Planning Committee 08 November 2023

Application Number: 23/10316 Full Planning Permission

Site: SS16 LAND NORTH OF, STATION ROAD,
FORDINGBRIDGE SP6 1JW

Development: Application for full planning permission to provide 198
dwellings (including affordable housing provision), new
pedestrian and cycle routes, landscaping, parking, public open
space, Alternative Natural Recreational Greenspace,
improvement of existing access, drainage and all other
necessary on site infrastructure; and demolition of former
outbuildings and agricultural buildings. (AMENDED REASON
TO ADVERTISE)

Applicant: Cala Homes (Thames) Ltd

Agent:

Target Date: 05/07/2023

Case Officer: Stephen Belli

Officer Recommendation: Service Manager - Grant

Reason for Referral Local Plan Strategic Site
to Committee:

1 SUMMARY OF THE MAIN ISSUES

1)
2)
3)
4)

7)

8)

9)

Principle of development including 5-year land supply and tilted balance
Affordable Housing and Housing Mix
Landscape impact including nationally protected landscapes

Site layout, number of dwellings overall, design of dwellings, and impact on
the character and appearance of the area including matters relating to hard
and soft landscaping and public open space areas including play.

Impact on setting of heritage assets

Ecology - on site impact on protected species, Biodiversity Net Gain (BNG),
Recreational Habitat Mitigation and provision of Alternative Natural
Recreational Greenspace (ANRG), phosphate impact on River Avon SAC
(nutrient neutrality)

Flood risk, surface, and foul water drainage

Access and highway safety, trip generation and local road capacity,
sustainable transport opportunities, car parking provision

Environmental health and protection considerations

10) Impact on residential amenities of neighbours and wider public

11) Minerals safeguarding and sustainable use of minerals on site



12) Education and school place planning
13) S106 contributions and Heads of Terms in the event of an approval
14) Planning Balance and Conclusions

SITE DESCRIPTION

The site forms the whole of Strategic Site 16 which represents the most southerly of
the three strategic development sites to the north and west of Fordingbridge. . The
site is separated at its north eastern tip by the former railway line bridge on Marl
Lane from which pedestrian access can be gained to the southern edge of Site 17. A
composite plan of all three strategic sites can be seen along with the specific policies
for Site 16 by following the web link set out below (see pages 161-175).

Local Plan 2016-2036 part 1: Planning strateqgy - New Forest District Council.

The site measured from the access with the care home lies approximately 400
metres away from the centre of Fordingbridge High Street, and approximately 2 kms
from the two local primary and secondary schools.

The site comprises an area of pasture land and scrub woodland approximately 17 .4
hectares (43 acres) in area situated between Fordingbridge to the east and Ashford
to the west. The site is bisected by the Allen Water watercourse which runs north to
south across the site in a river valley. The western side of the site rises up from Allen
Water (also known as the Allen Brook) to form a relatively level platform of
agricultural pasture land. The land levels also rise up from the river valley to the east
bordering Marl Lane.

There are a number of large trees within the site five of which are classed as veteran.
A line of trees separates the site from Station Road to the south, and further trees
run along the river valley. The site is covered by a blanket Tree Preservation Order
as well as some individual TPOs on selected trees. Further trees are interspersed
along the eastern boundary of the site formed by a public Bridleway no. 80 known as
Marl Lane. To the west the site is bordered by the former railway line alongside
which has been built a new small estate of houses known as Ashford Close. The
railway line is not a designated public right of way, but it is in the ownership of the
District Council and public access along its length is allowed. The former railway line
forms a junction with Marl Lane at the site’s north eastern tip. Marl Lane is used as a
bridleway but also for vehicular access to a handful of properties built along the lane.
Marl Lane terminates at the south eastern corner of the site with Station Road.

Access to the site is via an existing vehicular access directly from Station Road and
indirectly from a private road access which serves Allenbrook Nursing and
Residential Care Home situated in the south eastern corner of the site. The red line
site boundary excludes the care home, its grounds and car park, but includes the
vehicular and pedestrian access to it. The applicants own the whole of the site
except for the care home access road. Formal notice has been served on the owners
of the care home and discussions with the applicants have taken place both prior to
the submission of the application and during its processing with those owners.

There is an unauthorised pedestrian access currently from the cul de sac
hammerhead which serves Ashford Close. This is currently used to access the edge
of the site and connecting to the former railway line via a fenced corridor erected by
the landowner. There are however no public rights of way within the site and the
route from Ashford Close into the former railway is not a public right of way. Those


https://newforest.gov.uk/article/1510/Local-Plan-2016-2036-part-1-Planning-strategy

persons using the corridor route are technically trespassing on private land albeit it
seems with the owner’s tacit consent.

With regard to protected landscapes Cranborne Chase Area of Outstanding Natural
Beauty (AONB) lies approximately 2 kms to the west, whilst the New Forest National
Park boundary lies approximately 1.6 kms to the east. There are no designated
Listed buildings within the site, but the care home and its curtilage is considered to
constitute a non-designated heritage asset (NDHA). Fordingbridge Conservation
Area lies approximately 30 metres to the east.

The site is generally well screened from Station Road by the mature belt of trees
along that boundary but is more open to view from Marl Lane where views of the
open land on either side of the Allen Brook can be seen.

PROPOSED DEVELOPMENT

This application is in detailed form with all details of access, site layout, appearance,
landscaping and building scale included for consideration.

For reference, the applicants are now the owners of the site apart from an area of
land in the south western corner of the site containing the care home and its curtilage
and access. Directly to the north of the care home lie two former gardener’s cottages
and the remnants of the kitchen garden which served the old estate house prior to its
conversion to a care home. These cottages share their access with the care home
but are unaffected in access terms by the new residential development which is all
served off a new spine road into the main site. The care home, its curtilage and the
two dwellings to the north form an enclave within the Local Plan allocation site but
are not included in the development and outside the application site.

The main vehicular access to the site utilises the existing access to the care home
which is to be widened and improved with a new estate road junction directly onto
Station Road just to the west of its junction with Marl Lane.

Amended plans

The application as originally submitted was for a total of 206 new dwellings
comprised of single and two storey dwellings and two/three storey apartment blocks.
Following discussions and a design workshop with NFDC officers and officers of the
County Council, the application has been amended and the number of dwellings
reduced to 198 in total. The original description of development has also been
amended to include the demolition of former outbuildings formerly belonging to the
Allenbrook Care Home. The changes also included some minor re-alignment of the
red line boundary. The application as revised has been the subject of a full re-
consultation exercise on 4 August 2023 as well as a press notice on 8 August.

The application includes a range of detailed reports covering all relevant matters. A
previous Environmental Impact Assessment Screening application was made, and it
was determined that the application did not require an Environmental Statement.
Further details are set out in the Planning History section of the report.

The application shows the detailed site layout and design of the new houses and four
apartment blocks. The housing mix now comprises 156 open market dwellings and
42 affordable dwellings (21% of the total). The housing mix is as follows with a
description of the affordable housing units and issues in the relevant part of the
report below -



16 x 1-bedroom flats

49 x 2-bedroom flats and houses
80 x 3-bedroom houses

53 x 4-bedroom houses.

The housing element of the site includes 4 no. four bed houses sited at the level
plateau area to the west of Allen Brook. The individual pocket of four houses referred
to is located directly to the north of Allenbrook Care Home comprising a small
courtyard of development served by the new spine road and with no access to the
care home. The housing on the main site is arranged and served by a main spine
road that runs through the site from the south east to the north west off which are a
series of cul de sacs. The original agricultural gated access from Station Road was
to be retained as an emergency access under the original proposal but has deemed
not to be necessary so has now been removed.

The site contains various areas of public open space, together with alternative
natural recreational greenspace (ANRG) and play areas. These areas are
predominantly on both sides of the Allen Brook and the land to the east of the Brook
adjoining Marl Lane and the former railway line. This land is split as follows:

e ANRG 5.99 hectares (15 acres)
e Informal public open space of 3.09 hectares (8 acres)

¢ 0.15 hectares of play including two equipped areas of play and other
‘doorstep play’

The proposal also includes various off-site works to provide for localised
improvements to local roads and rights of way which are further described in the
highway and sustainable transport section of this report. Within the site a new
pedestrian path and cycleway which runs parallel to and connects at each end with
Station Road will be provided through a new linear park. The applicant proposes to
plant over 400 new trees throughout the site.

Prior to the submission of the application the applicants publicised their application
asking for initial comments from the community as well as meeting with the Town
Council. The applicant also entered into intensive discussions with officers taking
advantage of the Council’s pre application advice service.

PLANNING HISTORY

This application follows on from an earlier application for 240 dwellings in outline
form with a new junction on Station Road close to an existing field gate access. That
application (reference 20/10552) was withdrawn due to a variety of technical issues
including vehicular access, design and layout, and the number of dwellings being
raised.

Several applications relating to the agricultural use of the land, works in connection
with the Allenbrook Care Home and adjoining dwellings which are not reproduced
here as they are not relevant to the current application. The history below also shows
what other applications have been dealt with or are still pending decisions relating to
the other Fordingbridge strategic sites.

Site History
Site 16

19/10006 Environmental impact Assessment Screening Request (Screening
Opinion)SITE 16 LAND NORTH OF, STATION ROAD,
FORDINGBRIDGE SP6 1JW

EIA not required — decision made 11/02/2019



20/10522

Development of 240 dwellings, a new access off Station Road, 10.7ha
of public open space (SANG, formal open space and informal open
space), associated private amenity space, off-street car parking and
access roads." (Outline Application with details only of Access)

LAND NORTH OF, STATION ROAD, FORDINGBRIDGE SP6 1JW —
Infinite Homes Ltd.

Application withdrawn 22/04/22

Other Fordingbridge Strateqic Site applications

Site 17

20/10052

20/11469

Site 18

20/10228

21/11237

Residential development and change of use of land to Alternative
Natural Recreational Greenspace and all other necessary on-site
infrastructure (Outline planning application all matters reserved except
means of access only in relation to a new point of vehicular access
into the site)

LAND TO WEST OF, WHITSBURY ROAD, FORDINGBRIDGE -
Pennyfarthing Homes.

29/09/2022 — Committee resolution to approve (342 dwellings) subject
to S106 being completed

Erection of 64 dwellings, change of use of land for Alternative Natural
Recreational Greenspace, new accesses onto Whitsbury Road, and
all necessary on-site infrastructure

LAND AT TINKERS CROSS, WHITSBURY ROAD, TINKERS
CROSS, FORDINGBRIDGE SP6 1NQ- Pennyfarthing Homes

Planning permission granted 2 November 2022 — site under
construction with completion due in Spring 2025.

Construction of 63 dwellings, creation of new access, parking,
landscaping, open space and associated works, following demolition
of existing buildings - Land at BURGATE ACRES, SALISBURY
ROAD, BURGATE, FORDINGBRIDGE SP6 1LX - Metis Homes
Planning permission granted 14 April 2022 — site under construction
with completion due end of 2024.

Hybrid planning application comprising: Outline planning application
(all matters reserved except means of access only in relation to new
points of vehicular access into the site) for residential development
and change of use of land to Alternative Natural Recreational
Greenspace, together with a community hub (to comprise a mix of
some or all of; local food retail, local non-food retail, community use
and business use) and all other necessary on-site infrastructure. Full
planning application for the first phase of development comprising 112
dwellings, public open space, Alternative Natural Recreational
Greenspace, surface water attenuation and all other necessary on site
infrastructure

LAND AT BURGATE, FORDINGBRIDGE — Pennyfarthing Homes



11 January 2023 - Planning Committee (404 dwellings) resolved to
grant subject to S106 Agreement.

22/11268 Hybrid Application — (Outline) matters of access, layout and scale for
approval with appearance and landscaping reserved. Development of
land comprising the erection of 41 dwellings, demolition and removal
of redundant agricultural structures, works to access, landscaping and
provision of public open space/ANRG, and (Full) Conversion of an
Existing Building to form 5 flats and a Community Use at Ground Floor
Level (46 Dwellings Total)

SS 18 MIDDLE BURGATE HOUSE, SALISBURY ROAD, BURGATE,
FORDINGBRIDGE SP6 1LX — Mr B Currie

Application currently awaiting amended plans

23/10518 Construction of link road from Augustus Avenue to the A338, forming
part of the SS18 allocated site, including landscaping, permanent and
temporary drainage infrastructure and other associated infrastructure
(enabling early delivery of the highways infrastructure of hybrid
application reference 21/11237)

SS18 LAND NORTH OF AUGUSTUS AVENUE AND WEST OF THE
A338 SALISBURY ROAD, NORTH OF BURGATE

Application approved 09/08/2023 — works due to commence Autumn
2023 with completion by end of 2024.

PLANNING POLICY AND GUIDANCE

Core Strateqy 2009 (Saved policy)

CS7: Open spaces, sport, and recreation

Local Plan Part 2 2014 Sites and Development Management Development Plan
Document (Saved Policies)

DM1: Heritage and Conservation

DM2: Nature conservation, biodiversity, and geodiversity
DM4: Renewable and low carbon energy generation
DMS5: Contaminated land

DM9: Green Infrastructure linkages

Local Plan Review 2016-2036 Part One: Planning Strategy

STR1: Achieving Sustainable Development

STR2: Protection of the countryside, Cranborne Chase AONB & New Forest National
Park

STR3: The Strategy for locating new development

STR4: The Settlement hierarchy

STRS: Meeting our housing needs

STRY: Strategic Transport Priorities

STR8: Community services, infrastructure, and facilities

STR9: Development within a mineral safeguard area



ENV1: Mitigating the impacts of development on International Nature Conservation
sites

ENV3: Design quality and local distinctiveness

ENV4: Landscape character and quality

HOU1: Housing type, size, and choice
HOU2: Affordable Housing

CCC1: Safe and Healthy Communities
CCC2: Safe and Sustainable Travel

IMPL1: Developer contributions
IMPL2: Development standards

Strategic Site SS18: Land at Burgate, Fordingbridge

Supplementary Planning Guidance and other Documents

SPD Mitigation Strategy for European Sites 2021

SPD Parking standards 2022

SPD Housing design, density and character 2006
SPD Fordingbridge Town Design Statement 2008
Developer contributions towards air quality

Ecology and Biodiversity Net Gain Interim Advice Note
First Homes Advice Note 2022

SPD Air quality in New Development 2022

Waste Strategy 2022-2027

Relevant Legislation

Planning and Compulsory Purchase Act 2004

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that
“where in making any determination under the planning Acts, regard is to be had to
the development plan, the determination shall be made in accordance with the plan
unless material consideration indicates otherwise

Listed Buildings and Conservation Areas Act 1990

S66 duty - special regard to desirability of preserving the building or its setting etc.
S72 duty — special attention to the desirability of preserving or enhancing the
character or appearance of the area

¢ Significance of the heritage asset

e Setting - wider rather than narrower meaning

e Substantial harm (complete loss) — exceptional circumstances

e Less than substantial harm — weighed against the public benefit

Environment Act 2021

Section 98 and Schedule 14 — Biodiversity Net Gain

Habitat Regulations 2017

63 — assessment of implications for European sites etc.
64 — considerations of overriding public interest



Relevant Government advice

National Planning Policy Framework July 2023 (NPPF)

Planning Policy Guidance Note Housing Viability

National Design Guide 2021

PARISH/ TOWN COUNCIL COMMENTS

FORDINGBRIDGE TOWN COUNCIL

Amended plans — (earlier comments can be viewed on line)

Fordingbridge Town Council recommend REFUSAL under PAR4, with the comment
that Fordingbridge Town Council has considered and noted the changes to the
application and remains of the same view, with our previous objections outlined
below. Furthermore, the reduction in affordable housing makes the application even
less attractive to local residents.

Development

e This planning application should not be considered in isolation. There are 6
other applications for large developments in Fordingbridge either already
approved or in the process of gaining permission. The cumulative impact on
the town will be huge, and severe.

e The density of housing is consistent with an urban development, not a rural
market town close to a National Park.

¢ Proximity of new houses to existing houses in Ashford Close. There will be
unacceptable overlooking and loss of privacy and light.

Highways

¢ Heavy construction traffic is not suitable for Fordingbridge High Street, nor is
it suitable for the alternative residential roads.

e The road from Fordingbridge to the site is narrow and there is insufficient
space for vehicles to pass safely in places. Increased traffic flows will
exacerbate this. There are already many minor collisions along this road, but
these are going unreported so would not be included in the official statistics.

e The expected trip numbers appear to be far lower than they should be,
especially at peak times. There is also no accounting for the number of home
deliveries

according to Whist/ 81% of UK households are signed up to subscription
services. Fordingbridge Town Council would like to challenge the data used.

e The proposed access/egress to the new development comes straight out on a
fast-flowing road and quickly approaches an already busy junction at
Normandy Way. Plus, opposite the Normandy Way junction is the access
point for an operational fire station. Increased traffic flow could impede and
slow down the fire engines exit on emergency calls. Traffic light signalling
may need to be considered to manage this.

e The Highways report is inadequate. If one compares it with the report for the
earlier application on the site, it would appear that many of the problems
within the town centre and residential roads identified have miraculously
disappeared.

e There is insufficient information regarding the impact on Highway safety and
capacity to demonstrate it will not be severe. This is mentioned on page 8 of
the Highways report. 23/SBEL Public Transport



Public transport

e There is no bus stop at the site. The nearest bus stop is 1Tkm away.

Green space

e Loss of green space and wildlife habitats.
e Lack of biodiversity enhancement.
¢ No formal open space provision on this site.

Infrastructure

e Lack of facilities and services in the town to accommodate extra residents.

e The doctors and dentists are already at capacity. In addition, there is already
a problem in recruiting new staff to vacant roles

Sandleheath Parish Council (adjoining Parish)

e Concerns about pinch points on traffic routes through Fordingbridge and into
Sandleheath

e Construction traffic is not suitable for the High Street

e Services re doctors, dentists and schools with no space to accommodate new
residents

e Access points onto Marl Lane could cause conflict between pedestrians and
car movements with limited visibility of pedestrians stepping out onto Marl
Lane

Amended plans — No further comments received.

COUNCILLOR COMMENTS

No comments received

CONSULTEE COMMENTS

The following comments in summary have been received. The full comments of each
consultee can be found on the planning web site. Comments listed below have been
reviewed and updated following the most recent amended plans submissions in

August 2023.

Active Travel England

In relation to the above planning consultation, Active Travel England (ATE) has no
comment to make as its statutory consultee remit applies only to qualifying
consultations that were made valid by the local planning authority (LPA) on or after
1st June 2023. However, we have produced a standing advice note that may assist
the LPA in assessing the application.

Cranborne Chase AONB

o Further clarification needed on lighting scheme meeting zone E1 not E2 as
stated
Request condition on added lighting to dwellings such as security lighting
Request design changes or blinds to rooflights
Requests a payment towards recreation mitigation for AONB.



e Raises concerns regarding cumulative impact of strategic housing sites and
amount of development in excess of Local Plan requirements

Hampshire and IOW Constabulary Crime prevention

e Easy access from public domain to some houses — defensible space needed

¢ Apartment block access from public domain must be prevented. Windows on
ground floors must be protected by planting. Doors must only be accessible
from private gardens to those apartment units.

¢ Communal garden paths to rear of dwellings should be avoided — gates
should be lockable

e Additional lighting may be desirable to reduce crime

Hampshire County Council (HCC) Countryside Service

Amended plans — would prefer to see all links onto Marl Lane and Ashford Close be
delivered as joint pedestrian/cycleways. Unless the following matters are all resolved
the holding objection is maintained. We would like to see contributions towards future
maintenance on Marl Lane from the point of access to Station Road, and future
contribution towards public footpath maintenance in the area through increased
usage, as well as change of a series of local stiles to accessible gates

HCC Education Authority

Amended plans — No objections subject to education contribution to provide
improved school places at the Junior and Infants School — revised contribution now
£1,061,000

HCC Fire Service
e Specific advice given on access to high rise buildings
¢ Road access to fire appliances must conform to Approved Document B of the
Building Regs.
e Additional water supplies may be required
¢ Installation of automatic water fire suppression systems recommended

HCC Highway Authority

Amended plans — The Highway Authority confirms that the amended plans have
now dealt with all the issues set out above and that there are no objections subject to
conditions requiring a construction traffic management plan, details of vehicle
cleaning to prevent mud and spoil entering the public highway and forward visibility
at the site access. Off-site works and other financial contributions are set out in the
section below relating to S106 Agreement.

HCC Local Lead Flood Authority (LLFA)

Amended plans — The applicants have submitted additional information which has
dealt with the above. HCC LLFA have no objections subject to the development
being carried out in accordance with the submitted drainage strategy.

HCC Minerals and Planning

No objection subject to mineral re-use on site and recording



Natural England

Habitat regulations assessment required. Mitigation also required in respect to
recreational usage of New Forest National Park, and with regard to phosphate
impact. Agreed already that the Bickton scheme can provide suitable mitigation. We
note and welcome the over provision of ANRG land. Recommends ANRG is
delivered in a phased manner and managed and maintained in perpetuity.
Recommends CIRIA guidance in design of SuDS basins and that a CEMP is
conditioned to protect ecological interests during construction as well as an
ecological mitigation and management plan. NE would like to be re-consulted when
all the above information is available.

New Forest National Park

Notes the significant uplift in quantum of development, NFDC will need to satisfy
itself that this is acceptable in design and landscape terms and that there are no
adverse impacts on National Park purposes and that such an increase will comply
with its own policies. Refers to need to provide mitigation through sufficient green
space on site. Considers no direct visual landscape impact or harm but notes
concern of Cranborne Chase AONB in respect to lighting impact. Notes under
provision of affordable housing which is not compliant with Local Plan policy.

NPA Archaeologist

Amended plans — notes that no further physical evaluation of the site has been
carried out. Whilst conditioning such work is an option would prefer that a
geophysical survey is carried out prior to permission and the results taken into
consideration. Dependant on results further trench evaluation may then be required
which could lead to potential site layout changes and preservation of archaeology in
situ. The site has a medium to high potential for encountering remains of later
prehistoric (Bronze Age) burial and settlement remains with potential earlier remains
given the site’s position on elevated ground. Conditioning such work leaves little or
no opportunity for preservation in situ or to influence the design stage.

Further comments — notes geophysical report and survey has now been carried
out. Report has been considered and features of interest noted on the site. However,
whilst a conditional approval will not allow for future changes to layout it is a matter
for the Council to consider. If the Council are minded to approve the application
conditions suggested to allow for further trenching work evaluation to be carried out
and recording of any finds.

New Forest District Council (NFDC) Building Control

¢ Infrastructure for electronic comms to include physical infrastructure and
network connection for new dwellings should be included within the design

o Infrastructure for electric vehicle charging should be included within the site
layout plans and supporting documentation

NFDC Conservation

Amended report and plans — The development as currently proposed will have a
significant, but less than substantial, harmful impact on the setting of Packham
House, an NDHA of local architectural and historical interest, for the reasons set out
above. As set out in the Heritage Impact Assessment there are no statutory
provisions for NDHAs and therefore the primary consideration is Paragraph 203 of
the NPPF which requires for a balancing judgement to be made when considering
applications that affect NDHAs.



NFDC Ecologist

Various comments made with regard to Habitat Regulations Assessment, biodiversity
net gain, ecological management and mitigation, and protected species mitigation.
Requests further information to address these points.

Amended plans — | have reviewed the additional information submitted and can
confirm no objections now raised subject to a variety of conditions to cover all
relevant matters.

NFDC Environmental Protection

Amended plans — Environmental Protection (pollution) has been re-consulted
following an update provided by the applicants on initial comments made. The
update is clearly provided in the updated Air Quality Assessment (July 2023). The
points clarified are agreed.

It is noted that the traffic figures have been amended with particular reference to
Bridge Street, and therefore the air quality assessment has been updated, although
no significant impact to local air quality is predicted due to the proposed
development. Should traffic figures be subsequently amended, in agreement with
Hampshire County Council, the applicant should ensure the potential impact on local
air quality is reconsidered, and reassessed if required. It is agreed that the request to
include the potential impact from traffic generated from a large development in
Dorset (Alderholt) is not required as part of this application due to current planning
status of the development in Alderholt.

Further details now received on impact on Allenbrook Care Home. The conclusions
that there will be negligible impact on the care home is accepted.

No further objections received in connection with street and other lighting on the site.

NEDC Open Spaces

Overall, no objections to amended scheme but further details are required to ensure
the open spaces are well designed and welcoming and are also properly maintained
into the future. Notes over provision of ANRG but that some areas are more
inaccessible because of waterlogging. Play areas need detailed design to be
submitted and agreed. All outstanding matters can be dealt with via planning
conditions and suitable S106 clauses.

NFDC Strategic Housing Manager

Amended plans - Notes proposal as submitted and amended is still below policy
requirements both in terms of quantum and tenure mix. However, notes revised offer
and is pleased to see the social rent element of the scheme has been introduced.
NFDC Trees

Amended plans — See body of report - my concerns now taken into consideration
with additional details submitted. No objections subject to conditions.

NFDC Urban design and landscape

Amended plans — Have reviewed comments in light of the amended plans. Notes
the reduction in the number of units but still some concern at the intensity of the
development. This latest iteration is a compromise on many of the above points with



the designer having found improvements to the application across the site both in
relation to the urban elements as well as to the general landscape and open space
approach. Before we can offer comprehensive support for what aspires to be a very
attractive project, some further details should be submitted to cover all aspects of
landscape design, hard and soft landscaping and play areas. Overall, no objections
to house designs however which will provide attractive elevational appearance and
quality. The open spaces and play areas within the site need to match this quality.
Agreed that all outstanding matters can be dealt with by conditions.

NFDC Waste management

Amended plans - Some concerns expressed regarding cul de sacs and refuse
vehicle access, and bin collection points but happy to accept a condition being
imposed to require the submission of further amendments and to be consulted at
discharge of condition stage.

Wessex Water

No objections - Notes drainage strategy to deal with surface water split between
infiltration and discharge to Allen Brook at an acceptable rate. (See further details in
report below).

REPRESENTATIONS RECEIVED

159 letters of objection raising the following grounds, and 1 neutral letter.

Note — the actual number of households objecting is less than the headline number
as there are some repeat objections following amended plans, and in some cases
multiple objections from the same address. The objections are grouped into subject
areas for convenience.

Principle of development
o Why greenfield which is contrary to new government advice. — brownfield first

e Levelling Up Bill changes emphasis to building in the right place — this is not
this site.

o No employment so Fordingbridge becoming a dormitory settlement leading to
more car traffic to Ringwood, Salisbury, Southampton and Bournemouth

¢ No need for yet another housing scheme which is destroying small town feel.
e Adverse impact on mental health with loss of green spaces

¢ Insufficient truly low-cost affordable housing

¢ Huge carbon footprint caused by this development

e Considerable period of local disruption noise, dust and construction traffic
during build

e Local Plan says 140 so why allow 206. Insufficient reduction in numbers since
previous application for 240 dwellings.

e Impact of all this traffic on New Forest landscape and wildlife more generally

¢ Adverse impact on local quality of life and mental health

¢ Shouldn’t approve the application just to meet a housing target



Infrastructure

Can’t get appointments now with doctors, dentists and vets. These should be
put in place before new development is brought forward

School places need to be brought forward to accommodate all new housing
sites

Insufficient shops and other local services to cope
Potential additional flood risk

Inadequate sewerage system in the town and current surcharges

Highway concerns

Impact of additional traffic on town centre and its buildings some of which
are Listed

Impact of traffic generation and lack of capacity in town centre

Current poor nature of existing highways will be exacerbated.

Heavy lorry traffic through town centre will make current situation much worse
Will be exacerbated yet further with Aldherholt development.

Only one access point will be inadequate to serve the development — traffic
should be spread out more with another access. Four junctions all converge
on the chosen access point

Access onto Marl Lane and junction onto Station Road for cyclists
unacceptable. Then have to cross Normandy Way to get to Town Centre

Increased use of Marl Lane unacceptable to existing residents
Should not allow any further development until by pass is provided

Concern about position of access points onto Marl Lane and loss of
privacy/security

Concern regarding lack of drainage on Marl Lane

Danger to pedestrians using Station Road into town centre

Impact of rat running through Normandy Close with speeding traffic
Greater risk of accidents

Bus services are inadequate to create sustainable travel alternatives

Wildlife and ecology impact

Development will destroy important wildlife corridor

Proposal will remove wildlife haven

Additional pollution into River Avon which is a protected waterway.
Adverse impact on local beauty and character of the area

Adverse impact on local biodiversity
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¢ Disputes the developer’s ecologist claims that there is no adverse impact

¢ Adverse impact on Sandle Manor Wood SINC and local owl population
Impact on local landscape and character

¢ Loss of green wedge between Fordingbridge and Ashford

e Impact on dark skies

e Impact on important trees on the site
Design

o Insufficient regard to carbon neutral requirement

e over reliance on fossil fuels for heating

e Development will be out of character

¢ Density too high — Local Plan says 140 so why are 206 dwellings proposed?
Local amenity

¢ Adjoining residents raise significant concerns regarding light and privacy loss
as well as loss of outlook

Development may impact on foundations

PLANNING ASSESSMENT

PRINCIPLE OF DEVELOPMENT

Introduction

The key planning policy that covers this site is set out in SS16 taken from the
adopted Local Plan 2016-2036 and is reproduced in full below. The supporting text
for the policy is set out on pages 162-164 of the Local Plan and a concept
masterplan showing the suggested distribution of land uses is shown on page 165,
this plan being the starting point for consideration. This policy forms part of the
Development Plan and is the starting point for consideration under Section 38 of the
Act as set out above. The policy needs to be read in conjunction with all policies in
the plan rather than in isolation.

Strategic Site 16: Land to the north of Station Road, Ashford

i Land to the north of Station Road, Ashford as shown on the Policies Map
is allocated for residential development of at least 140 homes and public
open space, dependent on the form, size and mix of housing provided.

Ii. The masterplanning objective for the site as illustrated in the Concept
Master Plan are to create a well-designed new neighbourhood that:

(a) Provides a valley corridor of natural recreational greenspace and
habitat connecting to lower Station Road and, via the former
railway public footpath and Marl Lane, to Strategic Site 17: Land at
Whitsbury Road and to Strategic Site 18: Land at Burgate to form
part of a linked network of green infrastructure around
Fordingbridge, maintaining Ashford and Fordingbridge as distinct
settlements.



(b) Provides most of the new homes on the higher ground on the
western side of the site with two points of vehicular access to the
site from Station Road and a pedestrian/cycle access only from
Ashford Close.

Jii. Site-specific Considerations to be addressed include:

(a) The developers of Strategic Site 16: Land to the north of Station
Road, Strategic Site 17: Land at Whitsbury Road, and Strategic Site
18: Land at Burgate will be required to work cooperatively with each
other and with Wessex Water to deliver a suitable foul sewer
connection to the Fordingbridge treatment works.

(b) Provision on the northern part of the site of land and facilities suitable
for formal recreation.

(c) The loss of healthy specimen trees to accommodate development or
provide access should be minimised.

(d) The preparation of a detailed site-specific Flood Risk Assessment
(FRA) will be required which should demonstrate that there will be no
inappropriate development within Flood Zone 3b.

The principle of development here is established by the allocation in the Local Plan.
In addition, the following land supply and government guidance needs to be taken
into account.

The Council cannot at this point in time demonstrate a five-year supply of deliverable
housing land and the Council’s Planning Policy team is currently engaging with
developers in order to produce an updated five-year housing land supply figure that
takes into account last year’s delivery of new homes along with the latest information
about sites coming forward. The latest published figure of housing land supply is
3.07 years which remains well below the required 5 years.

In such circumstances, the NPPF (para 11d) indicates that the tilted balance is
engaged, whereby in applying the presumption in favour of sustainable development
even greater weight should be afforded in the overall planning balance to the
provision of new market and affordable housing. The proposal is for a new residential
development of 198 dwellings which will make a significant contribution to the
housing land supply in the District. Recent Government statements relating to
housing targets and greenfield land do not change or undermine the adopted Policy
framework and the most recent NPPF.

The September 2023 NPPF Paragraph 11 states the following
For decision-taking this means:

c) approving development proposals that accord with an up-to-date development
plan without delay; or

d) where there are no relevant development plan policies, or the policies which are
most important for determining the application are out-of-date, granting permission
unless:

i. the application of policies in this Framework that protect areas or assets of
particular importance provides a clear reason for refusing the development
proposed; or



ii. any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this Framework
taken as a whole.

The remainder of this report will now turn to other environmental and sustainable
development factors to be taken into consideration.

AFFORDABLE HOUSING AND HOUSING MIX

Local Plan Policies HOU1 and HOU2 seek to ensure that new residential
development provides a mix and choice of homes by type, size, tenure and cost.
Current evidence suggests that there is a need for a greater proportion of new stock
to be smaller-to-medium-sized homes (particularly so in the affordable housing
tenures). A supporting table within the Local Plan (Figure 6.1 - below) sets out the
need for different house types within the District.

It is considered important that the mix of development reasonably reflects the
identified objectively assessed housing need across the district. Based upon the
indicative details provided, the proposal would provide a good number of flats and
smaller dwellings which meets the aspirations of the local plan to provide smaller
homes but still providing a slightly higher proportion of 3 bed family homes.

It is considered important that the mix of development reasonably reflects the
identified objectively assessed housing need across the district. Based upon the
details provided, the proposal would provide a good number (65 dwellings) of smaller
(1 and 2 beds) dwellings, across all tenures, in the form of both flats and houses,
which meets the aspirations of the local plan to provide smaller homes. The proposal
would also provide larger family houses: 3-bed dwellings (80 units - across all
tenures) and 4-bed dwellings (53 units) which is considered to be an acceptable
housing mix taking into account the location and characteristics of the site. The
proposal also unusually for a strategic allocation site provides 6 bungalows which
paragraph 6.4 of the Local Plan sets out should be welcomed in principle.

With regard to Local Plan Policy HOU2 the policy requirement in this case is for 50%
of the units to be affordable, and those units to have a split tenure mix with 70%
being affordable homes for rent (with an equal split between social and affordable
rent) with the remaining 30% of units to be intermediate/shared equity homes.
(Shared ownership falls into this latter category). The Policy states that the viability of
development will be taken into account in applying this policy as set out in Policy
IMPL1: Developer Contributions.

Policy HOUZ2 therefore requires that this development should aim to provide 50%
affordable housing (which would be 99 units in this scheme) with

e 70% of the total affordable dwellings being split equally between social
and affordable rent; and

e 30% of the total affordable dwellings provided as shared equity or
intermediate tenure.

Policy HOU1 further sets out a suggested mix for affordable rental and shared
ownership based on further study carried out as part of the exercise to identify
objectively assessed need.



1-2 bed 3 bed 4+ bed

Affordable rental homes 60-70% 25-30% 5-10%
Affordable home ownership 55-65% 30-35% 5-10%
Market homes 30-40% 40-45% 20-25%

Figure 6.1: Indicative need for different sizes and tenures of home

To ensure that affordable homes address the requirements of the Local Plan local
connection mechanisms will be sought for all tenures. Legal undertakings will also be
required to ensure the homes for affordable rent and social rent, and where
appropriate shared ownership are secured in perpetuity, and will be delivered by
New Forest District Council (as a Registered Provider of Social Housing), or an
approved Registered Provider partner.

Applicant’s viability assessment

As part of the applicants’ viability assessment on their latest amended plans, they
have provided the following mix of housing sizes across the three phases of
development totalling 198 dwellings across all tenures:

e 16 x 1-bedroom flats

e 49 x 2-bedroom flats and houses
e 80 x 3-bedroom houses

e 53 x 4-bedroom houses.

Where developers cannot deliver the level of affordable housing set by policy, they
need to submit a financial viability assessment (FVA) to demonstrate why they
cannot make the development viable if the policy level of affordable housing is
delivered.

The applicants in their submitted viability assessment confirm that the proposed
development is not policy compliant principally due to the significant development
costs of bringing the site forward.

Affordable Housing Offer

The applicants first offer was therefore as set out below equates to an overall figure
of 42 affordable dwellings which equates to 21% of the total number of dwellings.

The offer of 42 affordable based on their latest amended plans is set out as follows
0 Social rent

28 Affordable rent
e 10 x 1 bed flats
e 10 x 2 bed flats
e 2 x2bedhomes
e 6 x3bedhomes

14 Shared ownership

e 6x 1 bed flats
e 4 x2bedhomes
e 4 x 3 bed homes



This offer fell far short of the Local Plan policy requirements both in terms of the total
number of affordable units as well as the overall tenure mix but does show a
percentage split of 66% to 33% in favour of rent to shared ownership which is nearly
policy compliant albeit there is no social rent included as required.

The applicant’s assessment has been passed to the Council’s viability consultant
Dixon Searle (DSP) for a full independent appraisal On this occasion this has
included a full Quantity Surveyor (Martin Warren Associates) assessment of
infrastructure and build costs put forward by the developer. Dixon Searle has
considered these costs together with suggested benchmark land values, sale of
finished house receipts and profit levels sought and has produced a report advising
the Council and a recommendation suggesting further discussions are held with a
view to seeking an improved offer, whilst still noting the negative position even if
reduced costs are agreed.

Dixon Searle’s draft report indicated that notwithstanding the applicant’s assertion
that the development would result in an overall deficit of circa £5m after all
development costs are taken into account, the QS report indicated potential cost
savings.

On this basis officers entered into discussions with the applicants. The discussion
centred on both the number of affordable units overall, and the tenure of those units.
In particular the absence of any social rent units which NFDC Housing recently
confirmed verbally to the Development Manager is the highest need in the District
was a point of considerable concern for officers. It was made clear to the applicants
that without a significant re-adjustment of the offer to include social rent units the
current position would likely be unacceptable and hence a recommendation to
refusal was possible.

Revised Affordable Housing offer

Consequently, officers concentrated on improving the tenure mix to ensure that
social rent was included in a revised AH offer. The applicants have now presented
the Council with a revised offer that provides the same percentage of 21% (42 units)
but crucially adjusts the mix to include 13 social rent dwellings.

The new offer has come from adjusting the number of affordable rent units which are
now down from 28 to 15. Importantly the new mix also now includes five social rent
houses with gardens which are more suitable as family homes for those on lower
incomes.

The new mix is as follows -

13 Social rent

e 4 x1 bed flats

e 4 x 2 bed flats

e 1x2bedhome

e 4 x 3 bed homes
15 Affordable rent

e 6 x1bedflats
e 6 x2bedflats

e 1x2bedhome
e 2 x 3 bedhomes



14 Shared ownership

e 6 x1 bed flats
e 4 x2bedhomes
e 4x 3 bed homes

Officer assessment of revised offer

In submitting the revised offer the applicants have sought to retain a mix of dwelling
type and size, to ensure a suitable range is provided for both social rent and
affordable rented units. The mix reflects the evidence from the District Council’s
Housing Register through the majority of the affordable units being provided in 1-2
bed units, coupled with the provision of three bed houses (including 4 x 3 bed social
rented units) which will be important for families in the District who are in significant
housing need and require larger family homes.

The applicants also point out that SS16 will be the first strategic site in Fordingbridge
to offer social rented units.

Dixon Searle Final Report and Summary

Officers have had regard to the Dixon Searle viability appraisal final response now
received on 23 October and published on the Council’s web site (see 23 October
2023), along with the Quantity Surveyor’s report on development costs. The final
advice from Dixon Searle is that the revised offer represents a good position for the
Council to accept. They point out the uncertainty in the market and the applicants
non disputed position that even if there is agreement on reduced build costs the final
economic outcome for the applicants is still a negative one.

A possible outcome of further protracted discussions undertaken by officers could
potentially result in more shared ownership properties rather than additional social or
affordable rent or could even impact the number of affordable rent and/or social
rented units that are currently proposed. At the present time in Fordingbridge the
other strategic sites have delivered less homes for rent and a surplus of shared
ownership units. The demand and crucially the need for more shared ownership in
the local area over and above that offered here is therefore doubtful and it is
considered does not outweigh the overall AH package currently offered.

Dixon Searle in coming to their views have had regard to various elements of the
viability appraisal including land values, development costs, build costs, sales
values, market uncertainty, developer profit levels, recent experience on other
Fordingbridge strategic sites, tenure mix and the potential for further improvements in
the latest affordable housing offer.

At para 4.1.13 they summarise the position now reached as follows -

All'in all, in DSP’s view the position now reached following the productive further
exploration by NFDC and the applicant team now represents what may be
considered a fair and acceptable one in the circumstances; now providing social
rented homes and at a significant level while maintaining the offered AH headline.
Noting, again, that the headline offer has been put forward effectively against the
viability figures that have been used to appropriately demonstrate that such a
significant adjustment from policy is warranted in this case. With the inclusion of the
social rent, this appears to leave the outcome broadly consistent with others where
similar scheme characteristics and ingredients overall have been reviewed in this
locality.



Further officer comments

The revised offer provides for 13 social rent units comprising a mix of flats and family
homes to provide a good range of opportunity for those most in need. The overall
tenure mix is now very close to the Local Plan policy proportion of 70% being rent
and 30% being shared ownership and close to the rent split being 50/50 between
social and affordable rent.

The applicants have also provided an updated Tenure Plan (17 October revision E)
which illustrates the distribution of the proposed affordable housing within the site.
The affordable housing is clustered in several modestly sized groups in the centre of
the wider housing area. The tenure of each of the four flatted blocks will be for one
specific tenure type and all are closely sited to their respective parking spaces.
Through the reasonable proximity of market housing there are no significant
concerns arising with the long-term social integration between people living in
different tenured housing. Essentially, no affordable housing residents should be
socially isolated due to their housing tenure or location within the site.

As such, on balance of considerations, officers are minded that it is prudent to accept
the applicants proposed revised Affordable Housing offer. This takes into account the
development viability of the site and the advice provided by Dixon Searle, the
unknown state of the local and national economy in the time it may take to determine
an Appeal in the event of a refusal, and the inclusion of a reasonable mix of social
rented dwellings for the first time on one of the Fordingbridge Local Plan Strategic
Allocation Sites.

Officers are also minded that the overall proposed housing mix — for market and
affordable housing alike - provides a suitable palette of dwellings in terms of size,
tenure and typology.

Therefore, subject to a s106 planning obligation appropriately securing the
Affordable Housing in perpetuity and a suitable condition for approved plans, the
proposal accords with Local Plan Policies HOU1 and HOU2.

LANDSCAPE IMPACT

This site is allocated for development in the adopted Local Plan and the principle of
development in this location has been accepted

Wider protected landscape impact

a) New Forest National Park (NFNPA)

There are two key characteristics relating to impact on the National Park. First the
relationship of the site to the National Park and its intervisibility and impact of the
development on setting. Secondly the impact of increased recreational use by new
residents and on protected habitats. This latter impact is more widely discussed in
the ecology section below.

The NPPF sets out the key statutory tests applicable to National Parks (and AONBs)
echoed by Local Plan Policies STR1 and STR2 viz-

Great weight should be given to conserving and enhancing landscape and scenic
beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty which
have the highest status of protection in relation to these issues. The conservation
and enhancement of wildlife and cultural heritage are also important considerations
in these areas and should be given great weight in National Parks The scale and



extent of development within all these designated areas should be limited, while
development within their setting should be sensitively located and designed to avoid
or minimise adverse impacts on the designated areas.

Regarding the first issue the National Park boundary is located approximately 1.6
kms (1 mile) to the east. The proposed development itself is not visibly harmful from
within higher land in the National Park and in terms of any impact on the setting of
the National Park there is very little discernible impact on character. The
development includes the retention of a significant number of existing trees both
along Station Road, Marl Lane and within the valley of the site. To complement this a
total of over 400 new trees will be planted. This result of this significant amount of
landscape protection and enhancement will successfully mitigate and reduce any
harmful impact on protected landscapes it is considered.

The National Park Authority in their consultation response of 12 June 2023 are
satisfied there are no ‘direct visual links between the National Park and the proposed
housing’. That said they raise issues in respect of lighting and other matters which
are addressed below and further on in this report.

In terms of overall impact on National Park purposes officers are satisfied that there
are no substantive reasons to consider any adverse impact on those statutory
purposes through landscape or other concerns. The impact in landscape and setting
terms has also been considered at the stage prior to Local Plan allocation as well as
at this planning application stage. There is no firm evidence that the development of
this strategic site in combination with others will have such a detrimental impact on
the setting of the New Forest National Park to warrant a refusal.

b) Cranborne Chase Area of Outstanding Natural Beauty (AONB)

Turning to the AONB the impacts are as above with regard to intervisibility, proximity
and setting, as well as suggested increased recreational impact. Added to this is the
impact on the International Dark Skies Reserve. With regard to the former the AONB
in their response of 16 May 2023 set out their general concerns regarding the
cumulative impact of this site when seen in conjunction with other strategic sites in
Fordingbridge in effect ‘filling a gap’ between the town and protected landscapes.
That said it must be acknowledged that in allocating this site and the other two
strategic sites in the Local Plan the Council took into account the overall landscape
impact of all three strategic sites. The allocation remains therefore as a matter of
principle. Officers remain of the view that the impact on the AONB landscape is
marginal and not sufficient to recommend refusal.

Both the NFNPA and AONB Partnership refer to the quantum of development on site
being in excess of that set out in the Local Plan, but it must be emphasised that the
quoted figure is not a target but a minimum bearing in mind the need to take fully into
account Government advice as also acknowledged in the Plan on making best use of
land and allocated sites in meeting housing need. The AONB partnership case for a
fundamental concern here is therefore weakened by this allocation of land. The
landscape impact assessment does take into account protected landscapes and
officers consider that there are no substantive reasons to base a reason for refusal
that the scheme as presented does impact severely on those landscapes or their
setting.

The AONB also raise issues in relation to impact from lighting and impact from
increased recreational use of the AONB. Dealing with lighting first it is considered
that the street lighting scheme as submitted is at a level which takes into account the
protected landscapes and is set at a level to be commensurate with the need for
public safety and the safety and well-being of those residents on the site. Wherever



possible lower lux levels and heights of lamp standards are used. The use of bollard
lighting for the main southern cycleway also reduces any impact. Planning conditions
can be imposed to restrict future street lighting or security lighting within the site as
well as to deal with lighting from rooflights or dormer windows both elements of which
can be dealt with by a withdrawal of permitted development rights.

With regards to the potential harmful recreational impact, no substantive evidence
has been put forward to justify this view. The Council has a long-established policy
based on scrutiny of the impact put forward on the New Forest National Park and
applies habitat mitigation policies on new major housing developments within the
Council’s area on all developments over 50 dwellings as a result. This policy has
been tested through the Local Plan process and in conjunction with Natural England
and found to be sound. No such policy basis exists with regard to the AONB, and
such a contribution fails to meet the statutory tests for S106 contributions. It is also
the case that the significant amount of new ANRG and POS well in excess of the
required amount will allow current and future residents to enjoy newly available
areas for recreation and dog exercise in a more sustainable manner. This could
result in reduced trips to the AONB from existing residents.

Local landscape impact

In landscape terms this site represents part of an important spatial gap between
Fordingbridge and Ashford. Within the site-specific allocation policy above the
development must provide a valley corridor of natural recreational greenspace and
habit connecting to lower Station Road and via the former railway to Marl Lane. The
site-specific requirements also require formal open space to be provided within the
site (i.e., some sort of playing pitch or Multi Use Games Area - MUGA). The concept
masterplan attached to the policy shows the disposition of uses and landscape and
the site proposals mirror those requirements. The current proposal in landscape
terms is a significant improvement on the inappropriate development put forward
previously which did have an adverse local landscape impact. The height of buildings
and spread is now much improved with all development limited on the development
edges to single or two storey in height. The only 2.5 storey buildings are provided
within the main body of the site in an area which will have far less impact.

The applicants have submitted a detailed landscape and visual impact assessment
which has been considered by the NFDC urban design and landscape team. Whilst
there are no overall objections on landscape grounds the comments set out above
do still require further details which can be dealt with by condition. The overall
landscape framework of how the site fits together and the spread between developed
areas, ANRG, informal open space and play areas is generally agreed subject to
further details.

With regard to formal playing space a decision was taken previously both on this site
and on Site 18 (Land at Burgate), to avoid formal playing pitches which tend to be
laid out and floodlit and normally come with associated facilities such as a pavilion,
car parking and flood lighting due to the potential adverse landscape impact. See
POS section of report below

Taking on board the comments of the Town Council, the application site will however
contain an informal close mown kick-about areas in the north western corner of the
site near Marl Lane. This will benefit both the children of the new site and others who
live adjoining Marl Lane, as well as the future development of 400 dwellings on Site
17 to the north west.



Impact on Trees

The Council’s Tree Officer makes the following detailed comments —

There are a number of trees within and adjacent to this site, including several of
notable large, mature and veteran trees. The majority of the site is protected by an
Area Tree Preservation Order (TPO) TPO/0010/17, 2x linear groups adjacent to
Station Road in the southwestern corner and small piece of woodland are protected
by TPO/13/03. These trees contribute to the amenity of the area and are important
local habitats for wildlife and are considered a constraint to development.

Further to my previous comments and discussions with the applicant an amended
Barrell Tree Consultancy Arboricultural impact appraisal and method statement Ref:

22105-AA3-CA dated 14th July 2023 with the accompanying Tree Protection Plan
Ref: 22105-4 has been submitted. My concerns/comments that | had previously
made have now been addressed.

Within this document 243 individual and groups of trees which have been
categorized to BS5837:2012 standards. | am broadly in agreement with the
categorisations of the trees. The tree protection measures provided should ensure
these trees are sufficiently protected for the duration of the construction.

| have also reviewed the additional information regarding the installation of the
Railway Path Link (i-Transport document and plan Ref: ITB17592-008). There is a
suitable gap within the off-site tree belt to create this access at this point. Some soil
levels may need to be raised in the proximity of an onsite Oak tree however, which
advice of the project arboriculturist this can be installed with impact on this tree
managed to an acceptable level.

On this basis | have no objections on tree grounds subject to the conditions

The site is characterised by a significant band of trees running along Station Road
along the site’s southern boundary. These trees are complemented by further large
specimen trees scattered through the site with some 5 no. veteran trees (defined as
a tree that is of interest biologically, culturally or aesthetically because of its age, size
or condition). Added to this there is also significant tree planting within the valley
corridor of the Allen Brook and further trees alongside Marl Lane and the former
railway line.

The amended plans have taken into account the concerns raised by the Council’s
Tree Officer and changes have been made to better accommodate the veteran trees
within the site as well as removing the emergency access onto Station Road to avoid
any damage to trees in this area. In addition, the main road access into the site has
had to take into account some large trees and a fine veteran tree within the road
corridor with a particular need to add in extra precautions during the build of the
road. The alignment of the road and the chicane near the entrance used to slow
traffic speeds are acceptable to the Tree Officer as is the general layout of all new
dwellings and line of new pathways in areas close to trees.

The application proposals as amended seeks to retain as many trees as possible
within the site. The submitted tree schedule shows 243 trees and small groups within
the site being retained, with approximately 50 trees due to be felled because of their
poor condition or for other reasons. This will be mitigated by a tree planting proposal
of over 400 new trees which will more than compensate for those trees that have to
be removed. The applicants have a key desire also to ensure that as many houses
as possible have a tree planted within their garden area. This has three significant
benefits in terms of biodiversity enhancements, and visual assimilation of the house



building blocks into the wider landscape. All trees within the site that are to remain
will continue to be covered by the TPOs amended as may be by the layout of any
planning permission. The retained trees within public areas along with new planting
will also be subject to future control through the TPO, or by way of planning
conditions and the terms of future management of public spaces set out in the S106
Agreement. The Tree Officer’'s suggested conditions are set out after the
recommendation below.

DESIGN, SITE LAYOUT, IMPACT ON LOCAL CHARACTER/ APPEARANCE OF
AREA

Policy ENV3 of the Local Plan states that development should contribute positively to
local distinctiveness, quality of life and enhance the character and identity of the
locality by creating buildings, streets, places and spaces that are functional,
appropriate in appearance and attractive. New development should be accessible for
those with different needs with realistic levels of car parking, and attractive and
appropriate green spaces. The Local Plan includes a concept Masterplan on which
any new developments that come forward should be based unless the developer can
show any changes to that concept masterplan are improvements or equal in quality.

Added to this local policy the Government has now revised its NPPF in September
2023, and this together with the Governments National Design Guide provides
further advice in achieving improved standards of design in layout and house types.
(National_design_guide.pdf (publishing.service.gov.uk)

a) Built Density

The Local Plan Site 16 policy states the site shall deliver a minimum of 140
dwellings. In this case the number of dwellings proposed is well in excess of that and
set at 198 dwellings (reduced from 206 originally submitted). Whilst the Local Plan
sets out a concept masterplan there is no policy impediment to any strategic site
delivering more than the minimum provided other polices particularly in relation to
design and development quality are fulfilled as required by ENV3. Set alongside
Local Plan policies there is Government advice as set out in the National Planning
Policy Framework (2023). In particular alongside other requirements such as Section
12 (achieving well designed places), there is the advice in section 5 and section 11
on delivering a sufficient supply of homes and making effective use of land including
appropriate densities. The Government urges Planning Authorities to ensure that
developments make optimal use of land and avoid homes being built at low densities
(NPPF, Paragraph 125) particularly given that such land | constitutes a finite
resource, and where there is a stated shortfall in available housing land (NFDC has
such a shortfall — 3.07 years against a target of 5 years supply).

In this case the density of the developable site when stripping out open space, non-
residential land and roads equates to around 25 dwellings per hectare (dph) overall.
This is significantly below what government policy aspires to as making best use of
land, but such a density is considered justified here where there are significant
environmental constraints and a need for large areas of open space and habitat
mitigation land to satisfy other Local Plan policies. The minimum number set out in
the Local Plan would have realised a density of 17 dph. The earlier withdrawn
application showed a development density of around 30 dph but was rejected
because of the potential harmful landscape impact on this sensitive site.

In summary, it is considered that the built density is foremost appropriate for the
application site and the wider local landscape. Essentially, a suitable and robust
balance has been found between optimising the number of dwellings on the site and
a design which has an effective, sympathetic and visually attractive character.



b) Key constraints on design and layout and Local Plan concept masterplan

The key constraints with this development have been to accommodate the major tree
belt along the southern boundary, not to build too close to large and other veteran
trees to be retained, the relationship of the site’s urban edge to landscape form and
the settlement boundary set out in the Local Plan, and the relationship of this urban
edge to open spaces through the valley. In addition, the relationship of the urban
zone particularly to its near neighbours at Ashford Close and the nursing home are
key considerations and constraints. The Local Plan includes a concept masterplan
setting out the different indicative zones for urban and open landscape/play and
ANRG.

The concept masterplan set out in the Local Plan is the starting point for
consideration. The concept plan has been modified with this proposed layout
particularly along the northern edge overlooking the valley. This edge has however
been shown with a sensitive treatment of mostly lower single storey properties with
additional new edge tree planting. This amendment is considered acceptable in
landscape terms. Other changes to the concept masterplan have been included in
the application proposal e.g., a reduction in the size of the small pocket group of four
dwellings north of the nursing home so as to retain the sense of this being an
important countryside edge.

Turning to impact on those neighbours most affected this is covered in more detail
below but in general terms the concept masterplan does show new housing running
right up to the boundary of Ashford Close. The applicants have adopted this
approach but have ensured all housing is a reasonable distance away from the
existing properties and have designed the street such that it will not form an
unbroken ‘cliff face’ of new houses facing Ashford Close. This allows the existing
properties to retain a reasonable distance for privacy and to see through gaps in the
created street with an interspersed planting of trees in rear gardens helping to
alleviate any impact. It is perhaps inevitable that the Ashford Close residents would
experience a major change in their outlook but in design terms this has been
managed in an acceptable manner. The properties facing Ashford Close are also all
two storey and even taking into consideration the changes in ground levels this
relationship in design terms is considered acceptable.

A narrow strip of land along the western boundary of the site was not originally
included within the garden areas of Ashford Close when the estate was first
approved and built. However, over time it appears that strip of land has been
subsumed into the gardens of Ashford Close extending their gardens by some 5
metres. Residents have taken advantage of this higher piece of land which sits
above their original garden level by creating an elevated garden section overlooking
the current agricultural fields forming the application site. The applicants have
pointed out that legally this land belongs to them, but they do not wish to now seek
ownership and will instead allow the land to be retained by those properties on
Ashford Close. The site will be bounded now with a new close boarded and trellis
type fence which will provide mutual privacy between the old and the new. The
residents will clearly lose their view of the open land but in planning terms residents
do not have a right to a view.

One of the other key benefits of this application compared to the withdrawn
application is the removal of the centralised vehicular access onto Station Road. The
previous access had the unacceptable impact of removing many of the trees along
Station Road to cater for necessary visibility splays. By removing this access and
improving the existing access to the nursing home this has resulted in this very
important tree corridor being retained apart from necessary removal of poor health
trees. This retention helps to better assimilate the new development into the current



urban setting of Ashford and also provides space for a linear park alongside the road
within which a new pedestrian path and cycleway will enable new and existing
residents to avoid having to use the narrow and unattractive pavement which
currently links Fordingbridge with Ashford.

The Council’s urban design team have set out detailed comments to potentially
assist the developer in bringing forward a set of plans on landscape design to be
agreed at discharge of condition stage. That said the overall approach to layout and
design is considered acceptable and the fine details can be dealt with later as is
usual for strategic site developments.

c) Settlement boundary

The adopted Local Plan provides for a new settlement boundary taking into account
all the three Fordingbridge Strategic Sites. That said the supporting text of the Policy
in relation to both sites 16 and 18 states that the exact position of the settlement
boundary will be agreed through the planning application process. The Local Plan
and Concept Masterplan requires the retention of the clear open space and
landscape gap in the valley between the development and land to the west of Marl
Lane. The latest amended plans adhere to the settlement boundary as set out in the
Local Plan which notwithstanding the concept masterplan did allow for a rounding off
of the development along its eastern residential zone - noting the point above in the
second paragraph of section (a).

d) Public open space design and layout

The Local Plan requires the following public open space based on the number of
residents anticipated on the development site taking into account the housing mix —

e Number of occupants 565 persons
e Minimum ANRG land required 4.51 ha.
¢ Informal public open space land required 1.13 ha.
e Play space land required 0.14 ha.
e Formal public open space land required 0.71 ha.
e TOTAL POS required 6.49 ha.

(i) Informal public open space

The Local Plan requires an area of the site to be given over to informal public open
space to cater for the needs of the residents and to form part of a new greenspace
network available to new and existing residents to use and enjoy. The Council’s
policy requires for 198 dwellings 1.13 hectares of land. In this case the application
proposes 3.09 hectares which is nearly three times the policy requirement. This
space takes the form of walking areas, trees, grassland, paths and boardwalks,
shallow drainage basins, and an informal kick about area for games. The scheme
therefore is fully compliant, and conditions applied to any permission can require
further details of these areas including any benches and bins etc.

The final design of the open space can be confirmed by condition.

(i) Play areas and doorstep play

Play facilities for this number of dwellings can be provided throughout the site taking
the form of equipped play. The applicants are providing just over the required
amount of play. This will be split primarily between a large locally equipped area of
play (LEAP) in the north western corner of the site intended for use by older children
who do not need direct surveillance or overlooking from the dwellings, together with
a smaller local area of play (LAP) near the south eastern corner of the site for small



children with the necessary surveillance and direct overlooking from dwellings. This
area will be provided with benches for parents. Added to this the applicants have
been asked to provide small features within landscaped open space areas which can
double as play on the way e.g., earth mounds, boulders, stepping stones and
balance logs. The final design can be agreed by condition.

(i) Alternative Natural Recreational Greenspace (ANRG)

The purpose and locational details of the ANRG land is set out below under Ecology.
The applicants are providing 5.99 hectares of ANRG which is nearly 1.5 hectares
more than required by policy. The final design and layout of ANRG can be agreed by
condition. The ANRG design and layout takes into account the topography of the
land either side of the Allen Brook and makes provision for part of this stream
corridor being wet underfoot by providing boardwalks. The topography will need
careful handling to avoid only having a stepped access. Working with the contours
will be necessary to ensure the area is inclusive for those with differing needs. The
land however can form the basis of a very attractive and useable area of dog
exercise which can be used of course for those without dogs as well. The ANRG in
particular fulfils the advice set out in the SPD guidance and can form the basis of an
effective mitigation proposal. The space will be an attractive and valuable asset not
just for those on the site but for existing residents. Whilst there may be some ad hoc
access at present this is technically trespass so the development will bring this into
wider public usage for the first time forming part of the green network created by all
three strategic sites.

(iv) Formal public open space

Members are referred to the section above regarding local landscape impact for an
explanation as to why there are no formal playing pitches provided on the site as
required by Site 16 and Site 18 policy. It was considered that such facilities would be
better sited at the Burgate School or on the existing town recreation grounds to the
south. Instead of on site provision each of the Fordingbridge Strategic Sites has
been required to contribute £1000 per new dwelling with those monies to be put
towards playing pitch improvements in the town. To date this has recently resulted in
a planning permission for a new all-weather multi-purpose full size artificial grass
playing pitch and flood lights complete with car parking at the Burgate School. This
facility is now under construction and the Council has already grant funded this
project by £250,000 with the remainder coming from the Football Foundation. A
further decision will be taken shortly on grant funding for the associated changing
rooms and sports pavilion at the school which again has the benefit of a recent
planning permission. Any further monies still available can be used for other sports
provision facilities in the town. The Burgate School is within reasonable reach of this
site through cycling or walking.

On the application site there will however be an informal close mown kick about
areas in the north western corner of the site near Marl Lane. This will benefit both the
residents of the new site and other residents adjoining Marl Lane, and the future
development of 400 dwellings on Site 17 to the north west. A condition will be
imposed requiring the land to be surveyed and if necessary improved and levelled to
make it a suitable kick about area.

The S106 contribution of £198,000 coming from this development will provide further
funding for suitable off-site enhancements of other formal playing pitches and
associated facilities in the town without landscape harm. The collection of funding
from other strategic site developments has already been used for grant funding for
the Burgate artificial grass pitch and floodlights and may also be used for the new
associated changing rooms and pavilion.



e) House designs

Building designs on the site vary from apartment blocks, two storey dwellings and
single storey dwellings. Three of the four apartment blocks are two storey only
providing a mix of 1 and 2 bed flats. One apartment block containing 8 flats is two
and a half storeys with a second floor in the roofspace. There are a total of 13 basic
house types and 4 apartment types. Individual variations on the house types also
provide a variety of finishes and elevational treatments. The design is what could be
described as ‘arts and crafts’ style which results in a traditional brick/render and tile
finish with good quality casement and sash style windows, chimneys and decorative
roof verges and porches. Overall, the house styles put forward are welcomed and
provide a New Forest vernacular approach which will be locally distinctive, and which
will meet with policy aspirations set out in the Local Plan whilst also fulfilling
government advice set out in the NPPF and National Design Guide. The case officer
presentation will provide slides of the house types and street scenes for Member
consideration.

Overall, officers are pleased that the house types and design and finishes represent
a good quality scheme representing a non-standardised approach. A condition will
set out final drawings to be submitted for approval to include all meter boxes and
vents etc. If any are to have solar panels or rooflights these can also be detailed at
that point for final approval. Given the quality of the house types it is considered on
this occasion important to withdraw permitted developments for future extensions
and roof alterations in particular so that the Council can exercise some control over
future extensions and alterations as well as ensuring that any single storey dwellings
remain as such.

f)  Energy and sustainability

Local Plan policy IMPL2 states that new development should meet or exceed the
following standards and requirements to help minimise their environmental impact
and/or to be adaptable to the future needs of occupiers over their lifetime -

e Alldwellings to be wheelchair adaptable set out in the Building Regulations

e Higher standards of water use efficiency currently use of 110 litres per person
per day

e Provision of high speed fibre broadband to all property thresholds.

e Provision of services to allow electric vehicle charging

Policy STR1 requires dwellings to be adaptable to future climate change.

To complement the good quality house designs the applicants have submitted an
Energy and Sustainability Statement. The statement sets out to demonstrate that by
following a fabric first approach and with the implementation of renewable
technology, the development will reduce carbon emissions over the Building
Regulations Part L 2021 baseline, which in itself presents a 31% reduction over
previous regulatory standards.

The Statement refers to a fabric first approach which includes for extra insulation and
measures to control future overheating of dwellings in summer and heat loss and
energy efficiency measures in winter aligned with the latest Building Regulations.
The orientation of dwellings and arrangements of glazing and cross ventilation has
also been factored into the estate design.



In addition, the following measures are considered technically feasible for this
development.

e Solar panels for electricity generation
e Air source heat pumps

The applicants however discount air source heat pumps as the potential increase in
running costs compared with a gas and solar PV approach means that it is not a
preferred option at this stage. The applicants do however consider solar panels are
an option with the most significant potential for development. It has been
provisionally assessed that all dwellings will be specified with solar PV systems,
depending on the specific characteristics and orientation of the homes. The use of
gas boilers will continue therefore (and is still allowed for under the Building
Regulations) but the fabric first energy consumption measures will assist in reducing
this impact and this will be beyond the levels required by Part L of the Building
Regulations.

The details of any solar PV panels will need to be agreed as part of the detailed
house plans to be submitted at condition stage. All homes will also be fitted with high
speed broadband and will employ water saving appliances to bring it within the
required Building Regulations limit. All homes will also have electric vehicle charging
points fitted rather than just the cabling supplied as with other volume house
builders.

The carbon reductions and use of renewable technologies will accord with Policies
STR1 and IMPL2 of the New Forest District Council Local Plan 2016-2036, Part 1:
Planning Strategy (Adopted July 2020).

g) Hard and soft landscaping

The amended plans show a range of details for hard and soft landscaping. These at
the present time are not yet in a form which can be approved but do form the basis of
a scheme which will represent a sufficiently high quality of landscape design to
complement the house details. The applicants have however amended their overall
landscape framework plan such that this can then form the basis of discharge of
conditions with plans of a larger scale to cover all hard and soft landscaping.

To conclude on design matters officers are of the view that the scheme does fulfil
local and national policy guidance on good design. Further work is required on hard
and soft landscaping details, but as set out these matters can be dealt with by
condition.

In summary, officers consider that the proposed design would function well, be
visually attractive, sympathetic to the local context, appropriately optimise the
potential of the site, establish a good sense of place and provide a safe, inclusive
and healthy living environment for future residents.

h) Site levels

Final details of site levels are required which covers both the final finished road
levels, slab level of the dwellings, and final level details for public open space areas
including pathways, boardwalks and any stepped areas needed because of steep
contours but with alternative non stepped route also to be accommodated.

As such, subject to suitable conditions, the proposal accords with Local Plan Policies
ENV3 and ENV4, NPPF Paragraph 130 and the broad direction of the National
Design Guide.



CONSERVATION AND HERITAGE IMPACT

Members are referred to the detailed comments of the Conservation Officer which
can be viewed on the web site dated 18 October 2022. The Conservation Officer
concludes his comments thus —

The development as currently proposed will have a significant, but less than
substantial, harmful impact on the setting of Packham House, an NDHA of local
architectural and historical interest......... Whilst it will be for the officer to make the
balancing judgment on the application, it is my view the development as currently
proposed results in significant harm to the interest of a non-designated heritage
asset, and an opportunity to protect or enhance the setting and significance of the
asset through the design of the development is lost.

In this case there are no designated listed buildings within or bordering the site. The
Allenbrook Care Home however is considered a non-designated heritage asset
(NDHA). The other significant heritage asset close to the site is the Fordingbridge
Conservation Area. Whilst the intervisibility of the residential development with the
Conservation Area is very limited it is a material consideration and as such any wider
setting issues should be assessed. The Conservation Area boundary lies some 30
metres from the south eastern corner of the site.

The following legislative background must be considered as part of the case officer’s
and Committee’s assessment of this proposal.

Listed Buildings and Conservation Areas Act 1990

S66 duty - special regard to desirability of preserving the building or it’s setting etc.
S72 duty — special attention to the desirability of preserving or enhancing the
character or appearance of the area

Significance of the heritage asset

Setting - wider rather than narrower meaning

Substantial harm (complete loss) — exceptional circumstances
Less than substantial harm — weighed against the public benefit

The advice set out in the NPPF in Section 16 must also be taken into consideration
‘inter alia’

Para 195 — ‘Local planning authorities should identify and assess the particular
significance of any heritage asset that may be affected by a proposal (including by
development affecting the setting of a heritage asset).....’

Para 202 — ‘Where a development proposal will lead to less than substantial harm to
the significance of a designated heritage asset, this harm should be weighed against
the public benefits of the proposal.....’

a) Listed Buildings

There are other listed buildings beyond the site boundary particularly within the Town
Conservation Area and one off Marl Lane (Oaklands Manor), but these buildings are
at a sufficient distance removed from the development part of the site not to be
directly affected or have their setting adversely impacted. The impact of the
development when viewed against the setting of heritage assets will it is considered
be imperceptible. Forres Sandle Manor School is also a Listed Building which lies
some 365 metres to the west of the site. The intervening landscape and former



railway line as well as the extensive playing fields belonging to the school will make
the impact on setting essentially imperceptible.

b) Fordingbridge Conservation Area

Regarding the designated Fordingbridge Conservation Area, it is clear that the urban
development of the site will for the most part, not be visible from, or looking towards,
the Conservation Area. The site access marginally expands the existing access but
most of the trees either side will be retained and none of the new dwellings will be
visible from this point. To that extent the way in which the Conservation Area is
experienced in a wider sense will not be adversely harmed or impacted. Retaining all
trees along Station Road will protect the approach to the Conservation Area it is
considered. The Conservation Officer has made no objections to the slight impact of
the development. His only concern relates to construction traffic potentially having an
adverse impact on the structure and fabric of designated Listed Buildings which line
the main town centre. Whilst the applicants have been required by the Highway
Authority to undertake a road condition survey so as to repair any damage from
construction traffic the same approach cannot be considered to be reasonable to
consider potential damage to the fabric of buildings through vibration. It will be a
matter for those property owners to carry out their own survey prior to development
and to take civil action against the developers if they can prove damage is directly
attributable to construction vehicles.

The Conservation Area also runs northwards roughly parallel and to the east of Marl
Lane. There may be glimpses of the eastern edge of the development site but at
distance of over 300 metres with open countryside and trees between the two edges.
This will not therefore adversely affect the setting of the Conservation Area it is
considered. Likewise, the glimpsed potential view of the four house courtyard to the
north of the care home may be visible from the Conservation Area but again at a
distance of over 170 metres. The layout and design of this small courtyard builds on
the character of the existing cottages north of the care home and it is considered the
change or impact on setting will be imperceptible. Setting in this sense does not just
include the way in which the development is seen against the heritage assets and a
crude measure of the distance between the development and the heritage asset, but
also how they are experienced in their wider setting and character. In physical terms
none of the heritage assets are affected by works directly to or in close proximity.

c) Non designated heritage assets — Packham House (now Allenbrook Care

Home)

Turning to the impact on Packham House this building is a non-designated heritage
asset (NDHA). As set out in the Heritage Impact Assessment there are no statutory
provisions for NDHAs and therefore the primary consideration is Paragraph 203 of
the NPPF which requires a balancing judgement to be made when considering
applications that affect NDHAs. As part of this balanced assessment the impact on
Packham House should assessed against Policy ENV3 of the NFDC Local Plan,
which requires all development to contribute positively to local distinctiveness and
enhance the character and identity of a locality, and also against Policy DM1 of the
which requires development proposals to conserve or enhance the significance of a
heritage asset taking into account the impact on setting of the heritage asset. It
should also be noted that Packham House unlike other designated heritage assets
on Site 18 did not warrant a policy specific clause of protection.

There are three primary impacts on Packham House.

o First the removal of former agricultural outbuildings which belonged to this
estate house and the partial removal of a later kitchen garden wall will have



some impact in diluting the history of the building and its setting. That history
however has moved on since it was privately owned with the advent of the
care home making all those structures redundant. The structures to be lost
are of no great significance in themselves and notwithstanding any
photographic survey do not place any considerable constraint on the pocket
neighbourhood planned for this area. The setting of the house when viewed
from the front will be largely unchanged apart from the new access road (see
below).

o Secondly, the introduction of a small group of four dwellings into the area
immediately to the north of the house does follow the suggestions made in
the Local Plan with this part of the site being included in the development
zone and within the settlement boundary. Given the initial Local Plan
allocation this small parcel of development and the wider development in the
southern part of the site will impact on the setting of the house changing it
from a rural context to one which is part rural part urban. This was an
inevitable consequence arising from the allocation. That said the pocket
neighbourhood follows a farm courtyard style of development which does not
jar with the design and setting of this former estate house. Neither does the
main development which is some 40 to 60 metres away from the nearest
dwelling have such an impact to warrant a refusal of permission particularly
when balancing this harm against the public benefits (see below).

e Third, the other main impact on the setting of the building arises from the new
access road which runs to the south. This new road however for the most part
follows the alignment of the existing access road and for road safety and
landscape reasons will also include a chicane reducing the road to single
width to the south of the building. The roadworks will extend the existing road
by around 40 metres to form the new estate road with a new minor T junction
to access the nursing home car park. The road also retains the veteran and
other important trees that lie to the south of the road. Whilst there will be
some formalising of the parkland landscape in this area this is an inevitable
consequence of achieving a two-way access road which can fulfil the
requirements of the Highway Authority in providing a safe and acceptable
means of access. A judgement had to be made in this case between trying
to provide a centralised point of access on Station Road which would have
involved significant tree loss, or an alternative using the existing access to the
care home notwithstanding the harm to its setting. The balancing exercise is
carried out below within the conclusions and summary of this report.

d) Archaeology

Archaeology and impact from development on archaeological features of importance
is a material planning consideration. Saved Local Plan policy DM1 requires that any
development that may affect archaeological remains should demonstrate the likely
impact upon the remains and where appropriate include mitigation measures to
reduce that impact. Any information gained as a result of the investigation should be
publicly available.

The initial response of the National Park Archaeologist is set out above. The
applicants have now carried out a further geophysical survey of the residential
element of the development site. This has revealed a number of features under the
surface taking the form of boundaries in particular rather than features of importance
such as barrows or burial mounds. Survey work starts with a desktop study taking
into account historic records and other information and then move on to a
geophysical survey which is non-invasive. Dependant on those results there may be
a need for further invasive trenches and recording of the information found. Some



of the later stages such as trenches and recording can be conditioned dependant on
the likeliness of important finds.

The NPA Archaeologist has reviewed the latest submitted information and considers
that whilst there are some potential features of interest below the surface of the site
has not raised and in principle objection to permission being issued subject to
conditions requiring further trench evaluation work to be carried out and the results of
any finds recorded. In this regard therefore it is considered that due consideration
has been given to the potential for harm to archaeological interests of importance but
overall, a further evaluation and recording will be sufficient to comply with the Policy
set out above and those contained within the NPPF.

Overall, with regard to heritage assets a balance must be taken to consider any harm
set against wider public benefits. Subject to a condition to cover archaeological
matters it is considered that the development does meet the tests set out in the
legislation and the balance in this case is one of approval. The proposals it is
considered comply with Local Plan policy DM1 and the guidance set out in the
NPPF.

ECOLOGICAL CONSIDERATIONS —PROTECTED SPECIES AND AREAS.

a) Habitat Mitigation and impact on European designated nature conservation
sites

In accordance with the Conservation of Habitats and Species Regulations 2017 ('the
Habitat Regulations') the applicants have submitted a revised shadow Appropriate
Assessment out as to whether granting permission would adversely affect the
integrity of the New Forest and Solent Coast European sites, in view of that site's
conservation objectives. The Assessment concludes that the proposed development
would, in combination with other developments, have an adverse effect due to the
recreational impacts on the European sites. The applicants have amended their
shadow assessment following the comments made by Natural England. The Council
has adopted that Assessment with further comments and have notified Natural
England accordingly.

To deflect recreational trips to protected areas and in accordance with Local Plan
policy the applicants have put forward a range of on-site ANRG areas to provide
areas of recreation for dog walkers including a range of pathways and boardwalks,
and open areas, making use of the shallow SUDs basins and swales as well as a
main off lead exercise area covering a substantial area both sides of the Allen Brook
valley. The development will provide suitable fence enclosures if required to keep
dogs in and prevent uncontrolled access onto Marl Lane and other roads within the
residential part of the site as well as separating the ANRG from the informal kick
about area and LEAP in the north western area.

The site will also form part of a wider strategic network of access including linkages
with other parts of Site 17 within easy walking distance along Marl Lane which in turn
links with the area provided for site 18 further afield. This is in total a substantial new
green network of dog exercise and walking routes which will be available to the new
residents and the existing residents of the town. Added to this, localised
improvements to public rights of way adjoining the strategic sites will bring a further
benefit protecting vulnerable areas within the National Park. In this regard the
proposals fully comply with policy and are sufficient to offset the potential for harmful
impact on protected areas within the New Forest National Park. At this point it should
be noted that the Cranborne Chase AONB Partnership have raised similar impact
issues, but the provision of financial contributions cannot be supported as there is no
policy requirement to do so. In any event the points made above will deflect visits



away from the AONB it is considered.

Local Plan Policy also requires that all development involving additional dwellings
makes a contribution towards New Forest Access Management and Visitor
Management Costs (the New Forest People and Wildlife Ranger service). This can
be secured through a Section 106 legal agreement.

Finally, of the above Access Management and Visitor Management costs there is an
element which requires that all additional dwellings make a contribution towards
monitoring the recreational impacts of development on the New Forest European
sites. This contribution is currently sought at a flat rate of £68 per dwelling and
included in the contribution noted above.

b) Phosphate neutrality and impact on River Avon SAC

In accordance with the Conservation of Habitats and Species Regulations 2017 (‘the
Habitat Regulations') an Appropriate Assessment was carried out as to whether
granting planning permission would adversely affect the integrity of the New Forest
and Solent Coast European sites, in view of that site's conservation objectives
having regard to phosphorous levels in the River Avon. However, Natural England
has drawn attention to the fact that the submitted Appropriate Assessments (AA) rely
on the delivery of the phosphate neutrality measures set out in the River Avon SAC —
Phosphate Neutral Development Plan Interim Delivery Plan (Wood Environment &
Infrastructure Solutions UK Limited — January 2019). The Interim Delivery Plan set
out mitigation measures for new development up to the end of March 2020, and
thereafter relied on the delivery of the Wessex Water River Avon Outcome Delivery
Incentive (ODI), if fully in place. Natural England's view is that, as the initial Interim
Delivery Plan period has now concluded, the submitted AAs should not simply be
rolled forward, at least without a valid evidence-based justification that provides the
required reasonable certainty for phosphate neutrality. They also note that
circumstances are different from those of when the Interim Delivery Plan was first
agreed because of external developments in caselaw, notably the Dutch case
(Joined Cases C-293/17 and C-294/17 Cooperatie Mobilisation for the Environment
UA and Others v College van gedeputeerde staten van Limburg and Others).

With regard to current proposals Natural England agrees with the competent
authority that the plan or project for new residential development, without mitigation,
has a likely significant effect on the River Avon Special Area of Conservation (SAC).
The site is also listed as a Ramsar site and notified at a national level as the River
Avon System and River Avon Valley Sites of Special Scientific Interest (SSSIs).
Listed Wetlands of International Importance under the Ramsar Convention (Ramsar)
sites are protected as a matter of Government policy. Natural England considers that
impacts of phosphates on the Ramsar interest features are likely to be similar to the
impacts on the SAC. As the Council cannot now rely on the Interim Delivery Plan to
address phosphate levels in the River Avon, there needs to be a mitigation project to
provide this development with a phosphate budget that will enables to be offset.

A new phosphate migration scheme which involves taking an established fish farm at
Bickton out of production and revoking any Environment Agency licenses to operate
has now been brought forward with the agreement of Natural England and the
Environment Agency. A standalone Section 106 Agreement has now secured this
new scheme. Developers can now purchase credits to offset phosphate impact. The
number of credits available is sufficient to cater for all three strategic sites in the
town.



As there is now a ‘Project’ the Council can use a Grampian style condition and grant
planning permissions within those parts of the District, including Fordingbridge and
Ashford, where phosphates is a material consideration in determining residential
development. The applicant can use this new scheme to demonstrate Phosphate
credits can be purchased and used to discharge the Grampian condition

c) Biodiversity and Protected Species

The Wildlife and Countryside Act 1981 protects wildlife on development sites and
confirms it is an offence to injure, kill or disturb wildlife species and their nests or
habitats.

Development Plan policy, Government advice and emerging legislation all require an
enhancement to on-site biodiversity wherever possible.

In accordance with policy DM2: Nature conservation “Development proposals will be
expected to incorporate features to encourage biodiversity and retain and, where
possible, enhance existing features of nature conservation value within the site.”

The Council’s Ecologist has advised on the need for specific conditions particularly in
relation to bats, badgers, nesting birds, water vole, otter, great crested newt (GCN)
and reptiles. The applicants have provided a detailed assessment of how such
species can be protected during the course of development and mitigation proposals
following that. Whilst some species such as GCN, dormice, otters and water voles
do not appear to be currently on site the assessment provides for potential
opportunities to enhance habitats for amphibians and water-based species. The
Council’s ecologist has considered that additional information and is now content that
this matter can be dealt with by condition ensuring the development is carried out in
accordance with the method statements and mitigation measures contained in their
submitted report. Overall, however, there are no objections from the NFDC
Ecologist regarding impact on protected species.

With regard to badgers, it will be necessary to apply for a badger mitigation license
from Natural England as the development will affect a main badger sett and two
outlying setts. The main sett will need to be closed but the outlying setts maintained
and the creation of an artificial sett. A condition is set out below.

The application site contains a number of protected bat species. The loss of some
trees and thereby bat roosts will need a license from Natural England. Under the
Habitats Directive the Council in carrying out their function as LPA are required to
consider the likelihood of a license being granted and have regard to the Habitats
Directive three derogation tests as follows:

e The activity to be licensed must be for imperative reasons of overriding public
interest or for public health and safety;

e There must be no satisfactory alternative; and

¢ Favourable conservation status of the species must be maintained.

The LPA are satisfied that the release of this important strategic housing site
provides sufficient reasons of overriding public interest and that there are no
satisfactory alternatives in this case. The Council’s Ecologist is satisfied that the
granting of a license to carry out the removal of some bat roosts will not undermine
the favourable conservation status of the species affected particularly bearing in
mind the number of retained trees and new tree planting to be carried out. A
condition is set out below.



Finally, with regard to lighting proposed the Council’s Ecologist is satisfied that the
proposed lighting scheme with the use of backshields in sensitive areas and bollard
lighting will be acceptable in relation to their impact on bats. Further advice should be
sought on any changes. A condition will be imposed to require the lighting strategy
as submitted to be carried out and that any additional house or security lights are
specifically agreed prior to their placement on the dwellings.

d) Biodiversity Net Gain (BNG)

The 2021 Environment Act formally requires new developments to provide for
biodiversity net gain for all housing developments (not just major schemes). Whilst
secondary legislation is not yet in place it is considered that policy STR1 of the
Development Plan can require a 10% improvement in biodiversity post development.
This is compared to pre-development and that this improvement should be secured
over a minimum 30-year time horizon which will then be subject to Secretary of State
extension of that time period potentially subject to regulations. Accordingly, the
Councils policy position is clear that new development requires a 10% improvement
in biodiversity.

The submitted application is supported by the latest Natural England approved
Biodiversity Metric Assessment'. The report sets out whether the proposals will be
able to deliver measurable net gain in biodiversity through using a recognised
biodiversity metric to calculate the value of the site before and after the development.
The principle of additionality has been applied within the calculations. Essentially the
report sets out the various proposed measures that will help to deliver Biodiversity
Net Gain, which include those mitigation measures along with other enhancement
measures.

The Council’s Ecologist is satisfied that there is sufficient BNG within the site to
address its own policy requirements seeking a 10% gain. This will be subject to
further monitoring and management of the BNG over a 30-year period. A set of
ecological conditions are suggested to deal with BNG matters including a landscape
and ecological management plan (LEMP) setting out exactly how ecology will be
managed over a minimum 30-year period. This will be a linked document taking in
all landscaped areas outside gardens and including all existing and new trees.

A financial monitoring contribution to ensure long term performance of BNG based
on the April 2022 Cabinet report will need to be included in the S106. For clarity the
long-term management of the BNG is a matter likely to be addressed by a
management company which will need to be set up for the management of this
aspect as well as public open spaces. The applicants will need to fund this ongoing
work usually through a service charge on the dwellings.

Other elements of BNG provided through individual bat and bird boxes and bee
bricks either built into or attached to the new dwellings are itemised in the applicant’s
Construction Ecological Management Plan which is welcomed by the Ecologist, and
which can be secured by condition.

The Council’s Ecologist is satisfied that the questions posed in his earlier response
have all be adequately addressed and now has no objections subject to conditions.

e) Air Quality mitigation

Policy ENV1 of the Local Plan Part 1 Strategy requires all new residential
development to provide for air quality monitoring, management and mitigation. To
ensure that impacts on international nature conservation sites are adequately
mitigated, a financial contribution is required towards monitoring and, if necessary



(based on future monitoring outcomes), managing or mitigating air quality effects
within the New Forest SPA, SAC and Ramsar site. There is potential for traffic-
related nitrogen air pollution (including NOX, nitrogen deposition and ammonia) to
affect the internationally important Annex 1 habitats for which the New Forest SAC
was designated, and by extension those of the other International designations.
Given the uncertainties in present data, a contribution is required to undertake
ongoing monitoring of the effects of traffic emissions on sensitive locations. A
monitoring strategy will be implemented to provide the earliest possible indication
that the forms of nitrogen pollution discussed (including ammonia concentrations) are
beginning to affect vegetation, so that, if necessary, measures can be taken to
mitigate the impact and prevent an adverse effect on the integrity of the SAC habitats
from occurring.

The applicant will be required to contribute towards a District wide monitoring
programme as part of the S106 contributions in the event of a permission being
granted. The current contribution is set at a rate of £91 per dwelling

FLOOD RISK, SURFACE WATER AND FOUL DRAINAGE

a) Flood risk

Local Plan policies CCC1 and the site-specific policies for Site 16 require that flood
risk should be dealt with and that the development demonstrates that part of the site
which is within flood zones 2 and 3b can be developed without exacerbating flood
risk elsewhere. Flood risk on the site is from the Allen Brook which in turn discharges
into Sweatfords Water which runs to the south east of the site. In addition,
groundwater flooding occurs as a result of water rising up from the underlying rocks
or from water flowing from springs.

Prior to the submission of their application the applicants conducted baseline
monitoring through trial pits and undertook hydraulic and ground water modelling to
establish the surface water drainage requirements. The proposed housing layout is
all shown to be within the lowest risk area in Flood zone 1. The development has
been subject to the sequential test diverting more vulnerable uses such as dwellings
to those areas at lowest risk. Development within flood zone 3 needs to pass the
exception test according to government advice on flood risk. However, the NFDC
strategic flood risk assessment carried out previously indicates that residential
development need not undertake the exception test.

The applicants undertook flood risk modelling at the site. This modelling confirmed
that none of the new dwellings are at risk of flooding for up to and including the 1 in
1000 return period. This more recent modelling which includes cross sections of the
Allen Brook valley is considered to be more up to date and supersedes both NFDC
and Environment Agency modelling. The applicant’s modelling also discovered that
an existing culvert/weir structure was having an impact on localised flooding to
small number of properties nearby. The drainage strategy indicates this structure to
be removed. In addition, at the location where the cycle/pedestrian link is to be
created onto Marl Lane the existing culvert will be extended to safely accommodate
the footpath. The finished floor level of the properties will be set a minimum of
600mm above the 1 in 100-year flood level plus an allowance for climate change with
variations across the site.

In the assessment of the submitted Drainage Strategy the rates of infiltration and
their effect on groundwater were taken into consideration by the Hampshire Local
Lead Flood Authority (LLFA). The concept of splitting the site into different
catchments and a varied solution towards groundwater flooding has been put
forward. Groundwater flooding in general has been considered by the LLFA.



The access point onto Station Road is shown within the higher flood zone 3. The
proposed levels within the high-risk zone will match the existing levels to ensure that
in the event of flooding no additional water is displaced.

Whilst the access road into the site is located within a higher flood zone the
additional flood relief measures now shown will effectively reduce that flood risk
impact and will not give rise to any significant risk that the access road will be
impassable to emergency vehicles. The Environment Agency and Local Lead Flood
Authority have considered the proposals as being safe and do not require any
separate emergency access to be formed.

b) Surface water drainage including sustainable urban drainage (SuDS)

The Environment Agency flood maps and the Council’s own strategic flood risk
assessment (SFRA) identify that the majority of the site is at a very low to low risk of
surface water flooding. However, there is a small area of medium and high risk
immediately adjacent to the Allen Brook. No buildings or dwellings are located in the
higher risk areas. The drainage strategy allows for soakaways to be placed in those
parts of the site where infiltration is possible. The development includes a
sustainable urban drainage strategy using SuDS with a series of six attenuation
basins to take surface water flooding during peak rainfall events. Open swales will
also convey water to the Allen Brook where infiltration (natural percolation into the
ground) is not possible due to soil types and underlying strata. The Drainage
Strategy splits the site into four separate catchments. Each catchment will employ a
range of surface water control measures depending upon infiltration rates or lack of
infiltration.

SuDS systems also need to show how they can add to biodiversity and be dual
purpose and used as part of the public open space. In this regard the SuDS basins
will all be shallow without steep sides and will be vegetated with suitable planting
dependant on the individual circumstances of each basin. Some of the basins
located in areas of the site where infiltration is poor will contain some water at peak
events and convey water through a series of swales and underground holding tanks
eventually to the Allen Brook, whilst others will rely on water draining into the ground
through natural infiltration. The swales will hold surface water during storm events
and peak rainfall flows but will drain naturally to the brook at an agreed run off rate.
The inlet and outlet pipes of these basins can also be ugly engineered features but
the details of these can be covered by conditions along with the exact final contours
etc and vegetation.

Private driveways will be constructed with permeable paving, run off from roofs will
be collected and drain into the Allen Brook, water butts will also be provided in
private gardens for re-use and a hydrobrake system and underground cellular
storage tank will be installed in the southern part of the site within the courtyard of
the four dwellings to regulate and restrict flows into the Allen Brook at no more than
greenfield run off rates. In addition, rainwater planters will provide treatment to the
surface water and remove pollutants before they enter the water course (as will the
swales). The access road will drain into two adjacent basins via a drainage kerb
where flows will be attenuated and discharged at a controlled rate to the water
course with one of these basins relying on natural infiltration.

The proposed surface water network will be managed privately through a
management company with funding from the new residents through service charges.
A SuDS management and maintenance plan has been produced to aid this process
and ensure the systems are retained as fit for purpose into the future. Both the
Environment Agency and the Local Lead Flood Authority have no objections to the



drainage strategy. The Strategy will be secured by condition.

c) Foul water drainage

The NFDC SFRA identifies that there have been 23 recorded incidents of sewer
flooding

in the postcode area SP6 1 caused in the main by sewers being combined with
storm water and then discharging during storm events. NFDC have no record of
previous sewer flooding events within the site boundary. There is a residual risk of
failure of the surface water system. During extremely wet weather the capacity of the
proposed surface water system may be inadequate even though it has been
designed in accordance with current design standards. Under such conditions,
sewers may surcharge, and surface water may escape from those manhole covers
positioned below the hydraulic gradient.

In the event the capacity of the surface water system is exceeded, the excess
surface water will flow overland following the channel line of the proposed roads and
into the attenuation

features and soft landscaping. There is a residual risk with the possibility of the
failure of the proposed water mains serving the site. However, any flooding that
would occur would be intercepted by the proposed surface water system and
conveyed away from the properties on site. Infrastructure failure is therefore
considered to be low risk at this site.

Wessex Water have been consulted on the application. They have provided the
following comments

The current Fordingbridge foul sewer network improvement strategy to
accommodate additional foul flows generated by strategic development in
Fordingbridge includes the construction of two underground foul attenuation tanks.
The tanks will hold back flows during wet weather when the downstream system is
full with combined foul and rainwater flows. The connections from the new
developments will be for foul flows only.

The applicant proposes to connect the foul sewage generated by the new
development through a series of gravity sewers (with a small area requiring pumping
due to topography) to the existing 150mm public foul sewer in Station Road (MH
SU14142202 at 9.54 I/s). This strategy is as expected. Wessex Water will plan the
downstream attenuation tank to match the rate of construction. It is noted that the
applicant will either offer the on-site infrastructure for adoption to Wessex Water or a
New Appointee Variation (NAV).

Wessex Water have planned works in their next capital programme to install both
tanks. The tank on site 17 is due to commence construction and be commissioned
by 2024 with the second tank on land to the south of Site 16 to follow. This system
will then ensure that there are no further sewage surcharges during storm events.
Following on from this Wessex Water will also be carrying out further improvements
at the Sewage Treatment Works in the next few years.

To conclude this section of the report in consideration of the above officers note that
the Environment Agency, Hampshire local lead flood authority and Wessex Water
are all content with the proposals and that there is no overriding flood risk associated
with the development subject to the drainage strategy being implemented. Neither
will the development exacerbate any flood risk outside the site boundary.



HIGHWAY SAFETY, ACCESS, PARKING, AND SUSTAINABLE TRANSPORT

The Hampshire Highway Authority have been consulted on the application and they
have confirmed that they have no objections subject to conditions notwithstanding
the concerns raised by members of the public and the Town Council. They raised no
major objections to the original plans subject to clarification on a number of issues
which are set out below. Their comments received on 19 September 2023 are in
response to the amended plans and further details.

a) Traffic generation and local network

As part of their consideration of any major application of this nature the Highway
Authority undertake an analysis of the off-site impact on the local network. This has
been a major point of concern for local residents and Fordingbridge Town Council.
Officers have referred the Highway Authority to the letters of objection received to
date, so these have been taken into consideration in formulating their views.

The applicants have undertaken the necessary traffic counts (post Covid in June,
October and November 2022 — with the County Council confirming they were content
with the survey and base line survey parameters chosen of existing traffic flows and
have taken all existing and committed developments into account in modelling future
traffic flows through the town on a variety of routes and using different junctions.
They have taken into consideration also the approval recently of the new link road
which will connect site 17 and site 18 between Whitsbury Road and the A338
Salisbury to Ringwood Road effectively by-passing the town centre. The following
extract of the Highway Authority consultation is relevant here. Site 16 will be able to
access that link road by using the main distributor road through Parsonage Park not
as a rat run as suggested by objectors but in using a 6 metre wide road which is
capable of accommodating any additional traffic flows.

In the previous highway response, the Highway Authority requested the applicant
confirm various information including the traffic flows and traffic
distribution/assignment between the junctions of Station Road/West Street and
Shaftesbury Street/ Provost Street used in the traffic models, so the traffic impact to
the town centre junctions can be robustly assessed. The applicant has since
submitted a technical note which includes the updated junction modelling works
using the revised trip distribution and assignments as requested by the Highway
Authority. Having reviewed the revised junction modelling work, the Highway
Authority is satisfied that with the proposed development, the town centre highway
network would be operating within the capacity.

b) Access to the site

The new improved access into the site has been the subject of detailed discussions
at pre application stage following the withdrawal of the previous application
proposing a centralised access onto Station Road. The Highway Authority in their
initial response to the current application asked for further information relating to
forward visibility at the site entrance, priority working, and a site swept path analysis
showing how larger vehicles can use the access safely.

The Highway Authority raises no ‘in principle’ objection to the application and has
had regard to the amended and further details submitted and have confirmed they
have no objections to forward visibility at the site entrance and this is maintained
through conditions. With regard to priority working this relates to the main access
road being reduced in width near the entrance and the details of how this works in
practice. The Highway Authority make further suggestions, and this can be covered
by a condition requiring final details to be submitted and agreed.



With regard to larger vehicle access the Highway Authority suggest further minor
modifications but confirm this can be dealt with via a Section 278 Agreement which is
a separate legal agreement required under the Highways Act between the developer
and the County Council where a new junction onto the County maintained highway is
proposed.

Regard as also been taken to the Council’'s Waste Strategy and the ability of refuse
vehicles to enter the site and collect from all the dwellings. The site layout indicates a
number of turning areas capable of accommodating refuse vehicles. For those parts
of the site where cul de sacs arrangements do not allow for vehicles to enter and turn
there are proposed bin collection points. All properties will be able to store wheeled
bins within their rear garden areas and for the apartment blocks separate bin storage
facilities are provided. The Councils Waste Manager suggests that further
amendments are needed to the submitted waste strategy plan but agrees this can be
dealt with by condition.

c) Development layout and car parking

Site layout - As set out above the internal estate road will comprise one main spine
road between 5.5m and 6m wide with a pavement either side off which will lead a
number of narrower cul de sac type roads with shared surfaces and private
driveways. The main access into the site will be to adoptable highway authority
standards but the developers intend to manage the internal roads through a privately
funded management company funded by service charges payable by residents on
the site. It is not a legal requirement that the roads be publicly adopted but it is still
necessary to ensure that all roads are reasonably safe for all users. The fact that the
roads are not publicly adopted will not prevent non- residents from entering the site
of course.

Other strategic sites in Fordingbridge such as the Metis Homes development at
Burgate have taken a similar approach. Non adoption also allows the developer to
provide a road layout which potentially has better visual character for example by
changing surfacing materials so that there is not a tarmacadam finish throughout.
Similarly, some cul de sacs are not provided with pavements and create home zone
type shared arrangements which does have the effect of slowing traffic speeds. At
various potential conflict points such as internal junctions the plans show rumble
strips which will slow traffic. Likewise on narrower roads rumble strips will be
employed to demonstrate to vehicular traffic they need to take extra care with
pedestrian safety as these roads are shared surfaces. These principles of road
design are embodied in the latest design guides on estate roads (. The emphasis
here is in reducing traffic speeds rather than making roads wider and straighter which
does the opposite.

The Highway Authority in their latest response note the internal roads are not to be
adopted and have no objections to the layout as submitted subject to some minor
changes on car parking spaces and the location of drainage ponds. These are
matters that can be resolved by condition with consultation to include the LLFA and
Highway Authority to agree final details. It should also be noted that the road layout
is capable of being accessed by refuse vehicles with various points throughout the
site noted as bin collection areas. Most cul de sacs have turning areas incorporated
to allow refuse vehicles to access and turn.

Car parking — the developer has provided overall more than the requisite number of
car parking spaces to cater for the new dwellings. Car parking is split between
surface parking, garages and car barns (car ports without doors). The Highway
Authority have confirmed that on-site parking is a matter for the Council to determine



having regard to their adopted SPD on parking. The SPD requires 473 spaces. It has
been agreed that one bed units can provide one space per unit instead of 1.4 spaces
as set out in the Parking SPD. Similarly, whilst there is a shortfall with on plot spaces
to serve 3-bedroom units (39 spaces spread over 80 three bed units) this is off-set
by 40 visitor spaces spread throughout the site. Overall, this provides 9 spaces more
than required by the SPD.

Car parking spaces are all sized as are garages and car barns to accommodate
larger SUV type vehicles, as is now required. Some concerns have been expressed
regarding the use of garages for domestic storage rather than car parking and the
potential then for overspill onto estate roads and grass verges, but this is recognised
in the SPD and the Council must accept that there is no control over this. All the main
estate roads are capable of accommodating parked cars and visitor parking if
required. The presence of parked cars can also act as a traffic calming element.

There is, however, an element of control that can be exercised to prevent garages
being converted to additional living accommodation and preventing car barns from
having doors installed. These measures will ensure all car barns are used for parking
and garages will have the potential for car parking even if the householder chooses
to use them for storage. It will also be necessary to prevent ad hoc parking on grass
verges and open spaces and this can be controlled through physical measures such
as strategically placed bollards, ditches or boundary or grass bunds. These details
can be covered by conditions.

d) Off-site highway improvements and sustainable transport

The application proposes the following off site highway improvements -

¢ Improvements to Station Road/Shaftesbury Road, Barton Road

¢ Ashford Close bus stop provision (there is an informal stop already present,
but the plans now provide for a formalised bus stop and signage)

¢ Additional crossing improvements in the town centre have also been
requested by the Highway Authority with a contribution of £5,000 to facilitate
an improved to crossing facilities at the roundabout on the B3078 has been
agreed with the applicant.

These proposals are agreed by the Highway Authority subject to further information
which can form part of the S278 agreement which can be itemised in the S106

The applicant has agreed to the following works to improve local links and the use of
transport routes on foot and cycle.

e Improvement to junction of Marl Lane and Station Road and re-surfacing

e Pedestrian and cycleway links to Marl Lane

e Cycle way link to former railway line

e Contribution to conversion of stiles to more accessible gates in the local area
with a contribution to the County Countryside unit of £15,000

e Travel plan and contributions to encourage sustainable travel options.

¢ New cycleway and path through the site avoiding use of the narrow pavement
on Station Road

e New cycle parking provision within the development site for each new
dwelling.

Re-surfacing of Marl Lane along its length with the application site has been
considered but is not required as part of this application as confirmed by the Highway
Authority.



In addition, the applicant has agreed to provide electric charging points to all
dwellings and with apartment buildings sharing communal charging points located
within their car parking courtyards to facilitate use of electric vehicles. CALA Homes
intend to provide the charging points as part of their construction.

Members are at this point also referred to the nearby strategic Site 17 and further
afield to Site 18. Both those sites also include a range of improvements to bridleway
and footpaths within and adjoining the sites as well as new cycleway and footpaths.
These new and improved routes will assist with green travel options linking with Site
16 and give new walking and cycling routes to the local schools.

The applicants have submitted a Framework Travel Plan which is essentially a
mechanism the developer brings forward to encourage new residents to use more
sustainable travel options such as walking, public transport and cycling. This is linked
with the off-site improvement works on adjoining rights of way to encourage walking
and cycling as opposed to private motor vehicles. The location of the site does lie
within 10 minutes’ walk from the town centre and within a 20 minute walk of the
Primary School. These are routes that currently exist, but it should be noted these
routes will be added to by the sustainable transport improvements noted above. All
new residents will be provided with a Travel Pack with information on walking and
cycling and a sustainable travel voucher to enable the purchase of cycle equipment
for each new dwelling or bus vouchers. In addition, car sharing opportunities will be
promoted and information on journey planning using public transport. A Travel Plan
is usually submitted in final form to the County Council with fees paid through the
S106 to ensure its implementation and monitoring and the employment of a travel
plan co-ordinator.

e) Construction traffic management

The Highway Authority have considered the need for management of construction
traffic entering and leaving the site. The applicants have provided a Framework
Construction Management Plan (3 August 2023) which sets this out and covers such
areas as routes to site through the town, hours for delivery, carrying out of a road
condition survey on the main access road through the town, on site compound and
working arrangements, and traffic estimates of the number of delivery vehicles. The
Highway Authority have had regard to this Plan and consider it can form the basis for
a more detailed plan which can be dealt with via condition. Such a condition would
require the Plan to be submitted and agreed prior to commencement of works on site
it is suggested. The Plan also covers dust and noise management through
construction activity and this respect may overlap with the Construction Environment
Management Plan required by the NFDC Environmental Protection Team.

The Construction Plan anticipates the development of around 40-50 dwellings per
year with overall construction expected to last 48-56 months. The development
would start with set up works and grounds works, and this would generate a
maximum of 40 light vehicles (20 in and 20 out) and 10 HGVs (5 in and 5 out).
Following this the works to construct the dwellings are estimated to generate a daily
flow of HGVs of 10 in and 10 out, and light vehicles (cars and vans) of around 30 in
and 30 out spread across the day. It is usual practice to try and avoid deliveries
during peak traffic times such as school pick up and drop off. All these details can be
firmed up and agreed by condition as part of a Construction Traffic Management
Plan and Construction Environmental and Ecological Management Plan.

The Highway Authority in principle do not object to the Framework Plan presented
subject to final details being agreed later. The key point is that the Highway Authority
consider the existing network has sufficient capacity to cater for the construction
traffic. The other key point to note is that there should not be any construction traffic



of heavy lorries arriving from the west Sandleheath direction which could add to the
existing difficulties pedestrians currently face on the narrow pavement along this
stretch of road. All HGVs will be routed to and from the A338 Ringwood to Salisbury
Road through the town centre. This is the most direct route and avoids vehicles
using residential streets and roads.

ENVIRONMENTAL HEALTH AND PROTECTION ISSUES

The Council’s environmental protection team have been consulted and the following
sets out in more detail those matters for consideration.

a) Air quality

Planning policies and SPD guidance set out above require development to comply
with objectives and limitations in relation to air quality as well as taking opportunities
to reduce traffic and use non-polluting vehicles.

The submitted air quality assessment models the potential impact on local air quality
from the developmental. The impacts are assessed in terms of the potential impact
from vehicle emissions from the operation of the proposed development(s) (nitrogen
dioxide and particulate matter) and construction operations (dust / particulate matter)
on site and on the local road network. The air quality assessment considers a
number of developmental and phasing scenarios and takes into account the
cumulative impact from other proposed development sites in the vicinity of
Fordingbridge.

The Council’s EHO has carefully assessed air quality impact arising from additional
motor vehicles but considers there to be no reasons not to grant planning permission
subject to conditions covering a dust management plan during construction phase (to
be included as part of the CEMP referred to above).

b) Noise pre and post construction

The Council has assessed the impact of the development in regard to noise and dust
pollution. Noise impact has been evaluated from the development in isolation and
also the cumulative impact of all committed development in the Fordingbridge area.
A number of receptors were used to measure and model potential noise from
additional traffic in particular throughout the town. Noise will be created in two ways,
first by construction works, and secondly through increased operational noise once
occupation has taken place.

In addition, the impact of construction and post construction noise has been
considered in relation to the Allenbrook Care Home (reference made here to the
objections from that property noted in the public comments section above).

The EHO is satisfied that construction noise can be mitigated through a construction
environmental management plan (CEMP) governing noise limitations. As for the
wider impact on noise in the area and on the care home the EHO considers these
increases will be negligible and not significant.

c) Contaminated land

A Ground Investigation report has been submitted with the application. No remedial
actions are required for the site; however, a number of disused barns were located in
the central southern portion of the site which have been identified as potentially
containing harmful materials within the fabric of the buildings/structures. Therefore,
an asbestos and hydrocarbon survey is required to be undertaken and a proposed



condition ensures that any asbestos and hydrocarbon contamination is identified and
remediated to ensure the proposed dwellings and gardens are safe and suitable for
use.

d) Lighting impact

The applicants have provided details of lighting on the site which takes the form
predominantly of street lighting and low level bollard lighting for some pathways and
cycleways. The lighting scheme is designed to provide for adequate lighting of all
residential areas and the main footway and cycleways without causing undue harm
to public health or the International Dark Skies Reserve.

The lighting design has been designed in accordance with the ILP Guidance Note
01/20 which is the guide on reducing obtrusive light.

The design is in accordance with the requirements for Environmental Zone 1/2 which
includes National Parks. The following mitigation measures have also been
introduced to reduce the amount of obtrusive light produced and the impact on
human receptors:

e Use of backshields where required to reduce backspill

e Liaison with the Ecologist to keep priority areas unlit or very dark including
badger setts, bat roosts and veteran trees.

Use of luminaries with minimal (if not zero) direct upward light contribution
Careful aiming, positioning and selection of luminaries

Suitable levels of dimming

Use of the lowest intensity LED modules feasible.

The details of lighting are considered to be acceptable in terms of human health,
ecology and Dark Skies subject to restrictions on house welcome and security lights
the details of both of which need to be agreed prior to their placement on dwellings.

IMPACT ON LOCAL RESIDENTIAL AMENITIES

There are a significant number of objections from local residents relating to the
attractiveness of the site and its benefit for local residents notwithstanding there is no
legal right of access at present. The development will have some negative impacts
for local residents who use the rights of way bordering the site and who enjoy the
rural views of the application site. However, these impacts are considered to be
limited. The views from Marl Lane will change but without exception the rural corridor
and landscape seen from Marl Lane will be retained. From this vantage point longer
range views will change with the introduction of lower height bungalows and two
storey dwellings but the principle of such change was inevitable once the site was
allocated for development.

The other locations where the site can be seen from public vantage points will be
along Station Road, and from the former railway line. With regard to Station Road
most of the trees along this boundary will be retained and supplemented so the
impact is limited. Similarly, the current open views from the former railway line will be
affected close to only by 8 no. houses which back onto the line. The key benefit of
this site forming a green wedge between Fordingbridge and Ashford will be eroded
but only in line with the expectations set out in the Local Plan with development
adhering to the approved settlement boundary and significant areas of green space
being retained as is required by site specific policies.



The development will impact on the general amenity of existing residents who border
the site along its western boundary with Ashford Close, and near to its eastern
boundary with two properties to the north of Allenbrook and around ten properties
which front onto or have their rear gardens facing Marl Lane. General impact
regarding noise both during and after construction are dealt with in the section
above. Loss of view or of value for an existing property is not a planning
consideration.

The following section of the report deals with the impact through the proximity of any
new development on day and sunlight and any subsequent loss of privacy caused by
direct or oblique overlooking, noise and disturbance.

Dealing first with the two properties that lie to the north of the care home. These two
properties are served by a private drive leading past the care home. These
properties will not have any passing traffic or construction traffic on the private
access lane in front of them. Overlooking will also be limited to the end property in
the new proposed courtyard of 4 dwellings in this location with oblique overlooking of
the two garden areas. Plot 7 has an elevated deck area adjoining the existing
dwelling to the south, but a suitable screen trellis type fence can be erected on this
decked area to prevent overlooking. These two properties enjoy some separation
from the main estate development supplemented by a green open space area such
that the relationship of the nearest dwellings front to front are over 40 metres. This is
an acceptable relationship.

Marl Lane Cottage on the eastern boundary of the site enjoys a large garden. This
property will be surrounded on the development site by open space so will have new
residents and others walking past its extended garden boundary, but this will not be
such as to warrant any significant concern. Likewise, the one pathway that was due
to exit the site onto Marl Lane in close proximity to this dwelling has now been
moved southwards to avoid any undue privacy impact. There is also a line of houses
on Allenwater Drive which back onto Marl Lane and who may experience some noise
from the public open space and ‘kick about’ area located in the north eastern corner
of the site but the main equipped play area in this part of the site is further away at
around 90 metres+ so the level of amenity loss is not significant it is considered.

Turning to the eastern boundary of the site Ashford Close comprises a small
residential estate of 24 no. dwellings granted permission in the early 1960s. Sixteen
of these dwellings have their rear gardens facing the new development, including an
infill house at the southern end of this line of semi-detached dwellings. Three of
these dwellings face the eastern corner of the new development but the other
thirteen back directly onto a new street of development with a back to back
relationship. When the Ashford Close houses were first built, they all had a
significant tree belt along their eastern boundary bordering the application field. It is
also apparent on looking at the original estate plans that these houses had a short
garden of around 10 metres. Over the years the trees along this boundary have been
removed and the gardens extended to form an elevated sitting area overlooking the
field. This has resulted in the gardens being extended in most cases by some 4-5
metres in length. The application plan shows this extended area within its ownership
but outside the red line application site. The applicants have indicated they do not
wish to challenge these garden extensions but that legally the land is in their
ownership. The applicants are content to allow the status quo to remain.

With regard to the visual impact of the new development the back-to-back distance
of these properties will be at least 24 metres but in most cases of the order of 28-30
metres. A rule of thumb used nationally is that there should be a minimum of 21
metres back-to-back to avoid harmful overlooking. In this case the distances now
proposed exceed that. The objectors also point to the increased level of the field in



relation to their properties. There is a difference in floor levels of around 2.0-2.5
metres from the Ashford Close house ground floor level to the garden level of the
new houses. This means that overlooking at first floor level of the new dwellings is
towards the eaves level of Ashford Close properties such that the new properties
will look down on the existing dwellings with a higher ridge height of around 3
metres. That said the houses proposed are all 2 storey rather than 3 storey and will
be at a distance of over 24+ metres away.

The applicants also intend to plant garden trees within most new plots and place a
new 1.8m high boundary fence marking the new common boundary between existing
and proposed gardens. The design of this new street is also broken up with
individual detached and semi-detached properties with varying roof lines and gaps
through the buildings. In this regard the impact on privacy and general amenity is at
an acceptable level., The existing residents will lose their outlook over the field, but
this is not a material planning consideration. The three dwellings at the northern end
of Ashford Close are less affected with only one dwelling siding on with a distance of
10 metres from the common boundary to the side wall, with only a bathroom window
overlooking, and a low level block of four car barns which has no detrimental impact.
The impact on these three properties is considered acceptable and there is no
significant overlooking arising. The opposite side of Ashford Close may see glimpses
of the proposed new development from their front windows but there is no loss of
amenity.

In terms of sun light and day light impact on the eastern facing Ashford Close
residents, whilst there may be some loss of early morning sun to their gardens and
rear facing windows, it is not considered that the proximity of the new dwellings will
be significantly detrimental to the lighting of habitable rooms which is the key
consideration. The Ashford Close properties all face due east but will not lose their
late morning and afternoon sun from the south, with late afternoon and evening sun
already shaded by their own house. Given the distances and relationship of the new
properties to the existing it is considered that on balance the amenity loss and any
loss of early morning sun would be clearly insufficient to warrant a refusal of planning
permission.

The one exception to the above is in the case of the relationship of no. 22 Ashford
Close to a proposed new car barn building situated some 3 metres from the common
boundary and at a higher level than their main garden area. The developer has been
asked to amend his plan to pull the car barn further away to give a distance of 7
metres and to subsequently move the three affected plots northwards by 2 metres to
accommodate this change. An amended plan has now been received agreeing to
this modification which now provides a more neighbourly position for the new car
barn building. The subsequent moving of the three plots northwards is only a
marginal shift and will not impact significantly on the amenities of nos. 22 or 24 it is
considered.

To conclude it is considered that the impact of the new development on the amenity
of the occupiers of existing dwellings in the area is not sufficiently significant in terms
of light and privacy or being so un-neighbourly as to warrant a refusal of permission,
notwithstanding the understandable concerns raised by these property owners which
are summarised above. The Case Officer has taken the opportunity to visit most of
the Ashford Close properties and assess the development from within their private
gardens and is satisfied the impact on residential amenity is acceptable.

The wider amenity impact on those residents and the general public who currently
enjoy open views from selected public vantage points is not material or significant
either it is considered.



MINERALS SAFEGUARDING

Policies STR1 and STR9 both advocate sustainable development, and the re-use of
minerals that might be found on the site will be part of that requirement. The County
Council’s response confirms it would be uneconomic to excavate all minerals on site
prior to development of the housing site but they do suggest a condition requiring a
scheme to be drawn up to show how any minerals found can be re-used which could
limit the amount of material brought in or removed from the site thereby benefiting
construction traffic movement figures.

EDUCATION AND SCHOOL PLACE PLANNING

Hampshire County Council Children’s Services have been consulted on the
application. They confirm that the development will generate a total of 55 additional
primary age children and 38 secondary age children. The development is served by
the Fordingbridge Infant and Junior School and the Burgate Sixth Form Academy.
The County Council have prepared a Schools Places Plan within which it estimates
and sets out a rationale for arriving at costs of expansion based on previous projects.
In this case it is calculated based on the plan and the number of new pupils that a
financial contribution of £1,061,000 is required towards the expansion of the primary
school. No contribution is being sought for the Burgate school as the school takes
children from out of the County catchment area. Officers consider this contribution is
in accordance with CIL regulations and can be required as being necessary,
reasonable and directly related to the development.

S106 HEADS OF TERMS AND FINANCIAL CONTRIBUTIONS

Following assessment of this application and taking into consideration the
requirements as set out in the Local Plan and Infrastructure Development Plan the
following are the proposed Heads of Terms for a Section 106 Agreement. The
Agreement will need to be completed prior to the issue of any planning permission
and would seek to deliver the following benefits with contributions based on current
rates as at 1 April 2023 and index linked:

Whilst some of the County Council costs are yet to be established it is estimated that
the total S106 contributions will be approximately £1.6m

Affordable Housing - provision of 42 affordable dwellings including future
monitoring costs

Air quality monitoring contribution of £103 per dwelling = £20,394

ANRG, POS and play spaces provision and maintenance and long-term
management/maintenance plan, monitoring costs and requirement — potentially
privately managed. Structure of management company. Failure safeguards. If
managed by public body, then maintenance contributions TBC.

Biodiversity net gain (BNG) long term management/maintenance plan setting up of
management company and provisions to safeguard against failure and setting up
monitoring arrangements. Monitoring charges. 30-year minimum time span for BNG
on site. BNG to cover whole of development site with all trees and soft and hard
landscaping maintained for minimum period of 30 years.

County Council charges and monitoring fees £TBC



District Council Monitoring Charges

Recreational Habitat Mitigation commencement £808

Recreational Habitat Mitigation physical inspections £11,608

Public open space monitoring £6542 TOTAL
£24,746

Biodiversity Net Gain monitoring £4980

Affordable housing check £808

Drainage - on-site drainage — management company to look after on-site
drainage including SuDS basins and any underground equipment within POS areas
if not publicly adopted

Education - financial contribution of £1,061,000 towards expansion of Fordingbridge
Junior and Infants School payable to Hampshire County Council

Formal open space (playing pitches and infrastructure) contribution towards off-
site formal open space and new playing facilities for the town to be confirmed. £1000
per dwelling = £198,000.

Fordingbridge Parish footpath improvements contribution sum of £15,000
based on the improvement of local stiles to change to gates.

Former railway line - contribution of £5,000 to provide a short link between the site
boundary and the former railway line. This contribution will be made to NFDC as
landowners.

Habitat mitigation non infrastructure contributions based on latest mix of
housing across site of £172,181

Marl Lane contribution towards localised improvement onto Station Road to be
costed and confirmed with County Council to carry out the work.

Marl Lane future maintenance sum based on 30 metres improved length = £10,800

Off-site highway works and highway contribution sum of £5,000 to improve town
centre crossing point at mini roundabout and cycleway/pedestrian access, Station
Road /Shaftesbury Street/Barton Road improvements, Ashford Close bus stop
improvement, Station Road junction improvement and all associated highway works—
under S278

Travel Plan - Full with monitoring, set up and approval fees so as to encourage
more sustainable forms of transport other than the private motor car. £TBC by
County Council.

Community Infrastructure Levy

As part of the development, subject to any relief being granted the following amount
Community Infrastructure Levy will be payable: *Affordable housing can reduce the
headline rate of CIL payable and this will be calculated later.



Type Proposed |Existing |Net Floor |Chargeable |Rate |Total
Floor Floor |space Floors
space space |(sg/m) pace (sg/m)
(sq/m) (sq/m)
Dwelling £80/
houses 19580.77 19580.77 [19580.77 sam £2,138,822.57 *
(market) 9
Affordable *
Housing 3436.3 3436.3 3436.3 £0.00
Subtotal:  |£2,138,822.57
Relief: £0.00
Total
Payable: £2,138,822.57

RESPONSE TO TOWN COUNCIL AND LOCAL OBJECTIONS

Having considered all matters in detail the following is a response to comments

received from the Town Council and interested parties: This includes an assessment

of every letter of objection from residents. This report takes all those matters raised
into account fully.

e Matters of principle — The development should be permitted in accordance
with the Development Plan. The site is allocated in the Local Plan for
housing and public open space. The proposed housing lies within the

settlement boundary and as such is in the urban area as defined in the Local

Plan. The Government’s tilted balance also applies given the Council’s land
supply for housing is below the 5-year supply required and currently stands
at just over 3 years supply. There are no substantive grounds to reject the
application from technical consultees. Recent Government Ministerial
Statements do not undermine or in any way change the allocated status of
the site and do not change the legislative requirement that development is
approved in accordance with the Development Plan unless other material
considerations indicate otherwise. There are significant public benefits
arising from the delivery of 198 houses 42 of which will be affordable
including social rent units, together with the economic benefits that flow from

that including short term construction employment and longer term additional

local spend on services. The increased number of houses above the

minimum number shown in the Local Plan is not a ground for refusal unless it

can be demonstrated that the design quality of the scheme is unacceptable

or that there are technical objections of which there are none which is not the

case here. Comments also made about lack of employment land and town
becoming a dormitory. The Local Plan in this respect did not allocate
additional employment land and whilst the local comment is acknowledged
this is not material grounds to object to the current application. Comments
made regarding lack of local shopping are noted but it is considered that the
development will support the local economy through additional custom and
potentially encourage new shops and services to open.

e Cumulative development - the Town Council state the application should
not be considered in isolation. However, there is no mechanism in the Local
Plan to prevent each application coming forward separately and being




considered on its own merits. There is no requirement set out in the Local
Plan to stagger the development of allocated sites. In terms of cumulative
impact, the report above makes clear that officers have considered the
cumulative highway and landscape impacts. The cumulative impact of the
three Fordingbridge Strategic Sites was assessed at Local Plan allocation
stage. In addition, the cumulative impact on landscape, highway and
environmental protection/human health matters has been taken into
consideration by officers of this Council and the County Highway Authority in
this report and in the reports on other strategic sites. The impact on
infrastructure is commented on below. The impact on ecology has been
considered on a site by site basis and on habitat mitigation and phosphate
impact on a cumulative basis.

Infrastructure concerns — The Council can only impose a Section 106
Agreement and seek financial and other contribution requirements on those
matters that meet the Community infrastructure Levy tests and the tests set
out under Section 106 of the Planning Act. In this case those matters that
can be covered relate to affordable housing, highway improvements,
sustainable transport improvements, education enhancements, District and
County Council monitoring of the development, maintenance of public open
spaces, play and ANRG areas, formal playing pitch contribution, air quality,
and habitat mitigation. Contributions towards doctor, dentist or veterinary
services are not allowed for within the above and are subject to other market
and Government budgetary regimes. In total the developer will be expected
to contribute around £1.8 million towards infrastructure costs and public
benefits. This figure is not counting the Community Infrastructure Levy (CIL)
of approximately £2.1m. Comment has also been made about the difficulties
of recruiting new staff to medical and other roles in the town. This is a social
issue rather than a planning related issue.

Highway concerns — There are no objections from the Highway Authority on
the basis of traffic generation, capacity of the town centre and local roads,
design of the site layout and junction into the site, and sustainable transport
matters. The proposal contains new sustainable cycle and walking routes.
The impact of traffic on the town centre will be lessened given the approval
recently in full for the new link road which will take traffic from Sites 17 and
18 as well as existing traffic from other peripheral estates such as Parsonage
Park, and Augustus Park. Construction of the new link road is due to start on
site this Autumn with a completion by the end of 2024 which is likely to be in
advance of the main construction period associated with Site 16. Comment
made regarding the Alderholt development are noted but the recent
development for 1700 homes was refused permission by Dorset Council
Furthermore, such expansion of Alderholt does not form part of any adopted
Local Plan policy (from the preceding East Dorset and Christchurch
Councils), nor was it considered a Council (Dorset Council) ‘preferred
housing site’ by the draft Dorset Local Plan, consulted on in 2021.

Wildlife and ecology impact — there are no objections from the Council’s
Ecologist in respect to the impact on protected species. Biodiversity net gain
of 10% is included post development with a range of enhanced habitats
throughout the site. All trees worthy of retention are retained and 400 new
trees are to be planted. A 30-year maintenance programme for wildlife and
trees in all public areas will be secured. All public access areas and play
areas will be maintained in perpetuity. In contrast to the previously withdrawn
application the Station Road tree frontage of the site will be retained and
enhanced with houses set back beyond a new linear park and cycleway
avoiding the use of Station Road. There are no impacts either in nutrient



neutrality terms given the availability now of a new phosphate credit
purchase scheme. There are no objections from Natural England.

Flood risk and drainage— There are no objections from the County Council
flood risk team or the Environment Agency subject to implementation of the
submitted drainage strategies. There are no objections either from the Water
Authority in relation to foul drainage matters. The applicants have put forward
a package of measures to deal with all types of flood risk on the site some of
which will also have biodiversity measures built in to ensure that the local
water course is not subject to any harmful run off from roads and parking
areas which could include oil and other hydrocarbons.

Impact on local landscape and character — There are no landscape-based
objections from the New Forest National Park or Cranborne Chase AONB
Partnership in respect of impact on protected landscapes. There are no
objections on landscape grounds either from the Council’s Urban Design and
Landscape team subject to further details on open spaces being submitted
and agreed through suitable conditions. The green wedge between
Fordingbridge and Ashford is maintained in accordance with the
requirements of the Development Plan Concept Master Plan for site SS17
and will be enhanced. The impact on dark skies can be regulated by
condition with an acceptable and subdued lighting strategy put forward
taking the protected Dark Skies Reserve into account.

Heritage impacts — there are no significant adverse impacts on the setting
of Listed Buildings or the Fordingbridge Conservation Area arising out of this
application. There is less than substantial harm to one non-designated
heritage asset near to the site with a planning balance in favour of
development given the overall public benefits. There is no impediment to
granting permission subject to conditions based on the advice of the
Council’s archaeological consultant.

Design, site layout, number of units and density —The layout and house
designs indicates a good quality development that respects the character of
Fordingbridge and Ashford and fulfils the tests set out in the Development
Plan i.e., the development is functional, appropriate and attractive.
Essentially, the design and layout put forward meets with the Council’s
aspirations for a high-quality scheme. The urban element of the scheme is
complemented by a significant new public landscape of open spaces, play
areas and ANRG dog walking opportunities with the quantum of such land
far in excess of that required. Whilst the number of dwellings is higher than
the minimum number set out in the Local Plan the resulting housing density
on the developable land is of the order of 25 dwellings per hectare spread
across 8.2 hectares which is significantly below government advice on best
use of land which would result in at least 30 dwellings per hectare. A higher
density scheme for 240 units was put forward previously but was rejected on
environmental grounds. The current scheme is considered by officers to be a
significant improvement in design terms over the previous application.
Crucially to require only the minimum number of units would have resulted in
a built density of less than 20 dph which would not fulfil latest guidance on
making best use of land bearing in mind environmental considerations. It
could also have resulted in less affordable housing.

Residential amenity issues — There are a limited number of residents
impacted to a modest extent by the development. The impact on those
residents is adjudged to be acceptable in terms of light and privacy. There
are no significant impacts arising from the proximity of new development.
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Loss of view or outlook is not a planning consideration. The existing
residents will also benefit from new publicly available areas of open space
and recreation opportunities within a site that is currently private land and not
available to the public.

e Environmental health considerations — there are no outstanding
objections from the Council’'s environmental protection team. Issues in
relation to noise, dust and air quality can be conditioned and adequately
controlled such that they do not adversely impact on local residents.

OTHER MATTERS

Crime prevention

The report above sets out comments from the Hampshire Crime Prevention Officer.
Some of the comments suggest new secure fencing, removal of public access
routes and prickly planting near to ground floor windows amongst other items.
These matters have been taken into consideration and the layout assessed for
overall safety but not all measures are considered necessary or acceptable without
adversely impacting on design quality. The site will contain adequate lighting and
there is considered to be adequate mutual surveillance of dwellings and play
areas. With lighting a balance must be struck between protecting wildlife, Dark Skies
and retaining the unlit nature of the open spaces between Fordingbridge and
Ashford.

Community engagement

The Government advises that all major developments should be the subject of a pre
application community engagement exercise. Prior to the submission of the
application the applicants carried out a community engagement event with the
public, sent leaflets inviting comments to adjoining and other local residents, and
met with the Town Council. Their Statement of Community Involvement submission
(see web site 20 March 2023) and Design and Access Statement demonstrates
how they took on board the comments made through a web based and in person
public exhibition and amended their plans. The applicants have also been in
discussion with the Allenbrook Care Home and other local residents directly
throughout the application process.

PLANNING BALANCE AND CONCLUSIONS

This site is allocated for development within the adopted New Forest Local Plan
(Strategic Site 16) and will make an important contribution to the district’'s housing

supply

The proposal has received a significant number of local objections in respect of the
principle of development, which the allocation of the site in the Local Plan makes
non-material. Other objections submitted are not supported by the technical advice
of consultees such as the Highway Authority, Natural England, Environment
Agency, and Local Flood Risk Authority. No substantive alternative evidence has
been submitted to set aside the views of statutory consultees. The development of
part of this allocated site will undoubtedly change and have an urbanising impact
on the local character, but this must be balanced against the allocation of the site
and the need to deliver new housing including an element of affordable housing.

The tilted balance as set out in the NPPF does apply in this case as the Council
cannot demonstrate a 5-year supply of housing land. The tilted balance sets out a
presumption in favour of sustainable development and that greater weight should be



afforded to the delivery of new housing unless other harmful impacts outweigh that
presumption. The development will make a significant contribution to the established
open market and affordable housing need. As such, in this case officers consider
the balance is in favour of permission.

The development will deliver 42 dwellings for affordable housing with a range of
apartments and family homes including homes for social rent for those on lower
incomes. The inclusion of a suitable mix of affordable housing weighs significantly in
favour of an approval of permission.

The development will have an impact on the setting of one non designated heritage
asset at Packham House (now Allenbrook Care Home), but this must be balanced
against the reduced impact now demonstrated in the latest submissions, the
mitigation measures to reduce site infrastructure impact, and the considerable public
benefits both in economic and social terms. The proposal has minimal impact on
designated heritage assets and in particular the setting of Fordingbridge
Conservation and local Listed Buildings in the vicinity of the site, and the balance
here is considered one of approval.

The ecological impact of the development including that relating to habitat mitigation
and protected species has been carefully considered by officers and statutory
consultees. The impact on ecological matters of importance is assessed that subject
to conditions the development will not result in harm to protected species or areas.
The proposal indeed brings forward opportunities for greater protection and further
public appreciation of fauna and flora within the site.

The Council has carried out an Appropriate Assessment under the Habitat
Regulations (as amended) at this stage and concluded that the impact of additional
phosphorous entering the River Avon will cause harm but that a scheme of
mitigation can be brought forward to neutralise such harm. Subject to appropriate
licensing from Natural England there are no adverse impacts on badgers or bats
within the application site.

The development has evolved since its submission and whilst the earlier scheme
was not considered to be acceptable for a number of reasons the amended scheme
supported by an updated Design and Access Statement (3 August 2023) and the
other submitted plans weighs in favour of a permission. In particular, the high
quality of the design and site layout coupled with extensive new tree planting and
future maintenance of this landscape weighs significantly in favour of a permission.

The development has no significant impact on the setting of protected landscapes
i.e., the New Forest National Park and Cranborne Chase AONB and any
landscape harm has been mitigated through the measures set out in the application.

The Council has had careful regard to the submitted plans and reports and their
details and conclusions have been amended following discussions with officers and
these amendments have been the subject of a further round of consultations and
consideration of any comments made by statutory and other consultees and

interested 3d. parties. All local objections have been read and taken fully into
consideration in reaching this recommendation.

The Council has carefully considered the impact on local residential amenities both
in relation to those adjoining the site and to the wider public. The report sets out
mitigating measures to reduce harm and impact and this weighs in favour of a
permission.



Overall given there are no technical objections to the proposal coupled with the
substantial public benefits including those centred on the release of much needed
open market and affordable housing, the opening up of private land of over 8
hectares (20 acres) to public beneficial use, and the sustainable development as set
out in this report the proposal is considered to be generally in line with local and
national policy and guidance. Essentially, the proposal is considered to comprise
sustainable development in line with Local Plan Policy STR1.

As such, the proposal is recommended for approval subject to conditions and the
applicant first entering into a Section 106 agreement to deliver the benefits as set
out above. The S106 contributions set out achieve significant public benefits on a
range of other localised improvements including open space, sports provision,
walking and cycling, off site highway improvements and educational expansion of
Fordingbridge Junior and Infants School.

Therefore, taking all matters into account including the concerns expressed by local
objectors and Fordingbridge Town Council the planning balance in this case is one
of approval as set out in the recommendation below.

13 RECOMMENDATION
Delegated Authority be given to the Head of Service to

GRANT PERMISSION subject to:

(i) the completion of a planning obligation entered into by way of a Section 106 Agreement to
secure those matters set out in above in this report; such agreement to be completed by
end of June 2024.

(i) the imposition of the conditions set out below and any additional / amended conditions
deemed necessary by the Development Manager/Service Head, having regard to the
continuing Section 106 discussions.

Proposed Conditions:

1. The development hereby permitted shall be begun before the expiration of
three years from the date of this permission.

Reason: To comply with Section 91 of the Town and Country Planning
Act 1990 as amended by Section 51 of the Planning and
Compulsory Purchase Act 2004.

2. The development permitted shall be carried out in accordance with the
following approved plans:
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G02.pe A Garage Type 2 - plans & elevations
GO02A.pe A Garage Type 2A - plans & elevations
GO03.pe A Garage Type 3 - plans & elevations
GO03A.pe A Garage Type 3A - plans & elevations
GO03B.pe A Garage Type 3B - plans & elevations
GO04.pe B Garage Type 4 - plans & elevations
GO05.pe B Garage Type 5 - plans & elevations
BS01.pe B Bike Store 1 - plans & elevations (Flat A)
BS02.pe B Bike Store 1 - plans & elevations (Flat D)
I-Transport drawing list
ITB17592-GA-001 (o Proposed Site Access Arrangement
ITB17592-GA-004 F Proposed Site Access Arrangement and
Long Section
ITB17592-GA-006 c Proposed Station Road Connection
ITB17592-GA-008 (o Proposed Marl Lane Improvement Scheme
ITB17592-GA-019 A EV Charging Facilities
ZAPTEC EV UNIT SPEC EV Charging unit
ITB17592-GA-021 A Marl Lane Pedestrian / Cycle / Service
Vehicle Access
Mayer Brown drawing list
CHFORDINGBRIDGE.23/20-1 Proposed Surface and Foul Water
Drainage Strategy
CHFORDINGBRIDGE.23/20-2 Proposed Surface and Foul Water
Drainage Strategy
CHFORDINGBRIDGE.23/13 Catchment Plan
CHFORDINGBRIDGE.2/LIGHT-01 Street Lighting Proposals
Tyler Grange drawing list
15034 P27 F Landscape Framework Plan
15034/P23 G Public Open Space
15034/P29 E Boundary Plan
499 S SW FND A Demolition Plan
Reason: To ensure satisfactory provision of the development and to comply with policies set out

in the New Forest Local Plan Part 2 (2014) and New Forest Local Plan Part 1 (2020)



Site Levels

Prior to the commencement of any part of the development, details of all
intended land and site levels, including finished floor levels for all buildings,
existing and proposed levels of public open space areas (including ANRG
and all drainage basins and swales), and the existing and proposed site
contours, shall be submitted to and agreed in writing by the Local Planning
Authority. Development shall only proceed in accordance with the approved
details.

Reason: To ensure that the development takes appropriate account of,
and is responsive to, existing changes in levels across the site.

Phasing of development

Prior to the commencement of any part of the development including any
site clearance and demolition works, a detailed phasing plan, including all
on and off-site works, plot construction programme, all highway and
drainage infrastructure works, green infrastructure works, landscaping,
public open spaces, recreation facilities, and all on and off-site foul and
surface water drainage works, shall be agreed in writing with the Local
Planning Authority (LPA).

The phasing plan as so agreed shall be implemented in full unless any
written variation has been agreed beforehand in writing with the LPA.

Reason:  To ensure the development is fully completed in an acceptable
timetable and in accordance with the approved plans hereby
permitted

Final details of road infrastructure works

Prior to the commencement of development, the final details of levels and
the design and surface materials for all new road infrastructure works and
access roads within the site (including foot & cycle paths, pedestrian and
cycle crossing points) shall be submitted for approval by the LPA. No
dwellings shall be occupied until the approved details have been fully
implemented in accordance with the agreed phasing plan.

Reason: In the interest of highway safety and to meet the access needs
of the development

Construction Traffic Management Plan

No development hereby permitted shall commence, including site clearance
or other demolition works until a Construction Traffic Management Plan, to
include details of provision to be made for the following

on site contractor’s parking, and mess facilities

construction traffic access,

site exiting construction vehicle and road cleaning procedures,

the turning and parking of delivery vehicles within the confines of the
site,

lorry and delivery vehicle routeing to and from the site

delivery times for construction materials including soil and hardcore
e aprogramme of works including phasing
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has been submitted to and approved in writing by the LPA. The approved
details shall be implemented before the development hereby permitted is
commenced and retained throughout the duration of construction.

Reason: In the interests of highway safety.

Access visibility

Prior to occupation the visibility and forward visibility at the site access onto
Station Road as set out in the approved plans shall be provided. All such
visibility shall be maintained thereafter with no vegetation over 600mm
within such splays.

Reason: In the interests of highway safety.

Car & Cycle Parking

Prior to the commencement of development above dwelling slab level full
details of all car parking arrangements including garages and car barns, and
all cycle storage shall be submitted to and agreed in writing with the LPA.
The details shall include the means of ensuring that off plot spaces are
allocated to particular units. All car parking spaces, garages, car barns, as
well as a timber shed to be provided for each non flatted dwelling for cycle
storage shall be completed and made available for use prior to the
occupation of the dwelling to which those parking facilities relate and shall
be retained as such thereafter.

Reason: To ensure sufficient car parking and cycle parking is provided
on a phased basis prior to occupancy of individual units.

Electric charging points

Prior to the occupation of any individual dwelling facilities to enable the
charging of electric vehicles to serve that dwelling shall be put in place as
shown on the approved plans.

Reason: In the interests of sustainability and to ensure that opportunities
for the provision of electrical charging points are maximised in
line with Local Plan IMPL2 policy expectations.

Waste Collection Strategy

Prior to the occupation of any dwelling a waste collection strategy shall be
submitted to and agreed in writing with the LPA. The Strategy shall indicate
how wheeled bins are to be stored on the site and the details, location and
size of any bin collections areas. The development shall be carried out in
full accordance with the approved details. The development shall be carried
out and completed in a phased manner prior to the occupancy of individual
units.

Reason: To ensure a satisfactory form of development compliant with
Local Plan policy ENV3
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High Speed Fibre Broadband

Prior to the occupation of each dwelling in the development hereby
approved, the necessary infrastructure required to enable high speed fibre
broadband connections shall be provided within the site up to property
thresholds, unless otherwise agreed in writing with the Local Planning
Authority.

Reason: In the interests of sustainable development, in accordance with
local and national planning policy.

Landscape and ecological management and maintenance plan (LEMP)

Prior to occupation of any dwelling a long term landscape and ecological
management and maintenance plan taking into account any final approved
landscaping and biodiversity management plans shall be submitted to and
agreed in writing with the LPA. The Plan shall cover all soft landscaping,
ANRG, POS, drainage basins and other areas outside of any domestic
garden on the site, including all management measures associated with
ecological assets on the site. The management and maintenance of these
areas and assets shall be carried out in accordance with the plan so
approved.

Reason: In the interests of the protection of landscape and ecological
assets on site and their continued protection and
enhancement in accordance with Local Plan policies STR1,
ENV3 and DM2

Biodiversity net gain monitoring and management plan (BNG)

Prior to commencement of development above slab level a Biodiversity Net
Gain Monitoring and Management Plan covering a period of 30 years from
commencement of each development phase has been submitted for
approval to the local planning authority. The Biodiversity Net Gain
Monitoring and Management Plan shall include:

Methods for delivering BNG;

Responsibilities for delivering BNG — during and after construction;

Description of the habitats to be managed;

Ecological trends and constraints on site that might influence

management;

e Clear timed and measurable objectives in the short, medium and
long-term for BNG - Detail objectives for all habitats (target condition)
and define key indicators to measure success;

e Define appropriate management options and actions for achieving
aims and objectives;

¢ A commitment to adaptive management in response to monitoring to
secure the intended biodiversity outcomes;

e Preparation of a work schedule;

o Details for a formal review process when objectives are not fully
reached;

e Key milestones for reviewing the monitoring;

o Establish a standard format for collection of monitoring data to make
it repeatable and consistent;

¢ |dentify and define set monitoring points (representing the key

habitats on site) where photographs can be taken as part of

monitoring to record the status of habitats on site.
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The monitoring and associated reports shall be undertaken and provided to
the LPA as a minimum in years 2, 5, 10, 20 and 30 from commencement of
each separate development phase.

No occupancy of any dwelling shall take place until the Plan has been
agreed in writing by the LPA.

Reason:  To ensure the development delivers and maintains a minimum
10% uplift in the site’s biodiversity value in accordance with the
policies of the New Forest District Local Plan Review 2016-
2036.

Works to be in accordance with Ecological assessment

The development shall be undertaken in accordance with the
recommendations of the Ecological Assessment (HDA, 2023 including any
amendments and addendums submitted dated July 2023) and associated
appendices including:

i.Appendix C: Bat Survey Report;

i. Appendix D: Dormouse Survey Report; 3

ii. ~Appendix E: Water Vole and Otter Survey Report;

iv. Appendix F: Badger Survey Report;

v. Appendix G: Breeding Bird Assessment;

vi. Appendix H: Reptile Survey Report (NOTE: Including the reptile
method statement provided in Section 5); and

vii. Appendix I: Great Crested Newt HSI and eDNA Survey Report.

There shall be no variation to the approved details unless first agreed in
writing with the Local Planning Authority or Natural England. The
implemented measures shall be maintained thereafter in accordance with
the approved details.

Reason: To mitigate the impact of the development on the ecology of
the site and to provide biodiversity enhancements in
accordance with the NPPF and the submitted Ecological

Assessment in accordance with Local Plan Part 2 Policy
DM2.

Wildlife enhancements

Prior to commencement of development above slab level of all of the
dwellings a detailed scheme (to include the submission of the LPA’s
checklist proforma) for the placement of bird and bat boxes and swallow and
bee bricks for each dwelling and apartment block, as well as any other
wildlife enhancement schemes such as hedgehog highways shall be
submitted to and agreed in writing with the LPA. The provision shall be in
accordance with the CALA ‘Urban Wildlife Strategy’ as referred to in the
Ecological Assessment (HDA, 2023 including any amendments and
addendums submitted dated July 2023). The details as may be agreed shall
be completed for each house and apartment block prior to occupation and
maintained as such thereafter.

Reason: To ensure that biodiversity enhancement measures are
delivered throughout the development; and to ensure that a
key aspect of sustainability is delivered in accordance with
Local Plan policies DM2 and ENV 3.
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External and house lighting details

The development shall be carried out in accordance with the lighting plan 01
rev P5, the outdoor lighting report submitted on 3 August 2023.

All external lighting shall be installed in accordance with the specifications
and locations set out in the approved details and 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. There shall be no additional house lighting including
welcome or security lights unless prior written approval has been first
granted to the details and lux levels of such lighting from the Local Planning
Authority.

Any lighting installed within the development shall not exceed the following
maximum values of vertical illuminance at the facade of any residential
premises in accordance with Environmental Zone E1: 2 lux pre-curfew
(07:00-23:00hrs) and 1 lux post-curfew (23:00- 07:00hrs) in accordance with
Guidance Notes for the Reduction of Obtrusive Light (GN01:2021) by the
Institute of Lighting Professionals (ILP).

Reason: In the interests of the protection of important wildlife species
in accordance with Local Plan Part 2 Policy DM2, and to
ensure that the development does not have a deleterious
impact on the International Dark Skies Reserve.

Phosphate mitigation and water efficiency

The development hereby approved shall not be occupied unless

- A water efficiency calculation in accordance with the Government's
National Calculation Methodology for assessing water efficiency in
new dwellings has been undertaken which demonstrates that no
more than 110 litres of water per person per day shall be consumed
within the development, and this calculation has been submitted to,
and approved in writing by, the local planning authority; all measures
necessary to meet the agreed waste water efficiency calculation
must be installed before first occupation and retained thereafter;

- proposals for the mitigation or offsetting of the impact of phosphorus
arising from the development on the River Avon Special Area of
Conservation (SAC), including mechanisms to secure the timely
implementation of the proposed approach, have been submitted to
and approved in writing by the local planning authority. Such
proposals must:

(a) Provide for mitigation in accordance with the Council's
Phosphorus Mitigation Strategy (or any amendment to or
replacement for this document in force at the time), or for
other mitigation which achieves a phosphorous neutral impact
from the development;

(b) Provide details of the manner in which the proposed
mitigation is to be secured. Details to be submitted shall
include arrangements for the ongoing monitoring of any such
proposals which form part of the proposed mitigation
measures.

The development shall be carried out in accordance with and subject to the
approved proposals.
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Reason: The impacts of the proposed development must be mitigated
before any development is carried out in order to ensure that
there will be no adverse impacts on the River Avon Special
Area of Conservation (SAC) (adding, when it is in place and as
applicable), in accordance with the Council's Phosphorus
Mitigation Strategy / the Avon Nutrient Management Plan.

Pre commencement meeting with tree officer

Prior to the commencement of works (including site clearance, demolition
and construction works) 3 working days’ notice shall be given to the Local
Planning Authority Tree Officer to attend the pre-commencement site
meeting as specified within the submitted Barrell Tree Consultancy Manual
for Managing Trees on Development Sites V3.0 SGN 1: Monitoring tree
protection.

Reason: To safeguard trees and natural features which are important
to the visual amenities and ecological value of the area.

Tree protection method statement for old railway line works

No development, demolition or site clearance works shall take place in the
vicinity of the proposed cycleway connection to the former railway line until
the following information has been submitted to and agreed to in writing with
the Local Planning Authority:

¢ A method statement and engineering drawings for the installation of
new pedestrian path to the old Railway path.

Development shall only take place in accordance with these approved
details.

Reason: To safeguard trees and natural features which are important
to the visual amenities of the area.

Tree and hedgerow protection

The trees and hedgerows on the site which are shown to be retained on the
approved plans shall be protected during all site clearance, demolition and
building works in accordance with the measures set out in the submitted
Barrell Tree Consultancy Arboricultural impact appraisal and method

statement Ref: 22105-AA3-CA dated 14th July 2023 with the accompanying
Tree Protection Plan Ref: 22105-4

Reason: To safeguard trees and natural features which are important
to the visual amenities of the area.

Inspection of cellular confinement system

On completion of the installation of the Cellular Confinement System as set
out in the submitted Barrell Tree Consultancy Arboricultural impact appraisal

and method statement Ref: 22105-AA3-CA dated 14th July 2023 with the

accompanying Tree Protection Plan Ref: 22105-4, photographic evidence

demonstrating that the works have been completed in accordance with the
submitted Barrell Tree Consultancy Manual for Managing Trees on

Development Sites V3.0 shall be submitted to the Local Planning Authority
Tree Officer.
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Reason: To safeguard trees and natural features which are important
to the visual amenities of the area.

Final hard and soft landscaping details and landscape framework

Within three months of the commencement of development, the following
outstanding details of hard and soft landscaping of the site shall be
submitted for approval in writing by the Local Planning Authority. This
scheme shall include:

a) a detailed landscape framework plan covering the whole site and
larger scale hard and soft landscaping plans and details to cover
sections of the site.

b) tree planting details including species, size, protection, staking
methods, irrigation, mulching and any other details.

c) details of all soft landscape planting including plant species, size and
numbers

d) a specification for the protection and establishment of all new
planting (e.g., temporary fences, rabbit guards, mulching);

e) details for hard surfacing (where not a part of the highway) and the
materials to be used to include details of all bridges and boardwalks

f) details of fences, walls, piers, bollards and all other means of
enclosure including typical elevations showing any decorative
brickwork, soldier courses etc.

g) details of all street and open space furniture (railings, bollards,
seats, bins,), and all bin collection points

h) a method statement and programme for hard and soft landscaping
implementation

i) at least two interpretation boards relating to the ANRG and
ecological interest

j) details of all service routes and any necessary tree protection
measures or root barrier systems

k) existing and proposed levels for all pathways, cycleways and
boardwalks including details of any stepped sections

[) .All external works for domestic and public spaces (hard and soft
landscape) shall be carried out in accordance with the approved
plans and details in accordance with the phasing plan condition set
out above and maintained thereafter as planted/built and subject to
changes or additions only if and as shown in the landscape
management plan and maintenance plan or as agreed in writing with
the Local Planning Authority.

No occupancy of any dwelling shall take place until the above details have
been agreed in writing by the LPA.

Reason: To ensure that the development takes place in an appropriate
and to comply with Policy ENV3 and the site-specific Policy in
the local plan

Landscaping inspection and maintenance

Following the planting of new trees and soft landscaping on site and as may
be agreed in any final landscaping proposals in line with the conditions of
this planning permission, notice shall be given to the Local Planning
Authority Tree Officer or other authorised officer on a rolling 12 month basis
from commencement, or at the end of the development whichever is the
sooner, to inspect the trees and other landscaping that have been planted.
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If it is found that the planting is not in accordance with the agreed
landscaping proposals including any necessary maintenance, further works
and/or replacement planting shall be undertaken in the first available
planting season following the inspection. All domestic garden trees shall be
maintained for a minimum period of 5 years from planting or re-planting and
all trees and soft landscaping within public areas shall be maintained for a
minimum of 30 years from planting or re-planting. If any planted areas fail or
trees and/or shrubs die or become damaged or diseased within the
maintenance periods referred to, they shall be replaced with the same
species (unless a written variation has been agreed beforehand with the
LPA) in the next available planting season.

Reason: To ensure the development is fully completed in full
accordance with any agreed landscaping scheme and
maintained thereafter to comply with Local Plan Policies
DM2, STR1, and ENV3

Long term management of public areas and facilities

Prior to occupation detailed proposals for the management and future
maintenance of all public open space, highways, footways, cycleways, flood
detention and SuDs basins and swales, play areas and equipment, street
and open space furniture, and ANRG areas within the site should these not
be formally adopted by the Council, or Town Council shall be submitted to
and agreed in writing with the LPA.

All such areas shall be managed in perpetuity for open access to the public
and maintained as such thereafter in accordance with any agreed
management plan and as required by the allied Section 106 Agreement
attached to this permission.

Reason: To ensure that such areas are properly managed and
maintained as public open spaces and ecological assets in
the public interest

Details of play equipment and associated facilities

Prior to any works taking place above slab level of any of the dwellings
hereby approved a detailed specification of the detailed site layout (including
any changes of levels) and design of all new play equipment and street
furniture to be provided within the proposed LEAP and LAP and any other
play on the way facilities within the site including any facilities such as
benches and bins, shall be submitted for approval with the LPA.

In addition, details of the intended informal all-purpose recreational space in
the north western part of the site including any necessary ground remedial
works and a management and maintenance regime for that area shall be
submitted for approval with the Local Planning Authority

The play details and associated facilities as may be agreed shall be
provided and made available for use prior to the first dwelling being
occupied, or in line with a phasing plan of provision to be agreed as part of
this condition.

All play equipment and street furniture, and other facilities in connection with
the use of the play areas, ANRG and other areas of POS shall be kept
available for the public use in perpetuity and maintained in accordance with
any provisions set out in other conditions or as part of any Section 106
Agreement accompanying the application.



26.

27.

28.

Reason: In the interests of the proper provision, design and retention
of play facilities and other public open space areas to serve
the development in accordance with saved Core Strategy
policy CS7 and Local Plan Policies ENV 3 and ENV13

Minerals safeguarding

Prior to the commencement of any part of the development, excluding site
clearance, enabling and demolition works, a method statement covering the
following matters shall be submitted to and agreed in writing with the Local
Planning Authority.

i) a method for ensuring that minerals that can be viably recovered
during the development operations are recovered and put to
beneficial use; and,

i) a method to record the quantity of recovered mineral (re-use on-site
or off-site) and to report this data to the MPA upon completion of the
development.

The development shall be carried out in accordance with the method
statement so agreed.

The trees and hedges on the site which are shown to be retained on the
approved plans shall be protected during all site clearance, demolition and
building works in accordance with the measures set out in the submitted
arboricultural statement.

Reason: To ensure that any minerals found on the site can be re-used

Final drainage details

Prior to the commencement of development, final detailed drawings of all
SuDS retention basins, swales and attenuation tanks together with any
headwalls and outflow details including existing and proposed contours, long
and short cross sections, shall be submitted for approval to the LPA. The
drainage details so approved shall be completed in accordance with the
details as may be agreed and in any event prior to the first occupation of
any dwelling on the site or in accordance with the detailed phasing plan
above.

Reason: To ensure that the design of such basins is appropriate and
acceptable in the interests of the visual appearance of the
development so as to comply with Local Plan policy ENV 3

Works in accordance with drainage strategy and FRA

The development shall be carried out in accordance with the submitted MB
Flood Risk Assessment and Drainage Strategy dated July 2023 and
completed on a phased basis in accordance with the phasing condition as
set out above.

Details for the long-term maintenance arrangements for the surface water
drainage system shall be submitted to and approved in writing by the Local
Planning Authority prior to the first occupation of any of the dwellings.The
submitted details shall include maintenance schedules for each drainage
feature type and confirmation of ownership
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Reason: To ensure that an adequate and satisfactory drainage system
and flood risk measures are in place to serve the
development.

Construction environmental and ecological management plans (CEMP
and CEcMP)

No development shall take place, including any works of demolition and site
clearance, until a combined CEMP and CEcMP has been submitted to, and
approved in writing by, the Local Planning Authority. Thereafter the approved
Plans shall be implemented and adhered to throughout the entire
construction period. The Plan shall provide details as appropriate but not
necessarily be restricted to the following matters:

Construction Environmental Management Plan

a) An indicative programme for carrying out of the works;

b) Details of the arrangements for public engagement / consultation both
prior to and continued liaison during the construction works;

c) Measures to minimise the noise (including vibration) generated by the
construction process to include hours and days fo work, proposed
construction methods, plant and machinery to be used, and noise
mitigation methods to be employed

d) Details of any floodlighting, including location, height, type and
direction of light sources and intensity of illumination;

e) Loading and unloading of plant and materials, including permitted
times for deliveries;

f) Storage of plant and materials used in constructing the development;

g) The erection and maintenance of security hoarding including
decorative displays and

h) Facilities for public viewing, where appropriate;

i) Measures to control the emission of dust and dirt during construction;

j) A scheme for recycling / disposing of waste resulting from demolition
and construction works i.e., no burning permitted.

Construction Ecological Management Plan

Works shall be carried out in accordance with the methodology and details
set out in the HDA report and include the following to be submitted for
approval if not already detailed in the HDA report

i. Method for ensuring no wildlife is trapped during construction
works

ii. Protective fencing and other arrangements during construction

iii. Delivery of toolbox talks to all operatives

iv. Storage of topsoil and other materials including tree protection
measures

v. Detail measures to avoid and mitigate construction impacts on
species and retained habitats

vi. Sensitive lighting during construction on sensitive ecological
receptors e.g. roosts, bat flight lines, retained vegetation etc.

Reason: To comply with Local Plan policies STR1 and ENV3 and in
the interests of the protection of ecological assets on site and
their continued protection and enhancement in accordance
with Local Plan policies STR1, ENV3 and DM2
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Noise assessment and mitigation measures

Prior to the commencement of the development above dwelling slab level, a
scheme to demonstrate that the internal noise levels within the residential
units will conform to the Indoor ambient noise levels for dwellings guideline
values specified within Table 4 under section 7.7.2 of BS 8233:2014 and
shall be complied by a competent acoustician on sound insulation and noise
reduction for buildings and shall be submitted to and approved in writing by
the Local Planning Authority. The scheme should take into account the
correct number of air changes required for noise affected rooms.

The works specified in the approved scheme shall then be carried out in
accordance with the approved details prior to occupation of the premises
and be retained thereafter.

Reason: In the interests of the health and living conditions of residents
on the site in accordance with Local Plan policy CCC1

Construction: Hours of Operation

Unless otherwise approved in writing by the Local Planning Authority, all
works and ancillary operations in connection with the construction of the
development, including the use of any equipment or deliveries to the site,
shall be carried out only between 0800 hours and 1830 hours on Mondays
to Fridays and between 0800 hours and 1300 hours on Saturdays and at no
time on Sundays, Bank Holidays or Public Holidays, unless in the case of
any emergency works that may be required urgently.

Reason:  To safeguard residential amenities.

Removal of contaminants

Prior to any demolition, site clearance, removal of floor slab and foundation
excavations associated with the disused barn type structures on site a
Method Statement shall be submitted for approval to the LPA with regards to
asbestos, hydrocarbons and any other ground contamination in the central
southern portion of the site. In the event that contamination is found at any
time when carrying out the approved development, it must be reported in
writing immediately to the Local Planning Authority together with a proposed
remediation and removal plan.

The approved details shall be implemented throughout the duration of
construction in that development phase, unless otherwise agreed in writing
by the Local Planning Authority

Reason: To ensure that risks from land contamination to the future
users of the land and neighbouring land are minimised,
together with those to controlled water, property and
ecological systems, and to ensure that the development can
be carried out safely without unacceptable risks to workers,
neighbours and other offsite receptors in accordance with
policy CS5 of the Local Plan for the New Forest District
Council outside the National Park (Core Strategy) and Policy
DMS5 of the Local Plan for the New Forest District outside the
National Park. (Part 2: Sites and Development Management).
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Archaeology

A) No demolition/development shall take place/commence until a
programme of archaeological work including a Written Scheme of
Investigation has been submitted to and approved by the local planning
authority in writing. The scheme shall include an assessment of
significance and research questions; and:

1. The programme and methodology of site investigation and recording
. The programme for post investigation assessment

3. Provision to be made for analysis of the site investigation and
recording

4. Provision to be made for publication and dissemination of the
analysis and records of the site investigation

5. Provision to be made for archive deposition at an agreed place of
record of the analysis and records of the site investigation

6. Nomination of a competent person or persons/organisation to
undertake the works set out within the Written Scheme of
Investigation.

No demolition/development shall take place other than in accordance with
the Written Scheme of Investigation approved under section (A).

The development shall not be occupied until the site investigation and post
investigation assessment has been completed in accordance with the
programme set out in the Written Scheme of Investigation approved under
section (A) and the provision made for analysis, publication and
dissemination of results and archive deposition has been secured.

Reason: To ensure that any archaeological survey results, site
evaluations and finds are properly recorded

Heritage

Prior to any demolition of buildings to the north of Allenbrook Care and
Nursing Home or any works to the new vehicular access serving the site, a
photographic survey of the setting of the Home and the former associated
buildings including any buildings or other structures to be demolished shall
be submitted to the Local Planning Authority for record purposes.

Reason: To ensure a photographic record of this non designated
heritage asset and its setting is made for historical recording
purposes.

Materials and final drawings for dwellings

Prior to the commencement of any works above slab level of any of the
dwellings hereby permitted a full final elevation and floor plan for each
dwelling type including all materials (manufacturer names, type and colour)
to be used on all dwellings, garages and car barns i.e. facing bricks, wall
renders, weatherboarding, tile hanging including finish and colours, joinery
details, roofing materials, eaves boards, ridge tiles, solar and photovoltaic
panels or other renewable energy measures including the finish colour of the
EV charging box to be used on individual plots, together with the materials
and colour of rainwater goods, soil and vent pipes, meter boxes including
their intended finish, shall be submitted to and agreed in writing with the
LPA. The development shall be completed in accordance with the details as
may be agreed.
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Reason: In the interests of the appearance and character of the
development and to comply with New Forest Local Plan
policy ENV3

Window and door details

Prior to the commencement of any works above slab level of any of the
dwellings hereby permitted the material and colours of all new windows with
typical reveal and cill details, external doors, garage doors, and rooflights
(including flashings to be used with flush fitting preferred) shall be submitted
to and agreed in writing with the LPA together with the details of opening of
windows with all windows to be sash or balanced casement rather than top
hung except for fanlights. The development shall be completed in
accordance with the details as may be agreed.

Reason: In the interests of the appearance and character of the
development and to comply with New Forest Local Plan
policy ENV3

Maintenance of car parking spaces, garages and car ports

Notwithstanding the provisions of the Town and Country General Permitted
Development Order 1995 as amended, or any new re-enactment, the
garages and car barns hereby approved (whether integral or as
outbuildings/extensions to the dwelling) shall not be converted into additional
living accommodation but shall be kept available for the parking of private
motor vehicles. All car barns shall be retained in perpetuity as open
structures and shall not be fitted with external doors other than those shown
on the approved plans.

Reason: To ensure a reasonable and adequate level of parking is
retained for the dwellings hereby permitted and to prevent ad
hoc parking on pavements, cycle/footways and verges in the
interests of highway safety for both pedestrians and vehicles.

No further access to former railway line

Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 2015 or any order revoking or re-enacting
that order, no access, vehicular or pedestrian, other than that shown on the
approved plan, or as may be agreed in connection with the other conditions
of this permission, shall be formed onto the former railway line running along
the north western boundary of the site.

Reason: In the interests of the environmental protection and character
of the area and in accordance with Policies ENV3, ENV4 and
CCC2 of the Local Plan 2016-2036 Part One: Planning
Strategy for the New Forest District outside of the National
Park.

Removal of pd rights on dwellings

Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 2015 (or any revocation, amendment or re-
enactment of that Order) no extension (or alterations) otherwise approved by
Classes AA, A, B or C of Part 1 of Schedule 2 to the Order, garage or other



outbuilding otherwise approved by Class E of Part 1 of Schedule 2 to the
Order, or means of enclosure otherwise approved by Class A of Part 2 of
Schedule 2 to the Order shall be erected or carried out without express
planning permission first having been granted.

Reason: In view of the high quality design and layout of the
development the Local Planning Authority would wish to
ensure that any future development proposals do not
adversely affect the visual character and appearance of the
dwellings and amenities of the area and the amenities of
neighbouring properties, contrary to Policy ENV3 of the Local
Plan 2016-2036 Part One: Planning Strategy for the New
Forest District outside the National Park.

Further Information:

Stephen Belli
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