strategy.  As a consequence the number of dwellings achieved does not meet the 

cumulative target over the years since adoption.  This results in a deficit of housing numbers 

against the overall plan target. The council is working hard to improve delivery of sites (see 

section 8) in order to meet the need.  However these mechanisms take time and as a result 

housing delivery will start to improve over the five year land supply period but is not likely to 

make up the deficit until 2023/24.   

 

7. Five year land supply calculation 

7.1 The council has applied the ‘Liverpool approach’7, and is looking to make up the identified 

backlog over the plan period.  

 Policy requirement 

7.2 The identified need that the council is planning to meet for the five period is the annual 

figure of 520 identified in the council’s adopted Core Strategy (row a of Table 2).  

                                                           
7
The ‘Liverpool’ approach is to spread the shortfall over the rest of the plan period.  
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7.3 Taking all of the factors outlined and sign-posted to in this document, the council is of the 

view that a 20% buffer should be applied to the five year requirement (row b). 

  

Shortfall 

7.4 The requirement over the preceding seven years is shown in row c. This has been calculated 

based on the requirement of 520 dwellings per annum since the adoption of the Island Plan 

core strategy. The figure includes a 20 per cent buffer as a result of persistent under 

delivery. 

7.5 The council’s monitoring shows that 2731 dwellings were completed in the same period (1 

April 2011 to 31 March 2018) (row d).  

7.6 Row e is the difference between what was planned for, with the 20 per cent buffer and what 

was delivered. The calculation identifies that over this period there was a shortfall of 1637 

dwellings on the Isle of Wight.  

 Dealing with the shortfall 

7.7 The shortfall, if annualised, across the adopted core Strategy plan period, equates to 205 

dwellings per annum (row f).  

7.8 The total requirement, when providing for the backlog on an annualised basis over the next 

five years, is therefore calculated to be 829 dwellings (row g) with the requirement overall 

totalling 4143 (row h). 

 Supply 

7.9 The supply from SHLAA sites (row i) is identified as being 36 dwellings, shown in Appendix 2. 

In total a potential supply of 8021 dwellings were identified in the SHLAA as either 

deliverable and/ or developable SHLAA over a 15 year period.  Of these 1405 are considered 

deliverable (within years one to five).  

7.10 1369 dwellings identified in the SHLAA have been proposed for allocation figure (row j).  This 

has been calculated from a starting point of April 2018 to March 2023.  A list of the sites that 

make up this figure is set out in Appendix 3 

7.11 The supply from large sites (row k) is identified as being 1154 dwellings. All sites have been 

reviewed by senior development management officers to understand the potential delivery 

of sites in line with the current definition of deliverable as set in the NPPF.  A list of the 

permissions that make up this figure is set out in Appendix 4. 

7.12 The supply from small sites (row l) is identified as being 386. All permissions with net gains 

of between 5 and 9 dwellings were considered to understand the potential delivery and 

completions.  Permissions with net gains of 1-4 were also reviewed and a 10 per cent 
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discount was applied to allow for some sites not coming forward.  A list of the permissions 

that will contribute to achieving this figure is set out in Appendix 5a and b. 

7.13 Paragraph 70 of the NPPF July 2018 allows local authorities to make an allowance for 

windfall sites in their anticipated supply. Where this is the case there should be compelling 

evidence that they will provide a reliable source of supply. It goes on to say, any allowance 

must be realistic having regard to the SHLAA, historic windfall delivery and expected future 

trends. 

7.14 Windfall sites have historically formed a significant part of housing delivery on the Island 

and, despite the recent changes to permitted development rights, and the proposed 

allocations are expected to continue to do so.  

7.15 During the period of 1 January 2018 to 31 October 2018 139 units have been granted across 

the Island on smaller sites.  Over 80% of those are formed of single and two units. 

7.16 It is therefore considered that there is compelling evidence that demonstrates there are still 

going to be sites that deliver single units as well as those sites that deliver up to four.   

7.17 That stated, the council has taken a precautionary, but realistic and robust approach to 

potential windfall numbers and has included a figure of 100 windfall units a year across the 

Plan period.   
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Table 2 – 5 Year Land Supply Table 

Isle of Wight Council’s five year land supply calculation at 1 April 2018 

 

Policy requirement  

 a 5 year land supply policy requirement 2600 

b 5 year requirement (520 x 5 years) +20% buffer 3120 

  Shortfall   

c Requirement  520 units per year since adoption of CS (7 years)  
(520x7 plus 20% buffer) 

4368 

d Completions (01/04/11 - 31/03/2018) 2731 

e Shortfall in provision (01/04/11 - 31/03/2018)  1637 

  Dealing with the shortfall   

f Shortfall since the adoption of the CS to be made up each year for 
the rest of the plan period 

 

205 

g Annual requirement for period 18/19 – 22/23 (providing for the 
backlog)  

829 

h 
Overall requirement 01/04/18-31/03/23 

4143 

  Supply   

i Supply from SHLAA sites 36 

j Supply from proposed allocations 1369 

k Supply from large sites  1154 

l Supply from small sites 386 

m Supply from windfall 500 

n Overall supply  3445 

 

Overall requirement- Overall supply  698 

 

Overall supply as a % of Overall requirement  83.15% 

 

7.18 As demonstrated in the table above, the Isle of Wight Council considers that it cannot 

demonstrate a five year land supply as at 1 April 2018.  

8 Gypsy and Traveller 5 Year Land Supply 

8.1 In relation to plan making local planning authorities should set pitch and plot targets for 

their travelling community which addresses the likely permanent and transit need. In doing 

this they should set out a supply of specific deliverable sites sufficient to provide five years’ 
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worth of provision.  Additionally, a supply of specific, developable sites or broad locations 

for growth for years 6 – 10 and, where possible, years 11 – 15 should be identified.  

8.2 In terms of the current need on permitted sites, the evidence8 has shown that 16 pitches 

across the Island are required. In terms of forecasting the 2018 assessment used an uplift of 

17% also used in the housing needs assessment.  This results in the need to plan for an 

additional 3 households/pitch spaces by 2034 making a requirement of 19 pitches in total 

over the plan period.  

8.3 The assessment also identified the need for one transit site that should consist of 2 pitches 

rising to 3 by 2034. 

8.4 As the council has no current permitted sites, it follows that it does not have a 5 year land 

supply of available sites for the travelling community. 

9. Improving delivery 

9.1 The council is committed to delivering the housing to meet the needs and demands of the 

Isle of Wight housing market area. To achieve this delivery the council will seek to improve 

the delivery of housing in a number of ways.  

9.2 The council has produced a daft Regeneration Strategy for the Island which includes 

mechanisms and aspirations to ensure the Island becomes an inspiring place to live, work 

and visit. 

9.3 The council is actively looking at ways of increasing the delivery of affordable housing 

including how the Housing Revenue Account is being used and the establishment of a 

local housing delivery company. Proposals are at an advanced stage of preparation in 

advance of decisions by Cabinet in November 2018. 

9.4 The council are also bringing their own sites forward for consideration through the usual 

SHLAA and planning application processes.  Sites for consideration are both small and more 

strategic. 

9.5 The preparation of a new Island Planning Strategy that includes a broad spectrum of 

allocations, both large and small, will also give developers and landowners confidence in 

bringing sites forward and in a timely manner.  This should include earlier delivery on some  

9.6  The local planning authority is also contributing to this improvement by investigating how to 

implement: 

 Time-limited permissions.  

 A mechanism for taking into account lack of delivery when considering repeat 

applications for unimplemented permitted sites.  

                                                           
8 Isle of Wight Gypsy and Traveller, Travelling Showpeople and Houseboat Dweller Accommodation Assessment - February 2018 
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 Proactive monitoring of stalled sites with extant planning permission.  

 Proactive engagement with the development sector over stalled sites with 

extant planning permission. 

 Separate DPDs planning for both new garden communities and the travelling 

community.  Both proposed DPDs will consider sites, with two broad areas of 

search identified in the draft Island Planning Strategy.  The DPDs will look to 

deliver some housing towards the latter part of the plan period. 
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Appendix 1 Housing Trajectory 
 
 
 
 

  11-Dec Dec-13 13/14 14/15 15/16 16/17 17/18 18/19 19/20 20/21 21/22 22/23 23/24 24/25-28/29 29/30-33/34 

Plan target (annual) 520 520 520 520 520 520 520 520 520 520 520 520 520 2600 2600 

Plan target (cumulative) 520 1040 1560 2080 2600 3120 3640 4160 4680 5200 5720 6240 6760 9360 11960 

Past completions (total) 418 409 410 396 417 321 360                 

Past completions (small 
sites) 

126 204 150 138 159 135 146                 

Past completions (large 
sites) 

292 205 260 258 258 186 214                 

Projected completions 
(small sites) 

              147 108 115 10 26       

Projected completions 
(large sites) 

              160 284 185 119 141 154 177   

Windfall               100 100 100 100 100 100 500 500 

Proposed allocations                 30 125 460 754 1067 3268 2172 

SHLAA sites                 7 6 18 5       

Proposed new 
Settlement 

              300 

Projected completions         407 529 531 707 1026 1321 3945 2972 

Cumulative completions 418 827 1237 1633 2050 2371 2731 3138 3667 4198 4905 5931 7252 11197 14169 

No. above/below 
cumulative target -102 -213 -323 -447 -550 -749 -909 -1022 -1013 -1002 -815 -309 492 1837 2209 
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Appendix 2 – Deliverable SHLAA Sites 

 
Years 18/19 19/20 20/21 21/22 22/23 

SHLAA 
Ref Address Settlement Regen Area 

Indicative 
yield Size BF/GF           

IPS195 

East of Locksley Close 
& south of Camp 
Road Freshwater West Wight 8 1 GF         8 

IPS094 
Land off Alvington 
Road, Newport Newport Newport 5 3.3 GF     5     

IPS138b 

Land on the south-
west side of Buckbury 
Lane  Newport Newport 2 1 GF   2       

IPS228 

Land between 
Buckbury Lane and 
Long Lane Newport Newport 6 2.17 GF       6   

IPS075a 
Cheeks Farm, 
Merstone Lane Merstone 

East 
Medina 5 0.6 BF       5   

IPS338 

Land adjacent to the 
south of Cherrywood 
View Arreton 

East 
Medina 10 2.49 GF       5 5 

 
Total 36 0 2 5 16 13 
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Appendix 3 – Deliverable SHLAA sites proposed for allocation 

 
Years 18/19 19/20 20/21 21/22 22/23 

SHLAA 
Ref 

Proposed 
Housing 
Allocation 
Ref: Address Settlement Regen Area 

Indicat
ive 
yield Size BF/GF           

IPS285 HA001 Land off Alum Bay New Road Totland West Wight 6 0.74 GF     6     

IPS403 HA003 Land to the rear of Lanes End Totland West Wight 10 0.26 BF         10 

IPS071 HA006 Heathfield Campsite, Heathfield Rd, Freshwater West Wight 90 3.5 GF   10 10 15 15 

IPS090 HA007 Land to the north west of Regina Road Freshwater West Wight 15 0.8 GF   5 5 5   

IPS010 HA007 Regina Field, Copse Lane, Freshwater West Wight 10 6.94 GF         5 

IPS096 HA010 Land at Main Road, Wellow Wellow West Wight 15 1.7 GF     5 5 5 

IPS350 HA012 Buildings at Lee Farm,  Wellow West Wight 10 0.6 BF         5 

IPS300A HA013 Land fronting Thorley Street  Thorley West Wight 15 1.3 GF         10 

IPS400 HA014 Land at Warlands, Shalfleet Shalfleet West Wight 30 2.2 GF         15 

IPS322 HA015 Land at Elm Lane Calbourne West Wight 10 0.5 GF         10 

IPS057 HA016 Merlins Farm, Elm Lane Calbourne West Wight 10 1.16 GF       10   

IPS306 HA017 Land at Moor Lane Brighstone West Wight 4 0.3 GF     4     

IPS394 HA019 Medina Yard Cowes 
West 
Medina 535 0.15 BF       51 51 

IPS042 HA020 
Former Somerton Reservoir, Newport 
Road Cowes 

West 
Medina 146 1.85 BF         49 

IPS131 HA021 Land at Baring Road Cowes 
West 
Medina 10 0.5 GF       5 5 

IPS352 HA021 Land at 187 Baring Road Cowes 
West 
Medina 15 3.95 GF         5 

IPS038 
Considered 
in HA021 The Bungalow and land, Baring Road Cowes 

West 
Medina 0 0 GF           
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IPS323 HA022 Somerton Farm, Newport Road Cowes 
West 
Medina 80 42.14 GF       30 30 

IPS367 HA023 Parklands Centre Park Road Cowes 
West 
Medina 7 0.2 BF         7 

IPS154 HA024 Land to west of Newport Road Northwood  
West 
Medina 10 2.1 GF         10 

IPS317 HA026 Land rear of Harry Cheek Gardens  Northwood  
West 
Medina 34 2.09 GF         10 

IPS387 HA028 Kingswell Dairy Newport Road Northwood  
West 
Medina 66 3 GF         10 

IPS053 HA029 117 Medina Avenue Newport Newport 12 0.4 BF       6 6 

IPS078 HA030 Test Centre site, 23 Medina Avenue Newport Newport 6 0.1 BF     6     

IPS126 HA031 Taylor Road, Carisbrooke Newport Newport 35 1.07 GF       10 10 

IPS161 HA031 
Land between 156 and 162 Gunville 
Road Newport Newport 15 0.27 Mix       5 10 

IPS234 HA031 Land to rear of Gunville Road Newport Newport 20 2.44 GF       5 5 

IPS291 HA034 Land off Gunville Road (east) Newport Newport 40 1.82 GF       10 15 

IPS342 HA035 Land off Gunville Road, (west)  Newport Newport 20 1.71 GF       10 10 

IPS270 HA040 
Land at and adjacent to New Fairlee 
Farm, Newport Newport 15 0.99 GF         15 

IPS309 HA042 

part OS Parcel 5627 off Pan Lane, east 
of St. Georges Way and directly south 
of Asda, Newport, Isle Of Wight Newport Newport 7 1.69 GF         7 

IPS324 HA043 Land at Landscape Lane Newport Newport 10 0.87 GF       10   

IPS290 HA046 Land at Crossway East Cowes East Medina 75 4.75 GF     20 20 20 

IPS162 HA047 Merstone Valley Nurseries Merstone East Medina 15 1.33 GF         15 

IPS157 HA050 
Land between The Spinney & The 
Linhay Wootton East Medina 5 0.5 GF     5     

IPS098 HA051 Palmers Farm, Brocks Copse Road Wootton East Medina 40 13.7 GF       10 10 

IPS312 HA052 Reynards Cattery, Palmers Road Wootton East Medina 8 0.31 BF     8     
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IPS130 HA059 Land to the west of Upton Road, Ryde Ryde 80 2.9 GF     20 20 20 

IPS150 HA060 
Westridge Cross Dairy and land to the 
north of Bullen Road, Ryde Ryde Ryde 395 33 GF       25 25 

IPS086 HA060 
Land between Grasmere Avenue & 
Thornton Close Ryde Ryde 80 3.39 GF       25 25 

IPS295 HA063 Land at Puckpool Hill Ryde Ryde 25 3 GF       25   

IPS184 HA065 
Land east of Hillway Road and south 
of Steyne Road, Bembridge Ryde 80 4.9 GF   15 15 15 15 

IPS102 HA066 
Land Near Brading Roman Villa / Land 
off Morton Road Brading Ryde 15 2.24 GF         15 

IPS213 HA068 Wrax Farm, New Road, Brading Ryde 20 1 GF       10 10 

IPS072 HA071 
Car sales area  on the east side of the 
Main RoadPO33 4DR Havenstreet Ryde 10 0.3 BF       5 5 

IPS125  HA073 Land at Seagrove Farm Road 
N & 
Seaview Ryde 13 1.95 GF         5 

IPS104 HA073 Land off Solent View Road Seaview  
N & 
Seaview Ryde 12 0.95 GF         5 

IPS127 HA074 Land west of Eddington Road 
N & 
Seaview Ryde 40 3.9 GF     10 15 15 

IPS281 HA075 Gibb Well Field, off Seaview Lane 
N & 
Seaview Ryde 15 1.87 GF       15   

IPS331 HA076 Guildford Park Caravan Site  St Helens Ryde 50 1.9 Mix       15 15 

IPS347 HA076 Fakenham Farm, St Helens Ryde 50 5.51 Mix       15 15 

IPS065 HA078 Learning Centre, Berry Hill, Sandown The Bay 30 1.4 BF         30 

IPS074 HA079 23 Carter Street, Sandown,  Sandown The Bay 12 0.19 BF       12   

IPS077 HA080 Former Sandham Middle School Site Sandown The Bay 84 2.29 BF         30 

IPS081 HA081 Sandown Town Hall, Grafton Street, Sandown The Bay 14 0.15 BF       7 7 

IPS177 HA082 
Chester Lodge Hotel, 7 Beachfield 
Road, Sandown The Bay 5 0.8 BF         5 

IPS217  HA083 Land adjacent Perowne Way Sandown The Bay 65 6.84 GF         10 
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IPS135 HA083 

Land north of Perowne Way and west 
of Brook Close, Sandown, Isle of 
Wight. Sandown The Bay 60 3 GF         5 

IPS068 HA084 Former SPA Hotel, Shanklin Esplanade Shanklin The Bay 50 0.6 BF         25 

IPS160 HA085 The Bayhouse Hotel, 8 Chine Avenue,  Shanklin The Bay 14 1.3 BF         14 

IPS225 HA086 Holme Farm, Church Road Shanklin The Bay 7 0.9 GF         7 

IPS247 HA087 Land opposite Holme Farm, Shanklin The Bay 3 0.5 GF         3 

IPS368 HA092 Land off Chestnut Drive/Willow Close Ventnor The Bay 10 0.38 GF       5 5 

IPS091 HA093 Land to the east of Ventnor Road Apse Heath The Bay 16 0.5 GF       8 8 

IPS283 HA094 31 Ventnor Road Apse Heath The Bay 12 0.75 BF     6 6   

IPS237 HA096 
Land adjoining Scotland Farm and 
Tresslewood Godshill The Bay 30 1.88 GF         20 

IPS220 HA098 Land at Lower Bramstone Farm  Chale The Bay 10 7.57 GF         5 

IPS137 HA098 Land at Lower Bramstone Farm  Chale The Bay 10 1.5 GF     5 5   

IPS250 HA100 Popes Farm, High Street Newchurch The Bay 15 1.56 GF       5 10 

IPS197 HA103 Land off Chatfiled Road Niton The Bay 25 1.7 GF       10 15 

IPS117 HA105 Land rear of High Street Whitwell The Bay 20 5.76 GF       10 10 

 
Total 1369 0 30 125 460 754 
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Appendix 4 – Supply from sites with planning permission – Large Sites - 10+ units 

 Years 18/19 19/20 20/21 21/22 22/23 

Planning 
Ref 

Address Decision 
Date 

Full/Outline 
Permission 

Net 
Gain 

Number 
Remaining 

     

P/01505/12 & 
P/00613/15 

land at and rear of 44, Worsley Road, Cowes 18/06/214 Full 14 2 2         

Various Land west of Gustar Grove/Captains Parade/ Abbey 
Walk off, Saunders Way, East Cowes 

14/02/2014 Various 20 16 8 8       

Various Stroud Coppice, Hooke Hill, Freshwater 06/10/2011 Full 20 13 2 2 2 1   

P/00659/15 site of former Rozelle Hotel, 22 Atherley Road, 
Shanklin 

03/09/2015 Full 11 1 1         

P/01562/14 & 
P/00771/10 

land between Castle street and church path, fronting 
, Old Road, East Cowes : Venture Quays 

19/03/2015 Reserve 
matters 

128 85 30 30 25     

P/01263/14 Sans Souci, Main Road, Havenstreet 29/03/2016 Full 14 8 4 4       

P/00519/07 land bounded by Kingston Fm Lane/Cadets 
Walk/Kingslea park/Beatrice Avenue E Cowes , 
Whippingham Road, East Cowes: Barrets 
development 

20/07/2007 Reserve 
matters 

550 53 20 20 13     

P/01373/09 land to the south east of newport, between and 
including Staplers Road and St Georges Way, 
Newport: IWC land 

23/12/2009 Full 846 414 25 25 25 25 25 

P/00039/16 Westfield Holiday Centre , Shore Road, Ventnor 08/03/2017 Full 12 12           

P/00109/16 Meadows, Colwell Road, Freshwater 27/03/2017 Full 19 19   20       

P/00462/16 Place Road, Cowes 12/07/2016 Full 12 12 12         
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P/00700/16 Springvale Road, Seaview 01/11/2016 Full 9 9   9       

P/00761/16 Main Road, Shalfleet 24/11/2016 Outline 24 24   12 12     

P/01316/15 Hawthorn Meadows, Saunders Way East Cowes 05/09/2016 Full 24 24 6 6 6 6   

P/01356/16 off Saunders Way, East Cowes 27/01/2017 Full 5 5 5         

P/01870/12 OS Parcel 5177 land south of Hazely Combe, Arreton, 
Newport 

12/09/2014 Full 89 89   22 22 22 23 

P/00966/14 land adjacent to Blanchards, Moortown Lane and 
between Upper Lane and Main Road Brighstone 

20/03/2015 Outline 57 57        30 27  

P/00395/15 land off. Ash Lane, Newport 20/12/2016 Outline 50 50       25 25 

P/01247/14 land off, Atherley Park Way, Shanklin 02/02/2015 Full 12 6 6         

P/01583/14 Part OS, land between Weeks Road, and Ashey Road, 
Ryde 

05/06/2015 Reserve 
matters 

181 181   80 40 40 21 

P/01313/15 Gatten & Lake County Primary School, Howard Road, 
Shanklin 

16/12/2015 Full 14 2 2         

P/00519/17 Homedale Rest Home, Havenstreet 12/07/2017 Full 11 10 5 5       

P/00760/16 land south of Westridge Farm, and to rear of 10 to 
38 Circular Road, off, Hope Road, Ryde 

25/08/2017 Full 80  80 20 30 30     

P/00914/16 11 and  11a-11d St James st, Newport 20/09/2017 Full 20  20         11 
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P/00941/16 land to west of Castle Street and Maresfield Road 
incorporating Columbine building part of Venture 
Quays Barracks Building Albany Building and land at, 
The Esplanade and Albany Road, East Cowes 

29/09/2017 Outline 53  53         20 

P/01681/16 Pan Meadows land between , Staplers Road and St. 
Georges Way , Newport 

24/05/2017 Full 5  5 5         

P/01682/16 Pan Meadows land between , Staplers Road and St. 
Georges Way , Newport 

24/05/2017 Full 1  1 1         

P/01392/16 part OS parcel 8530 off Main Road, Rookley 26/05/2017 Full 21  21   11 10     

P/00867/17 Former Pondwell Holiday camp, Pondwell Hill, 
Pondwell, Nettlestone 

18/10/2017 Full 25  6 6         

P/01203/17 91-93B, High Street Ryde 27/03/2018 Outline 16  16         16 

P/00336/15  Bouldnor Mead  RM for 4 and 
full for 9 

22 22   9 13  

P/00870/03  
 

1, 1A, 1B, 2 and 4 Pyle Street, 12 and 14 East Street 
and The Publican PH and 71, South Street, Newport, 
PO30 

31/03/2016 Full 69 69    69  

P/01213/15  Upton Road  Outline 70 70    35 35 

P/00691/17 Wight City Leisure 
 

 Full 47 47   47   

 Total 1154 160 284 241 266 203 
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Appendix 5a – Supply from sites with planning permission – Small Sites – 5-9 units 

 Years 18/19 19/20 20/21 21/22 22/23 
Planning 

Ref 
Address Decision 

Date 
Full/Outline 
Permission 

Net 
Gain 

Number 
Remaining 

Current Year 1 Year 2 Year 3 Year 4 

P/01218/14 
Former Dairy Crest Depot, Crescent 
Road, Sandown 24/11/2014 Full 6 2 2         

P/01603/14 & 
P/00025/17 

Former Upper Chine Scholl sports 
pitch, Shanklin 18/04/2017 

Full/Outline 
Permission 9 6 6         

P/00030/14 
Corner House Hotel, 1-5 Fitzroy 
Street, Sandown 06/03/2014 Full 6 1 1         

P/00873/15 & 
P/00676/13 R/O 32-33 Union Street, Ryde 07/08/2013 Full 8 2 2         

P/01333/14 Small Horse Farm, Freshwater 01/06/2015 Full 8 1 1         

P/00571/15 Westridge Skip Hire, Ryde 28/10/2015 Full 7 1 1         

P/00059/16 22 Zig Zag Road, Ventnor 06/04/2016 Full 6 6           

P/00480/16 Former Co-op Store, Freshwater 27/10/2016 Hybrid 6 6     3 3   

P/01170/16 
Northbrooke Residential Home, 
Havenstreet 17/10/2016 Full 5 5 5         

P/01247/16 R/o 64/66 Victoria Road, Cowes 03/11/2016 Full 5 5 4 1       

P/01259/15 R/o 5 Palmerston Road, Shanklin 18/04/2016 Full 7 7     3     

P/01340/15 Former Oakfield School, Ryde 13/04/2016 Full 9 7 3 4       

P/01342/16 Somerville Hotel, Shanklin 19/12/2016 Full 5 5 5         

P/01344/16 West of 53-59 West Street, Wroxall 03/02/2017 Outline 5 5           

P/01693/16 
Adj Old Dairy Farm, Horsebridge Hill, 
Newport 20/03/2017 Outline 7 7           
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P/01250/14 
Plots 9-14 Stroud Coppice Hooke Hill, 
Freshwater 19/01/2015 Full 6 5 2 3       

P/00759/17 
Costume Workshop, Station Ave, 
Sandown 31/08/2017 Full 6 4 6         

P00285/16 
Adj Popes Cottage, Steyne Road, 
Bembridge 22/06/2017 Outline 9 9           

P/01085/15 Yorks, York Road, Totland 30/06/2017 Full  7 7     3 3   

P/00647/17 
Apse Heath Methodist Church, Apse 
Heath 19/09/2017 Full 5 5 2 3       

P/01033/16 Adj 20 Ringwood Road, Ryde 02/10/2017 Full  8 8     4 4   

P/00139/17 Land off Regina Road, Freshwater 24/04/2017 Full 9 9 9         

P/00778/17 Zanies  Night Club, Sandown 01/12/2017 Full 5 5     5     

P/01340/17 Sandown Snooker Club, Sandown 28/12/2017 Outline 6 6         6 

 
Total 94 49 11 18 10 6 
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Appendix 5b – Supply from sites with planning permission – Small Sites – 1-4 units 

Planning reference Total 
remaining - 
likely to be 
delivered in 
5YLS 

Planning 
reference 

Total remaining 
- likely to be 
delivered in 
5YLS 

Planning 
reference 

Total remaining - 
likely to be 
delivered in 5YLS 

P/02609/08 4 P/00036/17 1 P/01462/16 1 

P/01685/12 / 
P/01616/13 1 P/00037/16 1 P/01474/15 1 

P/01223/14 & 
P/01040/15 1 P/00094/17 1 P/01495/16 1 

P/01169/15 1 P/00116/16 1 P/01514/16 1 

P/01291/15 4 P/00124/17 1 P/01545/16 1 

P/01380/14 4 P/00145/16 1 P/01559/16 1 

P/00425/17 4 P/00145/17 1 P/01585/16 1 

P/00419/17 4 P/00146/16 1 P/01592/16 1 

P/01414/17 3 P/00151/17 1 P/01614/16 1 

P/00786/17 4 P/00163/17 1 P/01622/16 1 

P/00016/15 2 P/00170/16 1 P/01628/16 1 

P/00582/13 2 P/00178/17 1 P/01648/16 1 

P/00756/14 2 P/00209/16 1 P/01654/16 1 

P/00132/16 3 P/00221/16 1 P/00777/17 1 

P/00839/16 3 P/00311/16 1 P/00793/17 1 

P/01371/16 3 P/00319/16 1 P/00757/17 1 

P/01405/15 3 P/00334/16 1 P00816/17 1 

P/01517/15 3 P/00345/16 1 P/00766/17 1 

P/00560/17 3 P/00354/16 1 P00562/17 1 

P00142/17 3 P/00361/16 1 P/00581/17 1 

P00243/17 3 P/00449/16 1 P/01361/16 1 

P00244/17 3 P/00461/16 1 P/00518/17 1 

P/00749/17 3 P/00490/16 1 P/00649/17 1 

P/00780/17 2 P/00491/16 1 P/00779/17 1 

P/00340/17 3 P/00495/16 1 P/00593/17 1 

P/01692/16 3 P/00502/16 1 P/00765/17 1 

P/00381/17 3 P/00545/16 1 P/00986/17 1 

P/01021/17 3 P/00612/16 1 P/00934/17 1 

 P/00887/17 3 P/00616/16 1 P/00168/17 1 

P/01384/17 3 P/00618/16 1 P/00254/17 1 

P/00774/17 3 P/00639/16 1 P/00291/17 1 

P/01161/15 1 P/00654/16 1 P/00184/17 1 

P/01940/12 2 P/00672/16 1 
 
P/00260/17 1 

P/00224/16 2 P/00673/16 1 P/0033717 1 
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P/00440/16 2 P/00680/16 1 P/00822/17 1 

P/00497/16 2 P/00691/16 1 P/00740/17 1 

P/00576/16 2 P/00703/16 1 P/00423/17 1 

P/00698/16 2 P/00718/16 1 P/01435/16 1 

P/00740/16 2 P/00732/16 1 P/01569/16 1 

P/00791/16 2 P/00778/16 1 P/00363/17 1 

P/00803/16 2 P/00811/16 1 P/00760/17 1 

P/01092/16 2 P/00846/16 1 P/10018/17 1 

P/01181/14 2 P/00847/16 1 P/00787/17 1 

P/01350/16 2 P/00881/16 1 P/01063/17 1 

P/01357/16 1 P/00929/16 1 P/00750/17 1 

P/01467/16 2 P/00953/16 1 P/01070/17 1 

P/01512/16 2 P/00983/16 1 P/01147/17 1 

P/01077/16 1 P/01010/16 1 P/01127/17 1 

P/00475/17 2 P/01035/16 1 P/01111/17 1 

P/00812/17 2 P/01039/16 1 P/00948/17 1 

P00381/17 2 P/01058/16 1 P/01069/17 1 

P/01362/16 2 P/01076/16 1 P/01047/17 1 

P/00621/17 2 P/01080/16 1 P/01126/17 1 

P00711/17 2 P/01130/15 1 P/00971/17 1 

P/00940/17 2 P/01134/15 1 P/01119/17 1 

P/00669/17 2 P/01158/16 1 P/01263/17 1 

P/00112/17 2 P/01169/16 1 P/01118/17 1 

P/00524/17 2 P/01195/16 1 P/01409/17 1 

P/00893/17 2 P/01199/16 1 P/01425/17 1 

P/00801/17 2 P/01207/16 1 P/01439/17 1 

P/00457/17 2 P/01216/16 1 P/00508/17 1 

P/00353/17 2 P/01240/16 1 P/01224/17 1 

P/00449/17 2 P/01263/16 1 P/01456/17 1 

P/00352/17 2 P/01273/16 1 P/01453/17 1 

P/00874/17 2 P/01303/16 1 P/01316/17 1 

P/01650/16 2 P/01321/16 1 
 
P/01423/17 1 

P/01110/17 2 P/01337/16 1 P/01302/17 1 

P/01410/17 2 P/01360/16 1 P/01549/17 1 

P/00862/17 2 P/01377/16 1 P/01568/17 1 

P/01226/14 1 P/01395/16 1 P/00035/18 1 

P/01915/09 1 P/01405/16 1 P/01451/17 1 

P/02092/05 1 P/01411/16 1 P/00066/18 1 

P/02127/08 1 P/01418/16 1 P/01564/17 1 

P/02565/07 1 P/01424/16 1 P/00153/18 1 

P/00508/13 & 
P/00424/10 1 P/01439/16 1 P/00156/18 1 

P/00009/17 1 P/01441/16 1 Total 324 -10% = 292 

 


