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1.

1.1

1.2

1.3

1.4

1.6

Introduction

These representations are made to Test Valley Borough Council's ("the Council”) 'Issues and Options

Consullation for the next Local Plan’ ("the Consultation”) on behalf of CEG.

The Consultation is a key stage in the Council's preparation of its new Logal Plan ("the Emerging
Ly, which will provide for future growth and development in the Barough up to 2036, seven years

beyond the current plan peried ending in 2029,

The focus of the Consultation is onissues surrounding the number and location of new homes that
will be required in the Borough — to ensure a sufficient supply of market and affordable homes for
current and future generations. Spedific questions are raised by the Consullation as to how the
Emerging LP should distribute housing growth — posing a number of spatial options that include local
allocations through neighbourhood plans; a proportionate distribution of growth between the main

settlements: specific allocations through the plan making process; and/or a new garden village.

As well as the Council's own housing requirement, which is now informed by the Government's
standardised methodalogy, the relationship of Test Valley to its neighbouring authorities will
influence how many new hames are needed in the Borough and where they should go. Particularly
that the south of the Borough has strong functional connections with Southampton and the Solent

sub-region,

CEG's intarest in the Emerging LP is that it is the sole freehold owner of land at Rownhams Lane,
Rownhams {“the Site”), identified as 10210 in the Coundil's Strategic Housing and Economic Land

Availabillty Assessment {February 2018) ("the SHELAA").

A detailed submission setting out the suitahility of the Site, together with the development
opportunity and vision, was presented in response Lo the Council’s call for sites in October 2017, This

explains that;

= the Site is whally suitable for development, most notably with its close relationship to the
existing settlement of Mursling and Rownhams — & second ter settlement behind only
Andover and Romsey, which the Revised Local Plan 2011-2029 (“the LP”) identifies as

suitabile for residential allocations of a strateqic size;
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the Site is available for development, with a single landowner (CEG) making delivery of

housing less complicated and therefore laster;
¢ the Site has a great degree of natural containment in the landscape;

= the Site abuts the 'Key Service Centre’ of Mursling and Rownharms and is within walking and
cycling distance of the senvices and facilities within Rownhams and Lordshill, The "Key Service
Centre’ role of Mursling and Rownhams is reinforced by its strong relationship with

employment areas and other services in the adjeining areas of Southampton;

»  the suitability of the Site was considered by the appeal Inspecior in allowing the
development adjacent to the west of the Site (APP/C1760/4/14/2224913) ("the Approved
Schame"): " The Appeal Site is in an accessible and sustainable location, adioining the existing
settlement boundary as an axtension of Rownfiams, The Appaal Site is appropriate for the

Appeal Scheme",

s there is headroom in the SANG provided by the Approved Scherne (o mitigale any impact on
European protected sites that development an the Site might cause from increased

recregtinnal pressure; and

= assuitakle anc available land, residential development of up to 300 dwellings on the Site will
help meet (i) the housing requirement of the Southern Test Valley (STV) area and (i} the
unmet needs of the wider Southampton Housing Market Area (HMA), which includes the

residual unmet need of Southampton,

1.7 Inresponse to the Consultation, building on the CEG's call for sites submissian, these representations

address:
i what the appropriate spatial strateqy and distribution of new hornes should be; and

ii. how development on the Site is suitable and would help deliver the level of growth reguired

in the right location.
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2.3

2.4

2.5

Amount and Distribution of Growth

The presumption in favour of sustainable developrnent remains at the heart of the revised National
Planning Policy Framework ("the Framework”) - that plans should meet the development needs of
their area, providing as a minimum the objectively assessed needs for housing, as well as needs that

cannedt be mel within neighbouring areas.
Housing Marlket Areas

The Consultation identifies the two HMAS in Test Valley Borough — one covering the northern area,
forussed around Andover [NTV); the other comprising STV, around the SETI'EFT:lEﬂT.E of Romsey and
Koy Service Centres including Nursling & Rownhams. The LP explains (paragraph 2.29) thal 5TV is
lunctionally connected with good transport links to the towns and cities in south Hampshire
{including Southampton, Eastleigh and Winchester, as well as other authority areas) that together
form the Parinership for Urban South Hampshire ("the PUSH"). Consequentially residents of 5TV
look to this area — particularly Southampton (LP paragraph 2.30) — for a range of services and
facilitios, This is consistent with cornmuting flows identified by the Consultation between Test Valley

Boraugh, Southampton and other locations,

This dependency with Sauthampton is mutual, with 5TV providing a number of high value business
sites including Adanac Park and the Mursling Estate. The LP {paragraph 2.29) identilies a significant
inward flow of workers to STV and recognises the sustainable merits of accommodating housing

growth where it is closest to employment opportunitias.

In contrast, NTV is focussed around Andover, which has a high degree of self-containment and
relative distance from other larger centres including Basingstoke, Winchester, Southamplon and

Salisbury (LP paragraph 2.25). 70% of residents in Andover also work in the town,

This starl difference in economic and functional dependencies justifies 5TV being in the
Southampton sub area of the south Hampshire HMA, whilst Andover and NTV should remain within
the central Hampshire HMA. Otherwise, a single HMA would be perverse with unsustainabile
outcomes — that it could enable homes required in relation Lo the housing needs of the PUSH and

Solent region to be accommodated in the relatively isclated and self-contained town of Andover.
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This logical twe HMA approach is also recognised by the PUSH, as well as the respective local

econamic parinerships (LEP} — Solent LEP {covering STV) and Enterprise M3 LEP [covering MNTW).

Against this background, the Emerging LP should retain the current boundary between the two HMAs
— consistent with (i) the spatial and ecanemic functiionality of the Borough and {ii) the boundaries ol

other sub-regional organisations,
Housing Requirement

Economic growth

The Government's standardised methodology, as introduced by the Framework {(paragraph 60), is
now the appraach for calculating the minimurm level of housing need and growth, IUis imporlant to
recagnise that this calculation is indeed just the minimum — it does not include job-led and ecanomic

growth aspects fram the standardised objectively assessed need (OAMN) starting point,

The Framewaork is clear that the Emerging LP should set a clear economic vision and strategy that
encourages sustainable economic growth and supports productivity, so to create the conditions in
which businesses can invest, expand and adapl. Significan! weighl should be placed on such

economic objectives.

The econamic streteay for STV (slong with the wider Solent region) is presented by the Solent LEP in
its 'Transforming Solent Growth Strateqy’ (January 2015). The need to provide sufficient housing to
support the growing warkforce is one of its key objectives and priorities, along with maximising the

ellectiveness of the region's ecanamic assels and pramaoling the Salent in Lthe global markel place.

Accordingly, the Coundil should support the aims of Solent LEF's growth strategy by aligning its
hausing need with that — through ensuring that additional housing in STV is provided beyond any

minimum level,

This is nathing new: the 5TV housing figure in the PUSH Spatial Pasition Statement (June 2016) ("the
Position Statement") is based on the 2014-based household projections, but uplifted to take

accaunt of economic priortics through the delivery of the Salent LEP Strategic Economic Plan,

CEG
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Unmet heed

The Framewark's presumption in favour of sustainable development (paragraph 11) places the
requirement for strategic policies to accommuodate any needs that cannat be met within
neighbouring authorities at the heart of sustainable plan making. This is amplified by the Framework

{paragraph 60 in addressing how a sufficient supply of new homes should be delivered:

“In addition to the local housing need figure any needs that cannat be met within
nelghbouring areas shoold alse be taken into acoouat fn establishing the amount of hausing

to be planned for
Such cooperation s of course also a statutory requirement in the plan making process.

STW and the Site fall within the Southampton HMA, along with Eastleigh, parts of Fareham, New
Forest and Winchester, and Southampton itself, as defined by the PUSH "Objectively-Assessed

Housing Need Update’ (April 2016) {"the SHMA"). The SHMA concludss that 57,000 homes (2,280
dwellings per annum {dpa)) are requirsd across the Southampton HMA over the period 2011 to 2038,

The Position Statement takes the SHMA as the starting point and then addresses the distribution of
future development across the Southampton HMA up to 2034, providing a framework of cooperation

intended to allow each local authority to review its own local plan.

For 5TY, the Position Statement's distribution of housing increases the housing figure to 202 dpa—

marginally higher than the LP (with a requirement of 195 dpa) and the SHMA {(with an OAN of 785

dpaj.

Based on these numbers, the Emerging LP will need to identify land in STV for at least an additional

1,414 dwellings (202 dpa x 7).

However, over the period of 2011 — 34, the Position Statement identifies a significant level of unmet
housing need within the Southampton HMA — of 2390 dwellings (104 dpa). Southampton itself has
an unmet need (of 6,187 dwellings), as does Fareham (of 598 dwellings} and Mew Forest {of 1,219
dwellings). Whilst part of this unmiet need is apparlioned Lo be made up elsewhere — most notably in

Eastleigh and Winchester — there remains a shortfall of 2,390 dwellings.

CFG
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2.24

The Position Statement recommends that local authorities investigate opportunities to address this

unmet shortfall as part of their plan making process.

Through the intreduction of the Government's standardised methadolagy, the minimurn figures for
calculating local housing need across the Southampton HMA may change. Whilst in some local
authority areas this may go down, in others such as Eastleigh, Farcham and Winchester, the minimum
figure is sel 1o rise; and this is before any uplift in housing growth to accommodate the economic
priorities of the Solent LEP, Therefore, it would be unsound to conclude that the unmet need of the

Southampton HMA will be any less in the future,

Accordingly, the Emerging LP should still accommodate the current appertionment of need from the
Southampton HMA and, on top of this, make provision to accommadate some of the unmet need.
This is espedially so given the availabilily of the Site {land at Rownhams Lane) as a suitable location,

where the needs of both STV itself and the wider Southamptan HMA can and should be met,
Approach to Distribution

The Consultation introduces potential options of how development should be distributed across the
Bovcugh —whether or not through neighbourhood planning, a propertionate distribution based on
existing population, allocations through the Emerging LP, or a new garden village. The Consultation
highlights the current {and socund) approach of the LP — that of making allocations concentrated
around the higher tier settlemnents (Major Centres and Key Service Centres), in order Lo supporl a
sustainable pattern of developrment (limiting development in the smaller ‘Rural Villages” and
countryside). Thus, the Consultation recognises that any altcrnative approach rmust also be an
approptiale and sound strategy, as considered against the provisions of the Framework — that the
Emerging LP must contribute to the achievement of sustainable development (paragraph 16) and

meet the tests of soundness (paragraph 35).

For 5TV, a process of bringing forward allocations through neighbourhood plans would be
fragmented and ad hoc in its nature. For example: whilst Rormsey Town Council and Romsey Extra
Farish Council have had their combined area designated as a Meighbourhood Plan Area in 2074,
there is little evidence of further progress in the four years since thal. Other areas containing
suslainable 'Key Service Centres' in STV have not pragressed any form of neighbournood planning. It

is unclear how such a disjointed systemn could deliver a sustainable pattern of development,
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Similarly, an approach that coarsely allocates housing growth based anly on the size of existing
seltlements would fail to adhere to sustainable principles of development.  As well as compounding
issues where a relatively unsustainable settlernent could be disproportionately large, it would add
mare growth to areas that have already had recent significant development without any more
detailed consideration as to whether or not such growth is the most appropriate and sustainable

strategy,

For example, Romsey was the focus of significant development by the LP {with 78% of the allocated
housing numbers for STV, I future growlh In Romsey is proportionate to the rapid expansion that
has already happened, a number of distinct disadvantages are identified. These include that the
delivery of housing is reliant on just one location/housing market (Ramsey): thal the town's
infrastructure capacity and capability would come under increased pressure; and the adjoining ity of
Southampton, offering the most comprehensive range of services and facilities, as well as being the

greatest driver of commulting lows, would be ovetlooked.

Instead, for reasons of proximity to employment opportunities, transpart infrastructure and reducing
the need to travel, the Council should look to accommodate future development as close as possible
to Southampton, This would alse be the most appropriate approach to accommaodate its unmet

housing needs.

Finally, given the existing interdependencies of 5TV to the other nearby settlements, particularly
Southampton, a new garden village in STV would not meet the eligibility criteria in that it would not
be free standing as a sustainable place. Rather, as the garden village would simply be a dormitory of
Southampton, a more sustainable spatial response instead would be to locate development where it

is most accessible to it — in the settlement of Mursling 2nd Rownhams.

Given the flaws of other options, the allocation of housing sites should again come forward through
the Emerging LP. But this must be underpinned and consistent with an appropriate spatial strategy
for STV, As this strategy must recognise Southampton as the main generator of travel and highest
tier sub-regional settlement providing a range of key services and amenities for local residents,

housing growth should be focussed where it is most accessible' to it.

As development an the Site would be wholly consistent with this strategy, the Emerging LP should

accardingly allocate it for housing,
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3. Development on land at Rownhams Lane

31  Inresponse to the Council's latest call for sites, the suitabilily of development on the Site was
presented in the Vision Docurment, This document has now been updated and is enclosed as

Appendix A to these reprezsentations,
3.2 Key aspects of the Site that make it suitable for development are;

s its contiguous relationship with the 'Key Service Centre' of Mursling & Rownhams (the built
form of the Approved Scheme will be a natural part of the setllerment, with an appropriate

adjusiment of the settlement boundary);

« that itis extremely well contained by natural landscape features, greatly screened to the east

and south by woodland;
e thatitizs nol conslrained by heritage assets; and

« that the adjacent SANG has capacity to further mitigate any additional recreational pressure

on European protected sites,

33 PReipforcing this suitability are the findings of the appeal Inspector for the Approved Scheme, which
remain relevant for the Site {with reference to the paragraphs of the appeal decision as enclosed at

Appendix B):

= significant tree planting to the north of the access off Rownharms Lane would eflectively

screen the development in views from existing public highways (paragraph 32)%

+ tree planting along the northern edge of the housing development would providing

screening in views from the public footpath (paragraph 32);

s from the M27 motorway, the housing development would be screened by significant tree
planting and separated by the SAMG ~ development would not be intrusive [n views of the

rural landscape (paragraph 33);

CLG i1
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3.5

3.6

tree planting around the SANG would altenuate noise from the motorway to a significant
degree; and it is noted that existing housing in Rownhams is closer (o (he motonway

(paragraph 38},

e huffer zones between the built development and Clam’s Copse and the paddocks and Lord's
Wood would maintain the woodlands' nature canservation status {paragraph 390, There

wiould be a net gain in biodiversity {paragraph 55

s the bus stop on Harn's Drove is within easy walldng distance (paragraph 42); and bus route 4,
fram this stop, connects to the central railway station in Southampton and other bus services
at Lordshill, providing residents with frequent and nearby acoess 1o public transport

{paragraph 43

s Lordshill local centre, which is within walking distance of the development, includes a
supermarket, medical centre, library, post office, public house and church, amongst other

services, [Lis also within easy cycling distance (paragraph 44); and

s overall, the development has no significant adverse impact on the visual amenity of the area,
highway safety or local infrastructure, The site is a sustainable location for residential

development (paragraph 47).

The Council has considered the Site in the SHELAA. Whilst a number of constraints are identified —
including TPOs and the adjacency to ‘Sites of Importance for Mature Conservation” and ancient
woodland ~ the Vision Document and appeal decision ol the Approved Scheme demoaonstrate how
these can be successfully addressed in any development through sensitive design. Likewise, the

eastern edge of the Site heing in flood zone 2 can be sccommodated with an appropriate layout.

The SHELAR identifies the M27 motorway as a significaint noise saurce that constrains development,
However, vary recent decisions by the Council on the Reserved Matters for the Approved Scheme, as
well as the considered views of the Flanning Inspecter in granting outline permission, demanstrale
that such noise can be addressed and development is acceptable,  The noise cdlimate on the Site is

not significantly dilferent to that of the Approved Scheme.

In the Reserved Matters applications pursuant to the oulline planning permission

{APP/C1T60/A/14/2224913), which the Cauncil's Planning Committee resolved to approve in July

JE 2]
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2018, planning officers reported that the dwellings would have an internal noise environment
cornpliant with the requirements of the Coundil's environmental protection officer, With the use of

acoustically attenuated ventilation if necessary, it was considered:

“that future occupiers of the proposed dwelliings would not experience lovels of rofse that
would aclversely affect their amenities, The proposals are considered to comply With policy

LHW of the RLP in this regara”

37 Therefore, it cannot be said that the Site is unsuitable tor development based on any noise from the

motorway,

3.8 The SHELAA alleges that there are “no local amenities within walking distance”; but it is unclear on
what evidence this based on. The Vision Document shows a significant range of facilities; many
accessible by foot and many maore by cycle, within the Key Service Centre and the neighbouring
urban area of Southampton, including Lordshill local centre and bus interchange. Indeed, the
Inspector for the Approved Scheme alsa considered Lhis 1o be the case — that Lordshill s within

walking and easy cycling distance.

39  For those who may not wish to walk or cycle, the SHELAA identifies the bus slop on Rownhams Lane
close to the Site, from where there |5 access Lo the wider bus network serving lacations including
Rormsey, Southampton Hospital, Southamptaon city centre and Adanac Parle. As agreed by the appeal
inspector for the Approved Scheme, this provides residents wilh frequent and nearby aceess to public

transpor,

310 It is therefore considered that significant future development an the Site would be consistent with
paragraph 103 of the Framework — thal the 5ite is & location which is sustainable through limiting the
need to travel and offering a genuine choice of transport modes, Tn turn, this can help reduce

congestion and emissions, and improve air quality and public health,

211 Overall, it is demonstrated that there are no reasons why the Site cannot be considered suilable Tor
development. Itis in a highly sustainable location, capable of making a meaningful contribution

\owareds Lhe need for market and affordable housing within STV and the wider Southampton HMA,
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Conclusions

These representations respond to the Consultation and specifically in relation to how the Council

should plan to meet its current and future housing need, as well as an appartion of that which s

unmet fram the wider HMA, in its Emerging LP.

In this regard it is considered that:

L

the economic and functional dependencies of 5TV relate closely lo south Hampshire and the
area covered by the PUSH and Solent LEP. The current two HMA approach of the Council

should therefore be relained; there is no justification for a single HMA across the Borough;

the Coundil's housing need to be caloulated thraugh the Government's standardised
methodalogy is the minimum starting peint. Beyond that, the objectives of the Solent LEP,
through the delivery of its Strategic Economic Plan and providing sufficient housing to

suppaort the growing workforce should be accommeodated,

the Councll shauld plan to accommedate a proportion of the unmet need of the

Southampton HMA at locations, including the Site, where it is most appropriate to do so;

allocations for hausing development should be made through the Emerging LP in
accordance with a spatial strategy that recognises Southampton as the main generator of
travel and highest tier sub-regional settlement providing a range of key services and

amenities; and

the Site is wholly suitable for development and issues raised in the SHELAA as to why is may

not be are unjustified.

Therefore, as the Site is both suitable and located where tis consistent with the most sustainable

distribution of housing growth in 5TV - of locating development dose Lo Southampton and other

nearby employment opportunities so to maximise sustainable forms of transport and minimise the

need to travel —it should be allocated in the Emerging LP for housing development.,

CEG
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>UMMARY

The Site is wholly suilable for
development, most notably with its
close relationship to the existing

settlement and natural containment

in the landscape:

The Site 15 available for
with CEG being the sole [reehold
owner of it, making delivery of
housing less complicated and
therefore faster than where there
are multivle landowners.

The Site abuts the 'Key Setrvice
Centre’ of Nursling and Rownhams,
within wallk

ing and eyeling distance

of the serviges and facilities within
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rvice Centre
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adjoining areas of Southampton.

develonmieant,

6.

the Site
considered by the appeal Inspector
"The

Appeal Site i in an accessible and

The suitability of WaE

for the Approved Scheme

sustainable location, adjeining
the existing settlement boundary
as an extension ol Rownhams.
The Appeal Site is appropriate

for the Appeal Scheme.”

As suitable and available land,
residential development on the

Site will help meet (i) the housing
requirement of the STV area and (it)
the unmet needs of the

HMA, which includes
unmet need of Southamplon.

Southampton
the residual

Taking into account

and opportunities fm‘ the Sli'.l':".
approximately 290 new homes
can be accommodated along
with green infrastructure.




Daooument:
Viman

The concept masterplan above demonstrates how
housing development on the Site (approximately 290 new
homes along with green infrastructure) can be delivered.
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1. INTRODUCTION

This vision document introduces
Rownhams and specifically land
at Rownhams Lane (“the Site”), as
a sustainable location to provide
new homes, which is both suitable
and available for development.

ln the canzext af the current and future housing
seguirement inueutheen Test Valley and (he

unmet necd from Southampton, the 3ite {boing
witzin the zzme Scuthampton Llousing Market

Bored) preser s v sigoilicant opporiomily,

I'his dacumenl suppoarls presenlalion: o les,
Valley Bovough Couneil's (“the Couneil™) Tsaiee
ond Cptions Consuitotion for the newt Local Plan”,

The Site iz whelly suitable for developnent,

most notably with itz close relationship to the

prisl oy selllpmenl and saliral conlainmenl inihe
landscape, sercencd by cxisting wooclend. Thas
imsupporied by the recent planning permission
(BPR/Cirao/B 1 rmeq012) for up 1o 3a0 dwellings
and a G0 unis extra care facility (“the Approved
Scheme™), on land Lo e aasl of Bownbams

Lane, which included the Site as peddocks.

The Sile and s general wider contesl is
Y
glizwn ot Figure 1.
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INTRODUCTION TQ CEG

CEQG is an investment and

development company,
specialising in the investment,

management, promotion and
development of land and
property around the UK,
CEG is the single freehold
owner of the Site,
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2. THE SITE

Key

I:l Sile Boundery

SANG (12,200

[:I Tree Flanting

Figura 21 The Site

ThE Slte, as ShDWI‘l 1n more With the implemontation of the
5 - i Approved Scheme, the Bite i=
detall at Flgl.ll"e 2, C‘DmprlSES bsganiebect Les the et by an sres
= of Suitable Alternative Namireal
apprﬂxlmately 19.48 hE ctares Greenspace (“SANG"), including
. = e ree, helgarow and woodland
Df agrl Cultural land, Wthh has planting which will further
e X . Bulfer Lhe Moy molnresy h:—e}rt:rl:'|.
extant planning permission THa by sEpto s
substantially screensd by the denze
fDl‘ paddﬂ Ck 'L].SE, CﬂnsentEd as Lrees wnl vagelalion of Tioots Copao.

Part Df thE' APPIDVEd Sc}leme. Lo the essl and soulh, Lhe Sile
is ounded by other areas of
eztablished weodland  Lards
Wiood anc Clars's Copse, Tenners
Brook also rons along the castern
boundary of the Site,

Ta tho west, the Site abuts the bailt
form af the Approved Sehsme, with
ile reluinsc foeeinforead network

of hedgerows,
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of lend adiazent Lo Tarrer’s Hronk
which is sl higher visk of flooding
Al future butlt develzpment can
be lacaled wilhin lood Pone

The Site 13 notwithin a Lozal Gan

az defined by the Revised Loeal 2lin
aall-p020 (adoptod January 20167
{(“the Local Plan™).

residential allacs

atrategic size [t is

tier

ttlement

only the ‘Major

of Andever and Rom

B lorm ol

a4
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PLANNING HISTORY

The extant planning permission for the Approved
Sehame fneluding up e 2o dwellings und = 6o unid
ety care facilicg) (Figure 1), which ineluded tha
Site as paddocks, iz extremely rolevent

Although the Approved Scheme was subiect 1o appes],
the Council did not prezsnt any evidence at the inguiry
Al Lok ne pard in proeceedings, alber Lhan Lo canlirm
agrecment of the 5108 undortaking. The Couneil
agreed in the Statement of Commen Cround thaz

“The Appeal Site is in an
accessible and sustainable
location, adjoining the existing
settlement boundary as an
extension of Rownhams. The
Appeal Site is appropriate

for the Appeal Scheme.”

L)

In considering the suitability of the Site for residential
develonmenl, many ol 1he lindicgs of the sppeal
Tnapectar fortho Approved Schene, remain relovan:s:

gignilicanl Lres planbing G the nacthoal the aocess
ol [ Rownhams Lane would effectively soreen the
develooment in views from existing publiz highwess

(paregraph 2,

tres plunting aloag thie nodherm adye ol The basking
development would providing scrooning in vicws
Irom the oublic factpach (paragraph 32);

from the M27 motorway, the housing develooment
wosld be sersened by signilican| tres planting
and soparatod by the SANG - development would
nat be intrusive in views of the rural landscape
(pardgranb 225

Lree planling around the BANG would allenunie
noise o the motarway to asignificant degros;
cnid it is noted thot existing housing in Rownzams

i oeloser 1o the moloreay (peragraph it

l':l.. rrhl' VOTIH R l?HI WEST ] 1= ]lll |.E| (J'P'\I"-"'ll'_]r'l'hlu r.|||..
Clam's Copac and the paddocks and Lord's Wood
woule maintain the woodlands' nelure conzervalion
slrlis :1'J.=i|'.'-1u|'hp1.. 3{_.]}. Thers would be 4 nal gJRin

in bisdiversity (paragraph =5);

the bus stop on Llom's Drove is within ecsy walsing
tlislanee {paragraps 420 and bes roole 4, lrom

this s1op, conncets to the contal railway station in
Southempton and olher bus services at Lordshill,
prroiding vesidents with leequent and veavhy avonss
to public transpart {oaragranh 430

Lordshill local centre, which is within walking
distenes al the developrmeant, ineludes 8 supesmarks,
medical conte, libraty, poat office, public housz and
church, amangst olher seovices. L is slso within

sy cpeting distance (paragranh 440 and

o el lhe devalopment hes nosignilicant adverse
impact on the visual amerity of the area, highway
salely or local inlraslraclore, The sile is 4 suslzinable

location for reaidential devoloorent (paragraph 470
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3. TRANSPORT AND
ACCESSIBILITY

FACILITIES PLAN

The Site 15 lacatad on the castern
edge of Rownhams, which iz a
ey Bervics Cenlme’ conlaining =
number feilitics and amaonitics.
These include:

¢ CONVEeNICIEC grocory shop

+ heiraresser = I,

o lakeaway 'r"'dﬂ I'm!r-"\’?‘,.;’:
« pubsand restourants ' ,,o‘"
« willage Liall ﬁﬂ’m 1
o aocial elub Caltury

Huo

+ seolt group

+ St Johns Church

In terms of educationa] facilities,
St John's C of E Primary School
ancd Horns Tirove Pre-Sehoal are
alzo located within walking
distanee of lhe Sits

Ag considered by the cpoecl
Inspeclor lor Lhe Approved Scherme,
the Gite is Tocated within walking
and cyeling disiance from facilities
al the Toardsnl Qe re. Servines
and facilitics here inchids:

« Hainshury’s soperdiones

other ratail fncdicies

tingge hall

« petral szation

« pharmacy

Figuva K racilites Flaz

« ductors surgery

public house

aF
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PUBLIC TRANSPORT BTSN e
ek L Grealedie Vede 0 ,,hj,r‘iw;_ 22 N ;_'-J'- AT
L ET,{M wn WS RE AE——L
: Fri 4y T K A
The nearest polilic bus slops Lo the Bite, within o e 'f’“ e I
accezaible walking distanes as vonsidered by Lhe ?;f""i:.?-."i-' T A

Appeal lnspestor for the Approved Schome, ave
located v Hares Dirove, served by route 4. From
these bus stops, thore ave regular services Lo Bomsey,
Winehesler, Lorgszill, Southempron Haspilal and
Southamplon Cily Cenlre,

Al Tordshill, there are additional bus services toa
numzey of sther locations including Adsnac Parls,
Maybush Corner, Genoval Hospital, TEH Hospilal,
Shaling, Millbroak, Woolston and Midankury,

Az agreed by the apneal Inspector far the Aporoved
Scheme, this providos vesidents with Treguenl and

A PR - T
T -

; .I. ,.. ..;_ AL
= 3 4\-'.. T .-
%-'15}_!{"1&?‘? o N

ol iy
[

P
CotaE™™" 1§
i Ban Ie('

'-,l.'
; .'I i ¥

nedrby aceess bo public tronspor:.

Forradl travel, Southamolon Ceaniral Railway Sletion

is Iocalted anproximazely 7len from the Site, giving
vegular seewss 1 London, Weymouth, Bristol and Weat
SBussoxwia the Southwestern Main!ine, Wessex Main
Tine wnet West Coastway Line. There are a number

of smaller srations (including Millbrook, Redbridge,
Fomsey, Swaythling and Chandlers Tusl) wilhin

sirnilar distance al vlom,

‘I'he Site has excellent acccas to the locsl and

slrategic highway network, Junction 3 betwoon the i
Mz27 and Mz7l is located a deivi rigg clisiuneeaf oy X 1'"
Al Tram Lhe Site,

S - =
Cottury Bzl
P
Hilbstient | =+
CR e

P

The Site izin an aecessible and susizinable lnealing,
asayresd by the previous appezl Inspector, which
suitable for residential develapmeni,

Key

—! Bus Roules

| ae
! | P itk e
g g Wil e Fi

;_"_:Kwhialupimuﬁu | __}1‘\‘-_.-_. &F i
Sila and Faciies if H ki gt
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Figuro §; “nblic ITanspor
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4. TECHNICAL MATTERS

LANDSCAPE / VISUAL

‘The Site is vory well serconed by natural featires

within Lhe lendscape, Lo the south and =gzt are

arcas of mature woodland; and (o The west s Lhe buill
form of the Approved Scheme, with housos up 1o
pwoanl-g-hull storeys (1om) in height. 1o the north, nat
only does the significant barize ol the Moy motoreay
contain the Site, with significant tree planting and
Thainteryening 3AMNG, development would not be
intrugive in views [rom Uhis directineg, as was considered
by the gppeal [napector for the Approved Scheome

The wizval amenity of users of the pabilie foolpah
ediacent to the north of the Site is mainzained with
wienlion of lhe Lresd hedgerow, whish cen be
reinfarend if nocessary

There are no lundzcape or visual regsons why

ne Site is unseitable o developmen,

11

AGRICULTURAL LAND

As was conlivmed Ly The Conneil in Uhe Slalemenl
;

of Commoen Ground in the appeal for the Approved
dcheme, the larger appeal site (of which the Site
forrnedd gart) s loo smsl to be linancially visble as s
self-contained agricultuval unit Acoordingly, as any
lozs al nigner grades of sgrniculural land was nes
significant, 1he Approved Scheamea dic nol conllie
with poragraph 112 of the Mational Flanning Policy
Uramewark (zo22) Given thet the Site by itse=lf is much
smaller thar whern il [ormead parl ol the lwrger appeal

site, this conclusion applics to an oven groator cxtent,

.;'-"\-.:I'*afnll:._ﬂl the Sile has pxian I:EH-'IT'-.rIu [T SSL
for paddack vac, as part of the Approved Scheme,
the delivery of the residential developmens is nos
predicated uo lhese paldocks being provided,
Therelors, in any fallback positics, hevause the
Hpproved Scheme is extant but o materic] change of
wae ta patldieks has nal avesrered, the Site can =il be
canaidered as citharagriculmesl or paddacl land. i
does nol comprize sn exisling recrestion facility

OPEN SPACE

fosigniticant amount of informal recsoction space,
gaveweisican Tor ebileren s lesnagers, and allobments
wore provided oz port of the Approved Schome, with a
[inancial renlribuiion lowards cutdoor sports facilitdes
and agreamanl thal thera was « .'-:.||'11||~:-c | [HEIHE A
public gardens in the area

Puture residential developiment on tha Site will mesy,
lrrough onosite provision or inancial contribution
(Fepanling on the Couneils preference), the pebiic
open space reguircments of Local Blan Foliey LHW L



Document:
Hivien

SANG / ECOLOG

‘T'a mitigate any additionel recr=ational pressure
Troem the Approved Soaeme Gimo dwel i) oo e
Mo Tovesl SPA/SAC/TAMEAT/SEET, an aron of
SANG, measuring 1250 ha, will 5e previded oy the
Approved Sehemes, ss ssenrsc by 5008 obigaiion,
Az zet out in Table 1; thers iz sufficient headracm
i the Approved Scheme SARG [or up Lo 5y
dwellings (inaddition 1o te vpio 320 dwellings

slrcady consented). Aporopsiate mitication o oifae
any acdibional recresdons! oresseoe an Lhe Mew

Toresl SPA/SAC/MAMSATA50T is availaile,

Bufler areas nstweernthe buill lorm of the development

:-|r'd i |‘|H HI'HAS l:"[ i-:(;ji—:(:i—!fl; 'A'::l?l-:.li;.ll"lf; X4 I'i— Hl:'l]:}.l

and nast can be provided, as was congidered an

appropriae levout inche Aoproved Scheme,

In terms aof whether or not there are ather habitat and

species of ecologicel valiue, this wis comprehensively
aldressed by eoology sureays as part of the

Epproved Scheme application, which included the

Siwe The Inspector in hizsppes] deacision noled

that Ihe ecology oficer of Hampshive County

tzd the survey resules {os neot posing

g eonstrinl lor development) Tnrespeel ol renliles,

Couneil azce

great crested newts, dormicn, hats and bivds

Table 1:SANG Headroom

NOISE

The noize clmate on the Site will os
an the adjresnl sile ol 1he Approverd Sebeme, which wes

very similar to thal
alzo conaiderad suitalils for residential dovelopment.

e mmain sooree ol nolse s 0mom the Moy moin Y,
with seene infermiteent contributions from ol rafiic and

lecal sourcss such as birc song and farm movements.

The
vontilation strazogy for developmens: on the Site will be

ile leyout, oilding envelopo construction and

inlormed by delailed survew work, sa (hat sy seheme
is romplisnl with the relevant local and national
stoncards. Ir particular, roquirements of BEBz213:2014
cart be met wilh sullshle inlernal smbisnl nojse levels
willin inleeral Tving amas and bodvaoms voade
cppropriate ventilation conditsions.

Meoiss lavals in sxlerns] amenily areas will alsobe
considered. Basod on the noise survey cardod cut for
the Approved Scheme, suitable external and inlernal
aoise levels can be achioved across the Site nsing
standarc construction mazerials snd design eporoaches.

o wors most recently considered

WMatters o n
geceptable by the Council i resclving to approve
rensrved mwilers lor e Approved] Scheme, Taeh of

the dwellings will have an iutorna] neise environment

compliant with the recwirements of the Council's
I e esroteel e linee Th Coan el

Brd I EATIITIETL A E:ll(:l..—"(:l [ RS A N AT S
satisticd that future residents would net cxperiones
levels of noise thal would adversely allect their
armenilios: anc e schame woold comply with
poiioy LHW of tho Loeal Flan,

Matural England's AN requireinent

8 ha per 1002 head of new residenls (0008 ha per head)

Size of Aoproved Schems 5ANG

1220 ha

Mumber of Pa;\pmved HBeheme residents

AEO W BE =708

| Llegdroom in Aporoved Scheme SANG

12,20 - (0,008 x 768) = (.os6 ha
(AT ,-" D005

'
e

AR pipuiEiion

Sk c]',\.l:-e”i'lg:-c
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5.CONCEPT MASTERPLAN

SITE ANALYSIS Rey

I'he cansiraints and oppetuniliss | it - —

firdevelopment are shows at D Flood Zana 7 .=|-1-.JI Exitating il rigia o vy

Figure 7, ''he msin conatraint is Exl3ng purvuped mes, hoigerona and
- i . - Flosod Fean 3 wgoeianh bk lng danales APA white

arares of land ot higher risk o - outime danalus en ghadow & orngs

7 : ; b —— dankypdd Hiva denctes 2304 TRO |

eoding in Flood dones 2 ana 3, E st it - i

aszociated with Tanner's Broal. —— 2

Adso olose o the castern boundary E T e

al the Site, are an wncsrgrosnd
warer main and sewar, Whilst
Lness have a wayleawvs to ensure
L1t baildings sre no cnnsoructed
ower them, they provide readity
availahis nilites infrastruciure
angd pomnections,

The relenlion of cxisting ress ix
 ennstraing, but alsa provides

an oppariunliy o iake advantage
of & malure landscape setiing,

The reinforced and new [fanting
11 the SAMG (a5 secured as pari ol
the Approved Scheme), will sereen
the M27 motarwsy and provide
neise aliennslion and is shown

A5 AN Gpoorinty,

laling secount of these
vonstraints, there i 4 lkrge
developable spaee in the centre
ol Lhe Se that is suitable lor
residential developmeant.

Tos prowide access to the Bile,
gonnesting it Lo the Approved
Seherme; lwe locations for such
ponnectivity sre idenl ilied.

Flgura 7: it Bl



DESIGN PRINCIPLES

Figure B darmonstintes a number
of the oy design principles that
woula inferm (e devalopnen
o 1he 51 These inchade:

green edge planting o reinloes
the selling of the SANG;

b
I
B
/]

Dooupent;
Yisin

an oubwers Iscing developrmend
wilh aolive fontages

o araas of Green Infrastrueture
distribuzed across the Hite;
+ an exponsion of potential bus

services Lhrough the Site; and

an expended nelwork of
recreational footpaths,

- - 3 -
T - : i i3
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MASTERPLAN

Figures § & 10 show & pardmaler
lend uae and concopt mastorpian
[oor e Bide, Al an sverage density
of godph, 201 units can be provided,
avolding the arss at higher Hood

visk tluse o hes sssiern bmnr_!)_-lf}r.

' he mezsterplan utilizes the access
locationz batwoen the Site andd The
fipproved Schems, which cnables

& ralional recvErneEnl nelwork o be
provided for veliicles, bis sarvioes,
gz well az cyelists end pecestrians.

A sigrificant amount of Grean
lnlrastructure, measuring nearly 10
ha is prosided, which is more thun
sufticicnt to combply with provisions
of Local Plen Pelicy LI2W1L with at
least 0.88h= ol informml recrealion,
0.42 ha of prevision for children
wnd tesnagers and allotments,

A= the Eite gently falls to the sas,
Sul¥ drairage basins are rationally
lowssied on Lhis side, Duildings ars
ne located in the wayleave abowe
the water main and sewer.

Figuro g: Famsmetes Flan

15

| Projact:
Loead il Fowalons Tew Vailey

The arses of woodland at Claim's
Copsn and Lords Wond ara
maintained with suitchlz buifer
areas by the bl foem,

| e development will uzilise he
hemd v i the SANGE Lo 2nsurs
that ony impae: on the Mew Forest
SPF-.,"'S-‘“:.'[_'.‘J."'R.-“- pASARSEEE] s Tuily
mitdgated, The 2o dwellings is
camiortably below the SANC

besdmanm capacily ol 415 units,

BENEFITS

‘I'he MPPE identifies three
dimmessions Lo susiainalls
development and roquives that
torel planning authentiss seek
apporteniliss Lo sehisve ne) gains

across all three (paragraph 162}

Resicanlial developmesnt an
tne Site will provide benelics
that inzlude:

Economic

.

a significant capizal

sl e io Lhe sl Arsg

Increassd spending by new
residents in local shops,
reslaurants, businesses
and other services

new housing to undeorpin
existing and support new
snneTie Helivily
avcessinility lor residaniy
1o a signifizant tange of
job opportunities
provision of direct

; : =
consbruelion johs

Wew Hornes Boous Daneding

Social

apnroximetely 200 new
|'E|i-3r.|(H| FH:(1 H!’I’(Jl'[l;—]l‘)]f—! hr:-‘rll—'::-:.
which will male a aignifican
conlribution to local need

& high quelity physical
Brvirrmenl with gresn
mfrastructure that will
provide cppormunites

f ral inletaniion

bor s

throngh good design; &
recuction in the fear of crime
dnd-oppariunilies lor crims
ard antizocial behaviowr

acccasinilities oo
[acilities uiilising non

r
ear modes o Iran=r]

Environmental

higgh rpualiny design Lhal
reinforoes local characmer
and distinciivensss

cnsite hindiversily
enhariameanta

new groen infrastrneiure
and open space,



Eey

E i‘“‘l a . I“r

SANG (F2.2008a)

Flgure 10: Concept Massstplan

Diganpnent:

Viviah

Rasdential
18 3Tha 28 weits & 30dph swveanga]

.77 hani Qe Fdiasicion: ncladng
- 2 b it 056 ha of infemmal 1821 palion

- 8 et 043 dua ] perinis e fos ehidnin
ik feArdgs

= e 01 i 0 e

[bry s pra wnillh Lo

Py LH -Puldic Op




Projeot

{ond at Sowahans Tea Valles

6. DELIVERY

The Site is available for development, with CEG
being the sole freehold owner of it, making delivery
of housing less complicated and therefore faster

than where there are multiple landowners.

Whils: delivery on the Sit= is dependent nn Lhe romd
infrosucturs af the Approved Boheme haing put

in plare, this is baing ouickly progressed by Laylor
Winipey, Roescrved maotter approval has been granad
for phase 1 of that develonmenl, with & positive
resolulion rom the Planning Committce for phazes
2,8 & in July 2018, Commencement of Appirvesl
Scheme is pxpected in auluma 20015

17

With the need for oulline planning prermission

and subzegquenl reserved mattors approval, development
an the Site would be some tvra years hehind Lhe Approved
Scheme, providing time for the Approved Soheme to be
sufliciently progresssd io provido acccss to the Site.

For the Site, 200 new homes cun be dluliversd within
the (ive year p:—*rlné g Lo 2023; and 100 homes
Letween 2022 and 2028,
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| % The Planning Inspectorate

Appeal Decision
Ingquiry held on 10 and 11 June 2015
Site visits made on 11 and 12 June 2015

by 3ohn Braithwaite BSc{Arch) BArch{Hons) RIBA MRTPI
an Inspectar appeinted by the Secretary of State fer Communities and Local Government

Dacision date: 8 July 2015

Appeal Ref: APP/CL760/A/14/2224913
Land east of Rownhams Lane, Rownhams, Hampshire

»  The appeal i5 made under section 78 of the Town and Couatry Planning Act 1940
against a faijure to give notice within the prescribed period of a decision on an
application for outline planning permission,

The appeal is made by Commercial Estates Group against Test Valley Borouah Councll.
The application Ref 14/00726/0UTS Is dated 24 March 2014,

= The development proposed is the demolition of twao dwellings and existing farm housa
and associated farm buildings, the construction of a new access on Rownhams Lane, the
constractlon of up to 320 residential dwellings and a 60 unlt extra care facility, the
constructon of a livery comprising stables for up to 30 horses and ménage, the change
of use of land from agricultural to paddocks, and associated road/footway/cycieway
provision, open space and landscaplng, surface water attenuation and ancillary works.

Decision

1. The appeal is allowed and planning permission is granted for 'the demolition
of two dwellings and existing farm house and associated farm buildings, the
construction of a new access on Rownhams Lane, the construction of up to 320
rasidential dwellings and a 60 unit extra care facility, the construction of a livery
comprising stables for up to 30 herses and ménage, the change of use of land from
agricultural to paddocks, and associated road/footway/cycleway provision, open
space and landscaping, surface water attenuation and anciliary works’ on |land east
of Rownhams Lane, Rownhams, Hampshire in accordance with the terms of the
application, Ref 14/00726/0UTS dated 24 March 2014, subject to the conditions
set out in a schedule attached to this decision.

Procedural matters

2. The application was submitted in outline form with anly access a matter for
cansideration; appearance, landscaping, layout and scale being matters reserved
for future consideration. The appeal has been determinad on the same basis.

3. The Inguiry was held at Romsey Town Hafl on 10 and 11 June 2015, An
accompanied site visit was carried cut cn the afternoon of 11 June 2015 and
unaccompanied site visits were carried out on 11 and 12 June 2015,

4. The Councii did not present evidence at the Inquiry and took ne part in the
proceedings other than during the discussion on agreed conditions and a Unilateral
Undertaking made pursuant to Section 106 of the Town and Country Planning Act
as amended; a signed and dated copy of which was submitted by the Appellants at
the close of the Inquiry. The Council was represented during the discussion by Mr
A Trevelyan Thomas and Mr A Allen.

wwrw planninaportal.gov. ukSplannngins pectorate



Appeal Decision APP/C1760/A71472224913

5. The '‘Say No to Parkers Farm Group', represented by Mr Seaton and Mr
Bundy, took the place of the Council as the main opposing party at the Inguiry. Mr
Seaton and Mr Bundy presented evidence, which was cross-examined by Mr Hill on
behalf of the Appeliants, and cross- -examined the Appellants’ three witnesses.

Background information
The site and its surroundings

&. The 52 hectare appeal site adjoins the eastern boundary of Rownhams,
which, together with Nursling to the west, is a settlement to the north of
Southampton. To the north of the site is Routs Copse, an area of woodiand,
beyond which is Rownhams motorway service area alongside the M27 motorway,
which also partly borders the site. Along the east houndary of the site is Tanner's
Brook beyond which is an extensive area of woodland, Lord's Wood. Along the
sputh boundary is a hedgerow beyond which is a further area of woodiand, and to
the west of the site are dwellings and a telephone exchange with frontages to
Rownhams Lane. The two northernmost dwellings are within the appeal site.

7. The appeat site, which slopes generally down from west to east, is,
principally, grazed farmland divided into fields by hedgerows and trees. Towards
the north-west corner of the site is a farmstead, Parkers Farm, which comprises a
farm house and farm buildings. The track that leads to the farmstead has a
junction with a short cul~de-sac that is parallel with Rownhams Lane and which
provides access to four dwellings including one of the two dwellings that are within
the appeal site. Close to the farmstead is a telecommunications mast and another
of these masts is on the south boundary of the site. A track, alongside the south
boundary, leads to the mast and beyond from a junction with Rownhams Lane.

8. The farmland of the appeal site has a frontage to Rownhams Lane to the
north of the two dwellings within the site. A short track from Rownhams Lane
lzads to a gate alcngside which is a stile. A footpath, which is a public right of
way, extends from the stile through the northern part of the site to Lord's Wood,
where it connects with 3 network of other footpaths.

The proposed development

g. The proposed residential development of up fo 320 dwellings would take up
about 12 hectares of tand to the east of dwellings on Rownhams Lane. The
proposed 60 unit care heme would be In the south-west corner of the site and
would take up about 0.9 hectares. The proposed equestrian livery for up to 30
horses would take up about 0.5 hectares and would be located to the east of the
housing development. Associated with the livery would be about 12.2 hectares of
paddack fand. Green infrastructure, including Suitabte Alternative Natural
Greenspace {SANG), public open space, equippead play space, allotments, &
community orchard and sustainable drainage attenuation features, would take up
nearly 20 hectares,

10. The SANG would be the north part of the site and the public footpath
through it would be retained, Trees, hedges and woodland, both existing and
proposed, would take up about 6.2 hectares. The two dwellings within the site and
all the buildings of the farmstead would be demolished. The demolition of the two
dwellings would provide space for the principal vehicular access into the site and to
all of the companents of the proposed development. The track currently leading to
the farimstead would become a pedestrian and cycle access way and also an
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emergency access route into the site. The track along the south boundary would
become a pedestrian and cycle path; the southern accass point.

The Council’s position

i1l. After the appeal was submitted the Council reselved that, had it been in a
position to do so, it would have refused planning permission far seven reasons
primarily relating to insufficient information or lack of mitigation proposals. These
include matters relating to public recreational open space and its subsequent
management, the impact on nearby nature conservation sites, the absence of a
legal agreement to secure contributions to necessary infrastructure improvements
and community facilities, the absence of a legal agreement to secure the provision
of new affordable housing, the safety and operation of the local highway networls,
adeguate visibility at highway junctions, and the loss of Grade 3A agricultural land.

iZ2. Following negotiations with the Appellants the Council withdrew putative
reason seven and confirmed that, subject to some minor layout alterations and a
range of appropriate Section 106 planning obligations, all of their objections could
be overcome. The Appellants subsequently submitted further detaits of the
proposed recreabion space provisien and minor layout amendments, The additionat
dektaifs were the subject of consultation and provide clarification of some technical
concerns. They do not prejudice the interests of any objectors and will be taken
into account in determination of the appeal.

The Development Plan and the emerging Local Plan

13. The Development Plan comprises saved policies of the Test Valley Borough
Local Plan 2006 (TVBLP). The appeal site is autside the settlement boundary of
Mursling/Rownhams and is countryside to which saved TVBLP policy SET 03
applies. The policy restricts residential development in the countryside other than
where there is an overriding need for it to be located in such an area. Planning
appications must be, with regard to Section 38(6) of the Planning and Compulsory
Purchase Act 2004, determined in accordance with the development plan uniess
material considerations indicate otherwise.

14. The emerging Test Valley Borough Revised Local Pian 2011-2029 (TVBRLP}
has been examined in pubiic but the Inspector's Report has not yet beean published.

The National Planning Policy Framework (NPPF)

15. The NPPF was published in March 2012 and is a material consideration.
Paragraph 215% states that due weight should be given to relevant policies in
existing plans according to their degree of consistency with the framework.
Paragraph 216 states that decision takers may also give weight to relevant policies
in emerging plans according, amangst ather things, to the stage of preparation of
the emerging plan and to the degree of consistency of the relevant policies in the
emerging plan to policies in the framework. Paragraph 47 reguires local planning
authorities to identify and update annually a supply of specific deliverable sites o
provide five years of housing against their housing requirements.

Housing land supply in Test Valley

15. The main parkies differ in their assessment of the five year housing land
supply position in the Borough. They disagree on the housing requlrement
bebween 2014415 and 2018/19 and on whether, with regard to paragraph 47 of the
MPPF, @ 5% or 20% buffer should be applied. They agree, however, that the
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Councit cannot demonstrate a five year supply of housing; the Council maintains
that they have 3.89 years of housing supply whereas the Appellants maintain that
there is only 2.67 years of supply.

17.  Paragraph 49 of the NPPF states that relevant policies for the supply of
housing should not be considered up to date if the local planning autharity cannot
demonstrate a five-year supply of deliveratle housing sites. Saved TVBLP policy
SET 03 is essentially a policy for the supply of housing, bacause it seeks to direct
hausing to urban areas, and is, with regard to paragraph 49, out of date.

Reasons

18. Objectors to the proposed development, principally the Say No to Parkers
Farm (SNPFY Group, have not raised any substantive objections to the care home
and livery elements of the development. Their concerns are with regard to the
housing element of the development and to its effect, principally, on highway
safaty, local infrastructure, and the visyal amenity of the area.

19.  The main issue is whether the site is a sustainable location for housing, with
particular regard to highway safety, local infrastructure and visual amenity.

Highway safety

20. The proposad vehicular access into the site and the two proposed courtesy
crossing paints, one at the socuthern access point, and the impact of traffic
associated with the development on the local highway network, have been the
suhject of extensive discussions between the Appellants’ Highway Consultants,
Mouchel Ltd, and Highway Engineers of both Hampshire County Council and Test
Valley Borough Council {TVBC), advised by Atkins Highways and Transportation
{Atkins). In response to concerns expressed during the discussions Mouchel
prepared seven Technical Notes on various subjects which satisfied almost all of
the concarne expressed during previcus meaetings,

21. t a meeting in March 2015 it was agreed by Atkins, TVBC and Mouchel Ltd
that the imoact of traffic associated with the development on the local highway
network was limited to the Bakers Drove/A3057/Redbridge Lane junction. The
latest improvement scheme for this junction is a roundabaout solution estimated at
£2,714,022, It is also estimated that traffic associated with the proposed
development would constitute 29% of the increased traffic flows at the junction
when assessed together with increases resulting from development and changes
glsewhere. But this impact is mitigated by the commitment of the Appellants,
included in the Section 106 Undertaking, to pay a commuted sum of £787,066
{29% of £2,714,022) towards improvement works at the junction.

22. The Appellants are also committed to pay a Transport Contribution of
£177,510, costed in accordance with the Test Valley Transport Staterment and
Hampshire County Councll's Transport Contributions Peolicy {TCP), to improve cycle
lanes, provide additional on-road cycle routes, and improve bus stap infrastructure.
These improvements, and the improvemnents to the aforementioned road junction,
would contribute to maintaining highway safety in the local area.

23.  SNPF are concerned, with regard to highway safety, about bus manceuvres
at the junction of Routs Way and Rownhams Lane, about 50 metres ta the north of
the proposed vehicular access into the site, and about the safaety of all highway
users at the courtesy crossing of Rownhams Lane at the southern access point.
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24.  Currently, buses turning feft out of Routs Way must cross into the opposite
carriageway and therefore rely, to make the manoeuvre, on a gap in approaching
traffic or the courtesy of other drivers. The proposed highway works that
accompany the proposed development include the slight realignment of Rownhams
Lane and the consequent skight reduction in the radius of the kerb ling an the
carner, Bus drivers would be very aware of any pedestrians in the vicinity of the
corner and would not drive over the kerb thus causing danger to those pedestrians.

25. It is more likely that bus drivers, and the drivers of ather large vehidles,
would take a wider line round the corner and would encroach to a greater extent
into the opposite carriageway. But the incidence of buses and other large vehicles
ancroaching into that carriageway would not increase as a resuit of the
development, and the increase in traffic approaching from the north resulting from
the development would not be likely to cause any significant increase in congestion
or in any significant adverse effect for highway safety.

26. The courtesy crossing at the southern access point would include the
canstruction of two build-out dropped kerbs, one on either side of Rownhams Lane.
This crossing point is that which would be used by, amongst others, parents and
chiidren walking to and from the nearby St Iohn's Church of England Primary
School. The crossing is at a slight bend in Rownhams Lane but it was notad at the
site visit that visibility to the north, from the crossing point on the inside of the
bend in the road, is more than adequate to provide advance warning of
approaching traffic. The number of potential users of the crossing would not be as
irnagined by SNPF and there would be sufficient space, on both sides of the road,
for pedestrians and for parents with pushchairs to wait for a gap in the traffic.

27. Rownhams Lane is a cycle route and cyclists approaching from the north
might not be aware of the build-out on the east side of the road until it is close. In
any event cyclists would need Yo move out to avoid the build-out. There is the
potential at this point for conflict between cyclists and motor vehicles because
drivers are inclined to drive close to the kerb on the inside of the bend. The road is
generally about 6.2 metres wide but widens at the bend and the gap between the
buiid-outs would be the same as the general width, The markead centreline of the
road is not in the centre of the road at the bend but maintains a consistent
southbound carriageway. It would need to be repositioned so that it is in the centre
of the read arcund the bend but this could be included with the ultimately
necessary scheme of highway works that would be required under an Agreament
made with the Highway Authority pursuant ta Section 278 of the Highways Act
1980, Conseguently, the courtesy crossing at the southern access peint would not
be detrimental to highway safety. Taking all highway matters into account, the
proposed development does not conflict with saved TVBLP potlicy TRA 05,

Local Infrastructure

28. The appeal site is, for education purposes, within the catchment areas of, for
primary school pupils, 5t John's Church of England Primary School and, for
secandary school pupils, The Mountbatten School. The Statement of Common
Ground on Education Matters (Document 7) indicates that there is no need to
increase the capacity of The Mountbatten Schaoel to accommodate secondary school
age pupils resident at the proposed development. To accommaodate resident
primary school age pupils at St John's Church of England Primary School there is
an identified need to increase its Published Admission Number from 40 to 45. The
Appellants agree that this is desirable and a provision of the Section 106
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Undertaking is the payment of an education contribution of £269,262, This
payment is suitable and adequate mitigaticn for the effect of the proposed
development on education provision in Hampshire and accords with Regulations
122 and 123 of the Community Infrastructure Levy {CIL) Regulations 2010.

29. The Section 106 Undertaking provides for the payment of £134,000, to
offset increasad pressure on local community facilities arising from the
development, which waukld be used for alterations and improvements to Nursling
Community Centre and Nuarsling Yitlage Hall. The Undertaking also provides for the
payment of £636,245.43, to offset increased pressure on off-site recreational
needs from the development, which would be used to provide new and upgrade
existing recreational facilities within 1.3-1.5 kms of the site. These would include
on-geing maintenance of a Muiti Use Games Area at Joe Bigwood Field, the
provisian and on-going maintenance of two tennis courts off Nursling Street, the
extension of NMursling Recreation Ground (NRG), the provision of a bouies/petangue
court at NRG, and the provision of changing rooms and a club house for Nursling
Football Club and Nurgling Cricket Club at NRG.

30. SNPF have submitted letters from twe local doctors’ surgeries. The letter
from North Baddesley Surgery indicates that they have sume additional capacity,
and the letter from Lordshill Health Centre indicates that they are at capacity but
that the population of Lordshill is slowly reducing and that practice boundaries in
the area and in Southampton which could be adjusted would *...be a good way of
spreading the workload fairly”. In these circumstances pressure on local health
infrastructure is not a matter that weighs against the proposed development.

21.  Taking into account the variocus aforementioned financial provisions of the
Section 106 Unilateral Undertaking and other factors, the proposed development
would not place an unacceptable burden upon local infrastructure. The preposed
development does not therefore conflict with saved TVBLP policy ESN 30.

Wisual amenity

32. Dwellings at the north-west corner of the site would be visible from
Rownhams Lane and from Routs Way particularly in the early years of the
development. But significant tree planting is proposed to the north of the access
off Rownhams Lane and alongside the first part of the access reoad and this would
effectively screen the development in views from existing public highways.
Proposed tree planting along the north edge of the housing development would
also, in time, provide screening in views from the public footpath that extends
westwards throudgh the retained open area from Rownhams Lane. The footpath
would also be separated from the housing development by two retained fields and
the development would not be intrusive In views south from the footpath.

33.  SMPF have specifically referred to the view southwards across the appeal site
from the elevated M27. This view, for drivers and passengers in vehicles an the
matorway and given the speed of these vehicles, is anly a glimpse of open
countryside at best. The housing development would be separated from the
motorway by the SANG and would be screened by significant proposed tree
planting. Furthermore, drivers and passengers in vehicles travelling westwards are
aware that they are skirting a major urban ares and the glimpse scuthwards over
the appeal site, even with the screenad development in place, would still be of a
significant gap in that urban area and over countryside. The development would
not, from the motorway that is a major transport corridor, undermine or be
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intrusive in views of the rurat landscape, The proposed development does not, in
this regard, conflict with saved TVBLP policy DES 03,

34. The visual and practical amenity of the SAMG has been criticised by SMPF.
But the 12 hectare SANG, and the footpath and general access within it, must be
compared with the current situation of a footpath, straying from which would
constitute trespass, passing through grazing land. The SANG would be fully
accessible and would be a recreational area for dog walking and other recraational
activities. It would be a new facility that would benefit not just the residents of the
prapoased development but also existing residents of the area. It would,
furthermeore, be handed over to either a management cormnpany or the Council in
accordance with a provision of the Section 106 Undertaking, before development
commences. The SANG would thus remain, in parpetuity, a public recreational
facility and & further provision of the Undertaking is the payment of £524,440 for
the maintenance and management of the area for a 20 year period. Public parking
for direct access to the existing footpath does not exist at present so there can be
no requirement for public parking for access to the SANG by dog walkers,

Gther sustainabllity matkers

35. SMNPF have submitted photographs of traffic congestion in the vicinity of the
appeal site and are concerned that development traffic would exacerbate this
problem. The photographs are snap shots in time and do not indicate that there is
a specific or unusual traffic congestion prablem. The Borough and County Highway
Authorities have nok raised any issues with regard to the effect of the proposed
development on traffic congestion or the free fow of traffic on existing highways.

36. Paragraph 112 of the NFPF states that local planning authorities should take
into account the econemic and othar benefits of the best and most versatila
agricultural land and that where significant development of agricultural land is
demonstrated to be necessary, local planning authorities should seek to use areas
of poorear quality land in preference to that of a higher quality, 7.9 hectares of the
appeal site is classified Grade 3A, under the Agricultural Land Classification (ALC),
and Grade 34 land, together with Grade 1 and Grade 2 land, is regardad to be best
and most versatile agricultural land. Whilst the housing element of the proposed
development would be on only part of the 7.2 hectares of Grade 3A land the
remaindar would be within the SANG and the paddock land for the livery element,
and would thus be lost to cultivation. The loss of 7.9 hectares of Grade 3A
agricultural land is a matter to be weighed in the planning balance.

37. SMNPF maintain, contrary to the view of the Appellants’ ecology consultants,
that there is an active badoer sett In Routs Copse and that there is 2 used badger
run across the appeal site to Lord’s Wood to the east of the site, where there are
other acthve badger setts. Routs Copse is outside the appeal site so there would be
no disturbance of the alleged badger sett within it. Furthermore, the badger run is
on land that would be used for recreational purposes and as paddock land
assaciated with the livery. Ibis not likely that works on this land would be
significant and it is unlikely that the badger run, if it exists, would be compromised.

38. The presence of two telecommunication masts, one within and one at the
edge of the housing development, is not a matter that counts against the proposed
scheme. The SANG land and the proposed housing development would be subject
to background noise from traffic on the motorway., Proposed tree planting within
and around the SANG would attenuate the noise to a significant degree within the
housing development, and it is noted that existing housing developmeant in
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Rownhams is closer to the motorway than that proposed. Furthermore, it would be
for prospective purchasers of the dwellings to decide whether background traffic
rnoise would be acceptable or not. The noise might very well be intrusive for users
of the SANG but the public footpath already exists and the noise would not
undermine the recreational value of the area.

39. Ecology surveys, in respect of reptiles, great crested newts, dormice, bats
and birds, have been carried out and have been accepted by the Ecology Officer of
Hampshire County Council. Mitigation for the disturbance of roosting bats could be
provided by the imposition of a condition that would require the installation of bat
boxes in accordance with an approved drawing. Clam’s Copse, which is an area of
ancient woodland and is within the site alongside its south boundary, is a Site of
Importance for Mature Conservation {SINC). The capse would be retained in its
entirety and would be separated from the huilt development by a buffer zone 20
metres deep that would be part of the green infrastructure of the developed site.
Lard’s Wood to the east of the site is also ancient woodland and a SINC but there
would be a buffer zone between it and paddock land associated with the livery
elament of the development, which would not adversely affect either SINC.

40,  Natural England have advised that new development in the area, including
the appeal development, would increase recreational use of the Solent coastline
and would thus be likely to have an adverse effect on the Solent and Southampton
Water Special Protection Area (SPA). The Section 106 Undertaking inciudes the
payment of a Solent Recreational Mitigation Contribution, £172 per dwelling
approved at Reserved Matters stage, to be used towards the implementation of the
Solent Recreational Strategy. The contribution would adequately mitigate the
recreational disturbance of birds, resulting from the development, within the SPA.
No harm would be caused to the New Forest SPA and Special Area of Conservation
and it is unlikely, in the absence of any substantive evidence, that the development
would increase the likelihood of barn cwls being struck by vehicles on the
motorway. The proposed development, which would include, amongst other
things, tree and hedgerow planting and the introduction of new wildlife corridors,
would improve biodiversity of the site and would introduce habitats, albeit different
than at present, for wildlife. The proposed development does not thus conflict with
saved TVBLP policies ENV 01 and ENV G3.

41.  Tanner's Brook, which defines the east boundary of the site, is known to
flood downstream at Millbrook. The built elements of the proposed development
would be served by a sustainable drainage scheme which includes the intraduction
of attenuation ponds. SNPF are concerned that the development would, however,
increase rainwater run-off into Tanner's Brook from the paddock land associated
with the livery element of the development. An agreed condition would require an
assessment of the hydrological and hydro geological context of the site, and the
design, prior approval and implementation of a drainage scheme based an
sustainable drainage principles. The condition overcomes the concern that run-off
from the site would exacerbate flooding of Tanner's Brook.

42,  The proposed hausing develoepment is not intended to be a car free scheme
where residents rely, for access to services and amenities, on mades of transport
other than the motor car. Sustainability must therefore be measured on the
degree to which there are alternatives, such as cycling, walking and buses, to using
a motor car. The nearest bus stop to the site is on Horn's Drave about 200 metres
from the site access. Though the dwellings would be further away this bus stop is
within easy walking distance for all intended residents. The bus stop serves bus
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route 4 between Romsey and Southampton and residents would have access to a
total of 27 buses per day; the sarliest at 0626 hours and the latest at 2218 hours,

43. Bus route 4 provides access to the central railway station in Southampton
and to zll of the services and amenities of the city. It also provides access to
Lerdshifl local centre which is about 1.5 kms from the site access. At Lordshill
route 4 connects with other bus services for access to the general hospital and
other health facifities. Bus route 4 would provide residents of the proposed
development with frequent and nearby access to public transport. The nearest
southbound bus stop on Horn's Drove is hedge bound but the Section 106
Undertaking includes the payment of a Transport Contribution that would include
the payment of £85,000 for improvements to bus stop infrastructure ajong route 4.

44,  Lordshill local centre inctudes a supermarket, a medical centre, a library, a
post office, a public house and a church, amongst other services. The shortest
walking route between the site and the local centre includes unattractive highway
underpasses but It is, nevertheless, within sasy walking distance of the proposed
development. Residents of dwellings furthest fram the site access would have a
lenger walk and would have to walk uphill through the site but they would have
walking access to Lordshill nevertheless. 5t John's Church of England Primary
School is anly a few hundred metres from the courtesy crossing at the scuthern
access point. The local centre is within easy cyding distance of the site.

45.  The Section 106 Undertaking includas the payment of a Travel Flan Bond of
£280,000 that would he used for the provision of welcome packs, to provide
financial incentives to use modes of transport other than the motor car, and for the
preparation of a busfcycle plan. The Bond would assist in achieving a modal shift
away from private maotor car use to more sustainable forms of traval.

45.  All other matters raised by SNPF and other parties regarding the proposed
development have baen considaraed but they do net, either individually or
collectively, contribute to the impact of the development, either negative or
positive, on matters of acknowledged importance.

47. The proposed development would not have, taking into account proposed
mitigation measures and conditions, any significant adverse impact on the visual
amenity of the area, highway safety or local infrastructure, and would not have any
significant adverse impact on any other matters of acknowledged impeortance,
though it would result in the {oss of best and maost versatile agricultaral land. The
site is, with this proviso, a sustainable location for the proposed developrment.

Conditions and Section 106 Unilateral Undertaking

48,  Prior to the Inguiry the Council and the Appellants agreed a list of 23
conditions {Document 13). These were discussed at the Inquiry and it was agreed
that 11 of the conditions fail the test of necessity at this cutling skage. All other
suggested conditions have been impased but they have been simplified, combined
and/or amended whare necassary in the interests of clarity and precision. The
reasons for the conditions are set out in the schedule.

49, A signed and dated Section 106 Unllateral Underiaking was submitted ak the
close of the Inguiry and the Appellants alse submitted a Compliance Note
{Document 12) that sets out local and national policies relevant to each provision
of the Undertaking and whether each provision complies with Regulation 122 of the
Community Infrastructure Levy (CILY Reqgulations 2010. The obligations of the
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Undertaking are all related to requirements of development plan policies and are all
necessary to make the development acceptable in planning terms, They are all,
furthermore, directly related to the development, are fairly and reasonably related
in scale and kind to the development, and are in place to mitigate the effects of the
development. The Legal Agreement therefore complies with Regulation 122 of the
CIL Regulations 2010 and, with regard to clause 5.16 of the Undertaking, is
regquired if planning permission is granted for the development.

50. Regulation 123(3) of the CIL Regulations 2010, as amended, came into
effect on 6 April 2015, over two months before the opening of the Ingquiry. I am
satisfied, taking into account the discussion on the Section 106 Unilateral
tUndertaking at the [nguiry, that none of its obligations contravene the
raguirements of Regufation 123{3}.

The planning balance and overall conclusions

5i. The Test Valley Borough Revised Local Plan 2011-2029 has been examined
in public but the Inspactor's Report has net yet been published. It is neither at an
aarly or advanced stage in the process leading to adoption but the puhblication of
the Inspector's report is a crucial stage in the process and until that point is
reached the emerging Local Plan can be afforded little weight. Furthermore, the
Local Plan is required to comply with the NFPF and this will be critically assessed by
the Inspector. At this time, and given that saved TVBLP policy SET 03 is, with
regard to paragraph 49 of the MPPF, cut of date, the NPPF must be given
appropriate weight as a significant material consideration.

52. Paragraph 49 of the NPPF, which states that relevant policies for the supply
of housing should not be considered up to date if the local planning authority
cannot demonstrate a five-year supply of deliverable housing sites, cannot be
ignored. SNPF maintain that housing developments currently under construction
and recently granted planning permissicn are redressing the under supply of
heusing in the Borough. But these developments have all been taken into account
in an assessment of housing land supply, which is agreed by the main parties to be
less than that which is required to maintain a five year supply. In policy terms the
MPPF outweighs saved TVBLP policy SET 03.

53. Paragraph 7 of the NPPF states that there are three dimensions to
sUstainable development; an economic role, a social role, and an environmental
roba, With regard to its economic credentials the £42 million scheme waould bring
forward significant construction employment benefits and the residents of 320
homes would, as the significant element of the scheme, spend mere than £8
million per annum in the local economy. Furthermere, the New Homes Bonus
associated with the scheme would be in excess of £2.5 million.

54. The scheme would deliver 320 homes in a Barough where there is a shortfall
in housing, and of these homes 128 would be affordable units. The delivery of 128
affordable hames must be judged against the Council's evidence to the TVBRLP
examination that there is a need for 292 new affordable homes per year in the
Borough. More than one third of the population of the Borough is aged over 55,
compared to a national average of 28%, and the 60 unit extra care facility would
contribute t0 meeting the need, both nationally and locally, for housing for the
elderty. The scheme would thus sabisfy the social role of sustainable development.

55. The scherme would cause no demonstrable harm to the ecology or
biodiversity interests of the locality, and suitable and adequate mitigation
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measures are in place to offset the potentizl for harm to the Sofent and
Southampton Water Special Protection Area. There would, in fact, given the
npotential for introducing new areas of woodland and other planting, and sther
factors, be 2 net gain in bio-diversity. The scheme would thus satisfy the
environmental role of sustainable development. The proposed development,
overall, and taking into account all of the matters considered in the main issue,
would be sustainable development.

56. Paragraph 14 of the NPPF states that there is & presumption in favour of
sustainable development and that, for decision taking, this means, wheare relavant
policies in the development plan are out-of-dabe, granting planning permission for
development unless any adverse effects of doing so would significantly and
demaonstrably cutweigh the benefits, when assessed against the policies in the
Framework taken as a whole. The loss of 7.9 hectares of Grade 3A agricultural
{and is the only adverse effect of the proposad development to be weighed in the
planning balance,

57. The loss of less than 8 hectares of best and most versatile agriculturat land
does not, in my judgement, ocutweigh the considerable benefits of the proposed
development. These benefits, assessed against the policies of the NPPF as a
whole, are, primarily, the provision of market, affordable and extra care housing
units in & Borough where there is a significant undar supply of housing. This
particular material consideration justifies determination of the appeal other than in
accordance with the development pian.

58. The appeal is allowed and planning permission has been granted for ‘the
demaolition of two dwellings and existing farm house and associated farm buildings,
the construction of & new access on Rownhams Lane, the construction of up to 320
residential dwebllings and a 60 unit extra care facility, the construction of a livery
comprising stables for up to 30 horses and ménage, the change of use of land from
agricuitural to paddocks, and associated road/footway/cycleway provision, open
space and landscaping, surface water attenuation and ancitlary works’ on {and east
of Rownhams Lane, Rownhams, Hampshire, subject to conditions,

b T

Inspector
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APPEARANCES

FOR THE APPELLANT:

Mr T Hill Queens Counsel instructed by Clyde
and Co LLP
He called
Mr A Ross BA{Hans) DipTP MRTPI Executive Directar of Nexus Planning

Mr M Paddle Euring BSc CEng CWEM  Divisional Director of Mouchel Ltd
MICE FIHT MCIWEM

Mr P Pech BA BPhil LD CMLI Oirectar of FRCR Environment and

Design Ltd

FOR SAVE MO TO PARKERS FARM GROUP:

Mr T Seakton Local resident

Mr P Bundy Borough Counciltor and Chairman of Nursling and

Rownhams Parish Councii

INTERESTED PERSUNS:

Mr N Anderdon Borough and Parish Councitfor

Ms ¥ Facey Local resident

DOCUMENTS

1 Note of Appearances on behalf of Commercial Estates Group.

2 Letter of notification of the Inquiry and list of those notified.

3 Pogition Staterment on behalf of the Appellants.

4 Inguiry representation by Mr Anderdan,

5 Inguiry represantation by Mr Bundy.

3] Inguiry representation by Ms Facey,

7 Staternent of Common Giround on Education Matters.

8 List of places to visit during the site visits.

g | etter that sets out the specific objections by the Say No to Parkers Farm Grouap.
10 Petition against the development proposals.

1t Council’s updated position on the five year housing land supply.
12 Compliance nate on the provisions of the Unilateral Undertaking.
13  Draft agreed conditicns.

14 Closing statement by Mr Bundy.

15 Unilateraft Undertaking.
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SCHEDULE OF CONDITIONS FOR PLANNING PERMISSION 14/00726/0UTS

i. Details of the appearance, landscaping, layout, and scale of any phase of
the development hereby permitted (hereinafter called "the reserved matters") shall
be submitted to and approved in writing by the tocal planning authority before any
development of that phase begins. The development of all phases shall be carried
out as approved.

2. The development hereby permittad shall begin not Iater than two years from
the date of approval of the last of the reserved matters to be approved.

3. Application for approval of the reserved matters shall be made to the Incal
planning authority not later than three years from the date of this permission.

4, The development hereby parmitted shall be carried out in accordance with
Development Parameter Plan Refs. 3032-L-P1 Rev A, 3039-£-P2 and 3039-L-P3
Rev A, Plan Ref, 1055722-D-008 Rev 014, Plan Ref. 1055722-D-5b Rev A, the
Design and Access Statement (March 2014), Design and Access Statement
Supplementary Information (July 2014) and Green Infrastructure THustrative Plan
Ref. 3039-L-P6 Rev C.

5. No development shall take place until a surface water drainage scheme for
the site, based on sustainable drainage principtes and an assessment of the
hydrological and hydro geological context of the site, has been submitted to and
approved in writing by the local planning autherity. The drainage scheme shall
demonstrate that the surface water run-off generated up to and including the 1 in
100 year {30% climate change allowance) critical storm will not exceed the run-off
from the undeveloped site following the corresponding rainfall event. The scheme
shall also include details of how the scheme shalt be maintained and managed after
completion of the development. The approved scheme shall be implemented
before the development is completed.

B. No development shalt take place until archaeological work has been carried
out in accordance with a Written Scheme of Investigation and Reporting which,
prior to the work, shall have been submitted to and approved in writing by the local
planning authority, Faliowing completion of the work a report in accordance with
the written scheme shall be submitted to the local planning authority.

7. The care home hereby permitted shall be used as a care home only {Class
2} and for no other purpose.

8. No devetopment shall take place of any phase of the development until
details of the roads and footways in that phase, including construction details,
existing and proposed horizontat and longitudinal crass sections, street lighting,
road drainage and a programme of implementation of the highway construction
works, have been submitted to and approved in writing by the local planning
authority. Highway construction works shall be carried cut as appraved and no
dwelling or building shall be occupied until pedestrian and vehicular access to that
dwelling or building has been completed and brought into use.

9. Mo development shall take place of any phase of the development until 3
naise and vibration assessment of demolition and construction activities, including
piling, has been carried out and a scheme of works to mitigate noise and vibration
from that phase of the development has been submitted to and approved in writing
by the'locat planning authority. The scheme shall detail measures to protect
residents of existing and proposed dwellings from the effects of noise and vibration
and shall be in accordance with BS 5228:2009 'Noise and Vibration Control on

v planmingportal, gowv Uk lanning nspectorato 13
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Construction and Open Sites’. The development of any phase of the development
shall be carried out in accordance with approved scheme for that phase.

10. Mo dwelling or building in any phase of the development shal! be occupied
untii bat boxes for that phase have been installed in accordance with Plan Ref.
3039-E-01 Bat Box Locations.

11. All clearance of existing vegetation on the site shall be undertaken in
accordance with the methodeology, to protect nesting birds, at paragraph 4.26 of
the Phase 1 Habitat Survey Report (March 2014},

12. No development shall take place until @ schame far the delivery of allotments
and a community orchard within the site has been submitted to and approved in
writing by the local planning authority. The scheme shall include details of the
focation and specification of the allotments and community orchard, a programme
of implementation, and future management arrangements. Development shall be
carried out in accordance with the approved scheme.

Reasons for the Conditions
To comply with statutory reguiraments.
To comply with statutory reguirements.

To comply with statutory requirements.

For the avoidance of doubt and in the interests of proper planning.
Ta prevent the increased risk of flooding on and off site.

in the interests of archaeolcgy.

For the avoidance of daubt,

To ensure highways are constructed to acceptable standards.

VIO o] hon B W RS

To protect the amenities of residents.

|2l
[}

To protect the ecological interest of the sita.

j—y
—

To protect the ecological interest of the site,

-y
Pt

To ensure delivery of important amenities.
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