
 

 

Horton Heath Development Management Committee  
Report of the Executive Head of Planning and Economy 
 
Application Number: O/20/89500 
Case Officer: Dawn Errington 
Received Date: 22 December 2020 
Site Address: Land west of Burnetts Lane, Eastleigh, SO30 2HH 
Applicant: Eastleigh Borough Council 
Proposal: Erection of 381 residential units with public open space, hard 

and soft landscape works, internal roads, footway/cycleways, 
associated parking spaces, substation, SuDS and associated 
infrastructure (This application is subject to Environmental 
Impact Assessment). 

Recommendation: Support application in principle and delegate decision to 
Executive Head for Planning and Economy (in 
consultation with the Chair and Vice Chair of the Horton 
Heath Development Management Committee) following 
receipt of further highways plans and information and 
comments from HCC Highways thereon;  receipt of 
further sustainable drainage proposals and comments; 
completion of the Habitats Regulations Appropriate 
Assessment (including consideration of Natural England 
comments); completion of the Environmental Impact 
Assessment; completion of draft conditions;  and 
completion of a S106 legal agreement;  

 
 

 
 
Report: 
 
1. This application has been referred to Committee because it is a major 

development which is subject to Environmental Impact Assessment, 
contrary to the current adopted Development Plan, the applicant is 
Eastleigh Borough Council and the application is controversial.   
 

Structure of Report    
 

2. The Report cover the following matters: 
 

 The Site and its Surroundings 

 The Proposals 

 Environmental Impact Assessment 

 Documents Submitted 

 Outline application Parameter Plans 

 Relevant planning history and Designations 

 Planning Policy Context 

 Consultation Responses and Representations 

 Assessment of Proposals including Sustainable Development 
Considerations 



 

 

 Planning Obligations 

 Other Matters 

 Planning Balance 

 Conclusion and Recommendation 

 Draft Conditions 

 EIA draft Conclusion 
 

The site and its surroundings 
 
3. At 13.76 ha, the site is part of the 130ha One Horton Heath site and 

consists largely agricultural land west of Horton Heath, approximately 
7km north west of Eastleigh town and approximately 9.5km north of the 
city of Southampton.  The application site itself adjoins Burnetts Lane 
to the east and runs to north of the Chalcroft Farm track. Horton Heath 
village is located north of the site beyond a further field. Chalcroft 
Business Park is located immediately south, beyond which an active 
railway line lies, running between Hedge End and Eastleigh stations. 
The existing settlement of Horton Heath has no central focus and is 
largely of relatively recent suburban construction. Dwellings fronting the 
site and adjoining the southern stretch of Burnetts Lane are more 
sporadic and rural in character.  Site topography is broadly flat with an 
overall gentle fall towards Chalcroft Farm track and then rising to the 
north. 

 
4. Three watercourses, tributaries to the River Itchen, flow through the 

wider One Horton Heath site and one crosses the northern part of the 
application site. The nearest SINCs is located to the south at Chalcroft 
Business Park, within which is ancient woodland. Vegetation is 
generally restricted to field boundaries and includes some strong 
hedgerows and woodland areas.  The closest designated site of nature 
conservation interest is the River Itchen Site of Special Scientific 
Interest (SSSI) which is located approximately 1.1km west at its 
nearest point. 

 
5. There are no Listed Buildings in the immediate vicinity of the 

application site, and whilst Chalcroft Farm buildings are of heritage 
interest, they are not formally designated and are largely not to be 
retained (two buildings are to be resited and rebuilt). They currently 
accommodate some of the Owton Butchery activities, which are to 
relocate.   

 
6. The site is crossed by a public right of way Footpath Route 3 (now 

Footpath 703) which runs from east to west at the southern boundary 
connecting Allington Lane and Burnetts Lane. Beyond the application 
site Footpath Route 1 (now Footpath 701) runs from Allington Lane 
through the middle of the Site, along the boundary of the Chalcroft 
Solar Park, to Horton Heath Village. Footpath Route 2 (now 702) joins 
these paths providing a north to south link.  

 
 



 

 

The Proposals  
 
7. The application is for detailed permission for the first residential phase 

of the One Horton Heath (OHH) site for which there is a concurrent 
outline application.  Following the previous grant of outline planning 
permission under two permissions for up to 1400 homes, two schools, 
commercial land and local facilities, the further outline application 
seeks to combine these sites and other land, update the proposals and 
propose a revised scheme for up to 2500 homes, a primary school, 
comprehensive open space and sports facilities, commercial land, a 
new local centre and associated infrastructure.  The previously 
approved secondary school on the site is no longer required in this 
location. This application is for detailed permission for the first phase of 
this combined OHH site.  Because this application has been submitted 
as the same time as the new outline permission it is for full permission, 
rather than the normal Reserved Matters application following the grant 
of outline permission.  This means that it must be considered as a 
standalone application, similar to individual sites elsewhere, but that 
mechanisms to tie it to the outline application and associated 
infrastructure are also needed. 

 
8. In more detail, the proposals comprise: 

 381 dwellings comprising a mix of market and affordable 
housing (Use Class C3) and a mixture of flats and houses.  

 Open Space, formal area of play, and associated facilities and 
amenity space, including, landscaping, green infrastructure and 
sustainable drainage systems.  

 Primary vehicular access to the proposed development from 
Burnetts Lane off the new Burnetts Lane/distributor road 
roundabout 

 A stretch of the new distributor road between Bubb Lane and 
Allington Lane 

 
9. Under the existing permissions for the site, the delivery of part of the 

distributor road site has commenced with the construction of the Bubb 
Lane to Burnetts Lane stretch, with roundabout, and the new 
roundabout junction and road alignment at Allington Lane. 

 
10. The associated outline application contains a set of parameter plans for 

Land Use, Access, Green Infrastructure and Building Heights, Concept 
and Illustrative Masterplans and other supporting information which 
have been relied upon in the submission of this detailed application. 

 
11. It is anticipated that construction of the proposed development would 

commence in 2022, with first occupation in 2023 and completion in 
2026/7. The Avenue link road is anticipated to be operational by the 
occupation of the 1st dwelling unit. 

 
 
 



 

 

Environmental Impact Assessment (EIA) 
 
12. The Town & Country Planning (Environmental Impact Assessment) 

Regulations 2017 (‘the 2017 regulations’) came into force on 16 May 
2017. The 2017 Regulations set out the types of development that 
must always be subject to an EIA (Schedule 1 development) and other 
development that will only require assessment if they are likely to give 
rise to significant environmental effects (Schedule 2 development). 
Schedule 3 of the EIA Regulations provides guidance and thresholds to 
help to decide whether EIA is required for a Schedule 2 development.  

 
13. The Proposed Development falls within Schedule 2 Section 10(b) of the 

2017 Regulations as an “Urban development project” in which “the 
development includes more than 150 dwellings”, “more than 1 hectare 
of Urban development which is not dwellinghouse development” and 
“the overall area of the development exceeds 5 hectares”.  

 
14. Given of the nature and scale of the Proposed Development, the 

applicant concluded that significant environmental effects could arise. 
As such, it was considered that the Proposed Development qualifies as 
EIA development as defined within the regulations. Therefore, a formal 
Screening Opinion was not requested. In April 2020, an EIA Scoping 
Opinion was requested from EBC and a formal Scoping Opinion was 
issued in August 2020 (ref V/20/87717). 

 
Environmental Statement Non-Technical Summary and Addendums 
 
15. Based upon the Scoping Opinion, the submitted Environmental 

Statement (ES) has assessed the likely environmental effects of the 
Proposed Development. The Local Planning Authority agrees with the 
methodology and approach used in the Environmental Statement. The 
Secretary of State has been notified of the application in accordance 
with the 2017 Regulations. 

 
16. The original Environmental Statement (ES) including a Non-Technical 

Summary, was supplemented by an Environmental Statement 
Addendum (ESA) in May 2021, accompanied by updated documents 
and plans.  The following matters were identified as potentially 
significant effects of the development during the scoping stage of the 
application and are dealt with in the following chapters of the original 
ES and the subsequent addendum: climate change, socio-economics 
(includes population), air quality (includes human health), transport and 
access (includes human health), built heritage, ecology (biodiversity), 
hydrology (including flood risk and drainage), noise (includes human 
health), vibration (includes human health) and landscape and visual 
impacts. Matters scoped out of EIA were Ground Conditions (human 
health), Archaeology, Waste, Accidents and Natural Disasters 
(excluding flooding), Health and Safety, Odour, Soils and Agricultural 
Land, although where appropriate these are covered in separate 



 

 

reports. The ES covers both the construction and operational stages of 
development. 

 
17. The ES thus contains the following technical chapters:  
 

 Chapter 6: Socio-Economics  

 Chapter 7: Air Quality 

 Chapter 8: Transport and Access  

 Chapter 9:  Built Heritage  

 Chapter 10: Ecology  

 Chapter 11: Hydrology  

 Chapter 12:  Noise and Vibration 

 Chapter 13: Landscape and Visual 
 

18. Climate Change and Human Health are considered across the 
Chapters.  This report draws on all the supporting information and 
Environmental Statement (with Addendums) and also forms the Local 
Planning Authority Environmental Impact Assessment.  Unless 
otherwise stated, the Local Planning Authority agrees with the 
conclusions of the ES for each chapter and the level of impact 
identified. 

 
Habitats Regulations Assessment 
 
19. Under Regulation 63 of the Conservation of Habitats and Species 

Regulations 2017 (as amended) the Council, as competent authority, 
must complete a Habitats Regulations Appropriate Assessment (AA) 
for development of the scale proposed prior to determining the 
application, assessing the likely impacts and mitigation measures to 
ensure no adverse effects on any internationally important and legally 
protected ecology sites.  The applicants have submitted a shadow AA 
within Appendix 6 of the ES, but this does not constitute the competent 
authority’s own assessment which is being undertaken independently.   

 
Documents Submitted 
 
20. On 28 May 2021 formal amendments to the application and its 

Environmental Statement were submitted (Environmental Statement 
Addendums) to supplement the Environmental Statement submitted 
with the application in January 2021.  Further minor amendments were 
submitted in October 2021.  This planning application is therefore 
supported by the following plans and documents: 

 

 Planning Application Form and Certificates 

 Covering Letters 

 Affordable and Private Housing Mix Plan 

 Affordable Housing Response Letter 

 Arboricultural Impact Assessment 

 Archaeology Written Scheme of Investigation and Evaluation 



 

 

 Block Plan 

 Building Height Plan 

 Boundary Treatment Plan 

 Bus Turning Plan 

 Construction Environmental Management Plan (CEMP) 

 Construction Traffic Management Plan (CTMP) 

 Delivery Strategy Plan 

 Design and Access Statement and Addendum 

 Detailed Topographic Surveys  

 Drawing Register and Matrix 

 Elevations and floor plans 

 Environmental Statement (ES) and Addendum (including 
Biodiversity Survey and Report, Air Quality Assessment, Heritage 
Statement, Noise Statement, Rapid Health Impact Statement, Site 
Waste Management Plan) 

 Environmental Statement Non-Technical Summary and Addendums 

 Existing Sections 

 Fire Access Strategy 

 Flood Risk Assessment and Drainage Strategy and Addendums 

 Framework Travel Plan 

 Garden Sizes Analysis Table and Plan 

 Ground Investigation Phase 1 Study and  Report (updated) 

 Hard Landscaping Plan 

 Highways Plans 

 House Type Plan 

 Indicative Placemaking Materials and Details plans 

 Indicative Lighting Plan 

 Lighting Impact Assessment 

 Living Wall Management Plan – Southern Gateway 

 Minerals Resource Assessment (Savills, November 2020)  

 Nitrate Neutrality Study  

 Open Space Plan 

 Access to Open Space Proximity Plan 

 Open Space Landscape Principles Document 

 Open Space Strategy 

 Parcel Phasing Plan 

 Publicly Accessible Open Space Plan 

 Parking Strategy 

 Planning Statement (including Parking provisions, public art 
statement 

 Proposed Fire Access Plan  

 Proposed Tenure Plan 



 

 

 Refuse Collection Strategy 

 Savills Cover Letters (December 2020 and May 2021) 

 Section 106 Heads of Terms 

 Shadow HRA 

 Site Location Plan (Red Line plan) 

 Site Layout plan 

 Site Supervision Plan 

 Soft Landscape Plan 

 Southern Gateway CGI 

 Statement of Community Involvement  

 Street Scenes 

 Sustainability and Energy Statement  

 Transport Assessment 

 Tree Survey Report 

 Tree Protection Plan  

 Tree Proposals Plan 

 Utilities and Foul Water Statement 

 
21. The plan and document amendments have sought to address 

consultee and officer comments and included changes to the site 
layout and design of buildings, to include improved garden, parking, 
cycleway and landscaping provisions and a substantial change to the 
Southern Gateway element, reducing the landmark building from 6 to 4 
storeys and changing the architectural design.  Improvements to the 
natural sustainable urban drainage have been made, with all the 
relevant drainage now included within the application site. The 
secondary area of public open space, Tolls Square, has also been 
enlarged and made car-free.  The resulting number of dwelling units 
was reduced from 393 to 381.  The Foul Drainage Strategy was also 
updated to propose foul drainage to discharge to the Chickenhall Lane 
Waste Water Treatment plant. Further noise, air quality, Biodiversity 
Net Gain, recreational mitigation, public footpath and transport 
information was also submitted as was further information detailing 
natural surveillance, provisions for delivery vehicles, parking, boundary 
treatments, soft landscaping, indicative car park views, street scenes, 
site layout and in relation to the proposed living walls. 

 
Parameter Plans and Design Code for the Outline application 
 
22. The associated outline application includes four parameter plans for 

Access, Land Use, Green Infrastructure and Building Heights, which 
illustrate a framework for development and which are a relevant 
consideration for this first phase of the One Horton Heath development. 
The parameter plans form the basis of the Concept Masterplan, whilst 
an Illustrative Masterplan sketches what is envisaged by the Design 
and Access statement and Design Code.  Cumulatively they combine 



 

 

the constraints with the opportunities to provide information on the land 
uses and amount of development.  

 
 

23. Relevant planning and site history 
 

 

Application 
Reference 

Address Description of 
Development 

Decision 

O/14/75735  
 

Chalcroft Farm 
and land West 
of Horton 
Heath, Burnetts 
Lane, 
Eastleigh, 
Southampton 
SO30 2HU  
 

Outline application for up 
to 950 dwellings and 
associated road and 
parking infrastructure, 
including public open 
space, indicative 
landscaping, drainage, 
the construction of new 
accesses onto Burnetts 
Lane and Fir Tree Lane, 
the realignment of Fir 
Tree Lane, a new access 
road from Bubb Lane, the 
realignment and 
resurfacing of Public 
Rights of Ways, creation 
of new Public Rights of 
Way, footpaths and cycle 
links, the construction of 
utilities infrastructure, a 
Primary School (3FE), a 
Secondary School (8FE), 
a village centre (at 
Chalcroft Farm) including 
change of use of existing 
farm buildings (A3, A4 
(with ancillary 
accommodation), A5, 
employment uses) and a 
local centre including a 
community building (A1, 
A3, A5 and D1), 
approximately 6ha of 
employment uses 
(B1(b/c), B2 and B8). The 
development proposal to 
incorporate the demolition 
and/or conversion/change 
of existing buildings (non-
listed) at Chalcroft Farm. 
Detailed matter for 

Granted 
22/12/2017 



 

 

determination access (all 
other matters reserved – 
scale, appearance, 
landscaping and layout).  

O/16/79354  
 

Fir Tree Farm 
and Victoria 
Farmhouse, Fir  
Tree Lane, 
Horton Heath, 
Eastleigh 
SO50 7DF  
 

Outline application: 
Construction of up to 450 
dwellings with new road 
and access onto Fir Tree 
Lane and Allington Lane. 
With associated  
highway modifications, 
infrastructure, public open 
space, landscaping and 
drainage. Detailed matter 
for consideration – 
access.  
 
 

Granted 
17/11/2017 

F/18/82581  
 

Fir Tree 
Farmhouse, Fir 
Tree Farm, Fir 
Tree Lane, 
Horton Heath, 
Eastleigh 
SO50 7DF  
 

Construction of 4no. 
detached dwellings with 
garages, associated 
landscaping and new 
access onto Fir Tree 
Lane.  
 

Granted 
17/09/2018 

X/18/84413  
 

Chalcroft Farm, 
Burnetts Lane, 
West End, 
Southampton 
SO30 2HU  
 

Variation of conditions 1, 
8, 9, 10, 11, 12, 13, 14, 
15, 16, 17, 19, 21, 22, 31, 
39 and 40 of outline 
planning permission 
O/14/75735 (for 
residential development 
of up to 950 dwellings 
and associated 
infrastructure and 
facilities) to amend 
phasing plan details to 
include a Phase 1A for a 
footpath along Burnetts 
lane, and to amend the 
pre-commencement 
requirements in respect 
of Phase 1A.  
 

Granted 
11/12/2018 

RM/18/84657  
 

Chalcroft Farm, 
Burnetts Lane, 
West End, 
Southampton 
SO30 2HU  

Reserved Matters 
pursuant to outline 
planning permission 
X/19/86475 for Phase 
1A footway/cycleway for 

On hold –
permission 
kept live 
through 
submission 



 

 

 the development of up 
to 950 dwellings and 
associated infrastructure  
 

of 
application 

RM/19/86792 Fir Tree Farm 
and Victoria 
Farmhouse, Fir  
Tree Lane, 
Horton Heath 

Reserved Matters 
pursuant to Outline 
planning permission 
O/19/86303 (previously 
O/16/79354) for Phase 
A1 Footpath as part of 
the residential 
development of the site 
for 450 dwellings and 
associated infrastructure 

On hold –
permission 
kept live 
through 
submission 
of 
application 

F/19/84958  
 

Victoria 
Farmhouse, Fir 
Tree Lane, 
Horton Heath, 
Eastleigh 
SO50 7DF  
 

Change of use of land 
and building from use 
class C3 (Residential) to 
use class B1 (offices) 
and creation of 
additional parking area.  
 

Granted 
25/07/2019 

X/19/86475  
 

Chalcroft Farm, 
Burnetts Lane,  
West End, 
Southampton 
SO30 2HU  
 

Variation of conditions 1, 
6, 8, 9, 10, 11, 12, 13, 
14, 15, 16, 17, 18, 20 
and 32 of planning 
permission X/18/84413 
(For residential 
development of up to 
950 dwellings and 
associated infrastructure 
and facilities) to amend 
the phasing parameter 
plan details to include 
Phase 1B for access 
infrastructure, 
comprising roundabouts 
on Tollbar Way/Bubb 
Lane and Burnetts Lane 
Roundabouts and 
associated Link Road, 
and to amend the pre-
commencement 
requirements in respect 
of Phases 1A and 1B.  
 
 

Granted 
22/10/2019 

X/19/86303  
 

Fir Tree Farm 
and Victoria 
Farmhouse, Fir 
Tree Lane, 

Variation of conditions 1, 
4, 5, 7, 8, 9, 10, 12, 13, 
14, 15, 16, 17, 18, 19, 
24 and 39 of planning 

Granted 
22/10/2019 



 

 

Horton Heath, 
Eastleigh 
SO50 7DF  
 

permission O/16/79354 
(For residential 
development of up to 
450 dwellings with new 
road and access onto 
Fir Tree Lane and 
Allington Lane and 
associated infrastructure 
and facilities) to amend 
the phasing parameter 
plan details to include a 
phase A1 for a public 
right of way between Fir 
Tree Lane and 
Quobleigh Woods and 
sub Phase A2 for the 
Allington Lane access 
infrastructure, and to 
amend the pre-
commencement 
requirements in respect 
of Phase A1 and Phase 
A2  
 

F/20/88879  
 

Fir Tree Farm 
(Davies Farm), 
Foxholes 
Cottage and 
Garage at 
Foxholes Farm 
Cottage, Fir 
Tree Lane, 
Horton Heath, 
SO50 7BZ  
 

Demolition of buildings 
at Fir Tree Farm (Davies 
Farm), Foxholes 
Cottage and garages at 
Foxholes Farm Cottage  
 

Granted 
13/01/21 

F/20/88950  
 

Chalcroft Farm, 
Burnetts Lane, 
Horton Heath, 
SO30 2HU  
 

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) 

Granted 
18/01/21 

F/20/89217  
 

Foxholes 
Cottage, Fir 
Tree Lane, 
Horton Heath  
 

Temporary change of 
use to non-residential 
training and education 
(Use Class F1) to 
provide construction and 
horticultural training and 

Granted 
14/01/21 



 

 

siting of temporary 
buildings.  
 

O/20/89498 Land at 
Burnetts Lane, 
Fir Tree Lane 
and Allington 
Lane,Eastleigh,  

Outline: phased mixed 
use development 
comprising up to 2500 
residential units in total; 
a primary Local Centre 
(and supporting 
secondary local centres) 
comprising mixed use 
residential/retail/leisure 
/community/employment 
/day nursery/food 
establishment uses; 
office, commercial and 
industrial uses; a 
primary school, public 
open space including 
formal sports facilities 
and informal provisions; 
relocation of solar 
panels; key 
infrastructure and 
utilities provision 
including new roads, 
footpaths and cycle 
paths and improvements 
to the existing road 
junction at Fir Tree 
Lane/Burnetts Lane; and 
ecological, landscape, 
site preparation and 
demolition works (All 
matters reserved except 
access) 

Current 
application 
– 
supported 
in principle 
at HHDMC 
30/9/21  

F/21/90865 Victoria Farm 
House, Fir 
Tree Lane, 
Horton Heath 

Demolition of Victoria 
Farm House 

Current 
application 

F/21/91185 Land between 
Burnetts Lane 
and Allington 
Lane 

Construction of link road, 
cycleways, drainage, 
landscaping between 
Burnetts Lane and 
Allington Lane 

Current 
application 

F/21/91266 Chalcroft Farm 
Photovoltaic 
Installation, 
Burnetts Lane 

Relocation of solar 
panels from western 
side of solar farm to 
southern side with 
associated infrastructure 

Current 
application 



 

 

(no net change in 
number of panels) 

 
 

 Initial EBC land acquisition in Feb 2018 followed by further land 
purchases 

 EBC (as Landowner and Developer) adopted informal One Horton 
Heath Project Overview Brief July 2019 

 
Designations applicable to site 

 

 Designated Countryside in Adopted Local Plan 

 Allocated for mixed used development in Emerging Local Plan 

 Solent Mitigation and Disturbance Zone 

 Flood Zone 1 

 New Forest Mitigation Zone 
 

Planning Policy Context 
 

National Planning Policy Framework (July 2021) 
 

24. The NPPF sets out the Government’s planning policies for England and 
how it expects them to be applied. It is a material consideration in 
planning decisions with relevant sections including: 
 

 Section 2: Achieving Sustainable Development 

 Section 5: Delivering a Sufficient Supply of homes 

 Section 8: Promoting healthy and safe communities 

 Section 9: Promoting Sustainable Transport 

 Section 10: Supporting high quality communications 

 Section 11: Making effective use of land 

 Section 12: Achieving well-designed places 

 Section 14: Meeting the challenge of climate change, flooding and 
coastal change 

 Section 15: Conserving and enhancing the natural environment 

 Section 16: Conserving and enhancing the historic environment 

 Section 17: Facilitating the sustainable use of minerals 
 

Planning Practice Guidance  
 

25. Where material, this guidance (which supplements the NPPF) should 
be afforded weight in the consideration of planning applications:  
 

 Air Quality 

 Conserving and enhancing the historic environment 

 Design  

 Determining a planning application  

 Flood risk  

 Contamination 



 

 

 Minerals  

 Natural Environment  

 Noise  

 Open space, sports and recreation facilities, public rights of way and 
local green space  

 Planning Obligations  

 Travel Plans, transport assessment 

 Water supply, wastewater and water quality  
 

Development plan saved policies, emerging local plan policies and 
SPD’s 
 
26. The Development Plan formally comprises the adopted Eastleigh 

Borough Local Plan Review (2001-2011), referred to in this report as 
the Adopted Plan, and the Hampshire Minerals and Waste Plan (2013). 
The key policies of the adopted local plan against which the application 
is assessed are: 

 

 1.CO - seeks to limit development in the countryside  

 18.CO –landscape protection 

 22.NC – protection of SSSIs 

 23.NC – protection of SINCs 

 25.NC – promotion of biodiversity 

 26.NC – protection of wildlife network 

 28.ES – waste collection and storage 

 30.ES – noise sensitive development 

 31.ES – residential development and noise 

 32.ES– pollution control 

 33.ES – air quality 

 34.ES – reduction in greenhouse gases 

 35.ES – contaminated land 

 36.ES – lighting 

 37.ES – energy efficiency 

 42.ES/44.ES – development within watercourse catchment 

 45.ES – sustainable drainage  

 59.BE – design criteria 

 62.BE -  people with disabilities 

 63.BE – car park design  

 66.BE – information and communication technology 

 72.H – density – minimum 35 dwellings per hectare unless local 
circumstances and context indicate otherwise 

 73.H - housing mix. 

 74.H – affordable housing.- on site requirement 

 91.T – transport schemes 

 92.T – local transport proposals  

 100.T – transport and new development 

 101.T - contributions towards sustainable transport. 

 102.T –new accesses  



 

 

 103.T – green travel plans 

 104.T – parking provision 

 146.OS – green network of open space 

 147.OS – open space requirements for new developments 

 152.OS – enhancement of footpath network 

 153.OS – improvements to bridleways 

 162.TA – protection and enhancement of the Strawberry Trail. 

 165.TA – percent for art 

 168.LB – archaeology 

 190.IN –  infrastructure provision 

 191.IN – developer contributions  
 
Hampshire Minerals and Waste Plan 2013  

 
27. Also “Minerals and waste safeguarding in Hampshire SPD”. 

Application site does not fall within a Minerals Safeguarding Area, as 
defined by Policy 15 “Safeguarding – Mineral Resources”.  

 
Emerging Eastleigh Borough Local Plan 2016-2036 (Emerging Plan) 
 
28. This was submitted for independent examination in October 

2018.  Following the hearings, the Inspector has now confirmed the 
proposed main modifications to the submission plan and on 27 May 
2021 the full Council approved all of these for public consultation 
(which ran from 9 June to 21 July 2021). The Inspector will finalise the 
main modifications after this consultation, with final adoption of the Plan 
expected by the end of 2021.  The plan and the examination is now at 
an advanced stage, with a clear general direction of travel, so 
considerable weight to the relevant policies of the submission plan and 
proposed main modifications can be given. 
 

29. The most relevant policies of the Emerging Eastleigh Borough Local 
Plan (as updated by the June 2021 Modifications) are as follows:  

 S1 – Sustainable development 

 S2 – New development 

 S3 – Location of new housing (including reference to Horton Heath 
site) 

 S7 – Countryside protection 

 S8 – Historic Environment 

 S10– Green infrastructure  

 S12 – Transport Infrastructure (includes new road linking Bubb Lane 
and   Burnetts Lane) 

 S13 – Strategic footpath, cycleway, bridleway links  

 DM1 – General criteria for new development  

 DM2 – Environmentally sustainable development. 

 DM3 – Climate Change 

 DM4 – Zero Carbon development 

 DM5 – Flood risk 

 DM6 – Sustainable surface water and watercourse  management 



 

 

 DM8 - Pollution 

 DM9 – Public Utilities and communications 

 DM10 – Water and Waste Water 

 DM11 – Nature Conservation 

 DM12 – Heritage assets 

 DM13 – General Development criteria - transport 

 DM14 - Parking 

 DM23- Residential development in urban areas (including minimum   
density of 40dph, housing mix, housing for older people and self and 
custom building development) 

 DM26 – Housing Mix 

 DM30 – Affordable housing 

 DM31 – Higher Access Standards 

 DM33 Internal Space Standards for new residential development 

 DM35 – Recreation and open space facilities with new development 

 DM38 - Community, leisure and cultural facilities 

 DM40 – Funding infrastructure  

 HH1 – Land west of Horton Heath  

 F09 – Fair Oak junction improvements 

 E8 – Eastleigh junction improvements 

 BO6 – Botley Road/Bubb Lane roundabout junction improvement  
 

30. Policy HH1, Land west of Horton Heath  
 

“An area of approximately 125 hectares of land to the west of Horton 
Heath, east of Allington Lane and north of the railway line as defined on 
the Policies Map is allocated as a strategic location for development to 
include approximately 1,500 dwellings, 6ha of employment land, open 
space, retail and community facilities including a primary school and a 
new link road to Bubb Lane. Development will be subject to the 
approval by the Borough Council of a set design principles and a high-
level design code including a masterplan which addresses the following 
requirements:  
 
a. the provision of a new road link between Bubb Lane and the 
Chalcroft Business Park entrance on Burnetts Lane, as indicated on 
the policies map, built to a standard capable of taking the HGV traffic 
generated by the Chalcroft Business Park and the proposed new 
employment site, and incorporating roundabout junctions on Burnett’s 
Lane and Bubb Lane. The link road will continue north from Burnetts 
Lane through the development to Allington Lane. The first phase from 
Bubb Lane to Burnetts Lane will be built prior to the occupation of the 
first dwelling; 
b. the provision of approximately 1,500 dwellings of a variety of sizes 
and tenures including provision to meet affordable and specific housing 
needs of groups within the local community in the form of a defined 
new neighbourhood or neighbourhoods to the west of Horton Heath;  
 



 

 

c. the provision of approximately 6ha (24,000 sq.m) of employment 
land, to accommodate employment in use classes B2, B8 and/or 
E(g)(ii)/(iii), having regard also to the possibility of a shared access with 
the Chalcroft Business Park. In accordance with the sequential 
approach, major office development (greater than 1,000 sq.m gross) 
will only be supported if there are no suitable, available or viable 
alternative sites available in either Eastleigh town centre, the wider 
Eastleigh urban renaissance quarter, at Eastleigh River Side, 
(Southampton Airport) or in district and local centres.  
d. the provision of a new three-form-entry primary school and 
associated facilities; 
e. the provision of community facilities to serve the new development 
and the existing settlement of Horton Heath, to include a new local 
centre, a new community building/hall, early years provision and local 
health facilities; 
f. a layout of residential development designed to maximise 
opportunities to create links to, and to integrate with the existing 
settlement of Horton Heath;  
g. 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 and does 
not prejudice the delivery of a transport link through to Allington Lane;  
h. the provision of vehicular access to the residential parts of the site 
from Burnetts Lane, Allington Lane, Fir Tree Lane and Anson Road; 
i. the provision of footpath, cycle and bridle routes through the site and 
that link the new developments with the wider existing and proposed 
footpath and cycleway networks, including those within Horton Heath, 
and a contribution towards the implementation of the proposed 
strategic footpath / cycleway route alongside the railway linking Hedge 
End to Eastleigh (see strategic policy S12);  
j. the provision of public open space, sports pitch provision and green 
infrastructure on site to provide a setting for the development and to 
meet the needs of the new and existing communities and related 
facilities with long term maintenance arrangements. Open space north 
of Fir Tree Lane shall be managed primarily for nature conservation 
interest and shall not be used for playing fields; 
k. ensuring no adverse impacts on adjacent Sites of Importance for 
Nature Conservation, with the provision of appropriate buffers in the 
region of 50m for ancient woodland and 20m for other SINC 
designations; 
l. the provision of a comprehensive landscape framework for the site 
that includes measures to ensure that there is no damage to, and 
enhancement of the Sites of Importance for Nature Conservation, and 
that retains as many as possible of the existing mature trees and 
hedgerows within the site, enhances biodiversity interest including that 
of the watercourses running through the site and provides a linked 
network of open spaces and green routes; 
m. To preserve water quality and flows details of Sustainable Urban 
Drainage shall be provided in accordance with policy DM6 as part of 
any application for outline or full planning permission.  



 

 

n. Occupation of the development shall be phased to align with the 
delivery of any necessary wastewater network reinforcement, in liaison 
with the service provider. “ 
 
There is also supporting text in paragraphs 6.1.38-6.1.52. 

 
Main Modifications Representations 
 
31. The consultation on the Main Modifications to the Plan concluded on  

21.7.21. Representations included: 

 Request for HH1 to refer to 2500 dwellings, as per application 

 Horton Heath site may not be deliverable and other sites should be 
allocated 

 No certainty that homes will be delivered as no detailed designs or 
reserved matters to establish final quantum 

 Site level HRA should address likely significant effects on the New 
Forest and Solent 

 
 

EBC Supplementary Planning Document 
 

32. These support Local Plan policies and provide further guidance 

 Quality Places (November 2011) 

 Environmentally Sustainable Development (March 2009) (having 
regard to the Ministerial Statement 28 March 2015).  

 Biodiversity (December 2009) 

 Residential Parking Standards (January 2009) 

 Planning Obligations (July 2008, updated 2010) 

 Affordable Housing (July 2009) 

 Trees and Development (Draft, Consultation June 2021) 
 

Community Engagement 
 
33. The NPPF strongly encourages early community engagement advising 

that, where it can be demonstrated that Applicants have worked closely 
with those directly affected by the development, the design of the 
proposal should be looked upon more favourably. A supporting 
Statement of Community Involvement for this application has set out 
that the applicant undertook Neighbourhood Forums and public 
consultation events during the masterplanning and planning process 
prior to submission of the Outline Planning Application and this 
application. In accordance with paragraph 189 of the NPPF and 
Eastleigh Borough Council’s Statement of Community Involvement, a 
variety of online public consultation events has been held to enable the 
views from a wide range of groups and individuals to be obtained and 
considered. 

 
34. Around 350 neighbour letters were sent to local residents when the 

application was received in January 2021 and again in June 2021 



 

 

following application amendments.  Site and press notices, which 
included the statutory EIA publicity details, were also displayed to 
advertise the application and amendments. 

 
Local Resident Representations (Summarised) 
 
35. In response to the original plans 28 letters of objection and 1 in support 

were received from adjoining residents and those living locally with 
concerns relevant to this application relating to; 
  

Principle 

 Loss of quiet countryside 

 Overdevelopment with number of dwellings proposed 

 Removal of designated gap between Hedge End and Horton Heath 

 Extent of housing not needed 
 

Design 

 6 storey landmark block introduced at last minute and completely 
out of place 

 Dwellings do not mirror existing properties in Burnetts Lane 

 Flats ugly and city style, out of character with area 

 Parking provision inadequate and will result in parking on footpaths 
etc 

 Landmark structure should be public art, possibly on roundabout 

 Acknowledge that design takes into account outlook from existing 
properties 

 Ensure large number of trees are provided, and wildflower planting  
 

Highways 

 Congestion on highway network 

 Lack of capacity at road junctions 

 Traffic generation has been under estimated 

 Railway bridge at Allington Lane is too narrow for further traffic 

 Further junctions need assessing 

 Need traffic calming to stop rat-running in Meadowsweet Way, Blind 
Lane and Burnetts Lane 

 Potential fly-tipping in closed section of Burnetts Lane 

 Internal roads should be 20mph 

 Support for cycleway to Eastleigh, which would support the town 
centre 

 Support removal of HGV traffic in Burnetts Lane adjoining site 
 
Amenity 

 Seek Residential Visual Impact Assessment 

 Loss of light, privacy, outlook 

 Noise impacts 

 Lighting impacts from new development 

 Conflict with Local Plan policy 
 



 

 

Infrastructure 

 Inadequate schools, doctors, dentists  
 
Drainage 

 Existing flooding on site and surroundings not adequately 
addressed, including climate change impacts 

 Highways flood 

 Foul drainage to existing Burnetts Lane properties sought 
 
Ecology 

 Impact on habitat and foraging areas  
 
Other matters 

 Depreciation in property value 

 Seek support for adjoining application 

 High level of affordable housing 

 Neighbour consultation not reflected in plans 

 EBC is applicant and Planning Authority 
 

In respect of the amended documents and plans 2 responses were received: 

 Garages should be big enough to be useable 

 Current design, based on the Radburn Layout, will result in rear 
parking which will be a potential source of anti-social behaviour and 
criminal activity.  Deliveries would be impractical and too much focus 
on cycle route priority.  

 Insufficient space for street trees. 
 

Statutory and Non-Statutory Consultation final responses (summarised 
and where jointly submitted for outline application relevant comments 
for this application extracted) 
 
36. Barley Fields Residents Group – Flooding risks and traffic concerns 

should be resolved before any resolution to grant consent.   
 
37. Bishopstoke Parish Council – no comments received. 
 
38. Botley Parish Council – no comments received. 
 
39. British Cycling (Southampton Cycling Campaign) – Masterplan 

broadly good for cycling but need to improve off-site cycle 
infrastructure and reduce traffic speed on Bubb Lane (currently no 
separation from traffic and conflict at Snakesmoor Roundabout); cycle 
route in Allington Lane needs to be properly integrated with cycle 
route on B3037 to Eastleigh; improvements for cycling on southern 
part of Allington Lane also sought; preserve Fir Tree Lane as traffic-
free cycle route; upgrade path from Bubb Lane to Hedge End Station 
for cycle commuting use; stopping up of southern part of Burnetts 
Lane for vehicular traffic necessary; cycle lanes within development 
should have continuous crossings of side roads; cycle storage for 



 

 

dwellings should be adequate and include charging points; soft 
measures to encourage cycling welcomed; ensure no roll back on 
cycling measures proposed. 

 
40. British Horse Society – support bridleway provision for downgraded 

Firtree Lane and bridleway on Footpath 703 (access track to Chalcroft 
Farm) and would like it to link in future Allington Lane via the Eastleigh 
to Hedge End cycleway through the site. 

 
41. Burnetts Lane Residents Association – main areas of concern: 

 Traffic Flows and Management – query improvement adequacy and 
whether sufficient information for decision to be made.  Need 
adequate school parking to avoid issues in Burnetts 
Lane/Meadowsweet Way. Burnetts Lane traffic calming not 
guaranteed. 

 HGV movements and possible Traffic Regulation Orders – support 
night-time movements restrictions and TRO relating to Chalcroft 
Business Park 

 Green Buffer between existing properties & new properties, housing 
style and density of housing – acknowledge work done to reduce 
impacts for existing residents and reduce 6 storey building to 4 
storey;  

 GP surgery – applicants, CCG and Stoke Wood Surgery to commit 
to increased provision 

 Drainage and Flooding – support use of Chickenhall works and look 
forward to those properties not on mains drainage being 
incorporated into the network. Long history of drainage problems in 
Bramley Gardens and Crispin Close needs ongoing communication 
and reassurance. 

 
42. Durley Parish Council – no comments received. 
 
43. Eastleigh and Southern Parishes Older Persons Forum – no 

comments received. 
 
44. Eastleigh BID – no comments received.  
 
45. EBC Asset Management – support contributions to support delivery 

of healthcare provision including expansion of Stokewood Surgery; 
provision of sustainable infrastructure to and from the site; 
contributions to mitigate impacts on the New Forest, nitrates and 
biodiversity net gain through an appropriate project on EBC land.  
Have acquired strategic land to support nitrate mitigation in the 
Borough and the wider Region. In addition there are opportunities for 
this land to support biodiversity net gain, provision of sustainable 
infrastructure and mitigation of the impacts of development on the 
New Forest. We support the objective to ensure any contributions 
towards mitigation of the development are used close to the site and 
within the Borough of Eastleigh as far as possible.  
 



 

 

For the community buildings and public open space land which will 
become public assets the S106 agreement should: Ensure design 
incorporates sustainable infrastructure; Include a Delivery programme 
and proposed practical completion date to be provided; prior notice 
should be given for Practical Completion and joint inspections 
arranged to enable smooth transfers of the assets; Include an 
obligation to provide as built drawings and plans/full operational 
building documentation on completion including Certification (details 
to be agreed between Developer and EBC Service area); Include the 
recovery of professional fees/staff costs and legal costs for asset 
transfers if appropriate. 

 
46. EBC Engineers/Sustainable Transport Planner – link road should 

be designed to achieve 30mph maximum speed; cycle paths to be on 
both sides of link road and designed to latest standard LTN1/20 which 
discourages shared pedestrian/cycle use facilities; site in close 
proximity to Hedge End to Eastleigh cycle link and contribution 
towards this sought; traffic calming in Burnetts Lane requires public 
transport operator engagement; Travel Plan supported, which EBC 
can manage; parking controls needed; car club supported and should 
be planned and installed at earliest opportunity; public transport 
should be provided early to ensure sustainable travel habits 
established and 15-20min bus services is attractive alternative to 
private car; bus timetable to link with rail timetable for Hedge End 
Station; appropriate bus stop facilities needed. 

 
47. EBC Ecologist  - Habitats Regulations Appropriate Assessment 

(including Nitrates, Phosphates, Solent and New Forest mitigation, 
Construction Management Plan and sustainable drainage) required to 
be agreed by Natural England prior to the final determination of 
application.  The sustainable drainage currently proposed is not 
sufficient to meet Habitat Regulations requirements and will need 
improvements. Draft conditions recommended for ecology details, 
monitoring and management and Biodiversity Net Gain. 

 
48. EBC Built Heritage Consultant – no objection. 
 

49. EBC Economic Development  – recommends minimum commercial 
floorspace provisions to guarantee delivery of employment uses, an 
employment and skills plan to be included as part of the Section 106 
agreement. 

 
50. EBC Housing Enabling Officer -  Provision of 35% affordable housing 

units and tenure mix including First Homes supported.  All affordable 
dwellings should be to Lifetime Homes standards (equivalent to 
Building Regulations Part M category 2) and 3% built to Wheelchair 
Accessible Standards and these standards are not fully met (flats only 
for Lifetime Homes and 3 rather than 4 wheelchair accessible units). 
No 4-bedroom affordable dwellings proposed as previously requested. 
Some clustering of affordable units but accessed off different roads. 



 

 

 
51. EBC Planning Policy  
 

 The site is within a larger site area identified in policies DM24 (28) 
and (39) and FO6 in the submission Local Plan (June 2018). The 
sites were also identified in policy S3 as strategic housing sites. 
Policy HH1 allocates the site for development and has been slightly 
modified since first publication to reference a sequential approach 
for major office development and update non-residential use classes 
to reflect national changes.  The 1500 dwelling allocation reflects the 
previous permissions for the site which included provision for a 
secondary school, which is no longer required.   

 

 The emerging Local Plan includes flexibility to consider higher 
numbers when determining planning applications if they are justified 
and Emerging Local Plan policy DM23 states that development 
within the urban edge should achieve a minimum density of 40 
dwellings per hectare, with higher densities sought in areas with 
good access to public transport and other services and amenities, 
and as part of a large strategic site there is scope to deliver a higher 
density scheme above this minimum, subject to Policy DM1 which 
ensures integration into context and the prominent location of the 
Lower Acre is noted. The Planning Statement calculates that the 
application for Lower Acre has a density of 54 dwellings per hectare 
(since reduced to 52dph). To demonstrate that the amount of 
development proposed is acceptable in this location and does not 
constitute overdevelopment, further consideration needs to be given 
to the detailed layout and design of the development. This includes 
landscape design and green infrastructure to provide a setting to 
development, tree planting, pedestrian/cycle routes and parking 
provision. In accordance with emerging policy HH1 a comprehensive 
landscape framework is also required. The general approach to 
design should reflect the principles in the Quality Places SPD and 
current good practice and address detailed issues raised by the 
Council’s Design Team. 

  

 35% affordable housing required in accordance with Policy 74.H and 
emerging policy DM30 with appropriate tenure split, size and type of 
affordable housing is based on evidence of the current need and 
should be reflective of the open market mix of dwellings. 

 

 The emerging Local Plan Policy DM31 provides clear targets to 
deliver accessible housing and properties that can easily be adapted 
to meet the needs of occupants over time, including for wheelchair 
use. As only the apartments (40% of dwellings) meet Part M4(2) 
standards the proposed development does not deliver sufficient 
homes with higher levels of accessibility and is therefore contrary to 
the accessibility standards in the emerging Local Plan.   



 

 

 Sustainable development to meet BREEAM Community Excellent 
standards is proposed and is supported in this respect. 

 Sustainable drainage, with three forms of natural filtration required 
unless the Habitats Regulations Assessment demonstrates that this 
is not necessary and Policy DM11 also requires the development to 
address recreational impacts on the Solent and New Forest Special 
Protection Areas. 

52. EBC Pollution team – concerns regarding pollution impacts from and 
site layout in relation to link road; conditions recommended in respect 
noise, construction management and contaminated land. Air quality 
mitigation contribution recommended. 

 
53. EBC Public Art Officer – seeks provision for public art as part of 

comprehensive scheme on site in line with EBC Public Art Strategy 
and Planning Obligations SPD contributions.    

 
54. EBC Sports Development Officer – following discussions with Sport 

England, sports bodies and local sports clubs recommends provision 
within One Horton Heath site but outside application site of 79x52m 
(9-a side) 3G floodlit pitch with facilities, two grass pitches, kickabout 
areas and indoor sports facilities and off-site provision of additional 
cricket facilities at Lapstone Farm. 

 
55. EBC Street Scene – should consider underground waste storage.  

Require amendments to ensure compliance with Waste Recycling 
SPD guidance, particularly for 26-tonne vehicles (received). 

 
56. EBC Tree Team – no objection subject to condition for compliance 

with Arboricultural Report and tree protection details. The proposed 
removals are either relatively small trees or are in poor condition.  

 
57. EBC Urban and Landscape Design Team – holding objection  
 

 Streets and junctions should meet Manual for Streets, Manual for 
Streets 2, LTN 1/20 Cycle Infrastructure Design, Gear Change and 
Streets for a Healthy Life guidance 

  Design is vehicle-orientated using Radburn style layouts (with rear 
accesses) and needs to integrate parking, green infrastructure and 
needs of drivers, pedestrians and cyclists cohesively to avoid 
retrofitting interventions for safe travel and confusion between 
fronts and backs of properties 

 The Avenue needs to be a boulevard with large trees with a 
crossing point 

 Inconstancies between plans 

 Need details of EV charging points 

 Hard landscaping too dominated by tarmac, particularly in parking 
courts.  Amended/improved details needed via conditions. 

 Garden sizes do not accord with Quality Places SPD 



 

 

 Poor outlook from flats over garages and Block 3 apartments 
 

58. Eastleigh Ramblers – objection to inconsistent plans in relation to 
West End Footpath 2 – no works should be approved which do not 
keep path in landscape area. Footpath 3 affected by proposed road 
crossings and to be upgraded to cycleway – need detailed drawings 
to ensure safety (although outside red line for this application its 
design implications may extend into it and may require hedgerow 
removal).  Junction of Footpath 3 with Burnetts Lane not acceptable 
and should be designed as a cycleway to road junction.  Plan showing 
adopted areas and their hierarchy sought.  Query whether equestrian 
safety considered. 

 
59. Environment Agency – no objection.  Site falls within flood zone 1 

and satisfied that proposals meet requirements of NPPF. 
 
60. Fair Oak and Horton Heath Parish Council –  

 Essential that continued and early consultation and dialogue 
regarding planning and infrastructure on site is maintained.  

 Assurances that the brief to maintain sustainability, good access, 
footpaths and cycleways will be adhered to 

 Ensure that junction improvements to the wider area of the Parish 
are carried out as a matter of urgency. 

 Barley Fields – reiterate that there needs to be thick screen planting 
to protect the amenity and privacy of both sets of residents and that 
further work is required here 

 
61. Go South Coast (Bluestar) Bus Company – liaising directly with 

applicants regarding enhanced bus service provision. 
 
62. Hampshire and Isle of Wight Wildlife Trust – no comments 

received. 
 
63. Hampshire Chamber of Commerce – fully supportive of 

development.  ensure it provides for new link road, Allington Lane 
junction improvements, sustainable transport options, all uses 
proposed, good internet connectivity, renewable energy and water 
sources. 

 
64. Hampshire Constabulary – highlight issues relating to: 

 Lack of defensible space about dwellings 

 Lack of natural surveillance of large parking areas 

 Connectivity to the rear of dwellings giving public access 

 Public Open Space potential for anti-social behaviour 

 Lighting – condition for improved lighting to meet to BS 5489-
1:2020 standard recommended 
 

Amendments and mitigation solutions relating to additional windows, 
lighting and landscaping acknowledged but design concept not 



 

 

amended sufficiently to address all concerns. Secure by Design 
provisions necessary. 

 

65. HCC Access Development Officer (Countryside Team) – re wider 
site: On-site Public Rights of Way: support proposals provided impact 
on existing pedestrian users and constraints of the woodland on 
construction are taken into account. Provide footpath diversions and 
upgrades in line with HCC Design Standards and remove 
obstructions. Existing public footpaths should be protected and 
retained within open space areas or landscaped corridors away from 
traffic.  Boundary hedges and tree lines should be conserved and 
enclosure of Rights of Way avoided. New north-south public footpath 
to link existing recommended. Commuted sums for improved routes 
required.  Off-site Rights of Way: contributions for improvements 
required in addition to those paid for extant permissions 

 
66. HCC Archaeology – no conditions recommended following review of 

archaeological survey which found no archaeological potential. 
 
67. HCC Children’s Services – no objection subject to S106: the 

development would generate 114 primary age and 80 secondary age 
children for which there is no capacity in existing local schools. 
Contributions towards provision for new 3FE primary school on the 
Horton Heath site (but not this phase); towards Deer Park Secondary 
School and Early Years (36 places) provision required to HCC 
standards . 

 
68. HCC Flood and Water Management – comments on latest Flood 

Risk Addendum to be reported. 
 

69. HCC Highways -  require further minor plan updates and information 
for site access, visibility, tracking, parking, footpaths widths and 
crossing points, public transport strategy and travel plan to ensure 
acceptable internal layout and suitable transport mitigation. To be 
linked to outline S106 and include contribution towards a Toucan 
crossing near Bubb Lane/Link Road roundabout. 

 

70. HCC Minerals and Waste – confirmed site not in safeguarded area.  
Opportunities for incidental extraction of gravel, sand etc for use 
during construction should be fully considered and this would also 
reduce waste removal from site and its impacts.  

 
71. HCC Public Health – support proposals and ambition to provide 

mixed use development that does not create sprawl and progresses 
the healthy and sustainable planning agenda.  Advise developers to 
ensure provision for housing meeting standards, open space, 
healthcare services, tenure blind housing, interactive public realm, 
adequate and segregated cycle and pedestrian pathways, healthy 
workplaces, air quality mitigation, biodiversity and noise impact 
controls and mitigation. Ensure housing is accessible to older and 



 

 

disabled people and encourage 35% affordable provision which has 
equal access to green or open spaces. 

 
72. Hampshire, Southampton and Isle of Wight Clinical 

Commissioning Group (NHS) – A financial contribution to off-site 
health infrastructure should be secured. 

 
73. Hedge End Town Council – No Objection. Comments were raised 

about block 3a four storey with a flat roof not in keeping with the 
countryside. Councillors asked if further communication could be 
provided emphasising the need to meet housing figures and that this 
development is a key way to retain the green gap and help prevent 
applications for developments in spaces not identified in the local 
plan. Key junctions were noted to be receiving improvements to help 
manage traffic as part of the wider scheme. Noted the Bubb Lane 
roundabout is progressing well to link the new road to the Burnetts 
Lane entrance of the new   development. Councillors noted the 
new school and road infrastructure is being provided early in the 
development, as well as the large green spaces across the whole site.  

 
74. Historic England – no comments – seeks views of specialist 

conservation and archaeological advisers. 
 
75. Moorgreen Road Residents Association – no comments received 
 

76. National Highways (formerly Highways England) – no objection 
subject to CEMP condition. 

 
77. National Planning Casework Unit – no response 
 
78. Natural England –- further information on nitrogen neutrality, 

sediments, drainage, Solent and New Forest SPA Mitigation and other 
Habitats Appropriate Assessment matters required in order to ensure 
that impacts on the River Itchen SAC, the Solent and Southampton 
SPA and Ramsar site, Portsmouth Harbours SPA and Ramsar, 
Chichester and Langstone Harbours SPA and Ramsar, Solent Maritime 
Special area of Conservation, New Forest SPA and Ramsar site and 
the New Forest SAC are not significant and the proposed mitigation is 
appropriate. Advice given on Biodiversity Net Gain and standing advice 
for protected species which must be met. 

 
79. Network Rail – confirm new station at Allington not feasible.  

Improvements to Hedge End Station for cycle parking, signage etc 
sought. 

 
80. Scottish and Southern Energy  – no comments received  
 
81. Southampton Airport – No objection. Conditions for bird hazard 

mitigation and cranes during construction 
 



 

 

82. Southern Gas – no comments received. 
 
83. Southern Water – diversion of water trunk main to be agreed by 

Southern Water. Restrictions exist for tree planting adjacent sewers, 
rising mains or water mains.  Sewer capacity provisions under 
discussion with developer and any new on-site drainage and pumping 
station for adoption to meet SW Services specifications.  SuDS 
adoption and management advice given. 

 
84. Sport England – Sport England has consulted with relevant national 

governing bodies: English Cricket Board supports provision of 2nd pitch 
at Lapstone Playing Fields subject to full details and timescales.  The 
Football Foundation are supportive of the provision of the on-site 
pitches with flexibility to meet demand and growth. Pitch size and 
ancillary facilities clarification sought and conditions recommended for 
outline application. 

 
85. Stagecoach South West Trains – no comments 
 
86. Stokewood Surgery – no comments 
 
87. The Oil and Pipelines Agency – no comments 
 
88. West End Parish Council -no objection 
 
89. West End Surgery  - no comments received. 
 
90. Winchester City Council – no comment.   
 
91. Xelabus – would look to extend X4 bus service through estate subject 

to funding 
 Assessment of proposal 
 
Environmental Impact Assessment, Habitats Regulations Assessment 
and other Legislation 
 
92. The Town and Country Planning (Environmental Impact Assessment) 

Regulations 2017 set out that Environmental Impact Assessment's 
(EIA's) are needed for certain developments whereby the proposal is to 
have a likely significant effect on the environment. Because of the scale 
and location of the development it has been concluded that the 
development would constitute EIA development and an Environmental 
Statement was required to accompany the application in accordance 
with the Regulations. Subsequently, Environmental Impact Assessment 
has been undertaken as part of the environmental considerations of the 
application 

 
93. The development has been screened under the Habitats Regulations 

and an Appropriate Assessment is required to assess the potential 
adverse effects of the development and demonstrate whether the 



 

 

scheme can be delivered without an adverse effect on the integrity of 
any of the relevant European Designated sites.  The application cannot 
be determined until the Appropriate Assessment under Regulation 63 
of the Conservation of Habitats and Species Regulations 2017 (as 
amended) has been completed and has concluded that the proposed 
development, as submitted, will not result in any adverse effects on any 
internationally important and legally protected sites. This Appropriate 
Assessment is underway and the final detailing of this, following 
consultation with Natural England, is recommended to the delegated. 

 
94. Section 70(2) of the Town and Country Planning Act 1990 and Section 

38(6) of the Planning and Compulsory Purchase Act 2004 require a 
local planning authority determining an application to do so in 
accordance with the Development Plan unless materials considerations 
indicate otherwise 

 
95. In terms of other material planning considerations, the National 

Planning Policy Framework and Planning Practice Guidance and 
Emerging Eastleigh Borough Local Plan 2016-2036 constitute material 
considerations of significant weight. 

 
 Development Principle and Five-Year Housing Land Supply 
 
96. Saved Policy 1.CO sets out that planning permission will not be 

granted for development in the countryside outside the urban edge 
unless one of a number of criteria apply.  The supporting text in the 
Local Plan notes that countryside is important for a number or reasons 
including for its own sake but is a diminishing resource.  The weight to 
be afforded to this policy was considered at the recent GE Aviation 
Planning Inquiry (appeal ref APP/W1715/W/20/3255559) and is 
discussed in par 11-13 of the appeal decision notice.  In Para 13 the 
Inspector concludes: 

  
97. “The policy lacks flexibility by limiting the type of development that can 

take place in the countryside and the Council has had to permit 
housing in this location previously. However, the policy has general 
consistency with NPPF paragraph 170(b) which recognises the intrinsic 
character and beauty of the countryside. NPPF paragraph 20(d) seeks 
local plan policies that conserve and enhance the natural environment 
including landscapes and green infrastructure. Moreover, the policy 
does not apply a blanket restriction on development in the countryside. 
Therefore, I consider that moderate rather than limited weight can be 
attributed to this policy and any conflict with it”. 

 
98. The Council concurs with the Inspector’s position and similarly affords, 

due to the advanced staged of the Emerging Local Plan, Policy 1.CO 
moderate weight and the Emerging Local Plan policies considerable 
weight. 

 



 

 

99. The proposals are for a range of housing, including market ownership 
and rent and affordable ownership and rent. The site is located within 
the countryside in the 2006 adopted Eastleigh Borough Local Plan and 
as such is subject to Saved countryside Policy 1.CO of the plan, but is 
not within a local or strategic gap. However, it adjoins the existing 
Horton Heath settlement urban boundary and is now allocated for 
development in the Emerging Local Plan under Policy HH1 as a 
strategic location for residential-led, mixed use development.  Because 
this plan is very well advanced and close to adoption, its policies are of 
considerable weight which are now considered to take precedence, 
particularly in respect of the allocation of sites for housing for which the 
earlier plan is time-expired.  Furthermore, the whole OHH site already 
has the benefit of current and part-implemented outline planning 
permissions for the range of uses proposed, including 1400 dwellings, 
and this is a very significant material consideration. 

100. The Council also has an ongoing responsibility to ensure that there is 
has a continuous 5 year supply of housing.  This site contributes 
towards this by virtue of the extant consents and thus has an important 
role to play in this respect. It is expected that the whole of the site (381 
units) would be delivered by 2026. The NPPF advises that all 
developers should maximise the efficient use of land and making 
efficient use of allocated housing sites enables other land to remain 
unallocated as countryside, whilst still delivering the housing numbers 
required. At the same time, Government seeks the provision 300,000 
dwellings per year to support the economy and meet housing need. 
Strategic Policy S1 of the Emerging Plan for delivering sustainable 
development and Policy DM1 similarly encourage the maximising of 
housing density for new developments and Policy DM23 sets a 
minimum density of 40 dwellings per hectare (net).  

 

101. The overall housing size mix for the 381 units is: 
 

 

Size/type 1 Bed 
Flats 

2 Bed 
Flats  

 

2 Bed 
Houses 

3 Bed 
Houses 

4 Bed 
Houses 

Number 53  
 

89 83  
 

126  
 

30  
 

Total 142 flats   239 
houses 

 

 
 
102. The mix is reflective of current housing need which is predominantly for 

smaller more affordable units. Within this mix, 35% of units (134) are 
affordable.  The private sector housing is a mix of private ownership 
and private rent. 

 
 

Density 



 

 

 
103. Aligned with the quantum and mix of development is housing density 

and Policy DM23 of the Submitted Plan seeks a minimum 40 dwellings 
per hectare (net) on urban land. The proposals would deliver a net 
density of 42dph which is clearly higher than that seen locally, and 
would result in a more urban character than the evident suburban 
nature of Horton Heath and sporadic housing in Burnetts Lane. This is 
a conscious step away from previous low-density design in the 
knowledge that higher densities do enable the most efficient and 
effective use of the developable land and reduce the need to allocate 
further greenfield sites in order to meet housing delivery requirements, 
and can also assist in strong placemaking. This objective is clearly 
supported in NPPF Para 125 guidance: “local planning authorities 
should refuse applications which they consider fail to make efficient use 
of land, taking into account the policies in this Framework.  

 
104. The principle of developing this site with the scale of development 

proposed is accepted, although the proposals are still subject to other 
planning policies, tests relating to sustainable development and the 
assessment of environmental impacts. 

 
105. In this respect the 2021 NPPF is a material consideration of significant 

weight. At the heart of the NPPF is a presumption in favour of 
sustainable development. The three overarching objectives to 
achieving sustainable development are defined in the NPPF (2021) as: 
economic, social and environmental. 

 
Sustainable Development Considerations 
 
106. The NPPF presumption in favour of sustainable development indicates 

that it has an economic, a social and an environmental role.  These 
roles should not be undertaken in isolation as they are mutually 
dependent and, therefore, the application is assessed against all three 
headings.   Where the development plan is absent, silent or the 
relevant policies are out-of-date, permission should (unless material 
considerations indicate otherwise) be granted unless any adverse 
impacts of doing so would significantly and demonstrably outweigh the 
benefits, when assessed against the policies in the NPPF as a whole; 
or where specific policies in the NPPF indicate development should be 
restricted. 

 
 Economic Sustainability 

 
107. One of the core planning principles of the NPPF is to proactively drive 

and support sustainable economic development to deliver, amongst 
other things, the homes that the country needs. As with any new 
housing, it would bring people into the area which would be a 
continuing economic benefit that would support growth in the local 
economy. A New Homes Bonus would also be received and the One 
Horton Heath development as a whole would create around 270 



 

 

construction jobs on and off-site per annum for a 10-15 year period, 
working through the phases. An Employment and Skills Plan would 
ensure there is opportunity for training and skills development for the 
construction employees.  In EIA terms this would be a minor beneficial 
impact over the short to medium term. 

 
Social Sustainability 
 
Housing mix, deliverability and affordable housing 
 
108. The application proposes a range of house types, sizes and tenures, 

including 35% affordable housing (134 units) in accordance with Saved 
Policy 73.H of the adopted Local Plan and Policies DM23, DM26, 
DM27 and DM30 and HH1(ii) of the Emerging Local Plan (as Modified).  
The Council’s adopted Affordable Housing SPD is also a material 
consideration, as is the NPPF which aspires to deliver a wide choice of 
high quality homes to meet differing housing needs.  
 

109. The Government have also recently issued advice on First Homes as a 
form of affordable tenure, supporting the provision of affordable 
housing to be in this tenure (Written Ministerial Statement, 24.5.21).  
First Homes are for first-time buyers and enable new properties to be 
purchased at a discount of at least 30% below market price, up to a 
discounted value of £250,000. They are retained as discounted market 
housing through S106 restrictions for onward sale.  The proposed 
affordable housing would be a blend of affordable rent and affordable 
ownership, which would include 25% of affordable homes provided 
under the new First Homes initiative. The remaining 75% of affordable 
units would be in the form of affordable rented properties.   
 

110. In recent years there has consistently been around 1800 households 
registered for affordable rented housing within Eastleigh Borough which 
indicates a significant local housing need.  The rented provision 
exceeds current SPD guidance and helps further meet this identified 
need. The Council’s Housing Enabling Officer supports the proposed 
provision, subject to the affordable units including some larger 4-
bedroom units to meet a range of needs. There is some clustering of 
affordable plots above SPD guidance, but they are accessed by 
different roads. 

 
111. The affordable/private housing mix proposed is as follows: 
 

Unit Type Private Affordable Rent First Homes Total 

1-Bed Apartment 16 21 1 38 

1-Bed Maisonette 8 6 2 16 

2-Bed Dwelling 47 21 19 87 

2-Bed Apartment 41 24 9 74 

2-Bed FOG 8 4 2 14 

3-Bed Dwelling 100 25 0 125 

4-Bed Dwelling 27 0 0 27 



 

 

Total 381 

 
 

112. There is no accommodation for elderly people proposed within this first 
phase of the OHH development, although it is proposed in the local 
centre phase. Equally, no provision for self and custom build housing is 
proposed. 

 
113. Recently, NPPF and Emerging Plan policy DM32 have sought the 

provision of minimum internal space standards for new residential 
development in order to ensure dwellings are fit for purpose.  As set 
down in the Nationally Described Space Standards (NDSS), these 
would be met and even exceeded on this development which goes 
beyond emerging policy and is a significant benefit of this scheme.     

 

114. In light of the need for housing suitable for those with mobility issues 
and for wheelchair users, and for housing to be adaptable to meet 
changing needs over time, Emerging Policy DM31 seeks 100% of 
dwellings to meet at least Part M4(1) standard (visitable dwellings) of 
Building Regulations and 80% of dwellings to meet Part M4(2) 
(Accessible and adaptable dwellings). For major developments of 40 
residential units and above, 7% of market housing, 8% of affordable 
housing and all specialist housing for older people should also meet 
Part M4(3) standard (wheelchair user dwellings).  Once this policy is 
adopted, it is expected that applications for individual phases will also 
make this enhanced provision.  
 

115. Whilst Part M4(1) is agreed, the applicants have not agreed to commit 
to deliver Part M4(2) higher access standards for the houses (just the 
flats). They have agreed to the current Affordable Housing SPD 
wheelchair unit requirement for 3% of affordable units to be provided 
across the whole OHH site but not this phase which is to provide 3 
wheelchair units rather than the required 4 units.  Instead, it is intended 
to provide the shortfall of one unit at the Local Centre phase.  Nor is the 
full Emerging Policy DM31 requirement for Part M4(3) provision met, 
which the applicants consider to be too prescriptive and not based on 
sufficient evidence. Instead, floorspace per unit is larger than the 
minimum standards which will provide for other adaptability should that 
be sought by the owner.  Thus, whilst not meeting emerging policy, the 
larger units would offer flexibility of use to all future occupiers, which is 
acknowledged. As it is not intended to provide ground floor bathrooms 
for dwellings, this also precludes the provision of Lifetime Homes 
standards for affordable housing as normally required in S106.  

 
116. Whilst there could be improvements to the scheme in respect of the 

above, the dwellings would support social wellbeing through the 
provision of a mixed and balanced community, in line with Saved Policy 
74.H, emerging Policy DM28 and the NPPF’s aspirations.  

 
Health Provision 



 

 

 

117. The proposed development equates to around 860-920 residents. This 
will generate demand for additional local health provision, as confirmed 
by the West Hants CCG.  However, they discount the option of a new 
branch practice on the larger site due to the practical delivery of a 
functional and worthwhile facility, and they support addressing the 
health needs of this development off-site, which would be in the form of 
increased capacity at Stokewood Surgery. Developer contributions 
towards this project would be secured under the S106 agreement. 
There is a link between health and living environments, and the 
benefits of open space and gardens now well-documented in the light 
of Covid.  The proposals make good provision for public open space 
and are adequate in terms of private amenity space. A Rapid Health 
Impact Assessment was submitted as part of the application on which 
HCC Public Health raised no concerns. The EIA health impacts due to 
the development are considered to be neutral. 

 
Community facilities 

 
118. The applicants would contribute towards the off-site community 

infrastructure provisions, including a new community building within the 
local centre proposed as part of the outline application. Further 
contributions would be secured through the S106 agreement to a 
community development worker, public art, open space and on and off- 
One Horton Heath site sports facilities. Additionally, the development 
would make financial contributions towards primary and secondary 
school provisions and sports infrastructure either on or off the One 
Horton Heath site (but not within this first phase of development). 

 
Green Infrastructure, Open Space and Play provision 

 
119. Emerging Policy HH1x. requires “the provision of public open space, 

sports pitch provision and green infrastructure on site to provide a 
setting for the development and to meet the needs of the new and 
existing communities and related facilities with long term maintenance 
arrangements. Open space north of Fir Tree Lane shall be managed 
primarily for nature conservation interest and shall not be used for 
playing fields.” 

 
120. The Green Infrastructure Parameter Plan, Concept Masterplan and 

Open Space Strategy submitted with the outline application all seek to 
respond to existing landscape character and Public Rights of Way. 
They retain woodland copses, hedges and trees, and provide for new 
existing and new open space as well as the necessary SuDS, ecology 
areas, watercourse buffers, formal sports provision and allotments.  
Around 51 ha of amenity land across the whole OHH site provides for 
these uses.  The Access Parameter Plan also shows the network of 
footpaths, bridleways and roads which provide access to open space. 
In addition to play areas, 17.83ha of new open space would be 
provided on the wider OHH development, to include informal and 



 

 

amenity areas comprising walking routes, natural sustainable drainage 
and watercourse areas, and amenity space. Play provision would be 
varied and dispersed through the site, primarily along the external 
green routes with more formal open space areas within development 
phases, as seen with this application.   

 

121. In addition to the provision of play areas within this application site on 
The Acre public open space, at Tolls Square and at Chalcroft Tolls, it is 
also intended to provide other play areas, and east of the local centre 
there would a key destination play facility.  Overall, it is expected that 
there would be a positive local impact on the users of open space and 
play areas, resulting in a moderate beneficial EIA effect over the long 
term. The submitted Open Space Strategy for the wider development 
has been updated and confirms the following provisions in relation to 
Emerging Local Plan standards (Figure 8): 

 

 Standard Based on 
5,775 population for 
OHH site 

Provision 

Amenity Space 6.93ha 17.83ha (10.93ha over, 
including existing public 
open space and 
sustainable drainage) 

Country Park 20ha (required within 
2km of site) 

In excess of 20ha 
provided within nearby 
Itchen Valley Country 
Park 

Play areas for 
Children 

0.3ha 0.47ha (LEAPS, LAPS, 
Natural Play) 

Play areas for 
Young People 

0.12ha 0.12ha 

Allotments 0.72ha 0.82ha (0.1ha over) 

 
For the application site itself the proposed provision is: 

 Standard Based on 900 
population for this 
application 

Provision 

Amenity Space (1.2ha 
per 1000 population) 

1.08ha 1.18ha 
formal 
public open 
space and 
1.42ha 
informal 
amenity 
space with 
SuDS 



 

 

Play provision (0.052ha 
per ha 1000 population) 

0.047  1 LEAP 
(0.04ha)  
and 1 LAP 
(0.01ha) 
and 
kickabout 
area  

Total 0.12ha  

 

122. Provisions for allotments and destination play are also to be provided 
through S106 within main development site. 

123. A key aspiration of the proposed OHH development is the promotion of 
walking and cycling, not only for the purposes of travel to destinations 
but also for recreational purposes, including dog walking. To this end, 
the Open Space Strategy for the OHH Development incorporates a 
network of recreational foot and cycle paths that will encourage their 
use by residents and elements of this are also proposed within this 
application. The combined total provision of open, undeveloped land is 
sufficient to strategically contribute towards the Borough’s open space 
resources.   

124. However, its nature, close to urban development and not comprising 
open countryside, does not make it all suitable to qualify as Suitable 
Alternative Natural Greenspace (SANG) in respect of provision of an 
alternative to the New Forest for recreational use, and further off-site 
provision is still necessary to meet this requirement set by Natural 
England in respect of the Habitats Regulations Appropriate 
Assessment.  One option would be to link the largest quiet, 
undeveloped area of the on-site provision adjacent to Hearts Copse 
with land adjacent to Allington Lane recently purchased by the Council 
to provide this necessary SANG.  Whilst conversations with Natural 
England are ongoing, any option chosen would add to the strategic 
open space benefits offered to new and existing residents. 

Public Art  
 
125. Public art provision in association with major developments is required 

by the Council’s Planning Obligations SPD and supports the Council’s 
Public Art Strategy.  It can help build a sense of place and unique 
character to new development and provide an excellent opportunity for 
local community involvement.  The application proposes its provision 
throughout the development, drawing on local history and ideas. As 
part of the S106 agreement, this would be provided through an agreed 
strategy. 



 

 

Communications and Utilities 
 
126. The NPPF and Policy DM9 encourage the provision of advanced, high 

quality and reliable communications infrastructure for economic and 
social well-being reasons. However, local planning authorities must 
determine applications on planning grounds only and should not seek 
to prevent competition between different operators.  The development 
would provide appropriate ducting and connection points for 5G 
provision. In line with climate change objectives, the development will 
not be provided with gas, but all other utilities are planned.   

 
EIA Socio-Economics Consideration Summary 
 
127. This is addressed in Chapter 6 of the ES with minor beneficial effects 

as identified above. Provision for affordable housing, on and off-
site/strategic social infrastructure, including education, health and open 
space, enhanced footpaths/cycleways and sports facilities would be 
secured through the necessary Section 106 agreement.  

 
Environmental Sustainability 
 
128. More details of relevant environmental considerations are set out in this 

section of the report.  
 
Landscape Character  
 
129. Land which is currently designated countryside in the Local Plan is 

protected through Policy 1.CO of the Adopted Plan.  Policy 18.CO of 
this Plan also seeks to protect specific area of landscape value and 
includes the application site. The application site is not, however, within 
a designated nationally important landscape, is not considered to be a 
‘valued landscape’, and has an overall low landscape sensitivity, whilst 
recognising that there are some trees and hedges and existing 
recreation routes, which are valued local assets, in and around the site. 
Policy HH1, which designates the site for future development, 
recognises the need to retain elements of the existing landscape. 

 
130. Referencing the Council’s Landscape Character Assessment (2011), 
 the identified areas of the local landscape that would be affected for the 

entire One Horton Heath development include the Horton Heath 
Undulating Farmland (Area 9) within which are the local landscape 
character areas of the Chalcroft Business Park with nature 
conservation land (southern area) and Quobleigh Ponds and local 
nature reserve (northern area and formerly part of Allington Manor) and 
the site itself.   The unifying characteristics of this ‘predominantly 
agricultural landscape’ of Horton Heath is acknowledged as the gentle 
undulation of the landform and the pattern of medium sized fields. 
Although this is a predominantly agricultural landscape, there are some 
intrusive urban edges and the application site itself is reflective of this 
character with sporadic dwellings on the eastern boundary and 



 

 

Chalcroft Business Park to the south. The existing watercourse network 
within the landscape is also noted. 

 
131. The submitted Landscape and Visual Impact Assessment (LVIA) 

assesses the development site and development proposed, noting that 
an important contribution to landscape character are the landscape 
features within the site including arable fields, hedgerows, woodland 
and trees, streams and ponds and Public Rights of Way (PRoWs) 
crossing the site. The LVIA suggests the visibility of the site is largely 
contained by the vegetation within/on the boundaries of the site and by 
the topography. All of the identified receptors for landscape and visual 
impacts from the development are located within 1km of the site, with 
distant views prevented by existing landscaping / topography. The 
site’s Public Rights of Ways currently enjoy a rural setting.  

 
132. In terms of wider landscape impacts from the development, a minor to 

moderate adverse impact but not significant residual effect, is predicted 
on the wider Horton Heath Undulating Farmlands landscape character 
area, due principally to the scale of development proposed.  Locally, 
the scheme is predicted to have a minor beneficial residual effect on 
the Chalcroft and Quobleigh Local landscape character areas once 
new landscaping is fully established and the positive features of the 
design and embedded mitigation, more apparent. Of particular note is 
that the majority of the site’s extensive hedgerows and tree belts would 
be retained, thus keeping the green infrastructure pattern within the 
landscape despite development within. These landscape character 
effects overall are not significant in EIA terms.  

 
133. From a visual amenity perspective, distant views of the site are 

restricted due to the presence of existing vegetation in the wider 
landscape and the presence of built form found at Horton Heath, Fair 
Oak and Hedge End. Middle distance views of the site are generally 
obscured with mature tree planting forming a key feature and 
characteristic across the landscape. The greatest visibility is within 
local views up to 500m from the site.  

 

134. Therefore, the effects on visual amenity would be localised. Some 
residual moderate adverse effects would be experienced by users of 
parts of Public Rights of Way crossing the site, due to the amount and 
extent of change which would be experienced. Significant effects are 
also identified for Burnetts Lane residents overlooking the eastern edge 
of the site, and on transient users of parts of Burnetts Lane, Blind Lane 
and the new Bubb Lane to Burnetts Lane link road. The design and 
layout addresses the unique relationship of neighbouring properties 
and public rights of way with the development and responds 
accordingly in order to reduce negative impacts. Mitigation through 
landscaping and the appropriate siting, height and orientation of 
buildings has also been provided. 

 



 

 

135. It is evident that the change from countryside to residential would 
create a clear, irreversible landscape and visual impact that would be 
incapable of full mitigation, particularly when viewed close-up. 
However, this site already benefits from planning permission and is 
allocated for development under Policy HH1, and it is not located within 
a designated strategic gap or a proposed Settlement Gap (such gaps 
are designated only when there is a risk of the physical or visual 
coalescence of settlements and their identity is vulnerable). It is 
accepted that the establishment of new green infrastructure would 
provide some mitigation and long-term benefit and the majority of 
existing landscape elements, such as trees and hedgerows, would be 
retained.  

 

136.  Light pollution has also been considered as this can have an impact 
upon landscape character. The NPPF advises that good design should 
limit the impact of light pollution from artificial light on local amenity, 
intrinsically dark landscapes and nature conservation interests. It is 
inevitable that the site would be illuminated at night changing the 
character of this rural location. It is important to try and minimise this 
where possible through careful design to ensure any light spillage is 
managed to be within acceptable limits, but still provides sufficient light 
for safety and security. It is therefore recommended that, should 
permission be granted, a condition is attached requiring full details of 
lighting to be approved. 

 

137. Whilst the setting of the existing public footpath would be affected both 
positively and negatively, the Chalcroft Tolls frontages facing the path  
are set back from the defined route and retained hedges which would 
protect the amenity of users.  

 
138. During construction phases there would also be locally significant 

visual impacts for residents and users of the public rights of way and 
local roads. It is accepted that this is a moderate adverse impact but 
due to its temporary nature this is not deemed to be unacceptable 
when considered against the long-term operational impacts as set out 
above. 

 
139. Overall, the impact on the wider landscape setting and settlement 

identity is not considered to be significantly harmful but the loss of 
countryside per se would be contrary to Saved Policies 1.CO 
and18.CO of the Adopted Local Plan. These conflicts, and the strength 
of such conflicts, need to be considered in terms of the overall planning 
balance and guidance for sustainable development, and the very 
limited weight which can be afforded to 1.CO for these proposals, 
particularly in light of Policy HH1 which allocates the site for 
development and which can now be afforded considerable weight.  

 
Agricultural land 
 



 

 

140. As grade 3b or 4 agricultural land, the site meets the requirement 
advocated within the NPPF and the submitted Local Plan policy to 
protect other better and more versatile agricultural land and thus there 
is no overriding objection to the loss of this agricultural land in terms of 
the relevant criteria for consideration.   
 

 

Design and Scale 
 
141. Adopted Policy 59.BE and Emerging Policy DM1 support NPPF advice 

in that planning decisions should ensure that developments are well-
designed, using design guides and codes and masterplans, to ensure 
that land is used efficiently while also creating beautiful and sustainable 
places (Paragraph 125 NPPF). Plans and design guidance should set 
out a clear design vision and provide a local framework for creating 
beautiful and distinctive places with a consistent and high-quality 
standard of design and allow for a suitable degree of variety.  Design 
guides and codes should take account of the guidance contained in the 
National Design Guide and National Model Design Code. The NPPF 
advises that, whilst poorly designed development should be refused, 
significant weight should be given to development which reflects local 
design guidance and/or which has outstanding or innovative designs 
which promote high levels of sustainability or help raise the standard of 
design generally in area, so long as they fit in with the overall form and 
layout of their surroundings. 

 
142. Because the NPPF advice post-dates the application submission the 

applicants have not formally submitted the draft Design Code which 
was provided for the outline application as it will not be completed in 
time, but the design guidance provided to date has been considered 
and where further details are necessary, these are referenced in the 
conditions. Putting this first detailed phase in the context of the 
associated outline application, considerable importance has been 
placed on achieving a high standard of design throughout the site 
whilst accounting for existing constraints. As detailed within the 
submitted Design and Access Statement, Draft Design Code and the 
Illustrative Masterplan for the outline application, the overall site has 
been arranged as a series of placemaking character areas and this 
application site comprises the Lower Acre Character Area referenced in 
these documents. 

 
143. Additionally, the outline application parameter plans for Building 

Heights and Green Infrastructure guide building heights for the phases 
to ensure that the scale and height of development is appropriate for 
the site which moves from urban to rural.  This detailed application 
follows these parameters with the highest 4 storey buildings only at the 
southern end, and a range of buildings between 2 and 3 storeys across 
the remainder of the site. 

 



 

 

144. Under this application, the Lower Acre Character Area is in turn 
subdivided into seven smaller character areas comprising: 

 

 The Southern Gateway – key entrance building to southern end of 
the One Horton Heath Development. Now four storey (with lower 
buildings adjoining) with green/living wall.  Contemporary design 
flats with balconies surrounding central parking court. 

 The Avenue – three storey dwellings and higher corner flats fronting 
the link road, cycleway and sustainable drainage, providing strong 
linear street scene.  Traditional designs for houses and 
contemporary for flats using contrasting brick colours. No frontage 
vehicular access and rear parking courts and rear decks as 
secondary amenity space. 

 Chalcroft Tolls – strong gables and brick detailing characterise this 
northern frontage development overlooking footpath/cycleway and 
amenity space/sustainable drainage. Three storey dwellings with 
some roof terraces. Mixed front and rear vehicular access, hedges 
retained. 

 Tolls Square – traditional two storey dwellings surrounding 
secondary area of public open space.  Rear access for vehicles. 

 Cycle Greenway – traditional design of dwellings and flats fronting 
key cycleway greenway with mixed frontage and rear access. Use of 
bay windows, and dormer windows to give domestic scale. 

 The Acre –  two and three storey dwellings of traditional design 
overlooking large central area of public open space (with cycleway 
and play area) 

 The Roughets – series of cul-de-sacs of dwellings of traditional 
design referencing rural character of Burnetts Lane.  2 or 21/2 storey 
height on an east/west axis so as to maximise outlook and limit 
overlooking for existing west-facing Burnetts Lane dwellings. 
Pedestrian build outs in Burnetts Lane for safe crossing and reduced 
traffic speed. Existing hedge retained where possible and new 
landscaping proposed. 

 

145. The diversity of street scenes and spaces, combined with quality 
materials for elevations, hard surfacing, boundary treatments and open 
space, would provide for an attractive and well-designed outward 
appearance of the development with a strong sense of place.  The 
height and scale of buildings, whilst not seen locally in rural settings, 
combine to avoid monotony of buildings and roofscapes, and this 
variety is recognised as an essential part of good urban design.  As an 
entrance to the One Horton Heath development and new “place”, 
provided the quality is delivered, the design and scale of buildings are 
appropriate. The proposed living walls on the Southern Gateway 
buildings are an innovative and appropriate feature.  Details of their 
maintenance provisions have been submitted and are subject to draft 
condition 7. 

 
146. The key to a successful scheme will be delivery of the quality of all the 

elements of design and visual appearance shown to date and there can 



 

 

be no reigning back on this.  Therefore, conditions are recommended 
for high quality hard and sort landscaping, boundary treatments, details 
of private spaces to fronts of buildings, external materials and roofing.  
Quality design detailing is also particularly important for the car courts 
where the applicants rely on this to deliver an acceptable environments 
and spaces, including the outlook for flats over garages and dwellings, 
and must address Urban and Landscape officer concerns regarding the 
potential extensive use of tarmac.  

 
 
 
Layout 
 
147. At the same time as considering design and scale as part of external 

appearance, the site layout must also work on a practical level.  
 
148. The NPPF objective of achieving healthy, inclusive and safe places 

through the promotion of social interaction from design and layout 
including active street frontages, accessible and safe routes and 
infrastructure and active and continual use of public areas is an 
important consideration, taking on board advice from Hampshire 
Constabulary and the Council’s urban designers. The Council’s 
adopted Policy 63.BE for car park design and Emerging Policy DM1 
seek secure environments which discourage crime and anti-social 
behaviour. 
 

149. The proposed layout, whilst delivering high quality street frontages, 
seeks to avoid car-dominated frontages and therefore proposes rear 
access for many properties and a series of large rear car parks with 
pedestrian only routes to reach front doors. This is similar to elements 
of the unpopular “Radburn Layouts” adopted in the UK in the 1960’s 
and 70’s and has given rise to concern about the potential for crime 
and anti-social behaviour which could result.  A safe environment is 
essential, and the applicants have responded by improving natural 
surveillance and lighting and would employ other Secure by Design 
options such as defensible planting and enhanced rear gate locks. The 
applicants are confident that with this mitigation the layout and design 
does work sufficiently well despite the concerns raised.  Pro-active site 
management may also be possible with the site being retained in 
Council ownership and control. Provisions for a Road Traffic Order 
within the S106 enable specific issues relating to parking to be 
managed if necessary.  

 
150. Whilst this is a negative in the overall planning balance, within that 

balance the need to enable residents to walk to neighbours, facilities 
and open space through a permeable site layout rather than one 
designed to address a single objective also has to be considered. 

 
151. Where there is frontage pedestrian access only, supporting information 

detailing how delivery and service vehicle drivers should be able to 



 

 

park and reach front doors has been provided, demonstrating that 84% 
of front doors can be reached within 25m of the parked vehicle, and 
where this is not possible, rear access deliveries are enabled. Both 
temporary parking and longer stay options would be possible. 

 
152. Other elements of the layout work well, including the specific 

orientation of plots in relation to existing Burnetts Lane properties and 
the open spaces at The Acre and Tolls Square. The clear hierarchy of 
roads and wayfinding buildings also enables the site to be legible and 
relatively easy to navigate. The layout has combined the necessary 
elements of the siting of buildings, open spaces and roads, green 
infrastructure/ landscaping and sustainable drainage to deliver a 
comprehensive and cohesive approach, but conditions are necessary 
to ensure that this approach is accompanied by full details and high 
quality materials.  

 
Residential Amenity 
 
153. There are adjoining residential properties in Burnetts Lane which are 

relatively sporadic fronting the site.  Whilst the proposed development 
would undoubtedly result in a significant change to the local landscape 
and views across it, the implementation of suitable mitigation measures 
(including landscaping, hedge retention, orientation of new buildings 
and controls on height of new buildings) ensure that impacts on visual 
amenity are minimised.  In response to consultation comments, the 6 
storey landmark building at the Southern Gateway has been reduced to 
4 storey which assists in reducing visual impact for residents. 

 
154. None of the new dwellings breach the privacy guidance in the Council’s 

Quality Places SPD in relation to existing properties.  However, whilst 
guidance for privacy distances is largely also met for the new dwellings, 
daylight standards are not met for some plots and a number of garden 
sizes are generally lower than the SPD standard (25% of units based 
on a sample of 60 plots). The applicants have taken the view that close 
proximity to new public open space, particularly at The Acre, Chalcroft 
Tolls and Tolls Square, is a sufficient substitute for full provision of 
private amenity space.  The submitted Access to Open Space Plan 
seeks to demonstrate this. The Quality Places SPD does allow for 
smaller gardens where properties are within 100m of open space and 
this also, in turn, enables higher residential densities and more efficient 
use of urban land to be achieved.   
 

155. All flats would have private balconies and there is a mix of garden 
sizes, giving choice for purchasers or tenants. Gardens will, however, 
also need to accommodate sheds for cycle storage on some plots 
which further reduces available amenity space.  On balance, the overall 
requirements of Policy DM1 can be met, subject to draft condition 8 
which removes Permitted Development rights for extensions, 
outbuildings and hard surfacing to retain the garden space which is to 
be provided. Note that the submitted Garden Size plan and table 



 

 

incorrectly assess SPD guidance using house footprint rather than total 
floorspace measurements and these should not be relied upon. 

 
Design Standards 
 
156. The bespoke house types for the development have been designed to 

exceed the minimum standards set by the Nationally Described Space 
Standards (on average by 12%) and related NPPF guidance and Policy 
DM32, which gives greater flexibility for adaptation, storage and home 
working and in part compensates for smaller external space. 

 
157. The Emerging Local Plan also seeks to ensure that residential 

development is designed to enable people with mobility issues and 
wheelchair users to have adaptable homes through the provision of 
higher national access standards.   

 

158. In light of this, Emerging Policy DM31 seeks 100% of dwellings to meet 
at least Part M4(1) standard (visitable dwellings) of Building 
Regulations and 80% of dwellings to meet Part M4(2) (Accessible and 
adaptable dwellings). For major developments of 40 residential units 
and above, 7% of market housing, 8% of affordable housing and all 
specialist housing for older people should also meet Part M4(3) 
standard (wheelchair user dwellings).  Once this policy is adopted, it is 
expected that reserved matters applications for individual phases will 
also make this enhanced provision.  
 

159. Whilst Part M4(1) is agreed, the applicants have not agreed to commit 
to deliver Part M4(2) higher access standards for the houses (just the 
flats). They have agreed to the current Affordable Housing SPD 
wheelchair unit requirement for 3% of affordable units to be provided 
across the whole OHH site but not this phase (3 wheelchair units are 
provided rather than 4), and not the full Emerging Policy DM31 
requirement for Part M4(3) provision, which they consider to be too 
prescriptive and not based on sufficient evidence. House designs will 
be larger than the minimum standards which will provide for other 
adaptability.   

 
Access, Movement and Traffic 
 
160. Traffic congestion is one of the most significant local issues and is 

reflected in the depth of planning policy which addresses the matter 
and the local responses received.  The NPPF advises that transport 
issues should be considered at the earliest stages of planning to 
ensure impacts and opportunities are fully considered within the 
planning system through Local Plans.  Development proposals should 
actively manage growth and consider opportunities for new and 
enhanced transport infrastructure and choice, including walking and 
cycling and public transport, and the environmental impacts of traffic 
and transport infrastructure.  Significant development should be 



 

 

focused on locations which are, or can be made, sustainable through 
limiting the need to travel and offering a genuine choice of transport 
modes, to help reduce congestion and emissions and improve air 
quality and public health. Saved Policies 33.ES, 91.T, 92.T, 100.T, 
101.T, 102.T, 103.T and 104.T and Emerging Local Plan Policies (as 
Modified) S1, HH1, DM1, DM8, DM13, DM14, DM21 and DM40, are 
relevant for the various land uses proposed and their transport 
considerations and reflect this guidance. 
 

161. Specific road and sustainable transport improvements are identified in 
the Emerging Plan Policies (as Modified) S12, S13, E8, WE1, FO9 and 
BO6 and the Eastleigh Borough Local Transport Statement, 
Infrastructure Delivery Plan, Cycling and Walking Strategies.  
Hampshire County Council are the Highways Authority who advise on 
and agree local transport improvements, whilst Highways England 
consider impacts and mitigation for motorway junctions.  There is a 
Local Transport Plan for Hampshire (LTP3) setting out the long-term 
strategy for travel and transport within Hampshire for the period 2011-
2031 and Hampshire Strategic Infrastructure Statement (2013). 

 
Vehicular Access   
 
162. Emerging Policy HH1i. requires “the provision of a new road link 

between Bubb Lane and the Chalcroft Business Park entrance on 
Burnetts Lane, as indicated on the policies map, built to a standard 
capable of taking the HGV traffic generated by the Chalcroft Business 
Park and the proposed new employment site, and the link road will 
continue north from Burnetts Lane through the development to 
Allington Lane”.  This is either already constructed or proposed in the 
outline application or part-proposed in detail in this application.  With 
the construction of the new distributor road through the site, linking 
Bubb Lane with Allington Lane, Burnetts Lane south is to remain closed 
to traffic and the new internal distributor road is designed to be capable 
of carrying HGVs and buses.  

 
163. Emerging Policy HH1viii also requires the provision of vehicular access 

to the residential parts of the site from Burnetts Lane, Allington Lane, 
Fir Tree Lane and Anson Road. As shown on the Access Parameter 
Plan, the two principal Site accesses are located in the north west and 
south east of the site from Allington Lane and Burnetts Lane 
respectively. The access junctions benefit from extant planning consent 
(X/19/86303 and X/19/86475) and take the form of a 3-arm roundabout 
on Allington Lane and a 4-arm roundabout on Burnetts Lane and are 
now completed.  
 

164. It is proposed that the Allington Lane and Burnetts Lane junctions 
would be connected via a 30mph Link Road running through the Site. 
The indicative alignment of the Link Road is shown on the Access 
Parameter Plan and the stretch within this application site is confirmed 
in detail. Hampshire County Council ensure that the design of roads 



 

 

and junctions meet Manual for Streets, LTN 1/20 and other relevant 
highway design guidance. Secondary and tertiary roads within the site 
layout are designed for 20mph speeds. 

 
165. As shown on the outline application Access Parameter Plan, pedestrian 

and cycle access to the site would be provided via the three vehicular 
access points alongside a further six pedestrian access points and 
three pedestrian and cycle access points. This application includes 
some of these accesses which link and combine with the existing 
PRoW network. In line with NPPF guidance, it is considered that safe 
and suitable access to the site can be achieved for all users. 

 
 
 
 
 
Traffic 
 
166. Traffic impact is one of the principal concerns relayed by local residents 

and the parish councils in their representations with particular reference 
to the traffic impact on local junctions, Burnetts Lane and Allington 
Lane.  

 
167. The application includes a detailed Transport Assessment (TA) and 

Addendums that have taken in to account the cumulative impact of 
committed (permitted and proposed) development.  There has been 
liaison with various interested parties including HCC Highways, 
Highways England, Network Rail, HCC Countryside Services, the 
Ramblers Association and the British Horse Society.  HCC and 
Highways England, as the two Highway Authorities, reviewed the TA’s 
methodology, data and conclusions and sought the submission of 
further information which has also now been reviewed.   A Statement of 
Common Ground between HCC and the applicant has been agreed 
which sets out what is required to assess and mitigate highway 
impacts. 

 
168. The Emerging Eastleigh Borough Local Plan, which has been through 

examination, includes junction improvements at Allington Lane/Fair 
Oak Road and Sandy Lane/Fair Oak Road under Policy FO9 in 
recognition of the existing planning permissions for 1400 dwellings for 
the One Horton Heath site and approved junction improvement works.   

 
169. For the OHH as a whole, specific junctions have also been modelled to 

assess their future capacity to deal with the increased traffic. Following 
detailed negotiations, HCC, as Highway Authority, and the applicant 
are in the process of agreeing a package of mitigation at some 
junctions, whilst others they conclude will operate within capacity.  

 
170. Traffic data has been obtained and collected for roads local to the 

proposed development and between Eastleigh, the M3 Junction 11, 



 

 

Southampton and the M27 Junction 7. Traffic survey data sources 
range from that collected as part of the extant consents as well as 
additional data to support the wider assessment area (with Covid taken 
into account). In addition to traffic data, Census data has been obtained 
relating to journeys to work, trips rates have been obtained from the 
national TRICS database, traffic growth factors have been obtained 
from TEMPro software, Personal Injury Accident (PIA) data has been 
obtained from Hampshire Constabulary, Railway Station usage data 
has been obtained from the Office of Road and Rail as well as data and 
information relating to the development’s extant consents.  

171. The effects of the proposed developments on traffic and transport 
movements have been assessed across the local and strategic road 
network and covers a large study area. Where traffic flows have 
increases above the identified thresholds, further assessment in 
relation to the EIA work has been undertaken in relation to the effect on 
Severance, Driver Delay, Pedestrian Delay and Amenity, Accidents 
and Safety, and Hazardous Loads.  

 
Improvements to junctions/infrastructure  
 

172. For the wider OHH scheme the following junctions would be subject to 
improvements via direct works by the applicant: 

 Eastern extent of Fir Tree Lane; 

 Bubb Lane/Link Road roundabout (via ‘monitor and manage 
approach); 

 Allington Lane/Fair Oak Road priority junction and Fair Oak 
Road/Sandy Lane/Blackberry Drive Signal Junction (which will not 
now include a relocation of Blackberry Drive and its junction with Fair 
Oak Road); 

 Winchester Road/Sandy Lane Priority Junction;  

 Bubb Lane/Tollbar Way Priority Junction 
 
Funded works 
 
173. To facilitate HCC to take a long-term strategic view, in combination with 

the emerging EBC Local Plan, the application would make a financial 
contribution towards the local highway network to include works on the 
following: 

 Bishopstoke Road/Chickenhall Lane Mini Roundabout 

 Bishopstoke Road/Romsey Road/Twyford Road Roundabout 

 Botley Road/Eastleigh Road/Stubbington Way Signal Junction 
(although no additional contribution is required above that agreed as 
part of the extant consent) 

 Botley Road/Winchester Road/Mortimers Lane Priority Junction 

 Winchester Road/Portsmouth Road Signal Junction 

 Turnpike Way/Charles Watts Way/Tollbar Way Roundabout 

 Botley Road/Tollbar Way (Bradbeers) Roundabout 



 

 

 Charles Watts Way/Grange Road/Wildern Lane/Botley Road 
Roundabout 

 Tollbar Way/Maunsell Way Roundabout 

 Moorgreen Road/Botley Road/High Street/Telegraph Road Double 
Mini Roundabouts 

 Winchester Road/Church Lane/Wessex Way Roundabout 

 Bubb Lane/Link road vicinity Toucan crossing 

 
Junctions which operate within capacity / no works required as part of 
this development 
 
174. HCC have confirmed that the following junctions either operate within 

capacity or no works are required as part of this development: 
 

• Allington Lane/Link Road Site Access 
• Burnetts Lane/Link Road Site Access 
• Fir Tree Lane/Burnetts Lane Priority Junction 
• Fir Tree Lane/Allington Lane Priority Junction 
• Main Road (B3354)/Spring Lane/Dunsfords Ride Signal Junction 
• Allington Lane/Upmill Close/Oak Vale Roundabout 
• Tollbar Way/Pets at Home/M&S Roundabout 
• Romsey Road(A335)/Upper Market Street Signal Junction 
• Romsey Road/Leigh Road Signal Junction 
• Main Road (B3354)/Highbridge Road Priority Junction 
• High Street (B3335)/Hazeley Road/Finch’s Lane Signal Junction 

(Changes to cycle times only) 
• Botley Road/Snakesmoor Lane/Winchester Road/Bubb Lane 

roundabout 
• B3335/M3 Junction 11 signal junction (subject to HE confirmation) 

 
Junctions where impact and improvements under discussion (for either 
direct works or funded works) 
 
175. These are awaiting further review: 

 Allington Lane/Swaythling Road/Townhill Way Roundabout  

 M27 Junction 7 

 Allington Lane Railway Bridge signalising 
 

176. For this application specifically, the traffic mitigation must relate to the 
381 dwelling units proposed and it is expected that a proportionate and 
contribution to the whole OHH transport mitigation package will be 
required by HCC and detailed in the S106 agreement.  The works in 
Burnetts Lane and footpath/cyclepath works for paths leading to 
Allington Lane and Hedge End Station will also be specifically included. 

 
177. The NPPF advises that it is necessary to ensure that any significant 

impacts from the development on the transport network (in terms of 
capacity and congestion), or on highway safety, can be cost effectively 
mitigated to an acceptable degree.  Paragraph 109 confirms that 



 

 

development should only be prevented or refused on highways 
grounds if there would be an unacceptable impact on highway safety, 
or the residual cumulative impacts on the road network would be 
severe.  The ES (Chapter 8) concludes that there would be a slight 
adverse impact for driver delay and negligible or slight adverse 
pedestrian delay impact following mitigation. 

 

178. During construction of the proposed development it is anticipated that 
the increase in traffic flow associated with construction of the vehicles 
is below the EIA thresholds or on links which are not considered to be 
sensitive and as such any effects are primarily negligible to slight 
adverse in the short term and temporary with the residual effects being 
negligible, subject to conditions and controls including lorry routing 
agreements within a Construction Environmental Management Plan 
(CEMP) and a Construction Traffic Management Plan (CTMP). The 
CTMP submitted for this phase proposes construction traffic routing via 
Bubb Lane, Tollbar Way and Junction 7 M27. 

 
Burnetts Lane Traffic and Movement Controls 
 
179. Agreement has been reached with HCC that works as part of the 

detailed application measures can be included which would ensure 
safe pedestrian access on footpaths and a narrowing of the 
carriageway in Burnetts Lane, which would assist in reducing traffic 
speeds. The S106 agreement would also secure Road Traffic Order 
funding for any other necessary restrictions. 

 
Improvements to walking and cycling routes 
 
180. The NPPF prioritises pedestrian and cycle provision and Emerging 

Policy HH1vi requires a layout of residential development designed to 
maximise opportunities to create links to, and to integrate with the 
existing settlement. Policy HH1ix further requires the provision of 
footpath, cycle and bridle routes through the site and that link the new 
developments with the wider existing and proposed footpath and 
cycleway networks, including those within Horton Heath, and works to 
assist the implementation of the proposed strategic footpath / cycleway 
route alongside the railway linking Hedge End to Eastleigh (see also 
strategic policy S12v).   

 
181. Building on the existing public rights of way, the recreation routes for 

the OHH scheme would provide an attractive and quite extensive 
network which would be of benefit to new and existing residents.  Links 
to Lapstone Playing Fields and the Wyvern campus, Allington Lane, 
Horton Heath and towards Hedge End are all essential and would be 
secured under the outline S106 agreement.  On-site, HCC Countryside 
Services require all the public footpaths to be upgraded to 
accommodate the new population, together with commuted sums for 
their ongoing maintenance. Some paths, including the footpath within 



 

 

this application site along the farm track to Chalcroft Farm, would be 
upgraded to bridleways in order that they can also accommodate 
cyclists and horse-riders. Other footpaths, including West End Footpath 
3 running from Chalcroft Farm towards Allington Lane, will require 
significant improvement to enable year-round use and possible future 
use as part of the proposed Hedge End to Eastleigh cycle route (as 
sought by Policies S12 and HH1 of the Submitted Plan). The western 
part of the existing Fir Tree Lane would be changed to Bridleway with 
only very limited vehicular access for existing properties.  

 
182. Off-site, the S106 agreement would also include contributions for the 

delivery/improvement of a foot and cycle link between the site and 
Hedge End Station and Deer Park Secondary School. This link would 
include a bound surface and lighting.  In addition, contributions secured 
under the previous planning permissions for the site provide for public 
right of way improvements for other paths leading to Dean Road, 
Wyvern College and routes 746 and 780. Burnetts Lane south is closed 
to through traffic and provides a safe cycle route towards West End. 

 
183. Central to the sustainable movement strategy is cycling, and the 

development caters for cyclists of all abilities. There is a dedicated 
cycle link indicated alongside the link road (The Avenue) for commuters 
and there are also dedicated cycle links through The Acre and adjacent 
to the secondary road network (the Cycle Greenway) as well as a route 
adjacent Burnetts Lane.  Furthermore, and in accordance with 
emerging and Modified Policies S13 and HH1, the proposed 
development provides a stretch of the proposed Hedge End to 
Eastleigh cycle route within this application site. The overall 
Environmental Impact conclusion for pedestrian and cycle amenity is 
that it would be slightly beneficial. 

 
184. Improvements to pedestrian and cycleway provisions for the One 

Horton Heath site overall would therefore be likely to include: 
 

 Footpath to cycleway upgrade between Tollbar Way and Hedge End 
Station, including car park route and crossing of Shamblehurst Lane 

 Hedge End to Eastleigh cycleway works and footpath upgrades 
including route west of Chalcroft Access Track to Allington Lane  

 West End Footpath 3 footpath to cycleway/bridleway 

 Horton Heath and Fair Oak Footpath 7 improvements 

 Footpath improvements between the site and Wyvern School/Fair    
Oak village centre.  

 Improved pedestrian access via Fir Tree Lane 

 Cycle provision on internal link road.  

 Other Fair Oak Footpath 1b, 2 and 10 improvements in lieu of works 
at the Burnetts Lane/Botley Road/Knowle Lane junction 

 Crossing on Burnetts Lane adjacent to footpaths FOHH7 and FOHH6 



 

 

 
185. The NPPF also advises that applications should allow for the efficient 

delivery of goods, and access by service and emergency vehicles and 
be designed to address the needs of people with disabilities and 
reduced mobility as well as to enable electric vehicle charging. 

 
186. As transport considerations are so important and diverse, there are 

also other S106 obligations and commitments for the OHH scheme and 
this application to provide for a full range of sustainable transport 
options: 

 

 Car Club provisions 

 Electric vehicle charging provisions 

 Bus service and infrastructure  

 Travel Plan 

 Traffic speed control and pedestrian access works in Burnetts Lane 

 Traffic Regulation Orders 

 Bicycle storage at Hedge End Station 

 Access provisions for school prior to opening 

 School transport provisions to temporary catchment school prior to 
new school opening (St James School, West End) 

 
187. In terms of the bus services, and in order to ensure the site is 

accessible by all modes it is considered necessary for the public 
transport provision to be improved. The new roads would provide for 
alternative/additional routes for service providers. The applicants have 
engaged with local bus companies (Bluestar and Xelabus) and the 
principle of improving a bus service has been agreed, but the full 
details are subject to ongoing negotiations.  Other major developments 
in the Borough have been required to support the delivery of at least a 
half-hourly Mon-Sat service and a reduced Sunday service for at least 
15 years, but the service does need to be sustainable in the long term 
once the development is complete and funding has ceased. 

 
188. An updated Framework Travel Plan aims to reduce the number of 

vehicle trips generated.  This would be progressed through measures 
to promote walking and cycling, a travel voucher for public transport for 
every household, journey planners, promotion of car sharing and a 
residents’ car club.  A framework for management and implementation 
of the Travel Plan is proposed and a Travel Plan Coordinator would be 
appointed by the developer and remain in post for 2 years after final 
occupation of the new residential development.  

 

189. The electric vehicle, car club (with electric vehicle), bus service, travel 
plan and pedestrian and cycleway access provisions would also serve 
to enhance the sustainability of the development for journeys to Fair 
Oak, Horton Heath, Hedge End, Eastleigh and Southampton.  

 
Parking 



 

 

190. The NPPF advises that maximum parking standards for residential and 
non-residential development should only be set where there is a clear 
and compelling justification that they are necessary for managing the 
local road network, or for optimising the density of development in city 
and town centres and other locations that are well served by public 
transport. Emerging Local Plan Policy (As Modified) DM14 addresses 
parking considerations, as does the Council’s Residential Parking 
Standards SPD. 

191. The way in which parking is proposed to be provided at the site is 
detailed in the submitted Design and Access Statement Addendum, 
and the proposals reflect the desire to reduce car-dependence and 
associated traffic and provide one dedicated space per one or two-
bedroomed property and two spaces for 3 bed and larger dwellings 
rather than strictly apply the somewhat dated standards in the Council’s 
Residential Parking Standards SPD. These allocated spaces are 
supplemented by the provision of shared unallocated spaces as well as 
provisions for sustainable transport.  This level of provision would 
assist in making most efficient use of land, particularly when spaces 
are located within well-designed and located parking courts or 
undercroft parking, but this must be accompanied by extensive and 
attractive pedestrian and cycle paths, a good bus service and 
opportunity for residents to use an electric car club vehicle.  

192. The proposed parking provision broadly complies with the Residential 
Parking Standards SPD, which gives the option for flexibly-used shared 
spaces. The average car parking provision is 1.86 spaces/dwelling 
which generally aligns with the SPD standard for sites with mixed 
allocated and unallocated parking and the shortfall of 23 spaces can be 
provided as informal on-road parking if it is needed. 

193.  The SPD parking standards seek: 

Size of 

Dwelling /  

Apartment 

/  FOG /  

Maisonette 

 

No. Proposed at the 

Lower Acre 

Parking Requirement per 

dwelling  (allocated 

and unallocated) 

 

Parking Spaces 

Required 

1-Bed 53 1.25 67 

2-Bed 176 1.75 308 

3-Bed 125 1.75 219 

4-bed 27 2.25 61 

Plus 1 space per 5 plots (20%) visitor spaces 

  

Total Spaces Required 

76 

 

731 



 

 

  

 

  



 

 

194. Proposed parking: 

 

195. Combined with the sustainable provisions for cycling, walking and 
public transport and Road Traffic Order provisions to control 
inappropriate parking, it is considered that the proposed parking would 
be sufficient.   

196. Any final decision is subject to the County being able to offer support to 
the detailed plans which require some further updates and agreement 
to S106 terms. 

197. The EIA conclusion regarding transport considerations will also need to 
be confirmed once final advice from HCC has been received. 

Noise and Vibration 
 
198. The NPPF advises that decisions should avoid significant adverse 

noise impacts on health and quality of life as a result of new 
development, that impacts should be mitigated where possible, and 
that there should be a recognition that development will often create 
some noise. Noise can also have a negative impact on ecology. The 
application also needs to be considered against the Adopted local plan 
saved policies 30.ES and 31.ES, and Emerging plan policies DM1 and 
DM8.  
 

199. A number of noise assessments have been carried out to establish the 
existing noise environment and particular attention has been given to 



 

 

potential impacts associated with industrial type noise emanating from 
the adjoining Chalcroft Business Park.  The dominant noise is, 
however, from the surrounding local transport network for the majority 
of the time.  New commercial activities on the development site are 
also a consideration. The existing and predicted noise levels, including 
that from construction, have been assessed with further information 
submitted in an ES addendum.   

 
200. The ES concludes that noise impact from traffic once operational would 

be neutral to moderate for proposed dwellings once glazing and 
ventilation as well as boundary treatments are provided. These, 
together with adequate separation distances between dwellings and 
roads would be part of the reserved matters considerations for each 
phase.  Also a consideration for the detailed plans is the potential noise 
impact from Chalcroft Business Park and the new commercial uses 
immediately adjacent, and it is expected that with noise barriers and 
other mitigation measures the impacts would be moderate during the 
daytime. 

 
201. The Pollution Team have raised some concerns and recommend 

conditions to ensure further assessment and detailed mitigation 
measures and controls.  With these, the overall EIA impact is neutral in 
the long term and the noise and vibration impacts with mitigation can 
be in accordance with national guidance and adopted plan policies 
30.ES, 31.ES, and Emerging plan policies DM1 and DM8. 

 
202. Construction noise has been assessed as being potentially moderate 

adverse effect in respect of the nearest occupied dwellings. This can 
be suitably addressed through conditions seeking to secure a Code of 
Construction Practice, Construction Noise and Vibration Management 
Plan and the restricting hours of work to reduce it to a neutral effect. 

 
Air Quality 
 
203. The NPPF advises that policies should sustain compliance with and 

contribute towards national objectives for pollutants, taking into account 
Air Quality Management Areas (AQMAs) and the cumulative impacts 
on air quality from individual sites. Adopted plan policy 33.ES and 
Emerging policy DM8 require any impacts upon air quality to be 
assessed in this regard. There are also a number of European 
Directives that apply to air quality which the Air Quality Standards 
Regulations (2010) seeks to transpose and simplify.  

 
204. The application has been submitted with an air quality assessment and 

Environmental Statement (ES) which considers the impact of the 
development upon air quality at various receptors, including human and 
ecological receptors.  Both the construction and operation phase were 
considered as well as various forms of air quality pollutants. In 
particular, NO2 and particulates were considered from increased level 
of traffic and construction activities. 



 

 

 
205. The closest Air Quality Management Area (AQMA) is located 

approximately 2.5 km from the development site in Eastleigh along the 
A335 (AQMA No.1).  Bishopstoke Road runs to the north of the site 
and enters the AQMA, therefore any potential impacts upon this road, 
and potentially, the AQMA, are assessed within the ES. The sensitivity 
of the location in terms of air quality is considered to be generally very 
low and air quality is not of significant concern in the vicinity of the 
development site.  An operational phase assessment was undertaken 
in line with IAQM and Defra guidance and the development (including 
traffic) is not predicted to trigger exceedances of the annual mean 
NAQOs for nitrogen dioxide (NO2) and particulate matter (PM10 and 
PM2.5) at existing receptors in the vicinity of the site, including the 
nearby AQMA. All changes in concentrations were precited to cause a 
negligible impact and therefore Not Significant Effect.  

 
206. A construction dust assessment was undertaken in line with IAQM 

guidance which predicted that construction activities associated with 
the development to have a high risk of dust impacts, a low risk of 
human health impacts and a low risk of ecological impacts, thus 
providing the site with an overall high risk of impacts, and the potential 
to cause Significant Effect. Adopting appropriate mitigation, such as 
that recommended, will ensure that this risk is reduced to Negligible 
and the residual effect will be Not Significant. Specifically, the impact 
on air quality dust impacts would be controlled through the use of a 
condition requiring the approval and implementation of a Construction 
Environmental Management Plan (CEMP).  

 
207. Thus, in air quality terms, with mitigation the development would 

operate with a low to negligible risk to human health or ecology, 
ensuring a Not Significant residual effect for EIA. Following some 
clarifications, the Environmental Health Officer does not disagree with 
the findings but has requested a contribution towards air quality 
monitoring and management be secured via the planning obligations, 
which would be proportionate to that previously agreed for the site.  
With this, the application is considered to be in accordance with the 
NPPF, adopted Development Plan policy 33.ES and Emerging plan 
policy DM8. 

 
Land Contamination 
 
208. The NPPF, saved policy 35.ES and emerging Policy DM8 require 

sufficient information be provided to adequately demonstrate that there 
is no risk to human health or ecology through contaminated land and 
that the land can and will be remediated to a standard suitable for the 
proposed end use and will ensure that the risk of pollution of controlled 
waters is minimised.  Risks from contaminated land on this site were 
not identified as an Environmental Impact matter for consideration. 

 



 

 

209. The submitted desk based assessment of contamination concludes 
that localised contamination impacts may be present in the vicinity of 
the farms on site and there is a potential for widespread pesticides in 
shallow soils across the site and for naturally occurring ground gas. 
Through suitably worded conditions requiring a Construction 
Environmental Management Plan (CEMP) and an intrusive ground 
investigation and any necessary remediation, the Pollution Team has 
advised that, in land contamination terms, the principle of development 
is acceptable.  

 
Drainage and Flood Risk 
 
210. Adopted Plan Policies 43.ES and 44.ES and Policy DM5 of the 

Emerging Plan ensures that new development falls outside known 
flooding areas, whilst adopted Policy 45.ES and Emerging Plan Policy 
DM6 require appropriate sustainable surface water and watercourse 
management. Emerging Policy HH1xiii for the site also requires 
provision of appropriate and innovative sewerage, water supply 
systems and sustainable urban drainage systems. There are four 
watercourses which run through the site.  The NPPF requires flood risk 
assessment, uses a sequential test approach it restricts development in 
high risk Flood zones 2 and 3 and encourages long-term flood risk 
planning and management in adapting to climate change. The advice 
of the Environment Agency and the lead local flood authority (HCC) 
should be taken account of. The use of natural flood management 
techniques, including sustainable drainage schemes, as part of an 
integrated approach to flood risk management is required. 

 
211. The closest watercourses to the site are the tributaries of the River 

Itchen, which flow adjacent to the western and northern boundaries.  
The site currently comprises largely undeveloped greenfield land and in 
its undeveloped state, the surface water runoff from the site drains into 
the on-site watercourses by overland and subsurface flow.   With 
reference to Environment Agency (EA) flood mapping, the application 
site is located in Flood Zone 1, and therefore is considered a low flood 
risk.  

 

212. An EIA assessment has been undertaken of the likely significant effect 
that the Proposed Development would have on flood risk, surface water 
drainage and surface water quality in nearby watercourses. This 
assessment is supported by a detailed Flood Risk Assessment, 
Drainage Strategy, Nitrate Neutrality Study and Outline Monitoring and 
Management Plan.  The site is predominately at Very Low risk of 
flooding, despite its geology and clay substrates. Areas of elevated 
flood risk outside this application site are present affecting the low lying 
areas around the onsite watercourses as a result of those 
watercourses bursting their banks; surface water runoff from intense 
rainfall; and shallow and emergent groundwater.  

 



 

 

213. An updated Flood Risk Assessment Report (FRA) has been provided 
as part of the ES Addendum (ES Addendum Appendix 7). The revised 
Flood Risk Assessment demonstrates that the development would not 
increase the risk of flooding elsewhere, including in Burnetts Lane and 
Allington Lane, subject to the implementation and management of a 
comprehensive Sustainable Urban Drainage System (SUDs). SUDs 
features have been proposed for incorporation into the drainage design 
including natural filtration, swales, porous/permeable paving and 
attenuation ponds. They would reduce run-off in terms of volume and 
flow speed to greenfield run-off rates and protect water quality through 
these various methods designed to blend into the landscape.  With 
capacity for the 1 in 100 year storm rate plus 30-40% capacity for 
climate change this is in accordance with best practice. The 
Environment Agency and HCC Flood and Water Team have supported 
the proposals but have, however, recommended conditions for further 
final details at Discharge of Condition stage.  If designs do need to be 
changed or SuDS enlarged on consultee advice to ensure there is no 
risk of flooding, the land available on the site is large enough to 
accommodate such changes without affecting the residential 
development proposed.  

 
214. Whilst existing local flooding in or near Burnetts Lane and Allington 

Lane may occur, this is not the result of the development proposed and 
it is not a requirement for the applicants to solve this pre-existing 
situation, rather they should not make it worse.  Existing neighbouring 
properties which lie within higher risk areas may be expected to flood 
irrespective of the new development.  However, if the development site 
drainage can assist with addressing the issue, then this is seen as 
positive. The statutory consultees the Environment Agency, Southern 
Water Services and Hampshire County Council, as Local Lead Flood 
Authority, have considered the submitted Flood Risk Assessment and 
drainage information, and following a review of further greenfield run off 
and climate change impact information, have raised no objection 
subject to conditions.  They will also consider further detailed 
information submitted for condition discharge and have considered 
local concerns in respect of flooding of their properties. 

 
215. The NPPF supports the multifunctional use of SUDS land, and the 

natural drainage proposed can also deliver other ecological benefits. 
With appropriate detail, management and maintenance arrangements 
for the lifetime of the development, the proposals would comply with 
Emerging Policies DM5 and DM6 and NPPF advice. 

 
216. The site is not served by any public sewers. In terms of the foul water 

strategy, it is known that there is currently inadequate capacity in the 
existing foul sewerage system for this development and the 
Environmental Statement recognises that without mitigation, the 
environmental impact of development would be major. The applicants 
have been aware of this fact from an early stage and have been in 
discussions with Southern Water for some time, concluding the 



 

 

discharging of foul drainage by means of a new sewer laid parallel to 
the existing sewer from the site to the Chickenhall Eastleigh 
Wastewater Treatment Works (WwTW) is the favoured option. 
Emerging Policy DM10 addresses water and waste water and the 
proposals are in line with the strategic approach to water. Whilst some 
consideration was given by the applicants to innovative on-site foul 
water treatment and use of greywater, this has not been progressed 
into the application. 

 
217. Based on the information provided the development of this site accords 

with Saved policies 41.ES, 42.ES, 45.ES and Emerging policies DM6 
and DM10 and the overall effect on surface water drainage and flood 
risk is assessed as not significant with the proposed mitigation 
measures and conditions in place. 

 
Ecology  
 
218. Emerging Policy HH1 includes the requirements that planning 

applications and decisions should ensure:  

 no adverse impacts on adjacent Sites of Importance for Nature 

Conservation, with the provision of appropriate buffers in the region 

of 50m for ancient woodland and 20m for other SINC designations; 

 the provision of a comprehensive landscape framework for the site 

that includes measures to ensure that there is no damage to, and 

enhancement of the Sites of Importance for Nature Conservation, 

and that retains as many as possible of the existing mature trees 

and hedgerows within the site, enhances biodiversity interest 

including that of the watercourses running through the site and 

provides a linked network of open spaces and green routes.  

219. Ecological considerations, along with landscape considerations have 
had a significant influence on the masterplan for the One Horton Heath 
Development as can be seen from the Green Infrastructure Parameter 
Plan. Some 40% (51ha out of a total of 125ha) of the total site area 
would consist of green infrastructure, including the retention of 
important ecological and landscape features and the creation of new 
ecological features. both to mitigate for those that will be lost and to 
seek to deliver an overall 10% net gain in biodiversity. Not only are 
existing important ecological features retained but the ecological 
network is shown enhanced, so as to avoid the fragmentation of 
habitats and the isolation of species populations both of which would 
lead to a decline in overall biodiversity. 

 
220. Emerging Local Plan Policies, primarily S1, DM6, DM10, DM11 and 

HH1 and the NPPF all provide important policy considerations which 
have informed the application and against which it must be assessed. 
In addition, the legal requirements of the Wildlife and Countryside Act, 
1981 (as amended), the Conservation of Habitats and Species 



 

 

Regulations (the Habitats regulations), 2017(as amended) and the 
Natural Environment and Rural Communities (NERC) Act ,2006 must 
also be considered where the proposed development is likely to have 
significant effects on statutorily protected sites and species and priority 
habitats and species. Ecological impacts can be both direct and indirect 
and can act both alone and in combination with other development 
proposals, affecting both on-site and off-site features of ecological 
importance. The Council has a Biodiversity Action Plan and Natural 
England provide guidance in addition to other available technical 
guidance. Chapter 10 of the submitted Environmental Statement 
addresses the likely significant effects on Ecology within the context of 
the EIA. 

Protected Sites 
 
221. The application site is within close proximity to internationally important 

sites that form part of the post-Brexit National Site Network (formerly 

referred to as European designated sites or Natura 2000 sites), and 

therefore has the potential to affect the special interest features for 

which these sites are protected and affect the achievement of their 

conservation objectives. The National Site Network is afforded statutory 

protection under the Habitats Regulations. The application site is in 

close proximity to and within the Impact Risk Zones of the Solent and 

Southampton Water Special Protection Area (SPA) the New Forest 

SPA and the New Forest Special Area of Conservation (SAC), the 

Solent Maritime SAC and the River Itchen SAC. The New Forest and 

Solent and Southampton Water sites are also protected wetland sites 

of international importance under the Ramsar Convention (Ramsar 

Sites) and at a national level each of the above sites is also designated 

as Sites of Special Scientific Interest (SSSI) under the Wildlife and 

Countryside Act, 1981. The site is also in close proximity to Moorgreen 

Meadows SSSI.  

 
222. Whilst concluding that the scale and location of proposed development 

in Eastleigh (as modified) is capable of being delivered without adverse 

effects on the integrity of any site within the National Site Network, the 

Local Plan’s Habitats Regulations Assessment (HRA) has identified 

mitigation measures which need to be implemented in order to reach 

this conclusion and to avoid adverse effects on the SPAs, SAC’s and 

Ramsar Sites.  The Local Plan HRA also identifies those policies and 

proposed development site allocations which must also be subjected to 

individual site level HRA’s and these include Policy HH1 and the 

proposed development at Horton Heath. The issues to be addressed 

through a site wide Appropriate Assessment include: 

 Atmospheric pollution;  

 Recreational disturbance;  



 

 

 Hydrological impacts (water flow and water quality) on the River 

Itchen SAC and Solent Maritime SAC, including their headwaters.  

 Impacts on land used by species outside the European site 

boundaries for which the species are a qualifying interest feature 

(including non-designated terrestrial sites used by waders and dark-

bellied Brent goose Branta bernicla bernicla, and otter Lutra lutra 

foraging and dispersal routes);  

 Noise and vibration;  

 Non-native species;  

 Water abstraction; and  

 Water pollution.  

 
Recreational Pressure on the New Forest SAC and SPA and the Solent 
and Southampton Water SPA  
 
223. Recreational pressures (especially walking with dogs) have in recent 

years been identified as being responsible for adverse effects on the 

National Site Network and especially those SPA sites that support 

internationally important populations of over-wintering bird species or 

internationally important breeding bird species, especially birds that 

nest on the ground. Consequently, Natural England has advised that all 

new net residential or similar developments within the zones from 

which 75% of visits currently originate from, are likely to result in 

significant adverse effects on these protected sites as a result of 

increased recreational trips that will be generated and therefore will 

require appropriate and proportionate mitigation.   

224. Policies S1 and DM11, the NPPF and Habitats Regulations all require 

protection from recreational pressure resulting from new residential 

development in the catchment areas of the relevant protected sites. For 

the Solent and Southampton Water SPA the catchment area (the area 

from which 75% of all recreational visits originate) has been defined as 

being a 5.6km straight line distance and for the New Forest SAC and 

SPA a 13.4km straight line distance. The residential development 

proposed within the submitted application falls partially within the 

Solent catchment and wholly within the New Forest catchment – 

although it is on the outer edge of that catchment. Therefore, 

appropriate mitigation measures will be required both on-site and off-

site to mitigate for the effects.  

225. Therefore, in accordance with the Solent Recreation (Bird Aware) 

Mitigation Strategy an appropriate contribution is to be secured through 

the S106 agreement to mitigate the impact from recreational pressure 

on the Solent and Southampton Water Special Protection Area (SPA) 



 

 

at the point of impact, funding the wardening, education and 

information work of Bird Aware. Mitigation for recreational impacts on 

the New Forest is likely to require a combined approach (which is 

already well established in the Thames Basin Heaths and the Dorset 

Heaths for example) of diverting additional visits away from the New 

Forest but recognising that additional visits will continue to be 

generated by additional housing growth and so making a proportionate 

financial contribution to existing schemes of mitigation within the New 

Forest SAC and SPA. To divert visitors away from the New Forest 

Suitable Alternative Natural Greenspaces (SANG’s) will be required. To 

be effective, SANG’s must meet the minimum criteria set out by Natural 

England (and recently reviewed and updated). Key requirements of 

SANG’ is that they must be large enough to absorb the number of visits 

to be diverted; be easily accessible including by car and on foot; have 

an attractive environment and provide the necessary infrastructure 

including extensive surfaced paths and a car park. 

226. Reliance on mitigation through SANGs would need to be in accordance 

with the 13.9.21 Cabinet report for An Interim Scheme for Mitigating 

Recreational Impacts from New Residential Development on the New 

Forest. This is also subject to consultation with Natural England as part 

of the necessary Habitats Regulations Appropriate Assessment for the 

development and it is expected that both the AA and EIA will conclude 

that, subject to proportionate levels of mitigation, there would be no 

adverse effects on the integrity of the New Forest SAC and SPA from 

recreational pressure from the proposed development. 

Hydrology 
 
Water Supply, Flows and Quality Impacts on the River Itchen SAC 
   
227. Water quality is both and EIA and Habitats Regulation matter as it is 

necessary to ensure the suitability of the water quality reaching 
sensitive receptors (River Itchen) is maintained.  To ensure this, the 
surface water runoff from potentially polluted areas (e.g access roads, 
parking areas) would be discharged via three natural stages of source 
control measures, reducing total suspended solids, heavy metals and 
hydrocarbons from the runoff, and providing water quality treatment.  

 
228. The application site drains into the River Itchen SAC whose important 

aquatic interest features, including water crowfoot, Atlantic salmon, 

bullhead, lampreys, southern damselfly and otter are all dependent on 

clean, unpolluted, fast-flowing well oxygenated freshwater. Therefore, 

any developments that could result in reduced water flows and water 

quality are likely to have a significant effect on the River Itchen SAC. 

Furthermore, as the River Itchen itself flows into Southampton Water 

and the Solent. This will have potentially significant effects for those 



 

 

receiving waters; the Solent Maritime SAC and the Solent and 

Southampton Water SPA. 

229. Water supply is likely to come from the River Itchen and the proposed 

development lies within the Southern Water supply area and more 

specifically within the Hampshire Southampton East sub 

catchment/Water Resource Zone (WRZ). It has been confirmed that 

there would be adequate water supply to the development.  Whilst 

water abstraction from the River Itchen is limited by the Environment 

Agency, alternative water sources have been secured by Southern 

Water which will ensure supply. 

230. The intention is that the water consumption in the proposed 

development should aim to average out to 110 litres/person/day and 

water saving features are proposed to seek to deliver that target. Policy 

DM2 of the Eastleigh Borough Local Plan Modifications seeks high 

sustainability standards from residential developments proposed in the 

EBLP, including a required standard for “predicted mains water 

consumption of no more than 110 litres/person/day” which betters the 

building regulations minimum requirement of 125 litres/person/day.  

231. In terms of water quality, the effects that are most likely to result from 

the proposed development and result in significant effects on the 

aquatic environment are increased nitrogen and phosphorous 

generation and run-off and the mobilisation and deposition of 

sediments. These potential effects are considered in turn. 

232. The protected species and habitats within the designated sites 

downstream of the site are sensitive to land use change across their 

catchment with specific sensitivities to fine sediment and nutrient 

enrichment (with a particular focus on nitrogen levels). If no mitigation 

measures are implemented the construction and operation of the 

development would change the surface water drainage regime and 

have implications for local flood risk and surface water quality in onsite 

and offsite watercourses.  

233. Potentially polluting activities may occur during the construction and 

future occupation which could have an effect on the water quality of on- 

site and off-site watercourses. Good site management and control of 

construction activities would reduce the risk of a significant water 

pollution event and/or mobilisation of silt occurring during construction. 

Emerging Policy DM6 requires that where large scale development 

sites drain into the River Itchen and its tributaries, a final Construction 

Environmental Management Plan (CEMP) is required to be submitted 

prior to the commencement of development.    

234. When the site becomes occupied best practice design, including the 

provision of buffer zones and Sustainable Drainage Systems (SuDs) 

would minimise the risk of pollution affecting onsite watercourses and 



 

 

would enable the safeguarding of water quality and drainage regimes 

to ensure that wetlands and watercourses would not be detrimentally 

affected. As set out in the updated Flood Risk Assessment, it is 

proposed that surface water runoff from all development areas on the 

site would be treated by a SuDS Management Train consisting of 

Source Control techniques (such as rain gardens and permeable 

paving), conveyance measures (such as vegetated swales) and 

Strategic SuDS Features (large wetland flood attenuation basins).  In 

addition to the upstream Source Control measures, runoff from all 

development areas on the site would pass through at least one 

Strategic SuDS Feature. The Strategic SuDS Features would 

incorporate the following treatment processes as a minimum:-  

 Sediment forebays at inlets.  

 Extensive wetland areas.  

 Wetland Planting.  

 Secondary sedimentation areas prior to outlets.  

235. Permanent wetland habitats within the Strategic SuDS features would 
not only assist in the trapping and consolidation of sediments, but also 
assist in the uptake and removal of nutrients including nitrogen and 
phosphorous. Natural England has provided technical guidance on the 
design of wetland for nutrient mitigation in this way. 

236. The geology and soils on the site contain a high proportion of silt and 
clay in the head deposits and the Wittering Formation comprised soft to 
firm orange and orange brown mottled grey, often lenticular or 
laminated silt, sand and clay where weathered and soft to stiff, grey, 
often laminated silt, sand and clay at depth. The groundwater was 
found to be generally less than 3.00m below ground level (bgl) at each 
location, shallowing to less than 1.00m bgl adjacent to on-site 
watercourses. The low permeability silt and clay of the Wittering 
Formation is likely to inhibit vertical and lateral migration of waters. The 
corollary of all these findings is that there will be low levels of infiltration 
into the ground and that soakaways will not therefore be effective and 
this potentially significant method of natural filtration of sediments is 
likely to be of little effect. Therefore, alternative methods of filtration will 
be required to satisfy the requirements of Policy DM6 for three forms of 
natural filtration.  

237. The western area of the site falls into HOST Class 25 which is defined 
as “Slowly permeable, seasonally waterlogged soils over impermeable 
clay substrates with no storage capacity”. The Cranfield Soil and 
AgriFood Institute (CSAI) Soilscapes dataset map indicates that soils in 
the area are classified as ‘impeded drainage’ which refers to tight, 
compact deep subsoil that impedes downward water movement which 
after heavy rainfall the subsoil becomes waterlogged, particularly 
during the winter. HOST Class 25 soils have a Standard Percentage 



 

 

Runoff (SPR) of 49.6%. Therefore, nearly half the rainfall on the current 
site runs off to watercourses. 

238. An ongoing monitoring and management plan is proposed to monitor 
the effectiveness of the SuDS system at removing fine sediment and 
nutrients from surface water runoff (see ES Appendix 11.5). This needs 
to be informed by baseline assessments of the current levels of 
nutrients and sediments in the on-site watercourses. It is essential to 
the effective functioning of the SuDS Management Train that good 
practice is followed and that suitable housekeeping and maintenance of 
the SuDS features and wider site are undertaken and that the 
monitoring would identify any issues with increased sediment loads.  

239. These best practice control measures using best available technology, 
should ensure that the water flows from the site are maintained at 
current rates and the water quality is not reduced, but potentially 
significantly improved over the long term. Consultees consider that the 
surface water drainage could be designed to ensure water quality can 
be protected once operational and sufficient details of the surface water 
drainage to satisfy Habitats Regulations Requirements are needed at 
the detailed or reserved matters application stage, with final details 
required by condition.  

240. The advice of EBC’s Ecologist is that the sustainable drainage as 
currently proposed does not fully provide the sustainable drainage 
trains with natural filtration needed across the site and further 
amendments to the scheme are necessary before the Appropriate 
Assessment can be completed. A more detailed CEMP is also required 
to ensure pollutants as a result of the construction process do not enter 
the network of watercourses within or abutting the site. 

Nutrient Pollution from Nitrogen and Phosphorous 
 
241. The proposed development will generate new foul water flows.  These 

are expected to discharge into the public sewer networks that connects 

to the Chickenhall Lane Wastewater Treatment Works (WwTW) where 

it would be treated and from which the treated water would then be 

discharged into the River Itchen and then conveyed into the Solent.  

242. The HRA of the Local Plan Modifications also identified high levels of 

phosphorous as a likely significant effect on the River Itchen SAC  

243. The HRA therefore recommended appropriate methods and levels of 

mitigation and the development of a nutrient neutral policy for nitrogen 

and phosphorous combined (e.g. in a detailed Supplementary Planning 

Document), including offsetting measures and development 

contributions, as advised by Natural England. This will include specific 

measures to address phosphate loads affecting the River Itchen SAC, 

its Annex 1 habitat and Annex 2 species including southern damselfly, 

upstream of the Chickenhall WWTW discharge. 



 

 

244. The need to achieve nutrient neutral development to address 

uncertainty can be met through a combination of the following 

measures:  

 Requirement for developments (resulting in any net increase in 

dwellings or overnight accommodation uses) that eventually drain 

into the European sites to have a calculated nutrient budget and 

mitigation measures in order to achieve nutrient neutrality, as 

advised by Natural England;  

 Measures to remove nutrient (nitrogen/phosphorous) leaching from 

the development site, for example by provision of engineered 

wetlands or reedbeds;  

 Developer offsetting through the acquisition, or contributions to the 

acquisition, of land elsewhere within the river catchment area 

containing the development site and changing to land use with a 

lower nutrient (nitrogen/phosphorous) load in perpetuity (for example 

acquisition of agricultural land and the creation of woodland or 

conservation grassland). This could have the additional benefit of 

contributing to other biodiversity net gain objectives in the Borough 

for example the Southern Damselfly Strategic Conservation Plan 

(Rushbrook 2018a);  

 Additional measures to remove nutrients (nitrogen/phosphorous) in 

effluent discharged by the WWTW (such as wetlands or reedbeds);  

 Reducing the amount of nutrients (nitrogen/phosphorous) leaching 

from agricultural land in the wider Borough landholding through 

change in agricultural practices supported by catchment 

management officers working with local farmers; and  

 Taking agricultural land out of nutrient (nitrogen/phosphorous) 

intensive uses, e.g. where fertiliser is applied to crops, and 

converting to alternatives agricultural uses or other land uses.  

 

245. It is anticipated that the mitigation methods required and proposed to 

achieve an overall neutral position for phosphorous will therefore be 

very similar to those required to deliver a neutral position for nitrogen. 

Therefore, the mitigation of both nitrogen and phosphorous can be 

delivered simultaneously through a similar package of measures, which 

is knows as delivering Nutrient Neutrality as follows: 

 Acquiring and taking land out of agricultural use to deliver nitrogen 

and phosphorous reductions to water catchments and thereby 

creating Nutrient Credits; 

 Creating wetlands on-site within the proposed development and as 

part of the required SuDS scheme to remove nitrogen and 

phosphorous; 

 Other on-site and off-site measures as required 



 

 

246. The applicant proposes to balance the foul sewage nutrient impacts 

through the removal of agricultural land uses, the treatment of sewage 

at the WwTW, and the treatment of nitrogen in run off through SuDS.  

Calculations for nitrogen provided give a negative figure of -2,491.3 kg 

TN/yr required to be neutralised for this first stage of the OHH 

development. thus, subject to consultee confirmation, there is no 

requirement for mitigation using a nitrate offsetting scheme for this 

phase of the OHH development.  

247. For phosphates, the methodology for assessing these is similar to 

nitrates and is currently being discussed with Natural England and 

calculations are to be provided to confirm whether they would provide a 

positive figure which would need mitigation.  

248. Regulation 63 of the Habitats Regulations requires that local planning 

authorities as competent authorities under the Regulations, must 

undertake an Appropriate Assessment of any planning applications that 

either alone and/or in combination with other proposed developments, 

are likely to have a significant effect on the National Site Network. This 

Appropriate Assessment is in preparation and still to be completed 

pending the receipt of further information from the applicants and 

ongoing discussions with Natural England as the statutory consultee 

under the Habitats Regulations, on detailed mitigation measures. 

249. It is important to note that the Council as local planning authority should 

not determine the submitted application unless and until it can be 

demonstrated through the completed Appropriate Assessment that the 

proposed development will not have an adverse effect on the integrity 

of the National Site Network, either alone or in-combination with other 

planned developments.  

250. A Shadow Assessment has been submitted by the applicants (ESA 

Appendix 6 ES Appendix 10.14 Information to Support Appropriate 

Assessment V2) and it is not expected that any of these issues cannot 

be addressed through appropriate and effective mitigation. It is 

proposed that mitigation measures will be secured through a 

combination of planning conditions and S106 obligations and require 

monitoring for the lifetime of the development to ensure that the 

measures are implemented and are having the required effects. It is 

expected that mitigation requirements will include financial 

contributions to relevant strategic mitigation projects (such as Bird 

Aware), the provision of Suitable Alternative Natural Greenspaces 

(SANG’s) to attract recreational visits away from protected sites, on 

and off-site measures to deliver a nutrient neutral development and 

appropriate control and management of run-off water quality through 

sustainable drainage systems integrated with the landscape framework 

, measures to enhance biodiversity and on-site management provisions 

for both construction and operational phases.  



 

 

Local Sites of Importance for Nature Conservation 
 
251. There are no Sites of Importance for Nature Conservation (SINC)  

within the site, but there are 2 of these locally designated areas nearby 

(Chalcroft Distribution Park and Round Copse), which include ancient 

woodland, and which without appropriate mitigation measures could be 

adversely affected by the proposed development.  

252. Emerging Policy DM11 provides strong protection for these and 

prevents development which would have a direct or indirect impact on 

them.   Policy HH1 further requires the provision of appropriate buffers 

in the region of 50m for ancient woodland and 20m for other SINC 

designations, and also the provision of a comprehensive landscape 

framework for the site that includes measures to ensure that there is no 

damage to, and enhancement of the SINCs.  These criteria are shown 

to be met by the Green Infrastructure Parameter Plan, Open Space 

Strategy and the Illustrative Masterplan and the application site does 

not extend to any of these buffers. Comprehensive SuDS and water 

management schemes are also necessary to ensure no change to the 

drainage into the SINCs and pollution controls for surface water run-off. 

Appropriate fencing and alternative areas of public open space also 

help to reduce impacts from new residents. 

253.  In addition, comprehensive ecological surveys of the OHH site have 

identified a range of important and priority habitats (under the NERC 

Act, 2006). These include ancient woodland, streams, ponds, 

hedgerows and lowland meadows. The proposed development seeks 

to retain and protect and manage the majority of these important 

habitats. Loss of valuable hedgerows has been minimised to that which 

is necessary and generally the hedgerows to be lost are of low 

ecological value with the most important hedgerows to be retained and 

protected.  

Biodiversity Net Gain 

254. In addition to ensuring no harm to biodiversity, Local Plan Policies S1 

and DM11 and the Environment Bill seek Biodiversity Net Gain (BNG).  

Whilst this is an emerging area for consideration and the Natural 

England Metric for calculating BNG has changed over the course of 

consideration of the application, outline proposals have been submitted 

to compensate for the loss of biodiversity value as a result of the 

proposed development. This includes proposals to replace habitats that 

have been lost such as hedgerows; restore some existing habitats in 

poor condition to good condition; and the creation of new habitats that 

are appropriate to the sites geographic location and soils, etc. (ESA 

Appendix 6 ES Appendix 10.13 Biodiversity Net Gain). For this phase 

new tree planting, wetlands, new hedges and cessation of use 

pesticides and fertilisers on farmed land areas would all contribute 



 

 

towards BNG delivery.  These proposals extend to delivering a net gain 

in overall biodiversity value when the completed development is 

compared to the current baseline value.  

255. A target of 10% net gain has been set for the development based on 

the Government announcement to mandate this level of net gain 

through the current Environment Bill. Given that most high value 

ecological features are proposed for retention within the submitted 

application and that therefore much of the habitat that will be lost to 

development is of low ecological value, delivering this 10% net gain 

target should be feasible.   Initial calculations using the Defra Metric for 

assessing biodiversity values before and after development, indicate 

that the target 10% net gain target for the development can be 

delivered within the application site.  

256. Government has announced that it will be mandating a minimum 10% 

biodiversity net gain for all new developments (above a specified 

threshold) through the Environment Bill which is currently passing 

through Parliament. Whilst it is not yet a legal requirement to deliver a 

minimum 10% net gain, that legal requirement will come into effect in 

the next two to three years and therefore during the lifetime of the 

proposed development.  

Protected Species 
 
257. Comprehensive ecological surveys have identified several legally 

protected species of wild animals within the OHH site. The protected 

species ecological considerations for the development are numerous 

and a comprehensive collection of ecological assessments and 

proposed measures to avoid harm to these species have been 

submitted.  

258. These species reports and surveys and impact assessments relate to; 

bats, great crested newt; otter and water vole; dormouse; birds; 

badger; and common species of reptiles; ecological lighting baseline 

and habitat change.  Bats, including brown long -eared bats and 

pipistrelle species bats and their maternity roosts are present, within 

some buildings and trees and there is extensive important bat foraging 

habitat particularly along hedges, watercourses and woodland 

edges.  There are two distinct breeding populations (single 

metapopulation) of great crested newts, a localised population of 

dormice, and signs of water vole activity but no evidence of otter on the 

site itself.  Both barn owls and kingfisher have been recorded and there 

is a low population of common reptiles including common lizard and 

slow worm.  Otter are known to be present nearby. 

259. In addition to seeking to retain important ecological features, measures 

have been proposed to avoid or mitigate for potentially harmful impacts 

on these habitats and species during construction phase activities and 



 

 

during the operational phase. An outline Ecological Mitigation and 

Management Plan (ESA Appendix 6 ES Chapter 10, Appendix 10.12) 

for the site has been submitted. This includes for example: 

 buffers and exclusion zones - for example, along watercourses and 

where there is ancient woodland adjoining the site within Round 

Copse SINC, a 50m wide green infrastructure zone is proposed, 

inside which a 15m ecological exclusion zone protects this important 

woodland site from any effects of the development; 

 timing of works for example so as to avoid the risks of the killing, 

injury or disturbance of nesting birds by removing hedgerows and 

trees outside the bird breeding season; 

 pollution prevention measures to protect water, soil and air quality. 

 disturbance avoidance measures for sensitive species and 

especially during sensitive stages of their annual life cycle. 

260. Measures are proposed to avoid or mitigate the effects of the 

severance of important foraging and commuting routes, and for 

disturbance resulting from noise and lighting (both during construction 

and when operational). 

261. Some of these mitigation measures for protected species will require 

Protected Species Licences to be granted by Natural England under 

Regulation 55 of the Habitats Regulations. Species specific mitigation 

strategies would be agreed prior to construction works to ensure the 

coordinated delivery of measures that are responsive, informed by an 

appropriate monitoring regime as the development progresses. Bats 

and great crested newts and dormice are specially protected species 

(Schedule 2 of the Habitats Regulations). The Council when 

determining the application must have regard to the likelihood of 

Natural England granting a European Protected Species (EPS) license 

in connection with development, Natural England must consider the 

three tests set out in sub-paragraphs (2)(e), (9)(a) and (9)(b) of the EU 

Habitats Directive 

 “(1) Regulation 53(2)(e) states: a licence can be granted for the 

purposes of “preserving public health or 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”. 

 (2) Regulation 53(9)(a) states: the appropriate authority shall not 

grant a licence unless they are satisfied “that there is no satisfactory 

alternative”. 

 (3) Regulation 53(9)(b) states: the appropriate authority shall not 

grant a licence unless they are satisfied “that the action authorised 

will not be detrimental to the maintenance of the population of the 



 

 

species concerned at a favourable conservation status in their 

natural range.” 

262. On the basis of the established need for housing in Eastleigh, GI 

Parameter Plan and Illustrative Masterplan showing the protection of 

foraging and commuting corridors plus the outline mitigation strategies 

proposed, the development is likely to meet the three degradation tests 

and Natural England would be likely to grant a license. There is no 

reason to believe that such licences will not be granted, subject to the 

implementation of necessary and appropriate mitigation and 

compensation measures which have been outlined in the submitted 

application. Indeed, some necessary mitigation measures have already 

been granted licences by Natural England and the required mitigation 

measures already implemented on site as part of the previously 

approved applications for the north and south gateways access into the 

application site (for great crested newts) and the demolition of 

redundant buildings (for bats). 

Invasive Non-Native Species (INNS) 
 
263. There are no non-native invasive species identified within the 

application site. 

Noise and Lighting Impacts on Ecology 
 
264. Acknowledging that noise and lighting can negatively impact ecology 

unless adequately prevented or mitigated, these impacts require full 
and detailed assessment and a lighting scheme has been submitted 
which is acceptable. There is a general provision for lighting to be low 
near existing hedges which provide habitat, and a condition for final 
details is recommended for this. 

Monitoring and Management 
 
265.  It is essential that all of the submitted measures to avoid or mitigate for 

significant effects on important ecological features are implemented in 

a timely manner and are demonstrated to be effective and that existing 

and proposed ecological features are managed appropriately to ensure 

that the overall conservation objectives and biodiversity net gain are 

successfully delivered. This includes measures to: 

 Protect off-site features of ecological importance including protected 

sites in the National Site Network; 

 Protect and appropriately manage important habitat features (SINC 

sites and priority habitats to be retained) during construction and 

operation; 

 Deliver compensation for habitat loss and deliver biodiversity net 

gain; 

 Protect the populations of protected species and priority species. 



 

 

266. Therefore it is recommended that any planning permission is subject to 

comprehensive conditions to ensure that retained and created habitats 

and mitigation measures for protected sites and species are 

implemented effectively and that the effectiveness of these measures is 

monitored. It is also important that where monitoring demonstrates that 

these measures are not being effective, remedial action is taken. These 

include conditions for the production and implementation of: 

 An Ecological Mitigation and Management Strategy (EMMS); 

 A Construction Environment Management Plan (CEMP); 

 Biodiversity Net Gain; 

 A Landscape and Ecological Management Plan (LEMP);  

 Sustainable Drainage Systems; and 

 Biodiversity Monitoring Strategy (and Remedial Measures). 

267. Overall, with the various mitigation and compensation strategies 
proposed for the loss of habitat, for the disturbance to known protected 
species, for the spread of invasive species, for the impact upon water 
quality and to address the impact of increased water environment and 
recreational pressure on European sites, the proposals are expected to 
comply with the NPPF, saved plan policies 22.NC, 23.NC, 25. NC, 
39.ES, and Emerging plan policies S1, HH1, DM6 and DM11 once  
amended sustainable drainage proposals have been submitted.  
However, the Appropriate Assessment and EIA are not completed and 
it is not yet possible to fully conclude that, subject to mitigation, there 
would be no likely significant effect on biodiversity as a result of the 
development and the matter is recommended to be delegated to 
ensure that this outcome is reached.  
 

Trees 
 
268. Existing trees on the site are within hedgerows or are stand-alone 

within an agricultural context.  The Arboricultural Impact Assessment 
(AIA) undertaken in relation to the application identifies key important 
trees to be retained, and other low value trees for likely removal 
(around trees).  There are significant opportunities for extensive new 
tree planting, for which landscaping plans are provided, showing in 
excess of 650 new trees for this phase. The new trees would provide 
significant visual, ecology, climate change, wellbeing and air filtration 
benefits. There are no trees subject to Tree Preservation Order on the 
site and only small trees or those in poor condition are to be removed. 
As such that there is no objection from the Council’s tree team subject 
to condition to ensure compliance with AIA. 

 
269. The Consultation Draft Trees and Development SPD and NPPF 

recognise and support the increasing importance of trees in building 
character and quality of urban environments, as well as their 
contribution towards mitigating and adapting to climate change and it is 
the significant new tree planting proposed, ranging from small to large, 



 

 

will provide a key element to the provision of an attractive and 
distinctive new development. 

 
Climate Change, Sustainable Buildings and Use  
 
270. In July 2019, the Council declared a Climate Change and 

Environmental Emergency. In doing so it agreed, among other things, 
to: (a) put in place measures to ensure the Council’s own operations 
and functions achieve carbon neutrality by 2025; (b) work with partners 
to aim for all projects and services delivered in the Borough to achieve 
carbon neutrality by 2030; (c) ensure that the Council’s procurement 
policy recognises carbon neutrality as one of its primary considerations; 
and (d) recognise the urgency of action to mitigate and adapt to climate 
change in every decision taken by the Council. This is underpinned by 
the Climate and Environment Emergency Strategy 2020–2030 and the 
supporting Climate and Environmental Emergency Action Plan – 
Update June 2020. 

 
271. The declaration of the Climate Change and Environmental Emergency 

demonstrates a strong commitment from the Council to achieve net 
zero. It is not part of development plan or emerging plan policy, but it is 
a material consideration to be considered alongside all other material 
considerations. The need to provide housing is part of the Strategic 
Environmental Assessment for the Emerging Local Plan, as is an 
assessment of climate impacts. 

 
272. The NPPF, Saved Policies 34.ES and 37.ES of the local plan, Policies 

S1, DM2 and DM3 of the Emerging local plan and energy and water 
elements of the adopted Environmentally Sustainable Development 
SPD require development to be sustainable in terms of resource use, 
climate change and energy use.  Climate Change is covered across the 
ES Chapters.  When considering the impact of climate change, the 
proposed development is not expected to be directly impacted by the 
potential effects of climate change from a transport and access 
perspective. 
 

273. In terms of impact on climate change, the proposed development, 
including the construction phase, could result in a slight adverse effect 
on emissions relating to driver delay, however appropriate mitigation 
measures are proposed to reduce/avoid driver delay and thus reduce 
congestion and emissions. The sustainable transport strategy should 
have a moderate beneficial impact by encouraging sustainable 
journeys and reduce car use whilst the parking strategy should also 
help to reduce single occupancy car use and encourage the uptake of 
electric/hybrid vehicles.  Extreme weather events now require the 
drainage scheme and Flood Risk Assessment to address the 1 in 100 
year risk of flooding events and allow for climate change in line with the 
latest guidance.  Watercourse crossings for the distributor road also 
need to be designed so as to prevent and avoid flooding (these also 
require consent from the Environment Agency). The ES conclusion is 



 

 

that, with SuDS provision and management, the effect of climate 
change on flood risk for the site is negligible. 

 
274. Energy and Sustainability Statements have been produced for the 

proposed development which detail the energy strategy, which would 
be delivered with the aim of reducing annual energy consumption, 
whilst providing energy in the most environmentally friendly way to 
reduce the annual CO2 footprint.  Elements of the strategy are to: 

 Include no fossil fuels with regard to heating or cooking facilities; 

 Provide thermally efficient homes which will also benefit from high 
levels of air quality and acoustic standards; 

 Seek to reduce dependence on the private motor vehicle through 
design and through supporting the delivery of a bus service to the 
site; 

 Utilise heat pumps to provide efficient heating systems from a 
sustainable natural heat source below ground; 

 Install energy Smart Meters in all homes; 

 Limit water consumption, utilising low flow-rate sanitaryware, with a 
target of 100 litres per person per day; 

 Install external water butts to recycle rainwater; 

 Use sustainable materials with low embodied carbon where 
possible; 

 Provide on-site waste segregation to facilitate respective collections 
for food waste, garden waste, glass and batteries; 

 Orientate homes to, where possible, take advantage of southern 
solar gains and include photovoltaic solar panels on almost every 
roofscape; 

 Include a commitment to the operation of a Car Club so that 
residents can choose to use a pool car rather than pursue private 
car ownership, whether that be for their main car or those occasions 
when access to a second or third car is necessary; and 

 Include access to electric vehicle charging for all.  

 Implement a Solid Waste Management Strategy for prevention, 
minimisation, reuse and recycling of materials from the construction 
and operational phases. 

275. Emerging Policy DM2 sets a maximum water consumption of 
110litres/person/day and through the proposed use of modern fittings 
this is met. As stated above, new trees and landscaping also provide 
key mitigation for climate change Subject to conditions, the principles of 
development are therefore considered to comply with the aims of 
Saved Policy 34.ES of the adopted Local Plan, Policies DM2 and DM3 
of the Submitted Plan, the relevant requirements of the adopted SPD 
on Environmentally Sustainable Development and NPPF advice. 

 
Archaeology and Built Heritage 
 
276. There are no Listed Buildings or Conservation Areas within or adjoining 

the site.  Whilst there was some potential for prehistoric, Roman, 



 

 

medieval and post-medieval archaeology within the boundaries of the 
OHH site, recent archaeological fieldwork found no evidence on the 
application site and the HCC Archaeologist does not require any further 
investigation. 

 
Conclusion on environmental sustainability 
 
277. The concerns raised by objectors to the detriment this development as 

part of the OHH scheme may cause to the character and identity of 
Horton Heath, transport network, ecology and environment are 
acknowledged. The proposal has developed in an effort to respond to 
these concerns through the site layout and inclusion of open space and 
areas undeveloped land, whilst still maximising the use of developable 
land so as to avoid further loss of countryside to deliver housing.  

 
278. Mitigation of impacts is critical to ensure there is no significant harm to 

relevant interests and, as detailed above, with the necessary mitigation 
measures set out within this report, it is expected that the proposed 
development would be environmentally sustainable. This advice is, 
however, subject to the receipt and consideration of the final consultee 
advice of Natural England, HCC Highways and the Council’s Ecologist 
and any necessary changes to the proposals, S106 terms and 
conditions to address outstanding matters, and it is for this reason that 
the recommendation is to support the development in principle but 
delegate the final decision pending this final advice.  

 
Planning obligations 
 
279. In accordance with the guidance contained within the NPPF, Saved 

Policies 74.H, 101.T, 147.OS and 191.IN of the adopted Eastleigh 
Borough Local Plan Review (2001-2011), Policies DM32 and DM37 of 
the Submission Eastleigh Borough Local Plan 2011-2029, the Council’s 
‘Planning Obligations’ SPD and the requirements of Regulation 122 of 
the Community Infrastructure Regulations, there is a requirement for 
developers’ contributions to ensure on and off-site provision for 
facilities and infrastructure made necessary by the development, or to 
mitigate against any increased need/pressure on existing facilities. This 
is in addition to the requisite on-site provision of affordable housing.  

 
280. If permission is to be granted for the proposed development, 

contributions / obligations towards the provision of the following 
infrastructure and requirements are recommended to be secured via a 
Section 106 obligation (financial contributions index-linked as per the 
Planning Obligations SPD and HCC requirements):  

 

 Community infrastructure  

 Community development worker contributions 

 Primary School contributions for eligible dwellings 

 Secondary Education contributions for eligible dwellings 

 Early Years provision 



 

 

 Off-site Health Facilities contribution  

 Sports provision for OHH site-site facilities 

 Allotments provision on OHH site 

 Off-site sports pitch contributions for Lapstone Farm cricket 

 On-site public open space/play provision and maintenance  

 On and off-site provision of/for public right of way enhancements 
including footway/cycleway link to Allington Lane, upgrades to 
Chalcroft Farm track for bridleway  

 Contributions towards off-site footway/cycleway links or 
improvements  

 Off-site highway works in Burnetts Lane and contributions towards 
OHH highway improvements including a Toucan crossing at Bubb 
Lane/Link Road roundabout 

 Public transport provisions 

 35% on-site affordable housing including wheelchair accessible units 

 Public art provision  

 Travel plan provision, bond and monitoring 

 Road traffic order funding  

 Electric vehicle charging provisions (or by condition) 

 Car Club provisions (or by condition) 

 Education transport provision 

 Solent Recreation Mitigation Project contribution 

 New Forest Mitigation contribution 

 Phosphate Mitigation if required 

 Land Management Strategy 

 Air Quality monitoring management contribution.  

 Employment and Skills Plan  

 Phasing including link road timing 

 Monitoring to include on site delivery, EIA, Biodiversity Net Gain and 
Nitrate mitigations.  

 
281. The projects and measures identified for contribution expenditure will 

comply with the 3 tests set out in Regulation 122 of the Community 
Infrastructure Levy 2010, in that the monies would go towards the 
projects which are directly related to the development, and are fairly 
and reasonably related in scale and kind to the proposed development. 
The contributions would be index-linked to ensure the contributions rise 
in line with the costs of providing the identified projects/measures. The 
obligations sought are necessary to make the development acceptable 
in planning terms and to meet the needs generated by the new 
residents and the potential impact on existing services and facilities 
and meet planning policy requirements. In line with the applicants’ 
stated “Infrastructure First” approach, triggers for the early delivery of 
essential infrastructure will be sought, including the link road through 
the site and public open space. 

 
Other Matters 
 



 

 

282. Concern has been raised that the applicants and Local Planning 
Authority are both Eastleigh Borough Council.  It is not unusual for a 
Council to make planning applications and appropriate mechanisms 
are in place to ensure independent decision-making.  The Secretary of 
State has also twice been notified of the application/applicant with the 
opportunity given to call in the application for public inquiry but has 
been content that the decision can been made locally.  The applicant, 
whoever they may be, is not a material consideration in making 
planning decisions.  Residents have also raised property devaluation 
as a concern, but this also is not a material consideration. 

 
Equalities Implications 
 
283. Section 149 of the Equalities Act 2010 created the public sector 

equality duty. It states that 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 - it is not considered 
that the application presents any form of unlawful discrimination, 
victimisation harassment that the Council would need to eliminate. 

b. advance equality of opportunity between persons who share a 
relevant protected characteristic and persons who do not share it - - 
It is not considered that the application presents any form of 
advancement of inequalities. The proposal meets the sustainable 
requirements set out in the NPPF, is inclusive in that it provides for a 
wide range of different housing sizes, tenures and responds to 
varied needs of the community not just through housing, but a full 
range of facilities, infrastructure, leisure and employment needs. The 
Council are fulfilling the aim of the Equality Act through 
comprehensive planning and secure delivery through conditions and 
a planning obligation.   The NPPF is a material consideration for 
planning decisions and a framework for plan making. It provides a 
balanced approach to addressing social, economic and 
environmental issues through the planning system, while at the 
same time facilitating a more systematic and positive approach to 
meeting the full range of identified housing and other needs. This 
sustainable approach does not discriminate against any element of 
society. The adopted and emerging Local Plan policies are in 
compliance with the NPPF as such, the impact on protected groups 
underpins the consideration of this scheme 

c. foster good relations between persons who share a relevant 
protected characteristic and persons who do not share it. - the 
application does not itself promote or undermine fostering good 
relations.  The Council are fulfilling the aim of the Equality Act 
through comprehensive planning and secure delivery through 
conditions and a planning obligation. 

 
284. When making 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 raises equality implications in relation to 



 

 

age, race, disability and socio-economic factors. Impacts on these 
protected characteristics are considered in the Environmental 
Statement and actions to mitigate them are included within this report. 
The Council have considered this scheme against Public Sector 
Equality duty as well as assessing the issue of equalities in detail in the 
noise, air quality and socio-economic chapters and the proposals 
themselves, including provisions for older people and those with 
disabilities. It is recognised that there will be some adverse impact on 
the community, which would include protected groups but the 
application does not itself promote discrimination or undermine 
fostering good relations. 

 
285. The Council can fulfil this aim of the Equality Act by requiring mitigation 

actions to be taken and certain actions being taken in relation to people 
with protected characteristics, as members of the overall community. 
Through conditions and the Planning Obligation mitigation measures to 
reduce impacts during the construction and operational stages include 
a CEMP, noise, air quality, health infrastructure and traffic mitigation. 
These will ensure no additional impacts beyond that assessed as within 
the ES are experienced. 

 
Planning Balance 
 
286. This report has set out the nature of the development and has provided 

a detailed review of the complex policy and technical issues relating to 
the proposals. These cut across overlapping economic, environmental 
and social issues at a local and regional level. Considerable weight can 
be afforded to the Saved policies within the adopted Local Plan, albeit it 
is accepted the Plan is time expired in regard to planning for future 
housing needs. The Emerging Local Plan (2016-2036) is at an 
advanced stage of preparation and its objectives and draft policies can 
therefore in general be given considerable weight. This includes draft 
policy HH1, which makes specific provision for development at Horton 
Heath. 

 
287. A summary of the key benefits (if planning obligations provided) and 

harm resulting from the development as set out below enable a final 
consideration of the Planning Balance and recommendation 

 
 

Key Benefit Summary Weight 
attributed 

Place-making Development is part of 
the comprehensive One 
Horton Heath scheme, 
the scale of which 
enables community and 
place-making as can 
include all the mixed and 
integrated uses needed 

Moderate 



 

 

for sustainable 
development with an 
attractive, coherent and 
distinctive identity which 
has longevity.  This is, 
however, a standalone 
application for housing 
considered on its own 
merits 

Housing The scheme would make 
a good contribution to 
affordable housing 
supply, including both 
homes for rent and 
affordable home 
ownership at policy 
compliant 35%. 
Properties would be 
energy efficient and larger 
than minimum standards. 

Significant 

Delivery The OHH scheme is able 
to deliver new homes and 
meet housing need in the 
immediate future 

Significant 

Open Space The landscaped scheme 
includes attractive and 
accessible on-site public 
open space and play 
provisions. Early provision 
for residents. 

Significant 

Community facilities The development would 
provide contributions 
towards additional, well 
connected on-site local 
infrastructure including a 
new local centre, primary 
school, early years, 
leisure, and retail 
floorspace. Off-site 
provisions are made for 
secondary education, 
health, sports and open 
space. This could relieve 
the pressures on 
overstretched existing 
services and amenities 
and significantly enhance 
local facilities for existing 
Horton Heath. 

Significant 

Employment  Construction employment  Moderate 



 

 

Link Road The provision of the link 
road from Bubb Lane to 
Allington Lane would 
divert traffic from existing 
congested roads to the 
benefit of those residents 
living near them. 

Moderate 

Sustainable transport Significant emphasis on 
new and enhanced 
cycleways, footways for 
local trips as well as 
enhanced bus services 
and other sustainable 
travel planning 

Moderate 

Biodiversity Biodiversity Net Gain 
would be achieved 
including the 
enhancement of the 
habitats, new hedge and 
tree planting; water 
quality improved through 
ceasing farming of the 
land.  

Significant 

Key Harm   

Traffic and 
congestion 

Whilst significant 
transport infrastructure 
improvements are to be 
provided, the likely traffic 
impacts may increase 
congestion. Traffic 
impacts are 
acknowledged as a 
serious local concern and 
must be adequately be 
mitigated. The mitigation 
as junction improvements 
also has impacts.  

Moderate 

Loss of Countryside 
and Landscape 

This is an inevitable 
consequence of this 
development. With 
appropriate design and 
mitigation, it would not 
have a significant adverse 
impact on the landscape 
character of the local area 
and, critically, would not 
cause the unacceptable 
merging of settlements 

Moderate 



 

 

and, by making efficient 
use of the land, prevents 
the need for other loss of 
countryside for 
development. 

Residential Amenity For a limited number of 
residents adjoining the 
site, existing high levels of 
amenity would be 
reduced. A proportion of 
proposed garden sizes 
are below guidance in 
Quality Places SPD.  
Service access to some 
properties would be 
challenging. 

Moderate 

Lack of provision for 
Higher Access 
Standards  

The applicants are 
unwilling to agree to the 
full delivery of dwellings 
with higher access 
standards as sought by 
Emerging Policy DM31 

Moderate 

Site safety and 
security  

The layout proposed, with 
extensive rear parking 
areas, does not minimise 
safety and security risks 

Moderate 

 
  
 

Conclusion and Recommendation 
 
288. As with any application for planning permission, it must be determined 

in accordance with the development plan unless material 
considerations indicate otherwise (section 70(2) of the Town and 
Country Planning Act 1990 and section 38(6) of the Planning and 
Compulsory Purchase Act 2004. 

 
289. The assessment of the individual material considerations has been 

considered above, including policy documents such as the NPPF. In 
coming to a recommendation, officers have had regard to the 
comments received, both in favour and against the proposals, together 
with the delivery of policy and technical requirements. Where matters 
for consultees are outstanding, it is expected that acceptable and 
deliverable mitigation solutions can be secured. 

 
290. Saved Policy 1.CO carries only moderate weight because the Adopted 

Plan does not make sufficient provision for new housing which must 
now include newly planned countryside sites, however in other 
respects the adopted Plan is compliant with the NPPF and has some 
weight.  The advanced stage of the Emerging Local Plan has 



 

 

considerable weight, and this too is compliant with the NPPF.  The 
allocation of this site for mixed use development under Policy HH1 is a 
significant material consideration and its criteria can be met. The extant 
planning permissions for the site are also material considerations of 
considerable weight and already grant permission for large-scale 
mixed-use development.  

 
291. This is, however, a balanced recommendation weighing the loss of 

countryside and other impacts and concerns relating to the detail of the 
development against the delivery of housing, including affordable 
housing and open space in what would become a sustainable location 
and a generally high-quality approach to street scene. There are 
sufficient material considerations to support the principle of this 
development contrary to some policies of the adopted local plan and 
SPD Guidance but in line with the emerging plan.  The impacts are 
acknowledged and addressed but, if mitigated, they would not outweigh 
the benefits this development would deliver now and in the future, and, 
on balance, the application can demonstrate that the development 
would be economically, socially and environmentally sustainable. 

 
292. It is recommended that the Committee support the application in 

principle and delegate the decision to Executive Head for Planning and 
Economy (in consultation with the Chair and Vice Chair of the Horton 
Heath Development Management Committee)  following receipt of 
further highways plans and information and comments from HCC 
Highways thereon;  receipt of further sustainable drainage proposals 
and comments; completion of the Habitats Regulations Appropriate 
Assessment (including consideration of Natural England comments); 
completion of the Environmental Impact Assessment; completion of 
draft conditions;  and completion of a S106 legal agreement. 
 

Draft Conditions (to be finalised) 
 

1. Plans 

The development hereby permitted shall be implemented in 
accordance with the plans listed in the Documents Schedule received 
xxx.  Reason: to comply with Section 92 of the Town and Country 
Planning Act 1990 (as amended) 

  

2. Implementation  

The development hereby permitted shall begin no later than the 
expiration of two years from the date of this permission Reason: To 
enable the Local Planning Authority to control the development in 
detail, encourage delivery and comply with Section 92 of the Town and 
Country Planning Act 1990 (as amended) 
 

3. Compliance with DAS, open space strategy etc  

The development shall accord with the details and proposals within the 
approved Design and Access Statement December 2020 and 



 

 

Addendum October 2021, Open Space Strategy 11705/R05g/KL/AC 
dated 22 June 2021, Sustainability and Energy Statement (ES 
Appendix 10), Built Heritage ES Addendum Note, Utilities and Foul 
Water Statement 26114-RP-IE-002 Issue 02 and Lighting Assessment 
Addendum ESSEN-09820 Rev P03 unless otherwise required or 
agreed in writing by the local planning authority. Reason: To ensure 
properly planned and high quality development. 

  

4. Materials  
 

No development of each sub-phase shall start until details and samples 
of the materials to be used in the construction of the external surfaces 
of the development hereby permitted have been submitted to and 
approved in writing by the Local Planning Authority. The development 
shall be carried out in accordance with the approved details. 
Reason: To ensure a satisfactory visual appearance in the interest of 
the amenities of the area.  

 
5. Further Details 

Plans and particulars showing the proposals for all the following 
aspects of the development shall be submitted to and approved in 
writing by the Local Planning Authority before that sub-phase of the 
development is commenced. The development must then accord with 
these approved details:  
(a) Disabled access provisions.  
(b) Details of rainwater goods.  
(c) Details and location of meter boxes.  
(d) Colours and materials for fascias and soffits.  
(e) Balcony details.  
(f) Balustrade details 
(g) Proposed ground levels and relationship to existing levels both 
within the site and on immediately adjoining land and retaining 
structures.  
(h) Grey water recycling, photovoltaics and solar panels.  
(i) Window details and designs.  
The development shall not be occupied until the approved details have 
been fully implemented, unless agreed in writing by the Local Planning 
Authority.  
Reason: To ensure a comprehensive approach to high quality design 
across the site and in order that these matters may be considered by 
the Local Planning Authority. 
 

6 Boundary Treatments and Hard Landscaping final details  
Within three months of the commencement of development final details 
of all hard surfacing and boundary treatments shall be submitted to the 
Local Planning Authority for approval.  All boundary treatment and 
hardsurfacing works shall be in compliance with the approved details.  
Reason: in the interests of visual amenity, noise mitigation and to 
provide high quality development 



 

 

 
7 Living Walls 

All living (green) walls within the development shall be installed and 
maintained in accordance with the submitted Biotecture External Living 
Walls 2019 information received 18.6.21 and the Biotecture Draft 
Management Plan – Living Wall Maintenance dated 12.7.21 unless 
otherwise agreed in writing by the Local Planning Authority.  Reason: to 
ensure high quality and adequately maintained development. 
 

8 Removal of PD rights for extensions, outbuildings and hard 
surfacing 
 
Notwithstanding the provisions of the Town and Country Planning 
(General Permitted Development)(England) Order 2015 (or any order 
revoking and re-enacting that Order with or without modification) no 
development permitted by Part 1, Classes A, E and F(a) of Schedule 2 
shall be carried out  without the prior written consent of the Local 
Planning Authority.  Reason: the plot sizes are not of sufficient size to 
ensure that residential amenity will not be harmed if development under 
the provisions of the Order were to proceed. 

 

9  Refuse Storage details  
Refuse collection shall be provided in accordance with the submitted 
Refuse Collection Strategy ref 29607A/13 Rev F and these approved 
provisions shall be fully implemented and retained at all times.  
Reason: to ensure adequate refuse collection and in the interests of 
amenity. 

 
10 Highways conditions on advice of HCC 

   

11 Roads, footways, cycleways to be built to appropriate standards  

Within 3 months of the commencement of development the following 
road, footway and cycleway details shall be submitted to and approved 
in writing by the Local Planning Authority: 
a) plans, including cross sections, to show proposed ground levels and 
their relationship to existing levels both within the site and on 
immediately adjoining land; 
b) width, alignment, gradient, sight lines and type of construction 
proposed for any roads, footpaths, cycleways and accesses. 
The roads, footways and cycleways within each phase shall be laid out 
and made up in accordance with the specification, programme and 
details for that phase approved and in any event shall be so 
constructed that, by no later than the time any building erected on the 
land is occupied, there shall be a direct connection from it to an existing 
highway. The final carriageway and footway surfacing must be 
completed within six months from the date upon which the erection is 
commenced of the penultimate dwelling or building within the 
development. If the works are not to be adopted by the Highway 
Authority, they shall be verified as fully implemented and satisfactory 



 

 

and details of the provisions for their ongoing management and 
maintenance shall be submitted to and approved in writing by the Local 
Planning Authority. 
Reason: in the interests of highway and user safety and amenity 

12 Parking provision  

Each dwelling unit hereby permitted shall not be occupied until the 
parking areas including the garages, car ports, allocated and 
unallocated spaces for that dwelling unit have been provided in 
accordance with plan 29607A/12 Rev E and thereafter permanently 
retained and used only for the purposes of parking of private motor 
vehicles incidental to the enjoyment of the dwelling unit for which it has 
been provided. No other parking shall be provided without the prior 
written approval of the Local Planning Authority.  Reason: To make 
provision for on and off street parking for the purpose of highway safety 
and to ensure adequate provision of on-site facilities.  

 
13 Cycle storage details 

All houses and flats shall be provided with secure cycle storage 
provisions in accordance with full details which shall be submitted to 
the Local Planning Authority for approval within three months of the 
commencement of development. The approved cycle  provisions 
(including the siting and design of structures) for each residential unit 
shall be provided prior to the first occupation of that unit and 
subsequently retained for cycle storage purposes at all times.  Reason: 
to ensure sustainable transport options are accommodated in the 
development. 

 
14 Rear Delivery provisions 

All dwellings with rear delivery provisions as shown on the submitted 
Delivery Strategy Plan ref 29607A/19 Rev G shall be provided with a 
rear access gate letter/parcel collection box prior to first occupation of 
those dwellings, which shall thereafter be retained for delivery 
purposes. Reason: to ensure adequate practical provision for deliveries 
to these properties. 
 

15 Garages/car ports – future use  
The garages and car ports hereby approved shall only be used for the 
purpose of parking private motor vehicles and bicycles in connection 
with the residential use of the properties and shall not, at any time, be 
used for living accommodation, business, commercial or industrial 
purposes without the prior written consent of the Local Planning 
Authority. Reason: To ensure the adequate provision of on site parking 
for the purpose of highway safety 
 

16 Bus Turning provision 
The temporary provisions for bus turning as shown on the submitted 
Bus Turning Plan ref 131.0005.008 shall be made available if required 
prior to the first occupation of the development hereby permitted and 
thereafter kept available and free from obstructions at all times until no 



 

 

longer required. Reason: to ensure properly planned development and 
in the interests of safety and amenity. 

17 Sustainable Drainage 

No development shall begin until a detailed final surface water drainage 
scheme, based on the submitted Flood Risk Assessment and Drainage 
Strategy and its Addendums 1 and 2 has been submitted and approved 
in writing by the Local Planning Authority. The submitted details shall 
include: 

a) at least three forms of naturalised filtration and supported by 
hydrological studies to demonstrate that the drainage system will 
not adversely affect the integrity of the River Itchen Special Area of 
Conservation (SAC) and will contribute towards achieving the 
conservation objectives of the SAC by improving water quality and 
reducing fine particle sediment inputs; 

b) details of how the scheme will contribute to reductions in nitrogen 
and phosphorous in receiving waters including the River Itchen 
SAC; 

c) A technical summary highlighting any changes to the design from 
that within the approved Flood Risk Assessment. 

d) Detailed drainage plans to include type, layout and dimensions of 
drainage features including references to link to the drainage 
calculations. 

e) Detailed drainage calculations to demonstrate existing greenfield 
runoff rates are not exceeded and there is sufficient attenuation for 
storm events up to and including 1:100 + climate change. 

f) Detailed drainage calculations including a surcharged outfall to be 
provided for the full range of storms up to and including the 1:100 + 
climate change event. 

g) Details of finished floor levels of all new buildings demonstrating 
that they are built 600mm above the 1 in 100yr design flood level 
with the latest climate change allowances. 

h) Details of all watercourse crossings demonstrating how they will 
avoid increased risk of flooding either on-site or off-site 

i) Confirmation that the SuDS infrastructure is in place or will be in 
place prior to the development of the related plot. 

j) Details of the Ordinary Watercourse to be discharged into 
demonstrating that its size and condition is suitable. This should 
include an assessment of expected and maximum water levels and 
where necessary, surface water calculations should be run with a 
surcharged outfall. 

k) Details showing how flood storage capacity within Flood Zones 2 
and 3 will be protected and maintained; 

l) Evidence that urban creep has been included within the calculations  
m) Confirmation that sufficient water quality measures have been 

included to satisfy the methodology in the Ciria SuDS Manual 
C753.  

n) sustainable drainage elements with attenuation, storage and 
treatment capacities incorporated as set out in the CRIA SuDS 
Manual C697 CIRIA SuDS Manual C753, or equivalent and 



 

 

updated local or national design guidance where available. If SuDS 
are proposed as part of the open space provision on a site, 
gradients should not exceed 1:4; 

o) Exceedance plans demonstrating the flow paths and areas of 
ponding in the event of blockages or storms exceeding design 
criteria. 

p) Details for the long term maintenance, management, adoption and 
monitoring arrangements for the surface water drainage system. 
The submitted details shall include: 
i) Maintenance schedules for each drainage feature type 
ii) A plan detailing ownership of each drainage feature 
iii) Confirmation that adoption of features is accepted by Southern 

Water /Highways Authority/other public body 
iv) Details of protection measures 

q) Specify the responsibilities of each party for the implementation of 
the SuDS scheme.  

r) Specify a timetable for implementation.  
 
The sustainable drainage system shall be implemented and thereafter 
managed and maintained in accordance with the approved details. 
Reason: to prevent risk of flooding and ensure satisfactory drainage for 
the development in accordance with Policies DM3, DM5, DM6 and 
DM11 of the Local Plan (Schedule of Main Modifications) May 2021.  
 

18 Foul Drainage 

Construction of the development shall not commence until full details of 
the proposed means of foul sewerage have been submitted to, and 
approved in writing by, the Local Planning Authority in consultation with 
Southern Water. These shall be in accordance with the submitted 
Utilities and Foul Water Statement 26114-RP-IE-002 Issue 02.  The 
approved details shall be fully implemented prior to the first occupation 
of development within each phase.  Reason: to provide satisfactory foul 
drainage and to prevent flooding. 

19 Ecological Mitigation and Management Strategy 

No development shall commence (including vegetation clearance and 
groundworks) until an over-arching Ecological Mitigation and 
Management Strategy (EMMS) covering all the proposed development 
has been submitted to and approved in writing by the Local Planning 
Authority. The purpose of the EMMS is to provide the basis for more 
detailed Ecological Mitigation and Management Plans (EMMP’s) for 
each Reserved Matters application and for Construction Environmental 
Management Plans (CEMP’s). The EMMS shall be based on the 
recommendations in Chapter 10 and Appendix 10.12 of the submitted 
Environmental Statement and on the revised Green Infrastructure 
Parameter Plan (dated 25.05.2021). It shall be based on the most up-
to-date ecological survey information and outline the avoidance and 
mitigation measures to be carried out on-site and off-site, together with 
a timetable for implementation. The EMMP shall include the following: 



 

 

a) Overall risk assessment of potentially damaging site clearance and 

construction activities; 

b) The extent and location of important ecological features (habitats, 
including watercourses, ponds, all hedgerows and trees, and 
species including great crested newt, bats, dormice, otter, reptiles 
and barn owl) and ecological networks and related green 
infrastructure identifying those that are proposed to be retained and 
those proposed for removal and proposed avoidance and mitigation 
measures, shown on appropriate scale maps and plans; 

c) Identification of ‘biodiversity protection zones’ within which no 

construction related activities will take place (including protection 

zones for SINCs, woodland, hedgerows, ponds and watercourses); 

d) Details of biosecurity arrangements, invasive non-native species 

control and methods for preventing the spread of non-native species; 

e) Outline the requirements for updated ecological surveys to inform 

mitigation measures and the timetable for each survey; 

f) Identify where Protected Species Licences will be required to enable 

the proposed development to proceed lawfully; 

g) Outline practical measures (both physical measures and sensitive 

working practises) to avoid or reduce impacts during site clearance 

and construction including the location and timing of sensitive works 

to avoid harm to important biodiversity features (may be provided as 

a set of method statements); 

h) The times during construction when specialist ecologists need to be 

present on site to oversee works. 

 
Reason: To protect features of ecological importance during site 
clearance and construction in accordance with paragraph 174 of the 
National Planning Policy Framework (NPPF), July 2021 and Policies 
DM1 and DM11 of the Local Plan (Schedule of Main Modifications) 
May 2021. The EMMS will provide the ecological baseline and the 
framework for managing impacts to biodiversity throughout the lifetime 
of the construction. It will form the basis for more detailed Ecological 
Mitigation and Management Plans to accompany each Reserved 
Matters application. 

 
20 Ecological Mitigation and Management Plans 

No development above slab level shall proceed (including vegetation 
clearance and groundworks) until a final Ecological Mitigation and 
Management Plan (EMMP) for this development has been submitted to 
and approved in writing by the Local Planning Authority. The EMMP 
shall be based on the approved Ecological Mitigation and Management 
Strategy (EMMS) and the recommendations in Chapter 10 and 
Appendix 10.12 of the submitted Environmental Statement and on the 
revised Green Infrastructure Parameter Plan (dated 25.05.2021). It 
shall be based on up-to-date ecological survey information and detail 
the avoidance and mitigation measures to be carried out on site and 
off-site, together with a timetable for implementation. The development 



 

 

shall be carried out in accordance with the approved details. The 
EMMP shall include the following: 
a) Detailed risk assessment of potentially damaging site clearance and 

construction activities; 

b) Details of the extent and location of important ecological features 

(habitats, including watercourses, ponds, all hedgerows and trees, 

and species including great crested newt, bats, dormice, otter, 

reptiles and barn owl) and related green infrastructure and proposed 

avoidance and mitigation measures, shown on appropriate scale 

maps and plans; 

c) Identification of ‘biodiversity protection zones’ within which no 

construction related activities will take place (including protection 

zones for SINCs, woodland, hedgerows, ponds and watercourses); 

d) Details of the requirements for updated ecological surveys to inform 

mitigation measures and the timetable for each survey; 

e) Identify where Protected Species Licences will be required to enable 

the proposed development to proceed lawfully; 

f) Detailed practical measures (both physical measures and sensitive 

working practises) to avoid or reduce impacts during site clearance 

and construction including the location and timing of sensitive works 

to avoid harm to important biodiversity features (may be provided as 

a set of method statements) 

g) The times during construction when specialist ecologists need to be 

present on site to oversee works; 

The approved EMMP shall be adhered to and implemented throughout 
site clearance and the construction period in accordance with the 
approved details. 
Reason: To protect features of ecological importance during site 
clearance and construction in accordance with paragraph 174 of the 
National Planning Policy Framework (NPPF), July 2021 and Policies 
DM1 and  DM11 of the Local Plan (Schedule of Main Modifications) 
May 2021. The EMMP’s will provide the detailed measures for 
managing impacts to biodiversity throughout each phase of the 
construction. They will be based upon the Ecological Mitigation and 
Management Strategy once submitted and approved by the local 
planning authority.  

 
21 Biodiversity Net Gain 

No development shall take place (including site clearance and 
groundworks) until an Ecological Enhancement and Design strategy 
(EEDS) addressing the requirements for ecological compensation, 
restoration and enhancement has been submitted to and approved in 
writing by the local planning authority. The purpose of the strategy is to 
demonstrate how net losses of biodiversity will be compensated for and 
a 10% net gain in biodiversity delivered.  
The EEDS shall include the following: 
a) Calculations of the baseline biodiversity resource within the 

application site and losses resulting from the proposed development 



 

 

and demonstrating how losses will be compensated for and a 
minimum 10% net gain to be delivered, using the Defra Metric;  

b) Detailed design(s) and specifications and working methods for 
habitat creation and restoration and enhancement to compensate for 
losses and achieve the overall biodiversity net gain; 

c) Extent and location/areas of proposed habitat creation, restoration 
and enhancement works on appropriate scale maps and plans; 

d) Type and source of materials to be used where appropriate, e.g. 
native species of local provenance; 

e) Timetable for implementation demonstrating that works are aligned 
with the proposed phasing of development; 

f) Persons responsible for implementing the works; 
g) Details of initial aftercare and maintenance during the establishment 

phase (long-term management should be included within a separate 
Landscape and  Ecological Management Plan, LEMP); 

h) Details of target condition for habitats created, restored or enhanced 
and monitoring methods and remedial measures to ensure these 
targets are achieved; 

The EEDS shall be implemented in accordance with the approved 
details and all features shall be retained in that manner thereafter. 
Reason: To ensure that the development results in no net loss of 
biodiversity and an overall net gain in accordance with protect features 
of ecological importance during site clearance and construction in 
accordance with paragraph 179 of the National Planning Policy 
Framework (NPPF), July 2021 and Policies DM1 and DM11 of the 
Local Plan (Schedule of Main Modifications) May 2021. 

 
22 Landscape and Ecological Management Plan (LEMP)  

A final Landscape and Ecological Management and Enhancement Plan 
(LEMP) shall be submitted to, and be approved in writing by, the local 
planning authority prior to the occupation of the first dwelling or first 
commencement of use of roads or open space. The purpose of the 
LEMP is to ensure that all the ecological features to be retained and 
those that are to be created, restored or enhanced are appropriately 
managed to deliver the conservation objectives for the development. 
The content of the LEMP shall include the following: 
a) Description and evaluation of the ecological features to be managed; 
b) Ecological trends and constraints on site that might influence 

management; 
c) Aims and objectives of management. 
d) Appropriate management options for achieving aims and objectives. 
e) Details of target condition for the retained habitats and those 

created, restored or enhanced and monitoring methods and remedial 
measures to ensure these targets are achieved; 

f) Prescriptions and specifications for management actions;  
g) Preparation of a work schedule (including an annual work plan 

capable of being rolled forward over a five-year period) to deliver the 
management actions; 

h) Details of the body or organization responsible for implementation of 
the plan. 



 

 

The LEMP shall also include details of the legal and funding 
mechanism(s) by which the long-term implementation of the plan will 
be secured by the developer with the management body(ies) 
responsible for its delivery. 
The plan shall also set out (where the results from monitoring show that 
conservation aims and objectives of the LEMP are not being met) how 
contingencies and/or remedial action will be identified, agreed and 
implemented so that the development still delivers the fully functioning 
biodiversity objectives of the originally approved scheme. 
The approved plan will be implemented in accordance with the 
approved details. 
Reason: To ensure that ecological management measures are 
appropriately devised and implemented effectively so that the overall 
conservation objectives of the development (including Biodiversity Net 
Gain) are achieved and maintained over the lifetime of the 
development, in accordance with paragraph 179 of the National 
Planning Policy Framework (NPPF), July 2021 and Policies DM1 and 
DM11 of the Local Plan (Schedule of Main Modifications) May 2021.  

 

23 GI and open space proposals and management strategy 

Within 3 months of the commencement of development final open 
space, green infrastructure, hard and soft landscaping details and 
maintenance and management proposals have been submitted to, and 
approved in writing by, the Local Planning Authority. The final details 
shall be in broad accordance with the the Open Space Strategy 11705 
RO5 Rev H, Open Space Landscape Principles Plan 12889_ R01 Rev 
G; Soft Landscape General Arrangement Plan 12889_P07 Rev G; 
Publicly Accessible Open Space Plan 12889_P16_Rev B and Tree 
Proposals Plan 12889_P06 Rev F.  
Reason To ensure provision of a fully connected, multifunctional green 
infrastructure and open space that can be access by the population 
and nature. 

24 Replacement of failed landscaping  

All works approved under condition 24 including hard & soft 
landscaping, tree planting and boundary treatments shall be carried out 
in accordance with the approved details and to the appropriate British 
Standard. For a period of no less than 10 years after planting, any trees 
or plants which are removed, die or become seriously damaged or 
defective, shall be replaced as soon as is reasonably practicable with 
others of the same species, size and number as originally approved in 
the landscaping scheme. 
Reason: In the interests of the visual amenity of the locality and to 
safeguard the amenities of neighbouring residents.  

 
25 Landscaping within land to front of Holly Rise 

The Burnetts Lane landscaping proposed on plan ref 2135-TFC-00-00-
DR-L-1005 shall be provided within 12 months of the commencement 
of the development hereby permitted. All works shall be carried out to 
the appropriate British Standard. For a period of no less than 10 years 



 

 

after planting, any trees or plants which are removed, die or become 
seriously damaged or defective, shall be replaced as soon as is 
reasonably practicable with others of the same species, size and 
number as originally approved in the landscaping scheme.  
Reason: In the interests of the visual amenity of the locality and to 
safeguard the amenities of neighbouring residents.  

 
26 Play provision  

Within 3 months of commencement of development full details of play 

provision for the site in accordance with the approved Open Space 

Strategy 11705/R05 Rev H dated 22 June 2021 shall be submitted to 

and be approved by the Local Planning Authority and the approved 

works shall be fully implemented prior to first occupation of any 

dwellings within the development.   

Reason: to ensure satisfactory play provision in the interests of 
residential amenity 

 
27 Lighting strategy  

Within 3 months of the commencement of development, a lighting 
design strategy for biodiversity, security and amenity shall be submitted 
to and approved in writing by the local planning authority. The strategy 
shall: 
a) identify those areas/ecological features and the species they support 

that are particularly sensitive to artificial lighting and where artificial 
lighting is likely to cause disturbance in or around their breeding 
sites and resting places or along important routes used to access 
key areas of their territory, for example, for foraging; and 

b) show how and where external lighting will be installed (through the 
provision of appropriate lighting contour plans and technical 
specifications) so that it can be clearly demonstrated that areas to be 
lit will not disturb or prevent the above species using their territory or 
having access to their breeding sites and resting places. 

The lighting strategy shall accord with the submitted Lighting 
Assessment Addendum ESSEN-09820 Rev P03 scheme and with the 
submitted External Lighting Layout Plan ref OHH-HYD-XX-XX-DR-E-
8000 Rev P02 and follow the advice and guidance of the Institute of 
Lighting Professional (ILP)'s publication "Guidance Notes for the 
Reduction of Obtrusive Light" and the Bat Conservation Trust and ILP 
Guidance Note 08/18 “Bats and artificial lighting in the UK. 
All external lighting shall be installed in accordance with the 
specifications and locations set out in the strategy, and these shall be 
maintained thereafter in accordance with the strategy. Under no 
circumstances should any other external lighting be installed without 
prior consent from the local planning authority. 
Reason: To ensure that crepuscular and nocturnal animal species are 
not significantly disturbed by artificial lighting such that it adversely 
affects their breeding, roosting, foraging and commuting patterns and 
behaviour and to protect residential amenity and provide security 
measures.  



 

 

 
28 Arboricultural Impact Assessment and Method Statement  

The development shall fully accord with the Arboricultural Impact 
Assessment reference 11705_R05 RevA_JP_HM; the Tree Survey 
Report  CBA11370 v1, October 2020, the Tree Protection Plan  
CBA11370.02.TPP and the requirements of British Standard 
5837:2012 Trees in Relation to Design, Demolition and Construction 
Recommendations (or subsequent updates), must be submitted and 
approved by the Local Planning Authority. The approved arboricultural 
documents may only be modified subject to written agreement from the 
Local Planning Authority 
Reason: to retain and protect the existing trees which form an 
important part of the amenity of the locality. 

29 Contaminated land – further studies, reporting and compliance  

All work on site shall comply with the recommendations of the the 
Ground Investigation Report Final ref  GE18771-GIRv3.0-DEC20, 
Version: 3.0 , Ground Water Monitoring Letter (dated 14 April 2021), 
Analytical report 20-19015-2,  Analytical report 20-19261-2  and in 
accordance with BS10175:2011+A2:2017, and BS 8576:2013.  No 
work shall commence on site until the following has been submitted to, 
and approved in writing by the LPA: 

a) Final report of a site investigation documenting the ground 
conditions of the site, and incorporating chemical and gas analysis 
identified as appropriate by the Ground Investigation Report Final ref  
GE18771-GIRv3.0-DEC20, Version: 3.0 and in accordance with 
BS10175:2011+A2:2017, and BS 8576:2013. 

b) A detailed site-specific scheme for remedial works and measures to 
be undertaken to avoid the risk from contaminants and/or gases 
when the site is developed and proposals for future maintenance 
and monitoring   

Such a scheme shall include the nomination of a competent person to 
oversee the implementation of the works.  
Reason: in the interests of human health and in order to comply with 
Emerging EBLP Policy DM8 

30 Verification 
The development hereby permitted shall not be occupied / brought into 
use until there has been submitted to the LPA verification by the 
competent person approved under the provisions of condition 30(b) 
that any remediation scheme required and approved under the 
provisions of condition 30(b) has been implemented fully in accordance 
with the approved details (unless varied with the written permission of 
the LPA in advance of implementation).   
Unless agreed in writing with the LPA such verification shall comply 
with UK Land contamination risk management (LCRM) and the 
guidance contained in EA Guidance for the Safe Development of 
Housing on Land Affected by Contamination - R&D Publication 66: 
2008. Typically, such a report would comprise:   



 

 

a) A description of the site and its background, and summary of 

relevant site information,   

b) a description of the remediation objectives and remedial works 

carried out.  

c) verification data, including - data (sample locations/analytical results, 

as-built drawings of the implemented scheme, photographs of the 

remediation work in progress, etc.   

d) Certificates demonstrating that imported and/or material left in situ is 

free from contamination, gas/vapour membranes have been installed 

correctly.  

Thereafter the scheme shall be monitored and maintained in 
accordance with the scheme approved under condition 30(b). 
Reason: in the interests of human health and in order to comply with 
Emerging EBLP Policy DM8. 

31 Unexpected contamination 

In the event that any evidence of potential contamination is found at 
any time when carrying out the approved development that was not 
previously identified in the approved Phase 2 report, it must be 
reported in writing immediately to the Local Planning Authority. An 
investigation and risk assessment must be undertaken in accordance 
with a methodology previously approved by the Local Planning 
Authority. Following completion of measures identified in the approved 
remediation scheme, a verification report must be prepared, which is 
subject to the approval in writing of the Local Planning Authority in 
accordance with the immediately above condition.  
Reason: in the interests of human health and in order to comply with 
Emerging EBLP Policy DM8  

 
32 Crime prevention/secured by design  

Prior to any above-ground works, details of full ‘Secured by Design’ 
Accreditation shall be submitted and approved in writing by the Local 
Planning Authority. The details shall demonstrate consultation with the 
Hampshire Constabulary Designing Out Crime Officer and that layout 
and design of the development and each building or such part of a 
building can achieve accreditation. The development shall only be 
carried out in accordance with the approved details and maintained 
thereafter. 
Prior to the first occupation of each building or part of a building or use, 
a ‘Secured by Design’ accreditation shall be obtained for such building 
or part of such building or use and thereafter all features are to be 
permanently retained. 
Reason: To ensure safe and secure development and contribute to 
reducing crime, in accordance with Supplementary Planning 
Document, “Quality Places” and the NPPF (2019). 

 
33 Acoustic design and implementation 



 

 

Within 3 months of commencement of development a final detailed 
Noise Risk Assessment and Management Scheme shall be submitted 
to, and approved in writing by, the Local Planning Authority in order to 
address noise from the scheme and nearby uses. This shall include 
where and how mitigation will be needed and to what degree, including 
traffic and construction noise impacts, and timescales for 
implementation of the noise mitigation and good acoustic integrated 
design for sound quality. It shall include an assessment of growth in 
road traffic to future year 15, assessment of plant and machinery, 
acoustic details of façade design, boundary treatments, landscaped 
noise bunds, vegetated walls, absorptive walls, screening features 
such as fins or wing walls, louvres, winter gardens, road surfaces, 
sound insulating windows and mechanical ventilation, including means 
to prevent overheating other than opening windows and taking account 
of self-noise and exterior noise penetration through these systems.  In 
doing so, the designs shall include for uncertainty by allowing for 
tolerance in the accuracy of design calculations, materials and 
component supply, and build and installation. The scheme for each 
building or use shall be fully implemented as approved.  Reason: In the 
interest in public amenity, to protect business interests, and in 
accordance with policy 31.ES and 59.BE of the Eastleigh Borough 
Local Plan Review (2006) and policy DM1 and DM8 of the Emerging 
Eastleigh Borough Local Plan 2016-2036.  

 
34 Verification of acoustic mitigation 

Prior to first occupation of each building verification of all acoustic 
mitigation provided under Condition 34 shall be submitted to the Local 
Planning Authority. Where in the opinion of the Local Planning 
Authority the development falls short of design guidelines, performance 
and reliability, availability and maintainability, provision for remediation 
shall be agreed in writing by the Local Planning Authority and fully 
implemented within an agreed timescale.   Verification methods shall 
be agreed beforehand by the Local Planning Authority and shall include 
testing and demonstration through empirical means.   
Reason: In the interest in public amenity and in accordance with policy 
31.ES and 59.BE of the Eastleigh Borough Local Plan Review (2006) 
and policy DM1 and DM8 of the Emerging Eastleigh Borough Local 
Plan 2016-2036. This verification is required prior to first occupation in 
order to satisfy the Local Planning Authority that the noise associated 
with the scheme has been satisfactorily mitigated. 

 
35 CEMP including no burning, dust controls, drainage, noise and 

vibration controls, piling 

Before any site clearance or development commences, a final 
Construction and Environmental Management Plan (CEMP), to include 
Code of Construction Practice and a Construction Traffic Management 
Plan, shall be submitted to and approved in writing by the Local 
Planning Authority. The CEMP shall include the following details: 



 

 

a. the timing and phasing of the works (including all demolition and 
piling) and lorry routing  

b. confirmation that there will be no burning of site clearance or waste 
on site 

c. the location of temporary site buildings and plant and material 
storage areas,  

d. the arrangement for construction deliveries, 
e. measures to prevent or minimise the risks of air pollution (through 

controls over dust emissions, exhaust emissions, bonfires etc.);  
f. temporary construction car parking both on and off-site,  
g. temporary artificial lighting, including hours of lighting, 
h. mud on the road mitigation,  
i. a scheme for controlling noise and vibration from demolition and 

construction activities (to include piling) so as not to disturb sensitive 
biodiversity or harm residential amenity;  

j. the protection of pedestrian routes during construction,  
k. storage of and collection of waste 
l. controls for the volume and the quality of surface water runoff 

(including treatments for pollution) and which prevent or minimises 
the risks of land contamination and water pollution (including 
minimising the area of land that is disturbed and exposed, temporary 
covering/protection of disturbed areas, the installation of temporary 
SUDS, the use of silt traps, etc) 

m. watercourse crossings and any proposed diversions (temporary or 
permanent),  

n. a map or plan showing habitat areas to be specifically protected 
(identified in the ecological reports) during the works and any 
necessary mitigation for protected species to include appropriate 
buffers, exclusion zones, protective fencing, etc. to avoid damage to 
hedgerows, trees, streams and other important ecological features; 

o. Information on the persons/bodies responsible for particular activities 
associated with the construction phase to include suitably competent 
SHEQ’s on site at all times during construction who can monitor and 
control activities in accordance with the agreed CEMP and who shall 
ensure that there are satisfactory monitoring and reporting 
arrangements and that incidents and emergencies are immediately 
reported to the local planning authority 

p. Measures to ensure that soils are managed appropriately and 
retained on site wherever possible; 

All works shall be carried out in accordance with the approved CEMP 
and should have due regard to the advice and guidance contained in 
British Standard BS5228:2009 (A1 2014) “Code of Practice for noise 
and vibration control on construction and open sites”.  
Reason: in the interests of amenity, highway safety and protection of 
ecological features. 

 
36 Construction hours 

The hours of all demolition and construction works shall be restricted to 
0800 - 1800 hours Monday to Friday, 0800 - 1300 on Saturday, and at 



 

 

no other time on Sundays, Bank and Public holidays. Reason: To 
protect the amenities of occupiers of any nearby premises. 

 
37 Non-residential use controls e.g. emissions, plant and sound 

equipment, hours of opening 

Prior to the first occupation of any buildings, details of any plant and 
sound equipment which would give rise to emissions of noise or air 
emissions (of ash, dust, fumes, gas, grit, malodour, or soot) and 
proposals for their controls and mitigation shall be submitted to the 
Local Planning Authority for written approval, together with details of 
hours of use. The agreed controls and mitigation measures shall be 
fully implemented. Any fixed plant or machinery used on site shall be 
provided with suitable acoustic attenuation, or sited at agreed locations, 
to mitigate the effects of noise as approved in writing by the local 
planning authority. Reason: to ensure the protection of amenity and in 
order to comply with Emerging EBLP Policy DM8. 
 

38 Energy and water standards 

Prior to the occupation of any building within each sub-phase of the 
development (or, in accordance with a timetable to be agreed in writing 
with the Local Planning Authority), as built stage SAP data and as built 
stage water calculator confirming energy efficiency and the predicted 
internal mains water consumption to achieve the following shall be 
submitted to and approved in writing by the Local Planning Authority: 
a) In respect of energy efficiency, a standard of a 19% improvement of 

dwelling emission rate over the target emission rate as set in the 
2013 Building Regulations 

b) In respect of water consumption, a maximum predicted internal 
mains water consumption of 105 litres/person/day. 

The development shall not be carried out otherwise than in accordance 
with the approved details. 
Reason: To support a comprehensive approach to high quality design 
across the site; in line with the guidance set out in the Government’s 
Ministerial Statement of 25 March 2015 which states that Local 
Planning Authorities should, from the date of its publication, take into 
account the government’s intentions in the statement “and not set 
conditions with requirements above a Code level 4 equivalent”. 

 
39 Technology strategy per phase (broadband, fibre optic) and 

provision of infrastructure 

Within 3 months of the commencement of development, details of a 
technology and communication strategy for the provision of broadband, 
fibre optic and audio visual technology for the development shall be 
submitted to and approved in writing by the Local Planning Authority. 
The infrastructure must then be provided for use upon first occupation 
of the buildings hereby permitted and retained thereafter.  
Reason: To improve the opportunities to work from home and to reduce 
the proliferation of individual masts, aerials, satellite dishes and wiring 
on flatted blocks in the interests of visual amenity.   



 

 

40 Bird Hazard Management Plan (Southampton Airport condition) 

Within 3 months of the commencement of development a Bird Hazard 
Management Plan shall have been submitted to and approved in 
writing by the Local Planning Authority. The Bird Hazard Management 
Plan should comply with advice note 3: https://www.aoa.org.uk/wp-
content/uploads/2016/09/Advice-Note-3-Wildlife-Hazards-2016.pdf  
The Bird Hazard Management Plan shall be implemented as approved, 
on completion of the development and shall remain in force for the life 
of the development. No subsequent alterations to the plan are to take 
place unless first submitted to and approved in writing by the Local 
Planning Authority. 

Reason: It is necessary to manage the roof areas on the development 
in order to minimise its attractiveness to birds which could endanger 
the safe movement of aircraft and the operation of Southampton 
Airport. 

41 Construction Management Strategy re Airport 

Development shall not commence until a construction management 
strategy in relation to safeguarding Southampton Airport has been 
submitted to and approved in writing by the Local Planning Authority 
covering the application site and any adjoining land which will be used 
during the construction period. Such a strategy shall include the 
following matters:  
- Details of the area(s) subject to construction activity.  

- Details of cranes and other tall construction equipment and plans to 

ensure the planned operations are appropriately safeguarded 

through consultation with the aerodrome – such schemes shall 

comply with CAP1096 “Guidance to crane users on aviation lighting” 

and notification Advice Note 4 ‘Cranes and Other Construction 

Issues’: https://www.aoa.org.uk/wp-content/uploads/2016/09/Advice-

Note-4-Cranes-2016.pdf 

- Details of temporary lighting used for construction.  

The approved strategy (or any variation approved in writing by the 
Local Planning Authority) shall be implemented for the duration of the 
construction period. 
Reason: To ensure that construction work and construction equipment 
on the site and adjoining land does not breach the Obstacle Limitation 
Surface (OLS) surrounding Southampton Airport and endanger aircraft 
movements and the safe operation of the aerodrome. 

 
42 Biodiversity Monitoring Strategy (and Remedial Measures)   

No development shall take place, including demolition, ground works 
and vegetation clearance, until a Biodiversity Monitoring Strategy 
(BMS) has been submitted to, and approved in writing by, the local 
planning authority. The purpose of the strategy shall be to: 
1) monitor the performance of and effectiveness of the proposed 

avoidance and mitigation measures within the approved Ecological 
Mitigation Management Strategy (EMMS) as detailed within the 

https://www.aoa.org.uk/wp-content/uploads/2016/09/Advice-Note-3-Wildlife-Hazards-2016.pdf
https://www.aoa.org.uk/wp-content/uploads/2016/09/Advice-Note-3-Wildlife-Hazards-2016.pdf
https://www.aoa.org.uk/wp-content/uploads/2016/09/Advice-Note-4-Cranes-2016.pdf
https://www.aoa.org.uk/wp-content/uploads/2016/09/Advice-Note-4-Cranes-2016.pdf


 

 

approved Ecological Mitigation and Management Plans(EMMP’s); 
and  

2) provide timely identification of avoidance and mitigation measures 
which are not being correctly implemented or are not delivering the 
required effects; and  

3) provide contingencies and/or remedial measures to be implemented 
in the event that monitoring finds evidence that avoidance and 
mitigation measures are not being correctly implemented or are not 
delivering the necessary avoidance or mitigation or there are 
unexpected events or incidents. 

The content of the Strategy shall include the following. 
a) Aims and objectives of monitoring to achieve the purpose of the 

strategy; 
b) Identification of appropriate baseline conditions prior to the start of 

development; 
c) Appropriate success criteria, targets, thresholds and triggers against 

which the effectiveness of the various conservation measures being 
monitored can be judged; 

d) Contingency measures and remedial measures where thresholds 
are exceeded or triggers reached; 

e) Methods for data gathering and analysis; 
f) Locations of monitoring; 
g) Timing, frequency and duration of monitoring; 
h) Methods of recording, storing and reporting the results of monitoring 

to the local planning authority, including the reporting of incidents 
and the proposed contingency or remedial measures taken or 
proposed including responsible persons and lines of communication;  

A report describing the results of monitoring shall be submitted to the 
local planning authority at monthly intervals. The report shall also set 
out (where the results from monitoring show that conservation aims 
and objectives are not being met) how contingencies and/or remedial 
action will be identified and agreed with the local planning authority, 
and then implemented so that the development still delivers the fully 
functioning biodiversity objectives of the approved scheme. 
The monitoring strategy will be implemented in accordance with the 
approved details. 
Reasons: To ensure that ecological avoidance and mitigation 
measures are implemented effectively to   protect features of ecological 
importance during site clearance and construction in accordance with 
paragraph 174 of the National Planning Policy Framework (NPPF), July 
2021 and Policies DM1 and DM11 of the Local Plan (Schedule of Main 
Modifications) May 2021. The BMS will provide the local planning 
authority with the necessary information to judge the effectiveness of 
the agreed avoidance and mitigation measures and to identify when 
contingency measures or remedial action is required. 
 

43 Protected Species Licensing 

Site clearance and construction works that could result in harm or 
disturbance to species listed on Schedule 2 of the Conservation of 
Habitats and Species Regulations, 2017 (as amended) or their 



 

 

breeding sites or resting places, shall not in any circumstances 
commence unless the local planning authority has been provided with 
either: 
a) a licence issued by [the relevant licensing body] pursuant to 

Regulation 55 of The Conservation of Habitats and Species 
Regulations 2017 authorising the specified activity/development to 
go ahead;  

b) written confirmation from Natural England that the operation does 
not require such a licence. 

The works must be undertaken strictly in accordance with the methods, 
conditions and limitations of the licence granted. 
Reason: To ensure there are no adverse effects to the populations of 
legally protected species. 
 

44 National Transport Condition 

No development shall take place until a Construction Traffic 
Management Plan (CTMP) has been submitted to and approved in 
writing by the Local Planning Authority (in consultation with Highways 
England). Reason: To ensure that the M3 and M27 Trunk Roads 
continue to be an effective part of the national system of routes for 
through traffic in accordance with section 10 of the Highways Act 1980 
and to satisfy the reasonable requirements of road safety.  

 
Notes to Applicant 
 
1 In accordance with the National Planning Policy Framework, 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. 
 
2 The proposed public critical water trunk main diversion shall be agreed and 
approved by Southern Water under Section 185 of the Water Industry Act 
application process before commencement of works on site.  The impact of 
any works within the highway/access road on public apparatus shall be 
assessed and approved, in consultation with Southern Water, under a 
NRSWA enquiry in order to protect public apparatus. Please send these 
enquiries to Developer.Services@southernwater.co.uk.  Restrictions on the 
proposed tree planting adjacent to Southern Water sewers, rising mains or 
water mains and any such proposed assets in the vicinity of existing planting. 
Reference should be made to Southern Water's publication “A Guide to Tree 
Planting near water Mains and Sewers” (southernwater.co.uk/media/3027/ds-
tree-planting-guide.pdf) and the Sewerage Sector Guidance 
(water.org.uk/sewerage-sector-guidance-approved-documents) with regards 
to any landscaping proposals and SW restrictions and maintenance of tree 
planting adjacent to sewers, rising mains and water mains. 

 
Environmental Impact Assessment Procedure – draft conclusion  

 

mailto:Developer.Services@southernwater.co.uk


 

 

The application has been assessed under the EIA procedures and this report 
(as updated) constitutes that assessment. In line with guidance Reasons for 
Approval are required to be given as follows: 

 
1) The proposal is considered to represent a sustainable form of 

development. The proposal is therefore in accordance with the National 
Planning Policy Framework (July 2021) (NPPF) and Adopted Local 
Plan Policy DM2 and Emerging Policy S1. 
 

2) The proposed development would have an impact on the local 
landscape character and scenic quality of the area but would 
successfully mitigate that impact. The proposal therefore complies with 
the National Planning Policy Framework (July 2021) and Adopted Plan 
Policy DM1 and DM32. 
 

3) The proposed development would provide affordable housing to meet 
an identified need. As such the proposal would comply with the 
National Planning Policy Framework (July 2021); Adopted Plan Policy 
74.H, Emerging Plan Policies DM28 and HH1 and the Council's 
Affordable Housing Supplementary Planning Document (2009). 
 

4) Subject to S106 provisions, the proposed development would provide 
an appropriate mix of housing and as such the proposal would comply 
with the National Planning Policy Framework (July 2021) and Emerging 
Plan Policy DM24. 
 

5) The proposal would conserve the biodiversity value and nature 
conservation interests of the site and Nationally Designated areas and 
as such the proposal would comply with the National Planning Policy 
Framework (July 2021), Adopted Plan Policies 23.NC, 25.NC, 26.NC 
and Emerging Policies DM6 and DM11. 
 

6) The proposed development could, as part of any reserved matters 
application, provide safe access and adequate parking provision in 
accordance with highway requirements, and as such would accord the 
National Planning Policy Framework (July 2021); Adopted Plan Policies 
59.BE, 102.T and 104.T and Emerging Plan Policies DM1 and DM14 
and the Residential Parking Standards Supplementary Planning 
Document (2009). 
 

7) Adequate drainage (foul and surface water) can be provided for the  
development and can be adequately controlled through other 
legislation, and through planning conditions, so as to ensure that there 
would be no flooding risk to property. The proposal accords with the 
National Planning Policy Framework (July 2021) and Adopted Plan 
policy 45.ES and Emerging Plan Policies DM5 and DM6. 
 

8) The proposal would not result in unacceptable adverse harm to the 
amenities of neighbouring properties. The proposal would therefore 



 

 

accord with Adopted Plan Policy 59.BE and Emerging Plan Policy 
DM1. 
 

9) The proposed development would result in less than substantial harm 
to the Firtree Farmhouse Listed Building or archaeology.   As such it 
complies with the National Planning Policy Framework (July 2021) and 
Adopted Local Plan Policies 166.LB and 174.LB and Emerging Plan 
Policy DM12. 
 

10) The provision of a Section 106 agreement would ensure that the 
development provides adequate infrastructure to mitigate the impact of 
the development in relation to nitrates, community provision, open 
space, playing fields, play areas, affordable housing, allotments, wildlife 
mitigation and enhancement, nitrate mitigation and management, 
public art, recreational impacts on designated sites, travel plan, 
transport/highway / footpath / Bridleway / cycleway works and 
education. The development therefore complies with the National 
Planning Policy Framework (February 2019); the adopted and 
emerging Development Plan the Council's adopted Supplementary 
Planning Document on Affordable Housing; Hampshire County 
Council's Developers' Contribution towards Children's Services 
Facilities and the Council's SPD on S106 Planning Obligations.  

 
The Secretary of State will be notified of any decision to grant 
permission and this decision would also be advertised in line with EIA 
Regulations. 

  
 
 



 

 

 


