
Horton Heath Development Management Committee Thursday 7 January 2021. 
 
Application Number: F/20/88950 
Case Officer: Dawn Errington 
Received Date: Tuesday 6 October 2020 
Site Address: Chalcroft Farm, Burnetts Lane, Horton Heath, SO30 2HU 
Applicant: Eastleigh Borough Council (One Horton Heath) 
Proposal: Demolition of buildings, dwellings and structures at Chalcroft 

Farm (with the Granary to be lifted, stored and reinstated and 
the Cart Shed to be dismantled and rebuilt.  All other 
buildings to be demolished) 
 

Recommendation: Subject to the receipt of an updated Demolition Plan and 
Demolition Statement: 
Grant Permission 

 
CONDITIONS AND REASONS 
 

1. The development hereby permitted shall be implemented in accordance with 
the following plans numbered   29919A_01 and 29919A_02; (to be amended); 
Reason: For the avoidance of doubt and in the interests of proper planning. 
 

2. The development hereby permitted shall start no later than three years from 
the date of this decision. Reason: To comply with Section 91 of the Town and 
Country Planning Act 1990. 
 

3. The Granary (Building A7) shall be lifted, stored and reinstated at the site in 
accordance with reinstatement details to be approved by the Local Planning 
Authority prior to the redevelopment of the Chalcroft Farm site.  Reason: to 
preserve the local heritage interests of the site 
 

4. The Cart Shed (Building A3) shall be dismantled under supervision of the 
Local Planning Authority, stored and rebuilt at the site using retained large 
assemblies of component materials and in accordance with siting and 
reconstruction details to be approved by the Local Planning Authority prior to 
any redevelopment of the Chalcroft Farm site.  Reason: to preserve the local 
heritage interests of the site. 
 

5. Materials to be salvaged from buildings to be demolished shall be agreed on 
site by the Local Planning Authority prior to the commencement of demolition 
works.  The salvaged materials shall be stored and retained for future use, 
where appropriate, as part of any redevelopment of the Chalcroft Farm 
complex.  Detailed photographic records of the inside and outside of all 
buildings to be demolished shall also be provided to the Local Planning 
Authority prior to demolition works proceeding.  Reason: to assist in 
preserving the local heritage interest of the site and the design of its 
redevelopment. 
 

6. Demolition and building retention shall be carried out in accordance with the 
amended Chalcroft Farm Demolition statement dated xxx_ (to be amended): 



Reason:  to ensure that ecological, amenity and heritage interests are 
adequately protected. 

 
7. The demolition works to buildings identified as supporting bat roosts or having 

the potential to be places of rest or shelter for great crested newt, shall not in 

any circumstances commence unless the local planning authority has been 

provided with a licence issued by Natural England pursuant to Regulation 55 

of The Conservation of Habitats and Species Regulations 2017 authorising 

the specified activity/development to go ahead.  The demolition works must 

be undertaken strictly in accordance with the methods, conditions and 

limitations of the licence granted. Reason: To avoid the killing, injury or 

disturbance of protected species in accordance with legal requirements. 

8. The demolition works shall be undertaken strictly in accordance with  the 
avoidance, mitigation and compensation measures detailed in the Chalcroft 
Farm Ecological Appraisal Final Version 4.0 dated 20th December 2020, 
unless otherwise agreed in writing with the local planning authority.   
Reason: To avoid the killing, injury or disturbance of  protected species in 
accordance with legal requirements. 
  

9. No works for building A6 shall take place (including any demolition, ground 
works, site clearance) until a method statement for the protection of barn owls 
has been submitted to and approved in writing by the local planning authority. 
The content of the method statement shall include the: 
a) purpose and objectives for the proposed works; 
b) detailed design(s) and/or working method(s) necessary to avoid the killing, 
injury or disturbance of barn owls;  
c) extent and location of proposed works shown on appropriate scale maps 
and plans; 
d) timetable for implementation, demonstrating that works are aligned with the 
proposed phasing of construction; 
e) persons responsible for implementing the works; 
The works shall be carried out strictly in accordance with the approved details. 
Reason: To avoid the killing, injury or disturbance of protected species in 
accordance with legal requirements. 
 

10. No development shall take place (including demolition, ground works, 
vegetation clearance) until a construction environmental management plan 
(CEMP) has been submitted to and approved in writing by the local planning 
authority. The CEMP shall include the following: 
a) Risk assessment of demolition activities potentially damaging to human 
health and the environment; 
b) Identification of “biodiversity protection zones”. 
c) Practical measures (both physical measures and sensitive working 
practices) to avoid or reduce environmental impacts and impacts to human 
health during demolition (may be provided as a set of method statements); 
d) The removal and disposal of controlled and contaminated wastes and 
asbestos; 
e) Responsible persons and lines of communication. 
f) Use of protective fences, exclusion barriers and warning signs. 



g) The routing and hours of movement of lorries removing waste 
 
The approved CEMP shall be adhered to and implemented throughout the 
construction period strictly in accordance with the approved details, unless 
otherwise agreed in writing by the local planning authority.  Reason: to ensure 
that ecological and human health and amenity interests are adequately 
protected.  
  

11. No demolition work shall take place except between 0800 hours to 1800 
hours Mondays to Fridays and 0900 hours to 1300 hours on Saturdays and 
not at all on Sundays or Bank Holidays unless otherwise agreed in writing with 
the Local Planning Authority. Reason: To protect the amenities of the 
occupiers of nearby dwellings. 

 
12. No burning of materials obtained by site clearance or any other source shall 

take place during the demolition process. Reason: To protect the amenities of 
the occupiers of nearby properties, climate change and wildlife.   
 

13. During demolition works signs shall be erected at the beginning and ends of 
that part of the access road that is subject to a public right of way to alert 
motorists to the public right of way and the requirement to give way to walkers 
on the footpath.  Reason: in the interest of pedestrian safety  
 

 
Notes to Applicant 
 

i. Nothing connected with the development or its future use should have an 
adverse effect on the right of way, which must remain available for public use 
at all times.  

 
ii. Any damage caused to the surface of the public Right of Way by construction 

traffic will be required to be restored to the satisfaction of the Countryside 
Area Access Manager on the completion of the build.  

 
iii. There must be no surface alterations to a public Right of Way without the 

consent of Hampshire County Council as Highway Authority. To carry out any 
such works without this permission would constitute an offence under s131 
Highways Act 1980.  

 
iv. No builders or contractor’s vehicles, machinery, equipment, materials, 

scaffolding or anything associated with the works should be left on or near the 
footpath so as to obstruct, hinder or provide a hazard to users.  

 
v. All vehicles would be accessing the site via a public footpath should give way 

to public users at all times.  
 

vi. Whilst not a structure, the historic artefact of the animal transport box is an 
item of historical and educational interest and should be kept. 
 



vii. In accordance with paragraph 38 of the National Planning Policy Framework 
(February 2019), Eastleigh Borough Council takes a positive approach to the 
handling of development proposals so as to achieve, whenever possible, a 
positive outcome and to ensure all proposals are dealt with in a timely manner 
 
Report: 

 
1. This application has been referred to Committee because it is an EBC 

application which affects a Public Right of Way.       
 
The site and its surroundings 

 
2. As a working farm and butchery with farm shop, Chalcroft Farm buildings are 

located south west of the village of Horton Heath within farmland and 
accessed via a c600m long track off Burnetts Lane.  To the north is a solar 
farm and south of the farmland is Chalcroft Business Park.  The farm complex 
comprises 16 buildings in varying condition, many dating from the Nineteenth 
Century but none of an earlier date surviving.  None of the properties are 
Listed or located within a conservation area but some have been identified as 
non-designated heritage assets and they do contribute to the local historic 
landscape.  
 

3. There is a public right of way (West End Footpath 3) which shares the access 
track off Burnetts Lane up to a point approximately 40m from the nearest farm 
building and then runs across fields to Allington Lane.  It is joined just east of 
the farm complex by a further right of way which runs north towards Firtree 
Lane.  
 

4. As part of the existing farm complex there is a pond which provides a habitat 
for Great Crested Newts, which are protected species. The buildings 
themselves house bat and barn owl roosts. 
 
Description of application 

 
5. As an early site preparation stage for the new proposals for the 

comprehensive One Horton Heath mixed use development, this application 
proposes the demolition of the following buildings at Chalcroft Farm: 

 A1 Farmhouse 

 A2a and b Main Barn 

 A4 Animal Shed 

 A5 Slaughterhouse 

 A6 Stables 

 A8 Shed 

 A9 Pond Cottages 
 

6. Following negotiations on the application two buildings which are of heritage 
value are now proposed to be retained/rebuilt using retained building fabric: 

 A3 The Granary (which is on staddle stones and is to be lifted and temporarily 
stored off-site then reinstated) 



 A7 The Cart Shed (a timber and slate open-sided structure of high value on 
the southern side of the farmyard which can be dismantled and rebuilt to be 
usable and structurally sound) 

 
7. Other non-heritage buildings to be demolished without needing planning 

permission are  

 A10 Butchery 

 A11 Pre-fabricated Barn 

 A13 Modern open Barn 

 A14 Pole Barn 

 A15 Concrete Block 

 A16 Fabricated Barn 
 

8. Whilst not part of this application, the supporting information for the new 
Outline application for the One Horton Heath site, ref O/20/89498, shows a 
recreated farmyard setting with mixed uses. 
 

9. Demolition would be phased, with the first buildings including the main barn to 
be removed by July 2021, the next phase is 2022 (farmhouse, farm shop 
related structures and cart shed) and finally the farm cottages and A16 in 
2023. 
 

10. The application is supported by the following plans and documents; 
 

 Planning Application Form and Certificates 

 Location Plan (Red Line Plan)  

 Demolition Plan and Method Statement 

 Condition Survey and Structural Report 

 Level 2 Recording Archaeological Report 

 Ecological Appraisal Report 

 Supporting video 
 

11. No significant likely impacts on any European Designated sites would occur 
as a result of the demolition and Habitats Regulations Appropriate 
Assessment is not required. 

 
Representations received 

 
12. None 

 
Consultation responses 

 
13. Conservation Architect – whilst noting the poor condition of buildings, 

considers that they retain history and sense of place and more could be done 
to retain the barn, granary and the cart shed and essence of the historic 
farmstead.  Would prefer that the cart shed is retained in situ with ground 
works to lower ground level to enable practical use. 
 



14. County Archaeologist – buildings contribute to local history and further 
monitoring/recording of heritage interests during demolition is recommended, 
especially where current access to buildings is limited.  Applicants should 
commit to returning the granary to the site following off-site storage. 
 

15. Ecologist –satisfied that the avoidance and mitigation and compensation 
measures proposed appear to meet best practice and legal requirements.  No 
objection in principle to works subject to conditions for protected species and 
birds and controls on demolition works. 
 

16. Environmental Health – no comments received. 
 

17. Eastleigh Ramblers – request signage to be erected on public right of way 
during works 
 

18. HCC Countryside Team – no comments received 
 

19. Fair Oak and Horton Heath Parish Council – no objection 
 

20. West End Parish Council – no objection 
 

21. Southampton Airport – no objection 
 

22. Burnetts Lane Residents Association – no comments received 
 

23. Natural England provide standing advice on protected species 
 

Policy context:  designation applicable to site 
 

 Designated Countryside 

 Within Priority Biodiversity Area 

 Proposed Land West of Horton Heath development area 
 

National Planning Policy Framework 
 

24. The relevant guidance in the NPPF is in respect of the need to minimise 
impacts on biodiversity and prevent unacceptable environmental impacts, and 
where necessary, mitigation should be provided through the use of planning 
conditions or planning obligations. 

 
 

National Planning Practice Guidance  
 

25. Where material, this guidance should be afforded weight in the consideration 
of planning applications.  

 
26. Natural Environment – Local Planning Authorities should take into 

consideration various publications when taking biodiversity into account and 
should look for net gains. Sufficient information should be sought through 
ecological surveys etc. 



 
Development plan saved policies, emerging local plan policies and 
SPD’s 

 
27. The development plan comprises the saved policies of the Eastleigh Borough 

Local Plan Review 2001-2011, and the Hampshire Minerals and Waste Plan 
(adopted October 2013). The Submitted Eastleigh Local Plan 2011-2019 
(comprising: the Revised Pre-submission Eastleigh Borough Local Plan 2011 
- 2029, published February 2014; and the Schedule of Proposed Minor 
Changes) is considered to have extremely limited weight in the determination 
of this application, but the Submitted Eastleigh Borough Local Plan 2016-2036 
has undergone examination and is afforded moderate weight. 

 
Eastleigh Borough Local Plan 2001-2011 

 
28. The key policies of the adopted local plan are: 

 

 1.CO - seeks to limit development in the countryside 

 25.NC – promotion of biodiversity 

 168.LB – archaeological protection 
 

Hampshire Minerals and Waste Plan 2013  
 

Submitted Eastleigh Borough Local Plan 2016-2036 
 

29. Key policies: 

 DM8 Pollution 

 DM11 – Nature Conservation -seeks to protect, conserve and enhance 
designated areas and networks of natural habitats and a net gain of 
biodiversity ; impacts on priority habitats and protected species to be 
supported by evidence including assessment and mitigation.  

 DM12 – protection of heritage assets 

 HH1 – Land west of Horton Heath – allocates 100ha site for residential 
and associated development 

 
Policy commentary 

 
30. The above policies and guidance combine to form the criteria on which this 

application will be assessed. 
 

Assessment of proposal: Development plan and / or legislative 
background 

 
31. Section 38 (6) of the Planning and Compulsory Purchase Act 2004 states “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”.  
 



32. In terms of “other material planning considerations”, the National Planning 
Policy Framework and Guidance constitute material considerations of 
significant weight.   

 
Archaeology and Cultural Heritage 
 

33.  Chalcroft Farm was first documented in medieval times and the farmstead is 
of some local historical significance. The NPPF states that those parts of the 
historic environment that have significance because of their historic, 
archaeological, architectural or artistic interest are heritage assets; and that 
they require assessment and are conserved in a manner appropriate to their 
significance. Opportunities to capture evidence from the historic environment 
must be taken, whilst development must ensure the setting of statutory and 
non-statutory buildings of local importance is protected. Whilst the Chalcroft 
Farm buildings are not currently Listed or in a Conservation Area, they have 
notable history, character and archaeological potential and are identified on 
the Historic Environment Records maintained by Hampshire and Winchester 
Councils. In 2018 the EBC Conservation Officer has also identified buildings 
as non-designated heritage assets.  Furthermore, the extant planning 
permission for the site, ref O/14/75735, recognised the local interest and 
required the retention of the farm house, and Policy HH1vii of the submitted 
plan seeks “a layout of development within and around the Chalcroft Farm 
complex and Firtree Farmhouse that retains and enhances the heritage and 
architectural value of buildings and landscape features … “.  Adopted plan 
policy 168.LB protects archaeological interests, as does Policy DM12 of the 
Submitted plan. 
 

34. Regrettably, the farmhouse is now much neglected and is no longer in a 
structural condition whereby it can be retained.  Similarly, the main barn, 
former stables and other buildings are in a state of dereliction and unsafe.  
From a pure land management and health and safety perspective there is a 
strong case for their removal in the majority of cases.  However, there are two 
buildings which are of high quality which can be retained and restored to 
some degree as recommended by the supporting Condition Survey and 
Structural Report: the granary (a small timber building sat on staddle stones 
which can be lifted, stored elsewhere then reinstated) and the cart shed 
(identified as a “significant feature on the farm. The building comprises timber 
features and brickwork pointing which display signs of great craftmanship” 
and “fantastic and marvellous features both in timber and masonry” in 
“fantastic” condition.  Whilst the cart shed regrettably does not provide 
sufficient ground floor head height or foundations to enable conversion to 
meet Building Regulations in situ, it can be carefully dismantled and rebuilt 
using large assemblies of component materials eg the timber roof trusses and 
other salvaged materials. The retention/reinstatement and restoration of these 
two buildings would compensate for the loss of the farmhouse and other 
buildings, including the barn, and provide heritage interest and site history 
continuity as part of the future redevelopment. The granary and cart shed 
works are therefore the subject of recommended conditions. 
 



35. There is also the opportunity for materials of heritage interest to be salvaged 
during demolition and re-used in buildings or artwork, eg brickwork and stone 
floors and bricks and timbers from the main barn.  This is the subject of a 
recommended condition and to be part of an updated Demolition Statement. 
 

36. Although not part of this application, the new outline application for the 
redevelopment of the whole One Horton Heath site identifies the re-creation of 
the Chalcroft “farmstead” as a key character area which will be essential to 
the acceptability of the development as a whole.  Within this new complex it is 
intended to provide a new “farmhouse” similar to that which would be lost as 
well as a complex of buildings set around the central “farmyard” and the 
retained pond. This vision has been fundamental to the support given to the 
demolition proposals by consultees.  
 

37. The County Archaeologist considers that the buildings themselves and their 
fabric provide an insight into the evolution and history of the site and has 
requested that the applicants commit to further archaeological (photographic) 
recording of buildings which are currently inaccessible during the demolition 
process, as well as committing to reinstate the Granary back on site. This is 
now also reflected in the Demolition Statement and conditions. Whilst our 
consultant Conservation Architect would prefer more building retention than 
proposed, the practical and financial implications of this are overriding for the 
majority of buildings. 
 

38. On balance, and subject to the conditions recommended, the retained 
heritage interest of the site will be sufficient to carry the history of Chalcroft 
Farm into its new reincarnation and, whilst the loss of non-designated heritage 
assets is no to be taken lightly, a reasonable compromise would be achieved 
and policy objectives met. 
 
Ecology  

 
39. The farm buildings have bats present, with roosts in nine buildings, and the 

pond is a habitat for Great Crested Newts, and extensive surveys have been 
undertaken. Furthermore, barn owl are Schedule 1 bird species fully protected 
under the provisions of the Wildlife and Countryside Act 1981, as amended, 
and barn owl and breeding birds have been recorded on the site in the former 
stables. There is also hedgehog habitat.  
 

40. Bats and Great Crested Newts are European protected species. The 2017 
regulations require developments to meet three tests in order to be granted a 
licence (by Natural England) for works that would otherwise be unlawful. 
Planning permission cannot be granted where the development is unlikely to 
be granted a licence, but the licence does not have to have been granted at 
the time of decision.  Article 55(1) and 9(a) and (9) b of The Conservation of 
Habitats and Species Regulations 2017 must be considered.   

 
41. Section 55 of the 2017 Regulations sets the derogation tests which must be 

met for a licence. Paragraphs (1) and (2) state that a licence will be granted 
for purposes including for ‘preserving public health of public safety or other 



imperative reasons of overriding public interest, including those of a social or 
economic nature and beneficial consequences of primary importance for the 
environment.’  Buildings we shortly be vacated and the majority are at risk of 
attracting crime and anti-social behaviour and, as part of the comprehensive 
One Horton Heath scheme, there is an overriding social and economic 
objective to support the benefits this would deliver.  

 
42. Paragraph  9 (a) of section 55 requires ‘that there is no satisfactory 

alternative. Whilst the buildings could be re-occupied they are at risk and 
therefore demolition is considered necessary to achieve security of the site 
and ensure public safety.   

 
43. Paragraph 9 (b) requires that the development will ‘not be detrimental to the 

maintenance of the population of the species concerned [bats] at a favourable 
conservation status in the natural range. Given that the development if 
approved would result in the loss of the roosts a method of mitigating the loss 
both during the construction and in perpetuity is necessary. Planning 
conditions are necessary to ensure the demolition method including timings 
would not result in the loss or destruction of bats and to ensure a satisfactory 
mitigation strategy is provided. It is considered that with this the test would be 
met.  
 

44. The proposal would maintain the population of bats at a favourable 
conservation status in compliance with article 55(1) and 9(a) and (9) b of The 
Conservation of Habitats and Species Regulations 2017.   
 

45. Mitigation in relation to the status of the bat roosts is proposed through the 
timing of demolition outside of the mating season (September – November 
inclusive) and the hibernation period (Mid- March-May) with a precautionary 
approach being applied.  The demolition methodology is also proposed, and 
this includes bat boxes being provided as alternative roosts prior to the start of 
works. The compensation roosts will be positioned away from current and 
predicted lighting within retained woodland features or dark corridors.  The 
pond is not affected by the proposed demolition and whilst a licence from 
Natural England will not be needed in respect of Great Crested Newts, there 
works are to be undertaken under a Precautionary Method of Working to 
ensure that the habitat, include removal of rubbish, is undertaken without risk 
to this protected species.   
 

46. Mitigation for barn owl and breeding birds is proposed through 
alternative/compensatory bird nesting boxes in undisturbed locations.   
 

47. The invasive species, Japanese Knotweed, is present immediately adjacent to 
the pond and its removal potentially impacts the Great Crested Newt habitat. 
This is already subject to a management plan and contractors for the 
demolition works will not be allowed access to the demarcated area. 
 

48. There will be provisions for site-wide biodiversity net gain the comprehensive 
One Horton Heath scheme, and on this smaller scale there would also be net 
gain in terms of bat roost and bird nesting features. 



 
49. The proposals are also considered to accord with the NPPF and saved plan 

policy 25. NC and submitted plan DM11 together with the requirement for 
assessment under other legislation. 
 
Human Health 

 
50. A number of the buildings may contain asbestos and therefore the method of 

demolition will be critical to ensure that harmful material does not adversely 
impact on human health or the environment.  The Demolition Statement 
addresses this. 
 
Residential amenity 

 
51.  Given the distance of Chalcroft Farm from other residential properties, it is 

not expected that the demolition works themselves would result in excessive 
noise or vibration impacts for neighbours.  However, the associated heavy 
vehicle traffic movements (routing and timing) would need controls through 
conditions and it is also recommended that hours of working are controlled. 
 
Climate Change  

 
52. National legislation and guidance, together with local policy ensure that all 

planning applications are tested for their resilience to and impact on the 
environment. The Environmental implications of this application are detailed 
throughout this report and proposed mitigations through conditions include 
requirements demolition controls and ecological protection and habitat 
enhancements. 
 
Equalities Implications 

 
53. Section 149 of the Equalities Act 2010 created the public sector 

equality duty. Section149 states: A public authority must, in the exercise of its 
functions, have due regard to the need to: 

a) eliminate discrimination, harassment, victimisation and any other conduct that 
is prohibited by or under this Act; 

b) advance equality of opportunity between persons who share a relevant 
protected characteristic and persons who do not share it; 

c) foster good relations between persons who share a relevant protected 
characteristic and persons who do not share it. 
 
When making policy decisions, the Council must take account of the equality 
duty and in particular any potential impact on protected groups. It is 
considered that this application does not raise any equality implications. 
 

Conclusion 
 

54. The supporting information and mitigation measures ensure that ecology, 
heritage interests, amenity and human health are adequately addressed and, 



subject to conditions and the submission of an updated demolition statement 
and plan, permission is recommended.  
 

 
 



 



 
  
 
 


